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Memorandum

Department of Planning and Development

Planning Division

To:
Chair Beal and Members of the Portland Planning Board


From:
Carrie M. Marsh, Urban Designer, City of Portland, Planning Division

Date:
02/01/06

Re:
The Longfellow 

Introduction

The Longfellow Residences and Retail site is bounded by India Street, Fore Street, and the future Hancock and Commercial Street Extensions.  This part of the project will be a mix of uses that includes condominiums, a restaurant, retail, a health club and spa and underground parking.  

The existing Grand Trunk Building at the corner of India and Commercial Street Extension will be commercial and residential use.  It will connect to the Longfellow Residences by a skywalk.  

An office building is proposed at the corner of India and Fore Streets.  A 700+/- space parking garage is proposed along Fore Street and the Hancock Street Extension.  

This memo discusses the conceptual design of the proposed project as shown in building plans, elevations and renderings dated January 27, 2006.  Measured elevations, and detailed information on materials and architectural features were not provided at this time.  
Description

Longfellow Residences (B-6)

The proposed Longfellow Residences, and the Grand Trunk Building, are in the B-6 Zone.  This portion of the project extends a full block in depth from Fore Street to the Commercial Street Extension.  The building is generally defined as a “U” shape with an inner garden court, and the open end facing the water.  Covered walkways line the perimeter of the garden courtyard.  A building wing extends to India Street parallel to the Grand Trunk Building.  

The West Elevation along India Street is a narrow building extension which is the width of a single townhouse unit.  There appears to be an entrance to the townhouse units at India Street.  

The South Elevation along the Commercial Street Extension is defined by two ends of the “U” shape, separated by a valet plaza.  Retail uses are proposed at the street frontage, with residential units above.  There are one story building extensions connected to either wing of the Longfellow.  These building elements set back behind the valet plaza, and serve to define the edges of the inner garden courtyard.  These are shown as restaurant space, and a lounge for a health spa.

The South Elevation shows façade detailing that includes balconies over Commercial Street Extension, and large glass windows at the building corners.  

The East Elevation along the Hancock Street Extension is a health and fitness center and spa on the first floor, with residential units above.  The façade includes bays defined by balconies.

The North Elevation along Fore Street is defined by the health center, the concierge lobby and main entrances to the building, and access to parking and loading areas.  No renderings have been provided of this elevation so the design of the main entrance to the building is not clear.

Parking for the project is placed below grade with access at Fore Street.

Grand Trunk Building (B-6)

The project also includes the reuse of the Grand Trunk Building at the corner of India and Commercial Street Extension.  This building will be connected to the Longfellow via a skywalk.  The building will be utilized as commercial/retail on the first floor, and townhouse units above.  This building will be reviewed by the City’s Historic Preservation Board.

Office Building (B-5)

A five story office building is proposed at the corner of Fore and India Streets.  This is in the B-5 Zone.  This building appears to have first floor retail but this is not clear.  It also appears to have a “green roof” in the rendering.  The building material is indicated as metal rainscreen panels.

Parking Garage (B-5)

The project includes a 700+/- space parking garage that fronts on Fore Street.  This building is shown as six stores with a roof top deck.  Retail will be provided on the first floor and second story mezzanine at the time that the other retail in the project is filled.  This space will be used for parking until that time.  The design of the street level space is not clearly presented.  The building will be detailed with “green screen” that will allow for plant materials to grow up the building.  The north elevation appears to have a super graphic of ivy painted on the blank façade.

Residential Building (B-5)

A number of renderings show a residential building at the corner of Middle and Hancock Street Extension, behind the Parking Garage.  It is understood that the applicant will bring that building forward for review at a later date, and it is not presented for consideration in this submittal.

Staff Comment

The Request for Proposals for this property included the following section related to design:

Design Criteria and Aesthetic Appeal as Guided by the 

Design Guidelines of the Eastern Waterfront Master Plan

The Design Guidelines for the Eastern Waterfront Master Plan should be followed with particular attention paid to Section B for all structures proposed as part of this RFP.  These guidelines call for contextual sensitivity with respect to placement, height, massing, proportion, articulation and materials.  Parking garages should accommodate mixed use along street frontages (preferably for two stories), be sensitive to vertical and horizontal articulation, as well as lighting.  (Section B, Paragraph 5 talks exclusively about Parking Structures.  Proposers should recognize Fore Street and the extensions of Hancock and Commercial Streets as a “Primary Streets” as referenced in the above described section, sub-paragraph “a.”).

Parking spaces may not front on the planned extension of Commercial Street, dictating ether a “full wrap” of non-parking use on that side as part of the principal structure of the garage, or the construction of an actual building, which may be free standing or share a party wall with the garage.  In any event, the garage must be screened from view from the South.

The construction of the garage should address good use and circulation design, including appropriately sized parking stall dimensions, travel lane width, floor to ceiling heights, lighting, convenient stairwell and elevator locations, security, ventilation, appropriate number of wheelchair accessible parking spaces, ramping slope, 24-hour parking accessibility and entrances/exits that encourage travel to major streets.
The Purchase and Sale Agreement for the project makes the following requirement in Section 18. Miscellaneous (page 9) that the:
 
BUYER acknowledges that the CITY desires that development on the Property shall be conducted in such a way that it is at all times consistent with the Comprehensive Plan of the CITY, all applicable ordinances, laws and regulations and that it’s intended improvements and uses on the Property will to the extent required by such covenants, ordinances, laws and regulations preserve and enhance the Property’s historic character and provide public access opportunities as required by said request for proposals #4504 and by the final approved site plan for the Property.

 
Planning staff maintains that the above referenced documents indicate the need for the design of the project to be consistent with the Design Guidelines for the Eastern Waterfront, which are a part of the City’s Comprehensive Plan.

Discussion

The Longfellow project as currently presented is at a preliminary level of design development.  It is anticipated that an upcoming Planning Board workshop will focus on urban and architectural design issues, once the building layout and details are further refined.  

The Design Guidelines for the Eastern Waterfront include the following elements which pertain to the project.  These guidelines (and others as applicable) will be used as the basis for ongoing discussion about the design of the project.  They are included here for reference.

Contextual Design (B1)
New buildings should be designed in response to their context and should be compatible with surrounding neighborhoods…The placement, height, massing, proportion, articulation, and materials of new structures should encourage a vision that supports the idea that the Eastern Waterfront develop into an extension of the surrounding areas while establishing its own identity as a new urban neighborhood.

Placement (Section B2a)
In general, buildings should be placed at the sidewalk with their primary entrances oriented to the street.

Massing (Section B2c)
New development along the Eastern Waterfront should avoid large monolithic massing along all street frontages.  Where new structures are larger than buildings characteristically found in Portland’s waterfront, horizontal and vertical variation should be used to break large expanses of building into components that are in scale with the context to which they most closely relate.

Proportion (Section B2d)
The façade proportions used in new development should be compatible with the existing development found in Portland’s waterfront.  While some buildings on Portland’s Waterfront project a predominantly vertical or horizontal orientation, most use architectural details, storefront design, window openings, and roof shapes to balance the proportions of facades into pleasant and cohesive compositions.

Articulation (Section B2e)
Traditional arrangement of façade components into base, middle and top composition can be used to achieve compatibility and continuity within the surrounding architectural context.

Materials (Section B2f)
Materials used in new development should reflect the historic character of Portland’s waterfront.  A straightforward use of natural and traditional building materials is encouraged.  Brick, stone, high quality metals, cast concrete, wood and glass will achieve the greatest level of compatibility with the surrounding area and will best stand the test of time in terms of both changing community tastes and withstanding the maritime climate of the Eastern Waterfront.

Pedestrian environment (Section B3)

Buildings sited along Primary Streets should utilize traditional storefront design principles along the ground floor, and provide engaging displays and clear glazing to enhance the pedestrian experience.

Primary Entrances and Service Entrances (Section B4)
Primary entrances should open onto public sidewalks along the primary street frontage.  Service entrances and loading facilities should be located at the rear or side of structures.  Where buildings face more than one public street, service and loading circulation may be located along secondary streets where appropriate. 

Parking Structures - Mixed Use Architecture (Section B5a)
Parking structures on Primary Streets should have at least two stories of mixed uses integrated along the street frontage.  On Secondary Streets at least one story of mixed uses should buffer the street.

The following issues are also put forward for discussion:

Valet Parking
There is concern that the valet parking is a remnant of a previous proposal that included a hotel use which is no longer part of the development program.  The valet parking area now serves as a break in the street wall that is inconsistent with the rhythm of buildings along Commercial Street.  The necessity of this feature is questionable, as residents have an entrance to parking and to residential units from Fore Street at the opposite side of the building.  Valet parking may still be provided for restaurant and health spa patrons by the potential provision of a widened parking lane along a portion of Commercial Street Extension.

Permeability

Permeability through the site along the north-south axis is considered a critical public amenity to encourage pedestrian walkability and access to the waterfront.  The use of a fully permeable and accessible lobby with public access from Fore Street through to the garden courtyard is desired.

Recommendation

Below is a list of design issues that were raised following review of the conceptual plans dated January 27, 2006.  The building elevations and colored renderings which were submitted were at a scale that was difficult to fully analyze.  Staff looks forward to working with the applicant as the plans are further refined, and the following issues are successfully remediated.

Any discussion on design would be served by the future provision of:

1. Model(s) showing massing of the structures in relation to their context;

2. Larger scaled colored renderings of the project showing a higher level of detail;

3. Measured drawings and elevations;

4. Provision of materials samples and detail specifications;

5. Provision of architectural detailing and articulation, particularly at the pedestrian level;

6. Larger scaled elevations of the Longfellow Residences and Retail building; and

7. Building facades along Fore Street, with particular attention to the main entrances, parking entrances, and service entrances.

Longfellow Residences and Grand Trunk Building – B-6 Zone

1. The articulation of the massing of the overall structure needs to be shown in better detail;

2. The opportunity to maximize the permeability through the site should be explored;

3. The elimination of the valet parking area in favor of a parking lane should be explored;

4. The façade of the building at Fore Street, and its main entrance should be shown in detail;

5. The building edge along Commercial Street Extension should be extended;

6. Further design resolution and details are needed for the one story building elements that frame the garden courtyard and serve as entrances to the health spa and restaurant.  At the least, these building elements should extend to the sidewalk in order to form a more solid streetwall, and should have entrances that are oriented to Commercial Street Extension;

7. Details of the proposed skywalk between the Longfellow Residences building and the Grand Trunk Building need to be provided.

Office – B-5 Zone

1. The façade design of the office building appears to be detailed in a manner that is horizontal in orientation.  In keeping with the urban context, consideration should be made to further accentuate the vertical columns and/or provide other vertical articulation;

2. More information is requested on the building entrance and its orientation to the street;

3. More information is requested on the proposed first floor retail/commercial storefronts;

4. More information is requested on the proposed building materials; and

5. More information is requested on the “green roof” system.

Parking Garage – B-5 Zone

1. More information is requested on proposed building materials, and the “green screen”;

2. More information is requested on the “super graphic” on the back of the building; and

3. More information is requested on the design of the first floor and mezzanine retail space.
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