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Memorandum

Department of Planning and Development

Planning Division

To:
Chair Patterson and Members of the Portland Planning Board


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

Date:
03/09/07
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.  

The design of the project was approved in April 2006.  Modifications to the approved design have been presented for review.  This memo discusses the design of the Longfellow at Ocean Gateway project as shown in plans, elevations and renderings submitted on February 13, 2007.  

Description

The Longfellow Residences, and the Grand Trunk Building, are in the B-6 Zone, and have been subject to review under the Design Guidelines of the Eastern Waterfront Master Plan.  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.  

Proposed changes to the building façade in general include the realignment of windows; provision of alternating balconies; simplification of window bays; change in the double cornice line; adjustments to the storefronts; reconfiguration of the main entrance on Fore Street; and changes to the pavilions on the Commercial Street Extension.  Specific changes are noted below.

South Elevation

The South Elevation along the Commercial Street Extension is defined by two ends of the “U” shape, separated by a plaza.  Retail uses are proposed at the street frontage, with residential units above.  There are one story pavilions connected to either wing of the Longfellow.  These building elements set back behind the 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 design currently under review has been modified since the project was approved.  The storefronts along Commercial Street Extension have been raised in height.  The windows on the upper floors have been realigned.  The balconies have been alternated in the orientation.  

The one story pavilions flanking the plaza have been modified slightly in the roof design.  The applicant’s architect notes in a letter of February 13, 2007, that the design is quite similar to that which was previously approved.  The vaulted roof has been tilted away for the street.  The overall height of the roof is lower, but the leading edge is higher than the approved design.  The windows on the pavilions facing Commercial Street have been changed to full height operable windows.  The entrance canopies over the door remain as upturned awnings. 
The design of the skywalk to the Grand Trunk Building appears to have been modified slightly from the previously approved plans.  This is not a significant change.
West Elevation

The West Elevation along India Street is a narrow building extension which is the width of a single townhouse unit.  There are entrances from the courtyard, and a door at India Street.  The revised design remains nearly identical in massing and fenestration to the originally approved design.  The building details and elements have been simplified to provide cleaner lines.  This was recommended during the review by the Historic Preservation Board.
North Elevation

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.  This elevation includes the main entrance to the building, as well as service and parking garage entrances.  Parking for the project is placed below grade with access at Fore Street.

The façade has been changed since the April 2006 approval to include balconies which alternate in orientation.  The detailing of the building has been simplified, but the window bays and balconies provide fenestration which breaks up the perceived massing.  The balcony railings have been changed from a horizontal orientation to a vertical orientation.  The storefronts have been raised in height, and consolidated.  The entrance has been redesigned for a more cohesive image and impact, with an awning above.  The entrances to the garage and service entrances have been modified to provide a more uniformed approach.

East Elevation

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 has been changed since the April 2006 approval to include balconies which alternate in orientation.  The detailing of the building has been simplified, but the window bays and balconies provide fenestration which breaks up the perceived massing.  The balcony railings have been changed from a horizontal orientation to a vertical orientation (this change is consistent across the building).  There are four entrances into retail spaces along the street level of this elevation, in addition to entrances at each corner.

Staff Comment

The design of the project was approved in April 2006.  Modifications to the approved design have been presented in this memo.  In general, the changes to the design are consistent with the Design Guidelines for the Eastern Waterfront Master Plan.  

Staff feels that the changes to the design have improved the entrance along Fore Street; positively enhanced the storefronts; provided appropriate detailing to the pavilions; and overall kept the general design intent of the building intact; while simplifying the façade somewhat.  
One small matter for consideration is the orientation of the balcony railings, which staff preferred with a horizontal alignment, in order to enhance the more contemporary façade design.
There are currently four retail entrances shown on Hancock Street, in addition to the corner entrances.  It is also recommended that the storefronts on Hancock Street shall retain the ability to have entrances re-inserted in to the design, in the event that the retail configuration changes over time.  Staff recommends that there shall be a minimum of two active doors along Hancock Street, in addition to the corner entrances, regardless of the retail configuration.
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