M O O R E I ACOFANDO G OLTSMAN, I NC.

January 30, 2006

To: Joe Zehnder, Bureau of Planning
Amy Miller-Dowell, Portland Development Commission
Karl Lisle, Bureau of Planning

From: Jay Renkens
MIG, Inc.

RE:  January 19" Community Workshop—Design Charette

This memo summarizes the January 19" Community Design Charette. The summary is
presented in three parts as follows:

1. Design Charette Goals and Rules

2. Breakout Session Design Processes, Interactions, and Trade-offs by Group

3. Large Group Discussion and Next Steps

Design Charette Goals and Rules

MIG developed the Community Design Charette as a tool to explore economically feasible and
community priority of key design solutions for the Ankeny Burnside Development Framework
study area. The exercise was preceded by a brief PowerPoint presentation informing the 71
citizens of progress to date, existing conditions, proposed design solutions, and what it takes to
revitalize an historic district. Participants were then split into four groups for an intense two-hour
design charrette facilitated by members of the MIG Design Team.

The breakout Charrettes were organized into three unique, but interrelated steps:

Step 1 — Develop a big idea for the study area. Groups first brainstormed big ideas
for the planning area. The facilitator then helped the group reconcile any incompatible
elements and attempted to summarize the “big ideas” into a workable concept that
guided the detailed design step.

Step 2 — Design the district. Groups were introduced to a point system that was a
simplified test of feasibility. Groups started with 100 points and each element of the
design solution was assigned a positive or negative point value. The 100 points
corresponded to the public resources currently earmarked for revitalization of the study
area. With the feasibility point system in mind, groups began to “play” with colored
wooden blocks that were cut to 40-scale. The blocks represented existing and future
buildings and were colored coded to represent historic buildings, residential, retail,
office/institutional, public market, structured parking, and hotel buildings. Colored paper
represented land uses occurring only on ground level such as Saturday Market, parks,
plazas, and surface parking.

Step 3 — Evaluate design using point system (and redesign as necessary). The
groups calculated the point total for their designs. All groups started with a design that
used more than the feasible 100-point level. Members of the individual groups then
needed to discuss the trade-offs and importance of the individual elements of the
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original design solution. Groups were then asked to change their design to meet the
100-point feasibility standard.

After two hours of intense group work, participants reconvened and recorders from each group
reported to the larger group. Recorders were asked to address their group’s big idea, key
design elements, scorecard, and trade-offs. The community meeting was concluded with a brief
large group discussion highlighting the similarities and differences between the small group
designs.

Breakout Session Design Processes and Group Interactions

Group A

Group A was primarily comprised
of individuals with strong
preconceptions for the Ankeny
Plaza area. There were several
advocates representing Saturday
Market, Portland Public Market,
Portland World Market, and the Old
Town/Chinatown Arts, History, and
Culture committee. As such, the
group had several big ideas for the
Ankeny Plaza area and the overall
neighborhood. These big ideas
included:

Provision of affordable office
space, retail space, and
housing

- A market district including: Little
Italy, Portland Public Market,
Saturday Market, and Portland
World Market

- Creation of a neighborhood by
building new market-rate
housing and ensuring the
provision of community
services

Improving connections to
neighboring districts,
Waterfront Park, and the river

- A very strong embrace of the ﬁgﬂgﬂ?ﬁgﬁﬁ; il
2:\S/tecl)’2ﬁf§|6]?ltj|'ll':eljra.al'lé:nd ethnic [j Residential - Hetal - Saturday Market

- The creation of a destination for both residents and visitors supported by a branding strategy

Existing buildings:

Graund Fiar .
Historically cantributing Retail Z TR

- iffica Structuned

Thus, the big idea was to create an urban residential neighborhood that builds a multi-market
destination core that compliments the historical, cultural, and ethnic diversity of the area.
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When the group initially started to design the area, the focus was entirely on the potential for
Saturday Market and Portland Public Market to coexist in the limited space in and around the
Skidmore Fountain Building. All vocal members of the group felt it was essential to
accommodate both markets in the space north of the current fire station, east of First Avenue,
and south of the Burnside Bridge. This was accomplished by locating approximately 20,000 to
30,000 square feet of the Saturday Market in Waterfront Park. The group also thought that room
could be created to accommodate additional markets and new residential units by moving the
existing fire station.

When the group began looking at the area through a wider scope, the following design elements
were chosen:

- Creation of a festival street along Ankeny to accommodate market spillover and large events

- Rehabilitation of historic buildings

- Concentration of historic scale along First Avenue

- 110 and 135 foot residential developments along the southern and western border of the

historic district
- Residential in upper floors of rehabilitated historically contributing buildings
- Connections to parks and other districts

Group A had a relatively involved discussion of design trade-offs when they learned their initial
plan used approximately 150 feasibility points. Several group members thought that the solution
to making the design feasible was leaving the Fire Station where it is currently located and
spending some money to create a more pedestrian-friendly facade. Public market advocates
pushed back, saying that the public market would locate elsewhere if the fire station were not
moved. A lack of time prevented the group from addressing any changes in their design.

Group B

The “big idea” of Group B was to create a mixed-use, vibrant, pedestrian-friendly node around
the Skidmore fountain. This node serves as the historic core for the new mixed-use residential
neighborhood of Ankeny Burnside. The group’s revitalization strategy focused on two key ideas:

1) Create two new anchor developments, namely a public market and boutique hotel,
which build upon the existing third anchor development of the Saturday Market.

2) Build a vibrant market rate mixed-use residential neighborhood on lots currently
occupied by underutilized buildings and parking lots.

This revitalization strategy would utilize public funding for several catalyst developments and set
the stage for longer-term incremental development by private developers. The catalyst projects
would bolster the destination quality of the area by adding a public market to the already
successful Saturday Market. The combination of new residential development and a boutique
hotel would help to ensure a critical mass to support markets, restaurants, and additional retail.

The key elements of Group B’s design included:

- Maintain and reuse all existing historic buildings.

- Maintain existing Fire Station with a new cast iron facade wrap.

- Utilize major opportunity sites that exist west of Naito Parkway as high-density, high-rise
residential developments that take maximum advantage of the views.
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- Demolish existing underutilized buildings, especially along Naito Parkway and north of
Burnside to accommodate new development.
- Build a public market and boutique hotel around the existing Skidmore Fountain Building

Throughout the two-hour design

exercise, Group B also developed

several goals regarding the overall
character and image of a revitalized

Skidmore Historic District. These

character and image goals for the area

are summarized below:

- Ensure pedestrian-friendly ground
floor uses such as cafes,
restaurants, retail, etc. in new
developments and historic
buildings.

- Ensure a wide variety of uses
including:

1. Institutional (Portland Public

Market, Saturday Market)

2. Residential (Market rate and
affordable)
3. Commercial (Offices, Boutique

Hotel, etc)

- Provide ‘eyes’ on the streets by
ensuring that the ground floor uses
of all the new developments and
historic buildings have pedestrian
friendly uses such as retail, etc.

- Filling in the ‘missing teeth’ in the
existing neighborhood. Ensure that
the scale and massing of the
buildings provide definition and

sense of enclosure to the open Bl B Smund Flor _
spaces. Histarically contributing Ratail Z o
Existing buildings: + Structunred
. o o MNan-contributing - il Parking
A final defining characteristic of Group [:] Residential - Hotal - Saturday tarkat

B’s urban design for the study area

included an emphasis on community connections. The group felt it was essential to make multi-
modal connections between the core area and Waterfront Park, downtown, and areas north of
Burnside. Participants felt this was best accomplished by creating a series of safe, pedestrian
and bike-friendly active open spaces (pocket parks and plazas) around the MAX station with
retail and residential uses fronting the open spaces. Eliminating the “missing teeth” will help to
provide a seamless urban fabric.

The group initially relocated the Fire Station, but ultimately decided that there were better uses
for the public funds available for the area. The group also decided that a critical mass of housing
requires select increases in height limits for new residential developments. The final point total
for all final design elements was approximately 105, only 5 points greater than the 100-point
allotment for each group.

MBI G
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Group C

Group C included architects, Salvation Army representatives, Saturday Market vendors, small
business representatives, and a “Little Italy” supporter, representing a mix of perspectives.
Members of the group began by
discussing overall goals for the
Ankeny-Burnside area. Goals the
group wanted to achieve were:

Increased safety through: more
people; “eyes on the street,”
more activity, and more
residents

Provide an identity for the area
Use parking lots to develop
housing, but provide parking for
destination retalil

Provide defined civic space
Provide housing that is
affordable for families,
especially families with
children.

Make sure there are services
that support residential life in
the area (groceries, etc.)

Members of Group C discussed a “big
idea” of a market core with a critical
mass of residential development and
mixed uses throughout the district.
The group wanted to achieve a multi-
cultural area with a “European feel”
and celebrate the historic character of
the area. Group members noted that

. L. Existing buildings: Graund Fear .
the market and housing are symbiotic, sl Petmil [ ] pubiic tsrien
Existing buildings: 3 Structunad
and need each other to work. bt - Oiffica e
. . . Rasidantial Hetal Saturday Markat
After working with the neighborhood [ e [ ] [ ]

building blocks, a majority of group members began discussing the “Little Italy” concept. The
group used “Little Italy” and Saturday Market as the market elements of the concept, and opted
against including a public market under the configuration currently being discussed. The group
also moved the fire station to Block 8, following the “Little Italy” concept of placing mixed uses,
including housing, on the fire station site. After an impassioned speech by a group member, the
group included a complete renovation of the Skidmore Fountain Building with a rethinking of
uses, providing housing, office, and retail in the building.

Most of the group focused on the Ankeny Plaza area, and spent the majority of the session

working on various building arrangements around the plaza. However, other group members
worked on the edges of the planning area, adding residential, retail, and office uses.

MEN G
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When the breakout session time was up, Group C’s neighborhood contained the following major
program elements:

- A market core including Saturday Market with additional permanent stalls attached to the
Skidmore Fountain Building, and another piazza with market elements as proposed in
the “Little Italy” concept. The Little ltaly concept was an area of disagreement among
the group. It is important to note that not everyone in the group favored this approach as
an anchor use.

Residential uses throughout district

A renovated Skidmore Fountain Building containing housing, offices, and ground floor
retail.

Renovation of historic buildings throughout the area.

Fire station moved to Block 8, with new mixed use (ground floor retail, residential,
boutique hotel) replacing the fire station

New office development on the MAX line, in place of an existing parking lot.

More residential around Burnside.

No public market.

No stand-alone parking structure. Some new development was proposed to incorporate
structured parking along with other uses, such as office and retail.

Group C members could have continued working on the model for more time, and did not have
time to have a detailed discussion of trade-offs to make the concept more economically feasible.
One of the major challenges the group members noted was the difficulty of achieving the
desired critical mass of housing within the height limit of 75 feet. Once group members realized
that they had not even achieved 500 units of housing, they moved toward increased height, but
maintained 75 foot height limits along First Avenue. The group used all the residential building
blocks, but appeared interested in adding even more housing units.

Another challenge was the cost of moving the fire station, a decision that the group did not have
time to revisit.

Balancing competing interests was another challenging area. The group was open to ideas
suggested by members, but had more difficulty making trade-offs. As an example, a group
member suggested keeping Saturday Market under the bridge, and moving part of it into
Waterfront Park. However, when several Saturday Market vendors in the group said they
wanted to stay in their current location. The majority of the group went along with the wishes of
Saturday Market vendors. Group members also did not question moving the fire station, and
one group member even expressed surprise that the station could remain in its current location.
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The willingness to include most ideas and failure to successfully discuss key trade-offs resulted
in a design that far exceeded the 100-point feasibility level. The group’s final tally was
approximately 142 points. As a quick solution, the group was much more willing to build taller
residential development than compromise on elements around the Skidmore Fountain and
Ankeny Plaza.

Group D

The point of departure for the
physical and economic planning of
the Ankeny/Burnside area by Group
D was one of “community”. It was
felt that the ultimate plan for the
area should take into account the
rich diversity that exists in the
neighborhood today; should be
respectful of the social dimension
and the requirement for affordable
housing; and, should build on the
historical significance of this area
as the “heart” of Portland. Thus, the
group arrived at the “big idea” of the
area functioning as a heart, not only
for the surrounding neighborhoods,
but also for all Portlanders.

The core idea for the physical
planning was to establish a
“community of markets”, in a central
location in Ankeny. This involved
the following:

- The Saturday Market would stay
in its current position and
expand across the Naito
Parkway into the area under the
Burnside Bridge, spilling out in
temporary structures into the
adjoining park space.

- A new public market would be established in the Skidmore Fountain Building, expanded to
the east and to the north, to better knit with the Burnside Bridge at the upper level and Naito
Parkway to the east.

- Little Italy and the Portland World Market were not seen as being essential to the market
concept in Ankeny, but might be located to the north to reinforce walking routes through the
neighborhood.

The next and most important, defining use for the neighborhood was residential. Group D
included housing on all developable sites up to 75 feet in height at the historic core of the
neighborhood. Towards the north and west edges of the precinct, it was deemed appropriate to
build residential projects to 135 feet in height where overshadowing of historic properties is
minimal. The total amount of new housing added to the neighborhood was in the order of 1,200
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units. This approach brings “warm bodies” to the precinct, attracting other uses, and creating
viable development opportunities.

Another seminal decision in the planning was to retain Fire Station No. 1 in its current location.
This decision freed up Block 8, to the north, for retail and residential purpose, affording
magnificent views towards the river. The existing fire station site was in-filled with new
development along its westerly and northerly edges in order to create street-related uses like
retail and restaurants. Cast-iron facades, held in storage, will be used on the street face of the
in-fill buildings to solidify the historic architectural character at the core of Ankeny. The group
felt that every effort should be made to convince the Fire Bureau of the importance of this
strategy for the rebirth of the district.

The overall development philosophy of Group D’s work was one of encouraging incremental,
small-scale projects. For example, when it came to allocating economic “points” to projects, the
group decided not to restore all of the historic buildings in the neighborhood, but to let them be
re-habilitated over time by their owners. With public money invested in seed projects, developer
interest in the area will make building rehabilitation more attractive and feasible. Ultimately,
these buildings should all have residential and office uses in their upper floors. In order to
accommodate the needs of the automobile, a central parking structure was planned that would
be funded through a pay-in-lieu strategy, therefore reducing the need for public funds for this
purpose.

As a result of these physical strategies, Group D’s financial plan for the community fared well.
The plan scored 96 out of 100 points.

Large Group Discussion and Next Steps

The large group discussion highlighted several similarities and differences among the four
design plans for the study area. Similarities included:

- A very strong residential component — All groups felt that it is essential to create a
neighborhood with as many housing units as the market will support. The creation of a
residential community in the historic district will create eyes on the street, a consistent
population, and the critical mass needed to support mixed-use development and large
anchor developments.

Focus on Ankeny Plaza/Skidmore Fountain — Community members consistently focused
on the area around the Skidmore Fountain Building and vocalized feelings that the Skidmore
Fountain should be the center of the district. Thus, all plans attempted to fit several different
elements into the small spaces around the Skidmore Fountain Building and Ankeny Plaza,
and each group experimented with expanding the dimensions of Ankeny Plaza.

Keep Saturday Market — All groups felt that Saturday Market is a known quantity that has
already proven successful. Regardless of whether the design solution included a public
market, groups kept at least a portion of the Saturday Market in its current location

Embrace multi-cultural neighborhood character — All groups felt that it was essential to
maintain and enhance the diverse architectural, cultural, ethnic, and racial history of the
study area. Groups suggested that every attempt be made to ensure historic buildings are
rehabilitated, space be reserved for cultural groups and festivals, and current residents be
retained.
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Re-evaluate existing height limits — All groups designed a study area with new residential
developments that exceed the current 75 foot height limit. Community members felt that it
was essential to the revitalization of the area to build high density, mixed-income housing. In
all designs, the historic scale was retained along First Avenue and increased height was
added along the north, south, and west borders. Participants liked the idea of a step down
approach within the historic district.

- Use of cast iron/historic reconstructions — All groups felt that it was important to reuse the
cast iron facades currently in storage. Groups differed in their approach with designs
incorporating the cast iron in the facades of new buildings and others using the cast iron to
create decorative arcades. A few individuals advocated for faithful reconstruction
(replication) of demolished historic structures as a way to solidify the historic character of the
area. Many European urban centers have been reconstructed in this manner, but it is rare
in American cities but has been used in many European urban centers.

Difference among the four urban design solutions included:

Incremental vs. Anchor Development Approach — While three of the design groups
adopted an aggressive anchor development approach concentrated around Ankeny Plaza,
Group D preferred an incremental approach with several small-scale projects. Members of
Group D felt that a more organic, privately driven revitalization would create the kind of
neighborhood they would like to live in.

Location of Fire Station #1 — Two groups decided to leave Fire Station #1 in its current
location to free funding for other projects they deemed to be more instrumental to the
revitalization of the historic district. The remaining two groups moved the Fire Station to
Block 8 to create space for new development. It is important to note that both of these
groups were contemplating the need to move the Fire Station.

Inclusion of a public market — Three of the four groups included a public market in their

urban design plan. Two of those three groups placed the public market in the Skidmore
Fountain Building in a single story configuration. The third group placed the public market
adjacent to the Skidmore Fountain Building. The fourth group decided that a public market
was not critical to revitalizing a historic district. They opted for an incremental approach that
used Saturday Market and a new boutique hotel as primary destinations.

Funding for rehabilitation of historic buildings — The four groups all agreed that the
historic buildings need rehabilitation. With that said, the groups varied in their opinions of
when rehab should happen and who should pay for it. Two groups felt that public funds
should provide gap financing of the rehabilitation of all historic buildings in the district. A third
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group felt that public funds should provide gap financing for the rehabilitation of select
historic buildings. The last group felt that public funds should be reserved for other
improvements that would make privately led revitalization more feasible.

Next Steps

As a result of the third community workshop, the consultant team has identified the following
next steps:

Determine the importance of relocating Fire Station #1 and the consequences of leaving it in
its current location.

Examine height limit changes in select areas around the periphery of the historic district and
the feasibility of retaining a core along First Avenue that retains the historic scale

Explore the best layout for the Saturday Market in or near its current location

Determine the best anchor/s for the Ankeny Plaza centered core of the historic district

Explore potential funding/incentive schemes for rehabilitation of historic buildings

Determine reuse options for cast iron collections

Finalize existing conditions analysis and link to emerging preliminary design concepts



