











Executive Summary
In the fall of 2007, the Portland City Council

passed a resolution directing Portland Parks

& Recreation to work with the community to
incorporate the Yard, Nursery and Long Block,
a 13 acre parcel located at the southwest cor-
ner of Mt Tabor Park into the Mt Tabor Master
Plan. The resolution requested that the plan-
ning process and plan recommendation be
brought back to the City Council by December
2008. The Mt Tabor Central Yard and Nursery
(MTCY&N) Planning Group was formed in
February 2008 to guide the planning process
and the development of plans for updating
and revitalizing the Maintenance Yard, Up-
per Nursery and the Long Block. The Planning
Group was charged with considering the best
public use of the Yard, Nursery and Long
Block; honoring the land and the entire park’s
designation on the national Historic Register of
Places; improving working conditions and pro-
viding safe and efficient workspaces; refurbish-
ing and enhancing the Yard and Nursery in a
sustainable and environmentally sound man-
ner; and incorporating the intent of the origi-
nal Olmsted vision for Mt Tabor Park. In May
of 2008, after significant background work by
Planning Group subcommittees to develop a
preliminary site program, clarify land manage-
ment issues, and analyze the transportation
needs related to the site, Opsis Architecture
was selected to assist the MTCY&N Planning
Group.

Opsis worked with the Planning Group, the
Sounding Board subcommittee and Yard /

Public Open House

Nursery staff to gather information, validate
program requirements, develop conceptual
planning options, and refine the preferred plan
into a preliminary schematic design for a future
state-of-the-art, sustainably designed Yard and
Nursery. A number of community education,
Open Yard and Nursery days, and outreach
events occurred throughout the design process
to solicit general public input and feedback.
Working with the assistance of Jeanne Lawson
Associates, a local public engagement facilita-
tor, the seven month design process followed
a clearly organized, step-by-step, consen-
sus-based process that ultimately led to the
preferred design solution presented to the City
Council on December 17, 2008. To address
the specialized planning, design and funding
challenges of the Yard and Nursery, Opsis
assembled a comprehensive team of engineer-
ing consultants including one of the nation’s
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Planning Group Meeting

most experienced maintenance facility design
specialists, Maintenance Design Group. The
design process was organized into four major
phases, each with its own set of expectations
and outcomes requiring Planning Group ap-
proval prior to moving forward with the subse-
quent phases of work:

Phase I: Predesign / Discovery

To understand the existing conditions of the
Yard and the breadth of challenges faced by
the Planning Group and design team, the
planning effort began with a design team
walk-through of the existing maintenance
and horticulture facilities and a review of
previous Yard reports and studies, beginning
in the 1980’s and 1990’s, and including a
recent 2007 feasibility study. Phase | included
a review of the existing program and the
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proposed site program needs established by
the Planning Group. Opsis and Maintenance
Design Group reviewed a significant amount
of background information, summarized in the
Technical Memorandum (see Supplemental
Materials). The Technical Memorandum
identified key planning issues, preliminary
space needs, zoning, environmental and
historic evaluation, the é64th Avenue right-
of-way study, Water Bureau land ownership,
and sustainability goals and incentives for the
project. Four initial project goals were refined
with objectives identified and approved to
guide the Planning Group’s evaluation of
concept alternatives developed in Phase II.

Phase II: Program Verification / Concept
Alternatives

This phase was initiated with program verifica-
tion to confirm the space requirements and
desired work unit adjacencies for warehouses,
administrative office space, crew rooms, facility
support areas, and parking for city fleet, staff,
and trucks / trailers. This process included
additional planning meetings with the Yard
managers and staff to fully understand the
existing operations and establish program and
design priorities. With an approved site and
building program, the design team developed
a variety of concept alternatives to test how the
program might be accommodated with differ-
ent locations for the greenhouse, the fenceline,
and the community garden. The concepts also
looked at the preservation of two contributing
historic structures, the administration building
and greenhouse’s head house. Six preliminary

concept alternatives with associated order-
of-magnitude costs were narrowed down to
four to be refined. These four concept options
were developed at a further level of detail to
allow the Planning Group and Yard staff to
understand the operational implications of dif-
ferent program adjacencies, the public edges
of the Yard, and the interface of the Yard and
Nursery with Mt Tabor Park. Site and building
massing studies for each concept were gener-
ated in order to assist the design team and
Planning Group in understanding the three
dimensional character and site impact of each
alternative. In preparation for the approval

of the final concept, the design team created
a matrix with detailed criteria to evaluate the
concepts, approved by the Planning Group to
use in the selection of the preferred concept.

After the final Planning Group presentation of
the four concept options and cost estimates,
the Planning Group unanimously selected the
preferred concept (Concept B) to move into the
Phase Ill development of preliminary schematic
design. The preferred concept was selected

by the Planning Group because it achieved
the design goals. It provides adequate staff
workspace, improves vehicular circulation

and safety, and nestles into the Park setting
minimizing impact on the Park users. The his-
toric greenhouse head house is proposed to
be retained and restored. It will be relocated
with the greenhouse and continue to serve as
office and meeting space serving horticulture
needs. Green spaces particularly along the
Long Block and south slope, Upper Nursery,
are preserved and enhanced with new bike/

pedestrian pathways and landscape features
that support public access and the qualities of
Mt Tabor Park. The design will achieve sustain-
ability goals and enhance the historical intent
of the original Olmsted Park design. It does
not require additional land acquisition and
provides a future home for City Nature pro-
grams currently not at the Yard such as envi-
ronmental education, trails and natural areas,
and free inspectors.

Phase lll: Development of Preliminary
Schematic Design

This phase was initiated by a detailed program
review with Yard staff and managers to confirm
the building and parking area requirements.
This refinement process resulted in a significant
reduction in the square footage requirements
for warehouses and parking. It allowed elimi-
nation of the second story of offices above the
west warehouse, removal of a warehouse in
the middle of the site behind the Fleet ware-
house, less excavation into the hillside, and
reducing the parking structure from three levels
to two.

The Phase lll development of Concept B in-
cludes the integration of structural, mechanical
and electrical systems as well as sustainable
site and building design strategies. Some of
the sustainable design practices integrated into
the MTCY&N project include: on-site storm
water management, rain gardens, native land-
scape planting, green roofs, solar photovoltaic
and hot water collection, graywater recovery
and re-use systems, daylight harvesting, and
natural ventilation with radiant slab heating.
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The development of the design in Phase |l
was generated on computer to allow for more
detailed analysis and confirmation that tar-
get program areas, adjacency requirements,
buildings systems and site conditions were fully
understood and documented. Each consultant
developed narrative descriptions and coordi-
nated drawings at a level of detail that allowed
for a comprehensive and thorough cost esti-
mate, beyond what might typically be expected
for this phase of design. All of the reductions
and design refinements led to significant sav-
ings in the cost estimate. The total project cost
estimate for preliminary schematic design is
between $63-$68 million, including contin-
gencies, soft costs and inflation.

A major aspect of this design phase was the
development of a phased/staged construction
strategy to allow the possibility of the Yard to
be built incrementally as funding becomes
available. This strategy offers the other benefit
of enabling Yard and Nursery staff o remain
operational during construction without the
costly and operationally inefficient temporary
relocation of work units.

On December 17, 2008, the Portland City
Council approved the preliminary schematic
design and passed the resolution to update the
Mt Tabor Park Master Plan as proposed.

Phase IV: Final Report and Presentation
Materials

The Final Report and accompanying presenta-
tion materials summarize the design process,
the Yard and Nursery program, and the ap-

proved design including consultant narratives
of the building, site, and sustainable design
systems. This information was utilized to gener-
ate the project cost estimate, which includes
construction phasing/staging strategies. The
preliminary schematic design will become the
basis for the next phase of completing the
schematic and construction documents.

This report is a stand-alone document de-
scribing the design process, recommended
program, and redevelopment plan for the Mt
Tabor Central Yard and Nursery conducted
by the Opsis design team. It accompanies the
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Planning Group Report (Mt. Tabor Central
Yard and Nursery Planning Group Final Re-
port, Amendment C to the Mt Tabor Master
Plan, December 2008) which can be found
on the Portland Parks and Recreation website:
http://www.portlandonline.com/parks/index.
cfm2c=49199&



PROJECT BACKGROUND

Project Background

Description of the Yard and Nursery

The Mt Tabor Central Yard, Upper Nursery
and Long Block have been at the current lo-
cation of 64th and Division since the earliest
days of Mt Tabor Park. The Yard is a fence-
enclosed, narrow lot of approximately 7 acres
that gently slopes to the south hill of Mt Tabor.
It is bordered to the south by Division Street, to
the west by the Courtyard Senior Plaza, a se-
nior assisted living home, to the east by War-
ner Pacific College, and to the north by Mt Ta-
bor Park. The existing Yard contains the Nurs-
ery, which refers to the greenhouse and other
horticultural elements. The Upper Nursery is

a sloping 3.2 acre area of land north of the
fenced Yard that is used for the development
of in-ground plantings. The Long Block, a 3.1
acre narrow finger of land stretching west from
the Upper Nursery area to meet 60th Street, is
the Parks Department’s tree nursery (see aerial
photo on page 6). The Mt. Tabor Master Plan
published in January 2000 did not incorporate
the Yard and Nursery portion of the Park in the
plan. One goal of the project was to update
the Mt. Tabor Plan to include the Nursery and
Long Block.

History of the Site

The MTCY&N project is unique in that it re-
quires an understanding of and respect for

the history of Portland’s park system and the
original design vision of John Charles Olmsted
in the early 1900’s. Key to all of the Olm-

sted public park designs was the subjugation
of built elements to nature in order that the
burgeoning numbers of urban dwellers might
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still be able to have a rural experience close

to home. The 1903 report to Portland’s park
board, written by Olmsted, recommended Mt.
Tabor butte be acquired for a large city park
and maintained predominantly in a natural
state. The City had gradually been acquiring
land at the butte since the late 1880's for the
first two ornamental open reservoirs, com-
pleted in 1894. Citizen “push clubs” formed to
advocate for land acquisitions and the creation
of a formal park. Properties were quickly add-
ed between the years of 1909 and 1910, prior
to construction of the two additional 1911
reservoirs, making Mt. Tabor Park the largest
park in Portland, a distinction maintained until
the creation of Forest Park in 1947.

Emanuel Tillman Mische, who had been a
landscape architect and master horticulturist
for eight years in the Olmsteds’ Massachusetts
firm, became Portland’s park superintendent
on the recommendation of Olmsted. While
maintaining Olmsted’s concept of a rural,
naturalistic landscape coupled with more
formality at interfaces with the neighborhood
and around the reservoirs, Mische’s design
included formal entrances at the southwest
corner of the Park. These included a west park
entrance from SE 60th at Lincoln into the Park,
aligned today with the Long Block, and a south
park entrance from Division Street at SE 64th
Avenue.

Since its earliest days, the Nursery at Mt. Tabor
Park has produced trees and plants for use in
parks across the City. The head house, which
currently sits at the front of the greenhouse was
built before 1918 to heat the greenhouse. The
Nursery has been the heart of plant produc-

tion for the Parks system since its inception.
However plant production policy over the years
has gradually evolved and today is focused

on perennials and native plants that do not
require the same, high level of demand for
water and maintenance required by traditional
ornamentals.

As Portland increased its park land, mainte-
nance functions grew up around the horticul-
ture services. As additional space was needed
over the years, new buildings have been built
and existing buildings modified without the
guidance of a master plan. This type of expan-
sion and modification throughout the history of
the Yard has gradually led to work spaces and
conditions that significantly compromise the
safety, effectiveness and efficiency of the facility
to properly serve Portland’s park system. Traffic
circulation patterns are far from ideal for large
vehicles with trailers including dead-ends and
navigational difficulties that compromise effi-
ciencies and safety. The existing layout and in-
adequate size of warehouse, shop, crew room,
office and storage areas are arranged in ways
that require the expenditure of excessive time
and effort for even the most routine tasks.

Today, the Mt. Tabor Yard and Nursery is
ideally situated in a central location to serve
the entire park and recreation system. The
MTCY&N serves as the central dispatch for
PP&R maintenance and nursery services for
over 100 full-time and about 40 seasonal
employees. Services housed at the Yard and
Nursery include turf and irrigation, equipment,
structures, engineering, athletic fields/ball
fields, administrative, horticulture, community
gardens, zone management, and stores.
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Olmsted Vision for Portland Park System

In the fall of 2004, Mt Tabor Park was placed
on the National Register of Historic Places; the
Yard, Nursery, and Long Block were specifi-
cally included in the listing to acknowledge
their importance. Three of the buildings at the
Yard were listed as contributing historic struc-
tures: the Administrative building, the Horticul-
ture Services’ head house, and the Community
Garden building. The Yard and the activities it
houses are an important part of the story of Mt
Tabor Park and the Portland parks system.
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EXISTING CONDITIONS

Existing Conditions

Portland’s parks and recreation system has
seen incredible growth and changes over the
past 100 years. Today, Parks cares for 10,763
acres of parks and natural areas. Recreation
and environmental programs are also run by
Parks and serve 180,000 people every year.

Many of the existing buildings originally de-
signed as horse stables prior to the 1930’s,
now house offices and work spaces that are
undersized and inadequate for that use. Ad-
ditionally, maintenance equipment has grown
significantly in size as well making storage

and circulation difficult and hazardous. Some
mowers are now too large to fit into the bays
of the shops requiring repair work to take
place in driveways. Over the years, Yard staff
have developed creative working methods to
compensate for the lack of adequate working
conditions. Yard staff’s remarkable ability to
fulfill their mission, in even the most demand-
ing circumstances, has likely contributed to dis-
guising the need for long overdue upgrades.
The existing MTCY&N facility is antiquated and
is no longer adequate for serving Portland’s
world class parks and recreation system, let
alone meeting the needs for the future.

The deterioration of the Yard is well document-
ed. Many studies, beginning in the 1980’s
and 1990’s, have chronicled the problems at
this site. For instance, the 1999 Maintenance
Facilities Plan rated this site and its facilities

as “critical,” saying that “minor repairs are

no longer possible or desirable to these anti-
quated facilities.”

Aerial Photo of the Mt. Tabor Site: The Upper Nursery is north of the fenced Yard. The Long Block is the narrow
finger of land stretching west from the Upper Nursery area to meet 60th Street.

Previous studies have examined Parks main-
tenance facilities throughout the system and
proposed possible strategies based on service
zone facilities. The 2007 feasibility study noted
that a new efficient maintenance facility had
potential savings of $8.6 million over 10 years
in terms of worker productivity and energy and
water efficiency. One of the largest savings
calculated was in personnel, as adequately
sized work spaces were expected to increase
work productivity by 11%. Also noted was the
ideal location of the current Mt. Tabor yard
and the built-in efficiencies that a central lo-
cation yields for the purpose of serving Parks
maintenance needs across the entire system.

Current Site Deficiencies

* Inadequate parking, vehicular circulation,
office, restrooms, lockers, showers and

storage space.

* Most of the site is not ADA-accessible.

* Non-compliance with ADA, OSHA, and
seismic stability, fire, and life safety

codes.

* Respiratory concerns from air quality,
mold, and heating systems

* Compromised / inefficient materials and

equipment access.

* Oversized tree nursery / under utilized

greenhouses.
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Crowded Parking Lot and Material Storage

Inadequate Storage
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PROJECT GOALS

Project Goals

At the outset of the design process, the Plan-
ning Group developed a set of project goals to
guide the design and decision making process.
These goals established the foundation for the
evaluation of design options and ultimately the
selection of the preferred design concept. The
goals were based on principles established as
part of the Planning Group’s mission to fulfill
the intent of the City Council Resolution to
update the Mt. Tabor Master Plan and develop
a recommended plan for the future of the Mt.
Tabor Central Yard and Nursery. The initial
four goals were refined with objectives identi-
fied and approved by the Planning Group pri-
or to the commencement of Phase Il (Program
Verification / Concept Alternatives).

Goal 1

Consider the best public use of the Yard,

Nursery, and Long Block, consistent

with the public interest and the values

articulated in the current Mt. Tabor Park

Master Plan.

* Integrate the MTCY&N Master Plan as an

addendum to the Mt. Tabor Park Master
Plan.

* Consider the public interest and the values,
articulated in the Mt. Tabor Park Master
Plan, in the planning of the Yard, Nurs-
ery, and Long Block.

* Determine the right balance of Yard fa-
cilities with neighborhood livability and

public access to and around the site.

* Enhance pedestrian and bicycle access
from the Park to the adjoining neighbor-
hoods and City.

e Consider vehicular / service access to the
Yard and Park.

* Create an inviting civic presence and gate-
way on Division Street that identifies the
Yard as a public / community resource.

* Provide shared public access to meeting
space for community education and
meetings.

* Create an inviting gateway to the Park from
60th with pedestrian access along the
south side of the Long Block to the Park.

* Utilize the public edges of the Yard for
demonstration, interpretation and com-
munity engagement.

* Enhance the south views from the Park
overlooking the Yard by mitigating the
visual impact of parking, roofs, and the
industrial character.

* Buffer operations noise and potential pollu-
tion from the public.

* Enhance the Park experience and amenities
at the south slope.

Goal 2

Honor this land’s and the entire park’s
designation on the National Register of
Historic Places. Consider the original plan

of the Olmsted Report for Mt. Tabor Park
along with Parks Vision 2020 to enhance
the Park experience.
* Integrate the design intent of the1903
Olmstead vision for Mt Tabor Park that

includes pedestrian promenades to the
Park from 60th and Division Streets.

* Honor the park’s designation on the Na-
tional Register of Historic Places and
consider opportunities for interpretative
displays and exhibits of the Park’s history
and innovation.

* Preserve the Yard & Nursery open green
space.

* Integrate materials and landscape features
that reinforce the heritage of the Park.

* Evaluate options for the historic structures
(preserve, relocate, or demolish) in the
context of optimizing Yard operations,
efficiencies, and adaptability.

Goal 3

Improve the working conditions in the
Maintenance Yard to better meet the
needs of Portland Parks & Recreation’s
workers, and to provide safe and efficient
workspaces. Include financial analyses and
facilities-maintenance analyses.

* Optimize efficiencies of the existing fa-
cilities programs and those that may be
moved to or relocated from the Mt Tabor
Yard & Nursery site
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* Enhance operational and safety procedures
of the site, including but not limited
to: ergonomics, air quality, ventilation,
functional adjacencies, security, and po-
tential conflicts between pedestrian and
vehicular circulation.

* Plan for the development of the facility and
site that is durable with long-term adapt-
ability to effectively serve Portland’s entire
park system for the next 50 -100 years.

* Extend current technologies into the work-
space and integrate opportunities to
experiment with new technologies and
practices to improve services to the com-
munity.

* Minimize impact to Yard operations during
the construction phase (consider redis-
tributing some Yard functions to other
locations)

¢ Consider alternate locations outside the
Park for the composting activity.

e Share resources with the Water Bureau and
other bureaus.

Goal 4

Consider how best to maintain, refurbish,
and enhance the Yard, Nursery, and Long
Block, in an efficient, sustainable, and
environmentally sound manner, in order to
support the needs of Portland’s entire park
system through the twenty-first century.

¢ Protect and enhance natural resources for

future generations.

Planning Committee Workshop

* Strive to achieve the “Living Building Chal-
lenge” with a minimum expectation of
LEED gold certification.

* Integrate green building best practices and
new technology strategies into the site
and building design that are practical
and cost effective to operate.

* Balance aesthetically pleasing public
spaces and views and with effective and
functional work spaces.

* Consider the facility as a model of sustain-
able strategies that is a demonstration
and educational resource for Portland

and communities throughout the country.
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Sounding Board Workshop

* Minimize and contain toxic chemicals and
fuel consumptive practices for workers
and public safety and environmental
health.

* Value resource limitations by conserving
energy, water, stormwater, and utilizing,
renewable resources and recycling best
practices.



PROGRAM SUMMARY

Space Needs Program Summary

Existing Proposed
Staff/Visitor Staff/Visitor
Program Space Program Area | Fleet Parking Parking Total Area Program Area | Fleet Parking Parking Total Area
ADMINISTRATION & ZONE MANAGERS 3,743 3,743 7,406 4,480 4,536 16,422
WCA COMMUNITY GARDENS 2,305 2,305 2,970 1,200 2,592 6,762
SVCS ENGINEERING 800 800 1,389 800 1,620 3,809
SVCS EQUIPMENT SERVICES 7,719 13,056 20,775 18,506 23,472 6,480 48,458
SVCS ATHLETIC FIELDS 2,658 0 0 2,658 0 0 0 0
IRRIGATION 3,401 3,401 2,580 1,672 2,268 6,520
SVCS TURF MAINTENANCE 4,345 8,060 12,405 4,896 24,600 6,480 35,976
SVCS FACILITIES MAINTENANCE - Structures 10,041 10,041 22,018 7,796 6,156 35,970
SVCS AQUATIC PROGRAM 0 0 2,240 1,100 3,240 6,580
CITY NATURE - Horticulture 362,745 5,000 367,745 129,932 8,916 5,184 144,032
CITY NATURE - EE, T&NA, UF 0 0 10,006 16,320 14,256 40,582
SVCS STORES/WAREHOUSE 6,389 6,389 8,624 0 972 9,596
SVCS FLEET MAINTENANCE 1,500 1,500 18,568 3,040 972 22,580
CENTRAL SHARED FACILITIES 21,190 21,190 18,959 0 5,052 24,011
[TOTAL Square Feet | | 426,836 | 26,116 ] 0] 452,952] | 248,094 | 93,396 | 59,808 | 401,298]
[Site Circulation, Landscaping, Setbacks |
[TOTAL Square Feet I
[TOTAL Acreage I

Program Summary

Opsis Architecture and Maintenance Design
Group began the programming effort by re-
viewing space programs from previous studies
and interviewing Yard and Horticulture staff in
their workspaces. The design team also partici-
pated in a series of detailed work sessions with
Yard managers and work unit staff to confirm
the site program and building area require-
ments for the Yard and Nursery.

Program areas were established based on
industry standards and code / safety require-
ments for similar maintenance facilities; in
combination with the design team’s analysis
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of each work unit and its specific staff, tasks,
equipment and storage needs. The site pro-
gram includes existing Yard work units, as well
as City Nature programs not currently located
at the Yard. The City Nature work units added
to the existing MTCY&N program include:
environmental education, trails and natural
areas, and tree inspectors. The co-location of
City Nature staff and managers will increase
efficiency, enhance communication, and con-
solidate compatible programs and activities
within the City Nature division. The Athletic
Fields/Ball Fields work unit was identified as

a likely group to move off-site, without greatly

impacting their work. Most of the Yard pro-
grams were determined fo require more space
than currently exist, with the exception of the
Horticultural Services program.

The detailed program (please see Supplemen-
tal Materials) was developed through a series
of revisions taking into account all quantifiable
aspects of the Yard and Nursery operational
needs, including: staff office and workspace,
equipment and supplies storage, employee
and City fleet parking, and public meeting
space. The overall MTCY&N program also as-
sumes that 25% of the employees commute by
public transit, bicycling, walking or carpooling.
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Preferred Concept Design

The concept design process went through a
series of deliberate steps and refinements,
each reviewed and approved by the Planning
Group. Six preliminary concepts were pre-
sented to the Planning Group, Yard managers
and staff who selected four concept options for
further development. Site and building mass-
ing studies for each concept were generated to
assist the design team and Planning Group in
understanding the three dimensional character
and site impact of each alternative. Option B
was selected as the preferred concept design
based on the Planning Group’s consensus that
it best achieves the established design goals.

It provides required workspace for staff, im-
proves vehicle circulation and safety, and does
not negatively impact Park use as it currently
exists today. The historic greenhouse head
house is proposed to be retained and restored.
It will be relocated with the greenhouse and
continue to serve as office and meeting space
serving horticulture needs.

While the preferred concept design for the
Yard and Nursery achieves the goals to create
an efficient and effective maintenance Yard
design, it is the Yard’s landscape amenities
and sustainable design features that create a
compelling vision for the project as defined

by the project goals. The landscape qualities
of Mt. Tabor Park are the inspiration for the
proposed MTCY&N design, conceived as an
extension of the Park landscape environment.
This design approach creates the feeling of be-
longing for the Yard and Nursery and reflects
the atmosphere of Mt Tabor Park. Public green

Model View Looking South

spaces, particularly open space along the
Long Block and at the Upper Nursery on the
south slope, are preserved and improved with
new bike/pedestrian pathways and landscape
amenities intended to invite public use. The
design will achieve sustainability goals and will
not only preserve, but enhance the historical
intent of the Olmsted park design by realizing
the park entrances from Division Street and
60th Avenue.

The preferred concept also requires no addi-
tional land purchases and it provides a future
home for programs currently not at the Yard,
such as environmental education, trails and
natural areas, and tree inspectors.

Mt. Tabor Central Maintenance Yard & Nursery | Master Plan

PROPOSED CONCEPT DESIGN

Model View Looking North

The preferred concept is comprised of three
distinct and clearly organized zones of activity:

* Public Zone located at the south end of
the Yard fronting Division Street.

* Warehouse Zone located in center of the
yard the majority of maintenance activity
will be concentrated.

* Horticulture Zone located at the north
end of the site including the greenhouse,
Upper Nursery and Long Block.
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graywater systems for the restrooms will be dis-
tributed throughout the facility.

Taking cues from the features of historic Mt
Tabor Park, the Yard and Nursery nestles into
the Park setfting, enhances the public edges,
and contributes to an overall continuity of the
Park experience. The landscape of the Yard's
perimeter is designed to visually screen and
acoustically buffer Yard activity and frame
panoramic vistas and view corridors. Existing
views from the south through the Yard up to
the forested hillside of Mt Tabor are preserved.
In addition, views across the Yard are made
available from the north. Views into the Yard
through framed openings between buildings
offers the public a glimpse of the activities and
people dedicated to making Portland’s park
system the widely celebrated public amenities
they have become.

Material Bins
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PREFERRED CONCEPT PLAN

Public Zone

The Public Zone of the Yard fronts onto Divi-
sion Street and establishes a highly visible
civic identity for PP&R. The MTCY&N facility

is served by a transit stop located directly in
front of the Administration building. A new
south entrance to Mt Tabor Park will include a
bike/pedestrian pathway that provides access
for the South Tabor Neighborhood to the Park.
The Administration building fronts Division and
reinforces the urban edge along this arterial.
In addition to housing administrative program
functions for the Yard’s work units, classroom
and meeting space are available for public
use. These rooms are available for Yard staff
meetings, environmental education classes
and public meetings. Interpretive display will
be incorporated into the lobby public spaces
of the Administration building, and throughout
the site to increase public education of the his-
tory and services of PP&R, Mt Tabor Park and
the Yard, as well as the sustainable design fea-
tures of the building and site development.

Visitor parking is located behind the building,
but outside the secure perimeter of the Yard.
Two driveways are proposed for the Yard
from Division Street. The driveway to the east,
adjacent to the two level parking structure, is
the main entrance/exit from the Yard while
the driveway to the west adjacent to the pe-
destrian/bicycle path is exit only. The entrance
to fleet/employee parking and access to the
vehicle fuel/wash station are located directly
inside the main entrance gate. This will reduce
congestion, provide convenient access to the
fueling station for City fleet, and minimize ve-

hicular traffic in the warehouse workshop zone.
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Access to the Park from the south is not cur-
rently available, creating a major inconve-
nience for those visiting the Park on foot or
bicycle. A new 15’ wide paved and land-
scaped bike/pedestrian pathway is proposed
connecting Mt Tabor to Division Street and the
South Tabor Neighborhood. A bike/pedestri-
an-activated signal and crosswalk is proposed
at Division Street and 64th Ave to ensure a
safe pedestrian crossing. In addition to provid-
ing a more equitable, safe and convenient ar-
rival to the Park, it fulfills the original Olmsted
vision for a major public arrival into the Park
from the south.

M. Tabor Preliminary Schematic Design

lllustrating Public Zone

Opsis Architecture



Warehouse/Shop Zone

Located in the center of the Yard, the ware-
house / shop zone is organized with the major-
ity of the buildings positioned at the perimeter
of the Yard to allow appropriate clearances for
vehicle circulation, parking, and outdoor work-
space within the Yard. The proposed vehicle
circulation will eliminate gridlock and remove
the dead-end conditions that currently exist.
The warehouses located at the edges reduce
the amount of fencing to secure the Yard and
buffer noise within the Yard from the adjacent
neighborhood and Park. The north warehouse
built into the hillside minimizes the impact of its
presence and maintains the south vista across
the Yard from the south slope. This embed-
ded relationship provides the opportunity for
the greenhouse and container garden to be
stacked on top of the warehouse within the
horticulture zone. In addition to the two vehicle
connections at Division Street, the proposed
design will provide a 64th Avenue vehicular
entry at the northwest corner of the Yard simi-
lar to the one that exists currently.

The warehouse / shop zone provides a safer
and more spacious work environment allowing
work to be done efficiently and effectively.
Equipment and supplies have adequate
storage space to allow for direct access
without requiring staff to search for buried
stored or stacked materials. All shops and
warehouses are designed to include windows
and north facing roof monitors to maximize
daylighting the workspaces. In addition to

improved natural lighting, these strategies

will also greatly reduce energy usage. Crew
rooms are distributed in three shop/warehouse
buildings. They will provide meeting and work
space as well as restroom, shower and locker
facilities for all the work units.

Mt. Tabor Central Maintenance Yard & Nursery | Master Plan

PREFERRED CONCEPT PLAN

Mt. Tabor Preliminary Schematic Design
lllustrating Warehouse/Shop Zone
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PREFERRED CONCEPT PLAN

Horticulture Zone

Located at the north end of the site, the hor-
ticulture zone includes: the Long Block with
community garden, the relocated greenhouse
with the restored head house, and the contain-
er garden situated on a terrace between the
Yard and the south slope. The new consolidat-
ed arrangement will give the Horticulture ser-
vice programs a more public presence at the
north end of the Yard and a continuity-based
relationship with Mt Tabor Park. The improved
presence will promote public outreach and
help increase public awareness and participa-
tion in environmental education and commu-
nity garden programs. Team-based functions
and daily efficiencies will be improved by
reducing travel distances between the various
Horticulture service programs. The container
storage area will now have an ideal adjacency
with the Long Block in-ground tree nursery and
exist more compatibly with the adjacent land-
scape of the Park. The relocated greenhouse
and head house cottage will function as iconic

symbols, marking the public arrival to the Park.

Interpretive displays will be incorporated to
provide historical information about the Nurs-
ery’s vital role in the Park’s long history.
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M. Tabor Preliminary Schematic Design

lllustrating Horticulture Zone
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Landscape Amenities

Public landscape amenities provided in the
proposed design are consistent with the Mt
Tabor landscape and strengthen the MTCY&N
as an integral part of the Park experience. The
consolidation of the in-ground tree nursery
offers the opportunity to expand the public
domain of the Park. Public access to the Park
will be improved with a new, 15 ft. wide, fully
landscaped and median-protected bike /pe-
destrian pathway along the west boundary of
the Yard. This pathway will connect the Park to
Division Street and provide convenient access
from 64th Avenue and the South Tabor Neigh-
borhood to the Park. Landscaped areas along
the path and the Division Street frontage will
include raingardens to treat stormwater and
offer demonstration opportunities for sustain-
able site design.

The infersection of 60th Avenue and Lincoln
Street will include a small “pocket park” with
signage and landscape elements to provide a
more publicly recognized access point into the
Park Mt. Tabor Park. The existing dirt pathway
on the free-lined Lincoln Avenue side of the
Long Block will be paved to provide accessibil-
ity and safety while improving maintenance
access for the in-ground nursery. These fea-
tures are consistent with the original Olmsted
vision, offering grand tree-lined entrances into
the park from both the west and south.

Ornamental fencing and landscaped buffers
along the Yard perimeter will define and se-
cure the Yard. Reminiscent of the sloped land-
scape edges and wrought iron fencing of the
Mt Tabor reservoirs, the north edge of the con-

Mt. Tabor Landscape Plan

tainer garden will be carved info the hillside,
providing the required minimum slope for the
container storage area. The sloped edge will
also reduce the visual impact of the container
garden and provide expansive views fo visi-
tors walking along the south slope. While the
center of the Yard must be kept relatively clear
of obstacles to maintain required circulation
patterns, several landscape islands with trees
will be located in the central equipment stor-
age/parking area to reduce the visual impact
of the lot and solar reflection off vehicles and
equipment stored in the yard.

Mt. Tabor Central Maintenance Yard & Nursery | Master Plan

PREFERRED CONCEPT PLAN

A covered park shelter on the south slope near
the forest edge will offer weather protection for
outdoor environmental education programs.
At the infersection of Lincoln Avenue and 64th
Street, an enlarged landscaped traffic island
will slow traffic, enhance safety for pedestrians,
and further distinguish the arrival experience
to the Park. A community garden requested by
the public is proposed at the east end of the
Long Block. It will include a landscaped fence
enclosure and access points from both Lincoln
and Harrison Avenues. An elliptical lawn area
adjoining the community garden offers visitors
a restful area adjacent to the Park entrance.
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PREFERRED CONCEPT PLAN

Sustainable Design

Sustainable design is a primary goal for

the City of Portland and the design of the
MTCY&N. In addition to reducing energy
consumption and waste through a more re-
sponsible use of natural resources, the sustain-
able design features of the MTCY&N will be
available for public view and function as a
demonstration facility of responsible environ-
mental stewardship for the City of Portland.
Some of the green design features include:
greenroofs and raingardens to capture and
treat stormwater and reduce the heat island
effect. All stormwater will be captured and
treated on-site. What is not used for irrigation
will be reintroduced to the aquifer, eliminating
the need for stormwater system connections.
Rainwater will be captured from the glass roof
of the greenhouse and PV roofs, treated and
stored for irrigation to partially offset the irriga-
tion needs of the Nursery. Graywater recovery
and re-use systems are proposed to provide for
100% of toilet flushing. Capillary mat irrigation
systems, currently providing irrigation to some
of the nursery, are proposed for the entire area
of the container stored plants to help reduce
irrigation demand.

Skylights, north facing roof monitors, and
clerestory windows are proposed to allow
natural light into workspaces and decrease
electricity demand. Natural ventilation through
operable windows and louvers are proposed
for work spaces that can now only be venti-
lated by opening entry and garage doors. The
south facing site is ideal for the proposed pho-
tovoltaic panels and solar hot water heating.
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Radiant slab heating and cooling is proposed
in the shop/warehouse space of the Adminis-
tration Building. Overhead duct systems can
be problematic in such high volume facilities
where clear overhead space is often required
for storage and movement of materials. Geo-
thermal and ground source heat systems are
also included in the proposed design as pos-
sible options for the Administration building.
The technologies and costs of these systems
will continue to develop and will be revisited
and evaluated in the next phase of design to
determine their potential application on this
project.

Vehicles and vehicle-related equipment (trail-
ers, efc.) are major components of all main-
tenance facilities and require more area than
any other single program element. Therefore,
it is in the inferest of efficiency and sustainabil-

ity to strive for reducing vehicle use and fuel
consumption wherever possible. Division Street
is a major arterial with regular and multi-line
bus service and includes a transit stop at the
MTCY&N main entrance. The Yard is also
directly accessible to the City bike route along
Lincoln Avenue at the NW corner of the site.
Bike storage and showers are provided making
it easy and convenient for those electing to ar-
rive fo work by bicycle. To encourage the use
of car pooling, mass transit and bicycles for
travel to and from work, parking will only be
provided for 75% of the employees.

To assist in measuring the integration and ap-
plication of sustainable systems included in this
project, a preliminary LEED checklist has been
included with this study to establish minimum
level benchmarks to help guide the further de-
sign development of the project.
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Civic Identity

The proposed MYCY&N design will provide the
important civic identity the existing Yard lacks.
The location and design of the Administra-
tion provides a fresh and inviting access point
and public presence along Division Street.

The proposed MTCY&N will offer a unique
opportunity to educate the public and remind
Park users that the services necessary to keep
Portland’s heralded park and recreation system
well maintained are to be respected. This is an
opportunity to publicly recognize and appreci-
ate the MTCY&N as a reflection of the parks
themselves.

The Administration building program includes
flexible large and small classrooms for com-
munity meetings. The classrooms will have
moveable walls for large assembly events for
both staff and public use. Integrated interpre-
tive and historical display will be included for
visitors in the lobby and public spaces of the
Administration building, along pathways near
the Yard, and at points of arrival to the Park.
Environmental Education programs and the
Community Garden invite and encourage pub-
lic interaction, reinforcing the integration of the
MTCY&N into the Park. The new MTCY&N will
exist as a model for green design that demon-
strates to the public the sustainable goals and
possibilities that can be achieved in an other-
wise utilitarian facility.

View of Administration Building from Division Street
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PHASING/STAGING

Project Cost/Phased Construction

To eliminate temporary off-site relocation costs
for Yard operations during construction, the
preliminary schematic design is conceived with
a phased implementation plan to maintain
on-site operations during construction. A con-
struction sequencing strategy breaks the proj-
ect into smaller more discreet parts that can
be built as funding becomes available. The
total project cost would be $63-$68 million,
divided between 5 construction stages/phases
(see Supplemental Materials for detailed cost
estimate). This strategy outlines of funding
packages approximately $10 million that could
be more easily secured to allow for initial con-
struction phases to get underway sooner than
initially planned. An earlier construction start
date results in the added benefit of reducing
possible escalation cost, which is included in
the original estimate that assumed a construc-
tion start in four years.

Phase |

($16.1 M- $17 M / Construction Start: April,
2010 / 10 Month Duration)

 Construct north warehouse
* Relocate greenhouse to the Upper Nursery
* Install temporary wash station

¢ Relocate work units. Demolish structures at
center and east edge
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Phase Il

($6.7 M - $7.1 M / Construction Start: Febru-
ary, 2011 / 8 Month Duration)

 Construct west shop / warehouse

¢ Relocate work units. Demolish structures at
south end and east edge

* Relocate material bins to NE corner of yard

Phase Il

($70.1 M- $11 M / Construction Start: Octo-
ber, 2011 / 7 Month Duration)

* Construct new Fleet warehouse

* Demolish existing Fleet warehouse
* Construct east shop / warehouse
* Relocate Stores

Phase IV

($10.4 M - $11.2 M / Construction Start: May,
2012 / 10 Month Duration)

* Install portable units for Administration
* Demolish existing Stores warehouse

* Construct new parking structure (designed
added story in future)

Phase V

($19.7 M - $21.4 M / Construction Start:
March, 2013 / 12 Month Duration)

* Construct new Administration building

* Remove portables. Construct trash / recy-
cling platform

e Construct Fuel / Wash station. Demolish
temporary

* Install pedestrian / bicycle path and traffic
signal

¢ Install traffic island at Lincoln / 64th Street
intersection

* Landscape amenities at Long Block

* Construct park shelter at Upper Nursery
area

* Provide a Community Garden

Future Phase (as necessary)

* Add additional parking level

* Construct shop warehouse in center of
yard.
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AERIAL RENDERING
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