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Bud Clark Commons

Project Overview

Bud Clark Commons; Dusk view from SW. - Photo Credit: Christian
Columbres Photography

As acenterpiece of Portland’s Ten Y ear Plan to End Homelessness, Bud Clark Commons (BCC) represents
a new approach to providing dignified housing and comprehensive services to help those experiencing
homelessness. Funded by a combination of low-income housing tax credits, urban renewal funding, and
HUD stimulus dollars, the project sets a new standard by combining permanent supportive housing and
temporary shelter with a community resource center.

Located at the gateway to downtown Portland near historic Union Station, BCC sits between the Pearl
District, an upper-income mixed-use neighborhood, and Old Town/Chinatown, a district undergoing an
unprecedented level of redevelopment. The LEED Platinum project achieves a perceivable balance between
the rigorous programmatic requirements of a coalition led by the City of Portland, a progressive design
approach, and sustainable building practices.

The project’ s mission is to provide a continuum of services to help transition homeless individual s toward
stable, permanent living arrangements. The architecture helps achieve this goal in the expression of both
form and function: awalk-in day center with public courtyard and access to services; a 90-bed temporary
shelter; and a separate and secure entrance to 130 efficient, furnished studio apartments for homeless men or
women seeking permanent housing with support services.

Location:

655 NW Hoyt Street
Portland Oregon 97209
United States

Project Owner:

Home Forward

Submitting Architect:

Holst Architecture

Project Completion Date:
June, 2011

Project Site:

Brownfield Site

Project Type:

Mixed —Use

Office — 10,001 to 100,000sf
Public Assembly — Social/Meeting


https://www.aiatopten.org
https://www.aiatopten.org/

Residential — Multi-Family 5 or more units
Project Site Context/Setting:

Urban

Other Building Description:

New

Building or Project Gross Floor Area:
106,000 square feet

BOMA Floor area method used?:

No

Hours of Operation:

24/7

Total project cost at time of completion, land excluded:
$28,750,000.00

Design & Innovation

Overview of Bud Clark Common's sustainabl e features and innovations. -
Photo Credit;: Holst Architecture

Sustainability at BCC meant creating a durable place of dignity for our most vulnerable citizens while
treading lightly on the planet. The team creatively combined three disparate program elements with similar
missions on atight urban site, conserving land and maximizing the city’s density, mixed-use, and transit-
oriented goals. The designers considered the users health and wellbeing in every design decision, and
employed energy-saving technologies, materials, and construction methods to ensure that public resources
were used wisely.

The key environmental issues at BCC are particularly complex given its population. We had to consider the
need for outdoor space for users to congregate, wait for services, and to experience nature amidst an urban
environment. Access to daylight was balanced with the need for privacy, achieved with filtered views,
borrowed light from courtyards, and relites. Clear, safe, and efficient wayfinding was essential; simple
entrances and ramps to each public program component allow for universal access.

The key concepts for this project were socia equity and the triple bottom line: sustainability that includes
financial, social, and environmental performance measures. We wanted to create an energy-efficient building
for financia sustainability, environmental stewardship, and as a distinguishing element to support the
mission of thisvital facility.

Regional/Community Design



Aerial view of Bud Clark Commons showing its vital urban context. BCC
sits on the western border of Old Town/Chinatown, an emerging historical neighborhood in Portland, and
the eastern border of the Pear| District, an upscale mixed-use neighborhood. Its visibility from Portland's
bustling train station, directly to its north, and from the Broadway Bridge, symbolizes the city's dedication to
ending homelessness. - Photo Credit: SkyShots

North view of Bud Clark Commons, looking downtown from Portland's
central train station. - Photo Credit: Sally Schoolmaster

Bud Clark Commons' public courtyard, sheltered from the traffic and
street, provides a safe and dignified place for homeless individual s seeking services to wait, socialize, and
experience nature within an urban environment. - Photo Credit: Bruce Forster

Homelessness is not sustainable for the individual or the city.

Nearly 2,000 people are on the streets each night in Portland, Oregon. Contributing factors of unemployment
and long-term poverty range from domestic violence, untreated physical and mental illnesses, and
disabilities to alcoholism and drug abuse. The costs and impacts of homelessness are significant and difficult
to quantify, so we committed to achieving sustainability in a second way: socia sustainability and those
immeasurable qualities of the human condition, safety, independence, and health.

The project provides 130 permanent apartments for the most vulnerable homeless, many suffering from
compromised mental and/or physical health. The 90-bed temporary men's shelter is offered to clean, sober
men actively looking for work. The project’s Day Center offers support services such as drug and a cohol
counseling, showers, telephones, mail service, job training, classes, and community space, available to any
male or female homeless individuals on awalk-in basis.

Parking was intentionally excluded to save space for critical program elements and to maximize the use of
nearby alternative transportation choices including light rail, train, and bus services. Drawing people off the
street, BCC' s courtyards have become transformative places that set forth a positive environment of hope,
dignity, and respect.

Metrics
Estimated percent of occupants using public transit, cycling or walking:
95%



Land Use & Site Ecology

Bud Clark Commons' brownfield site was previously occupied by a gas
station and asphalt parking lot. - Photo Credit: Holst Architecture / Photo by SkyShots

The construction of Bud Clark Commons - and the intentional exclusion of
parking lots or spaces - promotes density and infill, turning zero floor arearatio (FAR) into 6:1 FAR and
maximizing allowable zoning density and height goals. It also resulted in soil remediation, stormwater
management for runoff from the adjacent bridge, and reinforcement for the bridge itself. - Photo Credit:
Holst Architecture / Photo by SkyShots

The building had been conceived as a full-block, two- and six-story building with wood construction, but it
was revised to become a half-block, 8-story concrete structure. The smaller footprint reduced the cost of land
acquisition, and the greater height is closer to the maximum allowed on its site, making it a better fit for the
city’ sdensity goals.

The exclusion of parking lots or spaces promotes density and infill on what was a brownfield site, turning
zero floor arearatio (FAR) into 6:1 FAR, maximizing allowable zoning density and height goals, while
creating a gateway building and icon at the entrance to downtown.

The brownfield site had previously housed a gas station and parking lot, which required intensive soil
remediation tactics and the careful removal and treatment of much of the site’ s excavated soil. Responding
to BCC's ecological context, the team minimized excavation to avoid disturbance to groundwater, due to the
building’s low elevation and proximity to the Willamette River. Additionally, innovative stormwater
management treats runoff from the adjacent bridge with green street planters.

Bioclimatic Design



Graphic shows innovative bioclimatic design strategies used on this
homel ess resource center. - Photo Credit: Holst Architecture

Psychrometric Chart indicating hourly conditions and potential design
strategies. - Photo Credit: PAE Consulting Engineers

Siting of the building was a delicate balance of trying to conserve half of the block, utilizing grade change to
maximize universal accessto multiple floors, and addressing appropriate street frontages for both the users
and the city’ s goals around the public realm (retail wantsto be on light rail line so we oriented away from
6th avenue toward the less-trafficked Broadway).

The design team realized that the micro-residential units would be primarily heated by the residents and
refrigeratorsinside, so there was less need for robust heating technologies. To further reduce or eliminate the
need for non-renewabl e energy resources, the team incorporated strategies such as solar hot water, graywater
harvesting, heat recovery ventilation, green power purchasing, and electric (as opposed to natural gas) air
handling units.

Courtyards were situated to maximize exposure to sunlight both now and when projected future
developments are compl eted on the adjacent lot to the east, and on the block across the street to the south.
The team placed the courtyards as far away from future shadow lines as possible. Additionally, the team
selected many species of native, drought-tolerant plants for the courtyards, which are more likely to thrive in
the local climate.

Light & Air

Air flow/leakage found in typical affordable studio apartment. - Photo
Credit: Holst Architecture/ PAE Consulting Engineers



Air flow in Bud Clark Commons residential apartments, featuring Heat
Recovery Units, electric valence heaters placed high on wall to maximize floor space and safety for
residents, and window watcher thermostat that turns off heat when window is opened. - Photo Credit: Holst
Architecture / PAE Consulting Engineers

Generous daylighting and LED lighting used in one of Bud Clark Common's
community rooms. - Photo Credit: Sally Schoolmaster

The building’ s residents and staff greatly benefit from natural light, plentiful clean air, and energy-efficient
lighting. The ample daylighting and views of nature give users a connection between indoors and outdoors.
Courtyards and bal conies are additional sources of light, and areas on each of the eight floors also offer some
access to the outdoors.

Floor-to-ceiling windows on the ground level extend the length of the west fagade, the abundance of glazing
allowing natural light to saturate the interior. A comfortable year-round temperature is maintained through a
highly efficient sensor that shuts off the heater when the window is open. Fresh air is circulated into each
apartment through a heat recovery system.

An issue unique to this project type, tuberculosis control necessitated additional air exchange rates and UV
air treatment in assembly and group living spaces. Displacement ventilation strategies, which are extremely
rare in homeless shelters, provide maximum air changes without sacrificing comfort for a compromised
population.

Metrics

Daylighting at levels that allow lights to be off during daylight hours:
55%

Views to the Outdoors:

55%

Within 15 feet of an operable window:

35%

Water Cycle



View of landscaped courtyards, featuring stormwater treatment, bioswales, and
drought-tolerant native landscaping. - Photo Credit: Sally Schoolmaster

\iew of custom rainwater collection and stormwater treatment system. -
Photo Credit: Sally Schoolmaster

Another view of custom rainwater collection and stormwater treatment
system. - Photo Credit: Sally Schoolmaster

BCC features eco-roofs and stormwater treatment systems that are well integrated into the two courtyards.
Rainwater is collected from roofs, and then exhibited in the courtyards via stormwater planters designed in
concert with public art.

A significant innovation of this project includes graywater harvesting on alarge, urban scale—rarely if ever
incorporated at homeless facilities. The graywater recycling system captures water from showers and
washing machines to flush toilets, reducing the water needs and usage of the building.

Low-flow plumbing fixtures further reduce water usage in the building, and a solar-powered hot water
system provides aimost all of the hot water needs for the building year-round.

A landscaped courtyard with seating, tables, and a bioswale water feature provide atransitional space
between the street and the safety of the day center. Native landscaping, non-invasive species, low water use,
and zero permanent irrigation results in zero stormwater runoff. The team created lush outdoor courtyards
and vegetated roofs where there was previously asphalt, a welcome change for wildlife and humans alike.

Metrics

Percent reduction of regulated potable water:
53%

I's potable water used for irrigation:

No



Percent of rainwater from maximum anticipated 24 hour, 2-year storm event that can be managed onsite:
52%

Energy Flows & Energy Future

Aerial view of Bud Clark Commons' onsite PV array. - Photo Credit:

Through energy conservation measures such as heat recovery, increased
thermal performance, and solar hot water, we were able to achieve a 45% savings of energy use over
comparable code baseline designs. - Photo Credit: Holst Architecture / PAE Consulting Engineers

BCC earned LEED Platinum certification, with public savings from the use of energy-efficient technologies
estimated at $60,000 per year. BCC features arange of highly efficient systems, including one of the largest
solar hot water heating systems in the Pacific Northwest, satisfying 80% of the building’s hot water needs.
The building’ stight and highly efficient thermal envelope significantly reduces its heating load. A heat
recovery system for residential units, Energy Star appliances, and low-flow plumbing fixtures throughout the
building further enhance energy and water savings.

The project’ s lighting design exceeds energy code requirements by 25% through the use of fluorescent and
LED sources. Extensive electrical and water metering allow for the tracking of mechanical, lighting, and
water system performance. The building performs 51% better in terms of energy efficiency and 53% better
in water efficiency than atypical similar building.

While the building is more heavily used than originally anticipated, the energy savings compared to the
typical similar building is still significant. Between the efficiency strategies and the purchased green power,
the project meets the current 2030 Challenge target of 60% CO2 reduction. Most importantly, the resulting
utility cost savings allow for more funds to be directed to BCC’ s mission and the servicesit provides.

Metrics

Total pEUI:

80 kBtu/sf/yr

Net pEUI:

76 kBtu/sflyr

Percent Reduction from National Median EUI for Building Type (predicted):



51%

Lighting Power Density:

0.63 watts/sf

Upload Energy Data Attachment:
[<]7. Energy Metrics BCC.jpg

Materials & Construction

The building features two courtyards that are both constructed with durable
materials such as painted concrete and weathering steel, a recycled and recyclable product. Many materials
used in the building’ s construction are either locally sourced or sustainably harvested and produced,
including local brick, local concrete, and local, FSC-certified interior siding and trim. - Photo Credit: Sally
Schoolmaster

A close-up of durable, sustainable materialsincluding local brick, local
concrete, and recycled weathering steel. - Photo Credit: Sally Schoolmaster

Materials for this project were chosen specifically for their ability to optimize the health of residents, many
of whom suffer from illnesses; durability and maintenance; and energy use, given the public nature of the
project and its need for cost savings.

The building features two courtyards that are both constructed with durable materials such as painted
concrete and weathering steel, arecycled and recyclable product. Many materials used in the building’'s
construction are either locally sourced or sustainably harvested and produced, including local brick, local
concrete, and local, FSC-certified interior siding and trim.

In an effort to reduce the amount of materials used on the project, its concrete structure serves as the flooring
and ceiling in many areas. The use of thicker continuous exterior insulation allowed us to eliminate
insulation in the stud cavity. We incorporated Passive House concepts for the residential floors with high-
performing fiberglass windows and continuous insulation “ perfect wall” assembly, in addition to an IRMA
roof that keeps dew point and moisture out of wall and ceiling cavities.


https://www.aiatopten.org/sites/default/files/7. Energy Metrics_BCC.jpg

Additionally, a building-wide recycling plan, recycling stations on each floor, green housekeeping training,
and free green supplies for tenants help promote recycling and environmental stewardship for occupants.

Long Life, L oose Fit

Homeless resour ce center's entrance, ramp, and lockers demonstrating adaptive
reuse potential. - Photo Credit: Sally Schoolmaster

Homeless resour ce center's staff conference room demonstrating adaptive
reuse potential. - Photo Credit: Sally Schoolmaster

Homeless resour ce center's hallway and meeting room demonstrating
adaptive reuse potential. - Photo Credit: Sally Schoolmaster

Durability was atop priority for this publicly funded, sustainably minded project. The team made constant
and deliberate value decisions to invest in long-lasting solutions rather than accepting immediate savings,
examples include solid surface counters, solid core doors, higher performing windows, durable brick and
concrete skin, and post-tensioned concrete structure (as opposed to wood framing).

The team designed BCC to be a 100-year building, but parts and pieces are meant to be accessible and
replaceable over time as technologies improve or advance. Examples of these replaceable parts include the
rooftop equipment, solar hot water system, and windows. Notably, the windows were specifically designed
to be replaced without impacting the brick facade.

The building’ s concrete structure is a durable framework that allows for future uses. It was purpose-built but
could potentially be repurposed for senior or student housing, or along-term-stay hotel. The layout and
program are conducive to these other potential uses: a courtyard leads to a welcoming lobby, with
community and administrative spaces, acommercial kitchen, yoga and art rooms, and efficiency apartments
with galley kitchens.



Collective Wisdom & Feedback L oops

\We chose to install a graywater system rather than a rainwater system for
four reasons: 1. The Sate of Oregon had recently begun to allow graywater recycling in commercial
buildings and our client wanted to usthis project as a case study. 2. Sormwater management was already
being implemented in the design to limit runoff of rainwater. 3. Sgnificant sewer cost savings could be
realized by recycling graywater to toilets. 4. Because graywater is produced all year long without a dry
season like rainwater, significantly smaller tanks could be installed on the tight urban site conserving space
and installation cost. - Photo Credit: Holst Architecture

BCC is showing measurable results in both promoting housing stability among Portland’ s homeless, and in
its building performance. In the year following BCC’s opening, the client served more than 7,000 homeless
persons at the day center and kitchen, including approximately 200 veterans. More than 3,600 individuals
have been connected with social services, and more than 350 permanent housing placements have been
made. We are conducting ongoing monitoring of building performance via mobile electrical meters that
measure performance across the building and analyze plug loads and power demand.

One important lesson learned emerged from commissioning the building’ s innovative graywater. The
designers used the only graywater system manufacturer licensed by the state at the time. There are graywater
systems that are plug-and-play for small residential applications, and there are full-blown custom-designed
commercia systems, and we tried to do a hybrid of the two. However, the system was too residential for this
scale of development and intensity of use, so we had to revise it to utilize more robust pumps and filters, and
streamline maintenance procedures to ensure staff safety. We were truly on the bleeding edge of commercial
graywater for this size and type of project, and have many lessons to share.

Other Information
Cost and Payback Analysis:

Funded with limited public monies, rigorous cost-benefit analysis was performed to support decision-
making throughout the design process. Because the client, Home Forward, plans to own and occupy Bud
Clark Commons building for yearsto come, the project team evaluated severa energy conservation
measures by life cycle cost rather than the traditional first cost.

Energy and water conservation measures, with simple paybacks over longer periods than are typically
accepted by building owners, were implemented to provide reduced building operations costs. With long-
term occupancy, additional savings are anticipated to be realized as energy and water rates continue to
increase.

To financially support the sustainable design elements, the project was able to shift funds committed to the
building operation to fund the energy efficiency measures based on the annual energy cost savings these
systems would achieve. The energy and water conservation measures studied for the project include heat



recovery, efficient boilers, highly efficient envelope, solar hot water, and graywater reclamation. The
estimated payback for these measuresis a combined 14 years.
Process and Results:

PreDesign: Arguably no building before Bud Clark Commons has had this complex program mix of

homel ess services on such atight urban site, much less with such aspirational goals for sustainability.
Combining three specific and intense usesin avertically stacked program required an intense research phase
before we could design the building. The entire design team held charrettes, public workshops, and visited
other cities to better understand the problem and learn how this singular solution could begin to take shape.
An"all hands on deck" approach was taken with the owners, engineers, consultants, contractors, tenants,
neighbors, social services advocates, and the homeless community to foster a sense of ownership of the
project by the entire community.

Design: Designing for people experiencing homel essness required a deft understanding of how to create
warm and inviting design solutions that also stood up to high levels of use and sometimes abuse. We had to
create a healing environment that lifted people's spirits while ensuring that the building could be easily
cleaned, maintained, and repaired due to the extreme level of use. We liken the project to trying to combine
the welcoming environment of one's home with the durability of a penitentiary.

Rating System(s) Resullts:

Rating System:

LEED for New Construction v2.2
Rating Date:

2011

Score or Rating Result:

Platinum 54/69

Additional Images

Context plan showing Bud Clark Commons' urban infill site and central Portland
location.. - Photo Credit: Holst Architecture



Ste plan showing Bud Clark Commons' central urban location and proximity to
important Portland institutions. - Photo Credit: Holst Architecture

Floor plan for floors 1-2. - Photo Credit: Holst Architecture

Floor plan for floors 3-4. - Photo Credit: Holst Architecture

Floor plan for floors 5-8. - Photo Credit: Holst Architecture

Bud Clark Commons building section. - Photo Credit: Holst Architecture



Christian Columbres

Sally Schoolmaster

Dusk view of Bud Clark Commons from southwest. - Photo Credit:

View of Bud Clark Commons from the northeast, including custom
entrance gate that leads to public courtyard for the homeless seeking services and shelter. - Photo Credit:

Project Team and Contact I nfor mation
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