City of Portland

Bureau of Development Services
Land Use Services Division

Date:

August 1, 2008

To:

Interested Person

From:

Tim Heron, Land Use Services
503-823-7726 / theron@ci.portland.or.us

1900 SW Fourth Ave. Suite 5000
Portland, Oregon 97201
Telephone: 503-823-7300
TDD: 503-823-6868
FAX: 503-823-5630
www.portlandonline.com/bds

NOTICE OF A TYPE II DECISION ON A PROPOSAL IN
YOUR NEIGHBORHOOD
The Bureau of Development Services has approved a proposal in your neighborhood. The
reasons for the decision are included in this notice. If you disagree with the decision, you can
appeal it and request a public hearing. Information on how to appeal this decision is listed at
the end of this notice.

CASE FILE NUMBER: LU 08-127304 HDZM-

PARK APTS REVISIONS

GENERAL INFORMATION
Applicants:

Kurt Schultz, SERA Architects, 503-445-7312
338 NW 5th Avenue
Portland, OR 97209
Mark Desbrow, Opus NWR Development LLC, 503-916-8963
1500 SW 1st Ave, Ste 1100
Portland, OR 97201

Owner:

Opus NWR Development LLC
10350 Bren Rd W
Minnetonka, MN 55343-9014

Site Address:

1830 NW HOYT ST and 510 NW 19TH AVE

Legal Description:
Tax Account No.:
State ID No.:
Quarter Section:

LOT 2&3 BLOCK 174, COUCHS ADD; LOT 6&7 BLOCK 174, COUCHS
ADD
R180215850, R180215870
1N1E33AC 08000, 1N1E33AC 08100
2928

Neighborhood:
Business District:
District Coalition:
Plan District:

Northwest District, contact John Bradley at 503-227-7484.
Nob Hill, contact Kay Wolfe at 503-227-0898.
Neighbors West/Northwest, contact Mark Sieber at 503-823-4212.
Northwest, Historic Alphabet District

Zoning:
Case Type:
Procedure:

EXd, Central Employment with design overlay
HDZM, Historic Design Review with Modification Requests
Type II, an administrative decision with appeal to the Landmarks
Commission.

Proposal: The applicants seek Historic Design Review approval for changes to a previous
Historic Design Review case, LU 07-177285 HDZM, in which the Portland Historic Landmarks
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Commission approved a 6-story, mixed-use residential building in the Historic Alphabet
District.
Additions and revisions to the proposal include:
 The relocation of four (4) balconies approved at the building’s fifth floor (two at the west
elevation, one at south elevation, and one at the north elevation) to the third floor;
 The relocation of six (6) balconies from the back façade of the entry courtyard to the north
and south façades of the courtyard;
 The reduction from 12 to eight (8) balconies at the third and fourth floors at the east
elevation;
 The location of decorative scroll style grilles [to screen louvers necessary for mechanical
ventilation] at various points along each building façade;
 Additional trim detailing below central window bays and between attic story roof brackets;
and
 Addition of four heat pump mechanical units at the rooftop, approximately 24-inches tall by
14-inches wide and 32-inches long.
Modifications requests through Historic Design Review, PZC 33.846.070:
1. PZC 33.266.310.D Size of loading spaces: the applicant requests to reduce the width of the
residential loading space, accessed from NW Hoyt Street, from 10’-0” to 8’-7”.
2. PZC 33.266.310.E Placement, setbacks and landscaping, Table 266-7: the applicant
requests a reduction in the minimum width of the loading area setbacks from 5-feet to:
a. 3’-4” for the 35-foot length only of the retail loading space, accessed from NW Glisan
Street; and
b. 4’-7” for the 35-foot length only of the 35-foot deep residential loading space, accessed
from NW Hoyt Street.
The previous Historic Design Review case (LU 07-177285 HDZM) approved a modification to
this standard to allow for L3 perimeter landscaping at this location to be met with wood
fencing in lieu of the otherwise required masonry wall. The wood fencing and landscaping
will remain.
Because the proposal is for revisions to a previously approved project in a Historic District,
Historic Design Review is required.
Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33,
Portland Zoning Code. The relevant criteria are:




33.846 Historic Design Review
Community Design Guidelines
Historic Alphabet District—Community
Design Guidelines Addendum




33.846.070 Modifications Considered
During Historic Design Review
Oregon Statewide Planning Goals

ANALYSIS
Site and Vicinity: The 20,000 square-foot site is located in the Historic Alphabet District and
the Northwest Plan District. The site was previously developed with two, one-story buildings
that have since been demolished in order to construct the building approved through LU 07177285 HDZM by the Portland Historic Landmarks Commission. The project site is bounded
on the east and north by residential development—both single-family and multifamily housing.
Couch Park is located directly to the west of the site, and south of the site is a mix of
residential and commercial development.
More than 30 Landmark properties lie within a three-block radius of the site, and a number of
notable City of Portland Landmarks and National Register properties are within a block of the
site. Immediately to the east of the site is the Emil Jorgensen Residence, which is a Portland
Historic Landmark and also listed on the National Register of Historic Places. Diagonally
across Glisan Street to the southwest is the Temple Beth Israel, which is also a Portland
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Historic Landmark and listed on the National Register of Historic Places. South and southeast
of the site are the Elliston Apartments and the Wickersham Apartments, and along NW Hoyt
Street, one block east, are the series of eight Trenkmann Houses, all designated Portland City
Landmarks and listed on the National Register of Historic Places.
The site is within the Northwest Pedestrian District. Portland’s Transportation System Plan
identifies NW 19th Avenue as a Major Transit Street and a City Bikeway. NW Glisan Street is a
Major Transit Street and a City Bikeway. NW Hoyt Street is a Local Service Street and a Local
Service Bikeway.
Zoning: The Central Employment Zone (EX) implements the Central Employment map
designation of the Comprehensive Plan. The zone allows mixed uses and is intended for areas
in the center of the City that have predominantly industrial type development. The intent of
the zone is to allow industrial, business, and service uses which need a central location.
Residential uses are also allowed. The development standards are intended to allow new
development, which is similar in character to existing development.
The Design Overlay Zone [d] promotes the conservation, enhancement, and continued vitality of
areas of the City with special scenic, architectural, or cultural value. This is achieved through
the creation of design districts and applying the Design Overlay Zone as part of community
planning projects, development of design guidelines for each district, and by requiring design
review. In addition, design review ensures that certain types of infill development will be
compatible with the neighborhood and enhance the area.
The Historic Resource Protection overlay zone is comprised of Historic and Conservation
Districts, as well as Historic and Conservation Landmarks. The regulations that pertain to
these properties protect certain historic resources in the region and preserve significant parts
of the region’s heritage. Historic preservation beautifies the city, promotes the city’s economic
health, and helps to preserve and enhance the value of historic properties.
Land Use History: City records indicate that prior land use reviews include the following:
 07-177285 HDZM: Approval of a 6-story, 65-foot tall, mixed-use development.
Agency Review: A “Notice of Proposal in Your Neighborhood” was mailed June 13, 2008. The
following Bureaus have responded with no issues or concerns:






Portland Fire & Rescue;
Portland Water Bureau;
Bureau of Transportation Engineering & Development;
Urban Forestry Division of Portland Parks & Recreation; and
Site Development Section of the Bureau of Development Services.



The Life Safety (Building Code) Section of the Bureau of Development Services responded
with the following comment. Please see Exhibit E.1 for additional details.
“A separate Building Permit is required for the work proposed and the proposal must be
designed to meet all applicable building codes and ordinances.”



The Bureau of Environmental Services responded in TRACS with the following comment.
“BES has no objections to the proposed project. Please also refer to the BES response to LU
07-177285 HDZM, which was also acceptable to BES, and BDS Site Development's
comments. Further development of the property would be subject to the Bureau of
Environmental Services' standards and requirements during the building plan review
process.”

Neighborhood Review: A “Notice of Proposal in Your Neighborhood” was mailed on June 13,
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2008. Two written responses have been received from either the Neighborhood Association or
notified property owners in response to the proposal.
 On July 2, 2008 a response was received from James Bash, Congregational President of the
First Immanuel Lutheran Church at 1816 NW Irving Street (Exhibit F.1). The congregation
is in favor of the project and believes that it will benefit the neighborhood.
 On July 7, 2008 a response was received from JoZell Johnson of 533 NW 18th Avenue
(Exhibit F.2). The letter asks for clarification regarding the number of balconies proposed
on the east building façade. In addition, the respondent is concerned with the ability to
allow for adequate landscaping along the east property line with the proposed
modifications, and is also concerned with the likelihood of trees in these setback areas
prospering.
Staff response: Revision from 12 to 8 balconies along the east façade is proposed; 12 were
originally approved. Concerns raised regarding adequacy of landscaping have been addressed
below in the Findings for the Modification requests.

ZONING CODE APPROVAL CRITERIA
1) HISTORIC DESIGN REVIEW (33.846)
Chapter 33.846, Historic Reviews
Purpose of Historic Design Review
Historic Design Review ensures the conservation and enhancement of the special
characteristics of historic resources.
Historic Design Review Approval Criteria
Requests for historic design review will be approved if the review body finds the applicant has
shown that all of the approval criteria have been met.
Findings: The site is located within the Alphabet Historic District. Therefore the proposal
requires Historic Design Review approval. The applicable design guidelines are the
Community Design Guidelines and the Historic Alphabet District Community Design
Guidelines Addendum [33.846.060 E.1.c].
Historic Alphabet District - Community Design Guidelines Addendum
These guidelines were adopted on September 5, 2000 and were developed to work with the
Community Design Guidelines to provide a set of guidelines specific to the district.
Community Design Guidelines
These guidelines provide the constitutional framework for all design review areas outside the
Central City that are not covered by their own specific area design guidelines. The Community
Design Guidelines focus on three general categories: (P) Portland Personality, which
establishes Portland’s urban design framework; (E) Pedestrian Emphasis, which states that
Portland is a city for people as well as cars and other transportation systems; and (D) Project
Design, which assures that each development is sensitive to both Portland’s urban design
framework and the users of the city.
Staff has considered all guidelines and only has addressed those considered applicable to this
proposal. Historic Alphabet District Guidelines and Community Design Guidelines are addressed
concurrently.
Historic Alphabet District Approval Criteria
1. Historic Changes. Most properties change over time; those changes that have acquired
historic significance will be preserved.
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Findings: The proposal is for minor changes to an approved building design (LU 07177285 HDZM). The two buildings that previously occupied the site were built in 1966 and
1940. Both were non-contributing structures in the district and were demolished.
Therefore, this guideline is not applicable.
2. Differentiate New from Old. New additions, exterior alterations, or related new construction
will retain historic materials that characterize a property to the extent practicable. Replacement
materials should be reasonable facsimiles of the historic materials they replace. The design of
new construction will be compatible with the historic qualities of the district as identified in the
Historic Context Statement.
3. Hierarchy of Compatibility. Exterior alterations and additions will be designed to be
compatible primarily with the original resource, secondarily with adjacent properties, and
finally, if located within a historic or conservation district, with the rest of the District. Where
practical, compatibility will be pursued on all three levels. New development will seek to
incorporate design themes characteristic of similar buildings in the Historic Alphabet District.
Community Design Guidelines
P1. Plan Area Character. Enhance the sense of place and identity by incorporating site and
building design features that respond to the area’s desired characteristics and traditions.
P2. Historic and Conservation Districts. Enhance the identity of historic and conservation
districts by incorporating site and building design features that reinforce the area’s historic
significance. Near historic and conservation districts, use such features to reinforce and
complement the historic areas.
Findings for Historic Alphabet Approval Criteria 2-3 and Community Design
Guidelines P1 and P2: The site is located in the Northwest Plan District and the Historic
Alphabet District. As noted in the Historic Context Statement, among the most significant
features of the district is the concentration of historic multi-family buildings, many of which
were designed between 1903 and 1940. The subject building (approved through LU 07177285 HDZM) has been designed to complement the rich history and extensive inventory
of multi-family housing in the district. The design utilizes the “courtyard apartment”
prototype and American Renaissance style exemplified by Cambell Court and The Biltmore.
The current proposal relocates several balconies at the east and west façades, and within
the central courtyard facing NW Couch Park. Four balconies that were approved at the
building’s fifth floor will be relocated to the third floor. Relocating these balconies to the
third floor will help to reduce the verticality and overall scale of the building façades. In
addition, the relocation of these four balconies is consistent with decorative balconies on
many historic buildings within the district that occur just above the building base. Six
balconies that were approved at the back façade of the entry court will move to the north
and south façades of the courtyard area. Relocating these six balconies will help to increase
the visual depth of the courtyard from NW 19th Avenue. In addition, this treatment is more
consistent with the pattern of balconies on other courtyard buildings within the district,
such as Trinity Place Apartments. As in the previous proposal, the balconies will feature
painted steel railings and detail elements that will tie them to wrought iron detailing
common in the district.
The four heat pumps at the rooftop, approximately 24-inches tall by 14-inches wide by 32inches long and setback of a minimum of 30-feet from the closest façade or street property
line, are a modest addition to the roofscape in size and setback and will not be visible from
the street or Couch Park views.
In regards to the proposed decorative grilles [serving as screening element for mechanical
louvers], Staff expressed concern due to the sheer number of grilles proposed, the standard
louver section design, and lack of integration within a previously approved historic review
design. As a result of several design iterations, the number, design, and placement of the
louvers has changed significantly from the previously mailed proposal notice. Specific
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attention to the adjacent material, architectural composition and overall integrity of the
previously approved building design has been incorporated into the final proposal.
In the Historic Alphabet District, there are numerous examples of decorative grilles used in
structures that are either national historic properties or structures that are listed as
contributing to the historic district. They are most typically found in stucco/Spanish or
renaissance style exteriors and utilize decorative architectural grilles, which are consistent
with the architectural style as decorative grilles are a predominant feature of the Spanish or
renaissance style. These decorative grilles typically incorporate a “scroll” pattern that was
often found in historic “Reggio” style grilles, a manufacturer of decorative grilles for over
100 years.
The applicant has proposed to fabricate a “Reggio” style scroll grille out of steel plate using
a laser cut pattern that will screen the mechanical louvers. All decorative grilles will be
custom painted to match the adjacent material at each of the various grille locations
[whether stucco, wood or rusticated cement plaster finish], as were the several grille
examples that are found throughout the historic district. Some scroll grilles have been
added between the decorative brackets, with additional trim incorporated into the overall
bracketing design. This additional detailing and grille placement is also found situated
between decorative brackets in other attic story featured buildings such as at the Biltmore
Apartments (a national register property). Additional scroll grilles have been recessed
within the stucco exterior along the Hoyt and Glisan Streets, centered between the window
bays with an articulated sill element, adding relief and shadow lines that add character and
interest to these elevations. Grilles located below window bays have been integrated within
an additional secondary system of wood trim that further divides the total grille area visible
at the façade while adding interest and variety to this areas. The remaining grilles will be
located at projecting balcony floor levels behind railings or at the east elevation screened by
future landscape areas or otherwise not visible from any street frontage.
Due to the limited visibility of the total grilles proposed, their historically relevant scroll
style design, and the overall integrated placement within the previously approved
elevations, these grilles merit approval. The building’s exterior design will remain
compatible with the inventory of historic apartment buildings within the district. Therefore,
these guidelines are met.
D1. Outdoor Areas. When sites are not fully built on, place buildings to create sizable, usable
outdoor areas. Design these areas to be accessible, pleasant, and safe. Connect outdoor areas
to the circulation system used by pedestrians;
D3. Landscape Features. Enhance site and building design through appropriate placement,
scale, and variety of landscape features.
Findings for D1 and D3: While the approved building occupies nearly the entire site, the
proposed balconies, relocated to the third floor, closer to the sidewalk environment, will
function to enhance the connection between the building’s private spaces and the
surrounding public realm. In addition, as previously approved, the rear outdoor area will
act as a backyard for the building’s residents, extending the usable living area of the
building outdoors. Further, a heavily landscaped setback and cedar fence at the east edge
of property will screen the building’s loading areas from the properties to the east.
Therefore, these guidelines are met.
D5. Crime Prevention. Use site design and building orientation to reduce the likelihood of
crime through the design and placement of windows, entries, active ground level uses, and
outdoor areas.
Findings: The relocated balconies will contribute to active building façades, which will
allow for greater surveillance opportunities of the surrounding streets and the adjacent
park. Therefore, this guideline is met.
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D7. Blending into the Neighborhood. Reduce the impact of new development on established
neighborhoods by incorporating elements of nearby, quality buildings such as building details,
massing, proportions, and materials.
D8. Interest, Quality, and Composition. All parts of a building should be interesting to view,
of long lasting quality, and designed to form a cohesive composition.
Findings for D7 and D8: The proposal incorporates details and materials found on nearby,
high-quality buildings. The proposed steel balconies introduce long-lasting, high-quality
elements to the building’s façade. Even with the new balcony locations, the design
maintains a cohesive composition that blends well with the established neighborhood.
Relocating the balconies to the side façades within the building’s courtyard area is
consistent with other historic apartment building in the neighborhood, and will also
function to increase the visual depth of the courtyard. In addition, locating the balconies at
the north, south, and west façade at the third floor, as opposed to the fifth, is consistent
with buildings in the district that have decorative balconies just above the base of the
building.
As mentioned above, the laser-cut steel scroll style grilles are a high-quality decorative
feature. While all the grilles are decorative in nature, the number proposed necessitated
restricting their placement on the building façades in order to preserve their interest as
decorative elements and not an excessively prominent feature. The design considered
various locations for the decorative grilles within the façade that has successfully limited
the overall visibility from the street, while creatively integrating visible grilles within the
façade at secondary window trim and roof bracket locations. Stucco locations, including
Hoyt, Glisan and the courtyard elevations, were centered between the window bays with an
articulated sill element, adding relief and shadow lines that add character and interest to
these elevations. All the decorative grilles have been located at various locations to best
eliminate their view from the surrounding streetscape, or to successfully integrate their
placement within the historic façade.
The detailing of the grilles and their varied placement and integration within the façade
creates interest appropriate to the historic district and integrated within the overall building
composition. Therefore, these guidelines are met.
2) MODIFICATION REQUESTS THROUGH HISTORIC DESIGN REVIEW (33.846)
33.445.050 Modifications that Enhance Historic Resources and
33.846.070 Modifications Considered During Historic Design Review
The review body may grant modifications to site-related development standards, including the
sign standards of Chapters 32.32 and 32.34 of the Sign Code, as part of the historic design
review process. However, modification to a parking and loading regulation within the Central
City plan district may not be considered through the historic design review process.
Modifications made as part of historic design review are not required to go through a separate
adjustment process. To obtain approval of a modification to site-related development
standards, the applicant must show that the proposal meets the approval criteria.
Modifications to all other standards are subject to the adjustment process. Modifications that
are denied through historic design review may be requested through the adjustment process.
The approval criteria for modifications considered during historic design review are:
A.

Better meets historic design review approval criteria. The resulting development will
better meet the approval criteria for historic design review than would a design that meets
the standard being modified; and

B.

Purpose of the standard.
1. The resulting development will meet the purpose of the standard being modified; or
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2. The preservation of the character of the historic resource is more important than
meeting the purpose of the standard for which a modification has been requested.
1. PZC 33.266.310.D Size of loading spaces: the applicant requests to reduce the width of the
residential loading space, accessed from NW Hoyt Street, from 10’-0” to 8’-7”.
Purpose of Loading Standards: A minimum number of loading spaces are required to
ensure adequate areas for loading for larger uses and developments. These regulations
ensure that the appearance of loading areas will be consistent with that of parking areas. The
regulations ensure that access to and from loading facilities will not have a negative effect on
the traffic safety or other transportation functions of the abutting right-of-way.
Findings: The development will have two loading spaces, one located off Hoyt Street,
intended for residential use, and one located off Glisan Street, intended for retail use. Both
spaces are designed to allow for vehicles to back into the space and for forward motion out
of the space (Modification to Loading Standards, Forward Motion 33.266.310.F was
approved through LU 07-177285 HDZM). By maintaining the two required loading spaces
for the development, and reducing one of these spaces to 8’-7”, the resulting development
will continue to meet the purpose of the loading standard. As previously stated, the loading
space being modified will be designated for residential use only; primarily for tenants
moving in and out of the building. The proposed size of this space is still adequate to allow
for small moving vans and trucks, and its width will ensure that it is used only for
residential purposes. The loading space accessed via Glisan, designated for retail use and
trash pickup, will meet the size standard.
This modification will better meet Community Design Guideline D7: Blending into the
Neighborhood. Again, the size of the space will ensure that it is only used for residential
purposes, and therefore will help to maintain the quiet, residential character of NW Hoyt
Street. The reduction in loading space width will also allow for a wider landscape buffer
along the east property line to be maintained, reducing potential negative impacts of the
loading area on adjacent residential structures and better meeting design guideline D3:
Landscape Features.
Therefore, this modification request merits approval.
2. PZC 33.266.310.E Placement, setbacks and landscaping, Table 266-7: the applicant
requests a reduction in the minimum width of the loading area setbacks from 5-feet to:
 3’-4” for the 35-foot length only of the retail loading space, accessed from NW Glisan
Street; and
 4’-7” for the 35-foot length only of the 35-foot deep residential loading space, accessed
from NW Hoyt Street.
The previous Historic Design Review case (LU 07-177285 HDZM) approved a modification to
this standard to allow for L3 perimeter landscaping at this location to be met with wood
fencing in lieu of the otherwise required masonry wall. The wood fencing and landscaping
will remain.
Purpose of Loading Standards: A minimum number of loading spaces are required to
ensure adequate areas for loading for larger uses and developments. These regulations
ensure that the appearance of loading areas will be consistent with that of parking areas. The
regulations ensure that access to and from loading facilities will not have a negative effect on
the traffic safety or other transportation functions of the abutting right-of-way.
Findings: This modification includes a reduction in the width of the landscape buffer
abutting the retail loading space (accessed via Glisan) from the 5-foot requirement to 3’-4”
and a reduction in the width of the landscape buffer abutting the residential loading space
(accessed via Hoyt) to 4’-7”. Reducing the width of the landscape buffer along the retail
loading space allows the space to remain 10 feet wide, which is necessary for the retail
deliveries and trash removal that will occur at this location. Reducing the width of the
landscape area at the residential space will allow for a 8’-7”-wide space; therefore, adequate
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loading areas will still be provided on the site. In addition, a 6-foot tall cedar fence is
proposed at the east property line and the applicants will be providing a high level of
landscaping within the east setback, including 17 maple trees.
By choosing to locate the full-size, retail loading space off of Glisan, and in effect reducing
the width of the setback at this location by 1’-8”, there are greater opportunities for more
generous landscaped areas at the center and northern portions at the rear of the site.
Therefore, the landscaping proposed at these locations will better reflect the more
residential character of NW Hoyt, and as a result better meet the Community Design
Guidelines D3: Landscape Features and D7: Blending into the Neighborhood.
Therefore, these modifications merit approval.
3) OREGON STATEWIDE PLANNING GOALS
Findings addressing the Statewide Land Use Planning Goals are included because it is possible
that some may argue that Ordinance 177920 is not acknowledged. On appeal of the adoption of
Ordinance 177920, LUBA and the Court of Appeals denied most challenges to Ordinances
177920, but remanded solely on the basis that the City had not fully complied with the
Transportation System Plan in rezoning certain areas on NW Vaughn Street, given the potential
impact on the NW Vaughn Street, NW 23rd Avenue intersection. All findings adopted to support
Ordinance 177920 other than those relating to the NW Vaughn Street rezoning, TSP compliance
and the NW 23rd /Vaughn intersection are incorporated herein by this reference.
1. CITIZEN INVOLVEMENT
Goal 1 Calls for the “opportunity for citizens to be involved in all phases of the planning
process”. It requires each city and county agency to have a citizen Involvement Program
containing six components specified in the goal. It also requires local Governments to have
a committee for citizen involvement (CCI) to monitor and encourage public participation in
planning.
Response: The City’s process for adoption of Ordinance 177920 involved substantial citizen
involvement, with multiple hearings before the Planning Commission and City Council.
Those portions of Ordinance 177920 related to this application were affirmed on review by
LUBA and the Court of Appeals.
The Type II Historic Design Review Process closely follows this goal at the City and
Community level. Neighborhood groups, jurisdictional agencies and environmental
agencies all have significant involvement in the planning process. Citizen’s involvement is
carried out through public notice providing an exchange of comments, a public hearing,
and an appeal process. This process ensures that the project addresses the concerns of
citizens and community through the review process.
The proposed concept design was also presented to the neighborhood association. Part of
this historic design review process included a notice of proposal was sent to the
neighborhood association and to residents in the area inviting comment.
2. LAND USE PLANNING
Goal 2 Outlines basic procedures of Oregon’s statewide planning program. It says that land
use decisions are to be made in accordance with a comprehensive plan, and that suitable
“implementation ordinances” to put the plans’ policies into effect must be adopted. It
requires that plans be based on “factual information”; that local plans and ordinances be
coordinated with those of other jurisdictions and agencies; and that plans be reviewed
periodically and amended as needed. Goal 2 also contains Standards for taking exceptions
to statewide goals. An exception may be taken when a statewide goal cannot or should not
be applied to a particular area or situation.
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Response: The code provisions governing this Review (adopted by Ordinance 178020) have
been affirmed on appeal to LUBA and thus are acknowledged to be in compliance with the
statewide land use planning goals. The provisions in the Northwest District Plan relevant to
this application have been challenged and upheld on appeal. Compliance with the Goals
and the comprehensive plan is assured by compliance with the acknowledged code
provisions. The proposed project complies with the applicable code provisions, and is
therefore consistent with Plan policies.
5.

NATURAL RESOURCES, SCENIC AND HISTORIC AREAS, AND OPEN SPACES
Goal 5 To protect natural resources and conserve scenic and historic areas and open
spaces. Local governments and state agencies are encouraged to maintain current
inventories of these resources.
Response: Ordinance 178020, which specifically governs the project under review, has
been affirmed on appeal. Among the challenges raised to the ordinance were Goal 5
challenges. The decision affirming the adoption of Ordinance 178020 results in
acknowledgment that Ordinance 178020 is consistent with the statewide land use planning
goals, including Goal 5. Compliance with the applicable code criteria adopted by Ordinance
178020 and other previous acknowledged ordinances is therefore sufficient to comply with
Goal 5.

6. AIR, WATER, AND LAND RESOURCES QUALITY
Goal 6 To maintain and improve the quality of the air, water and land resources of the
state. This goal requires local comprehensive plans and implementing measures to be
consistent with state and federal regulations on such matters.
Response: Ordinance 178020 is acknowledged to be in compliance with all goals, including
Goal 6, so compliance with Ordinance 178020 demonstrates compliance with Goal 6.
10. HOUSING
Goal 10 To provide for the housing needs of citizens of the state.
Response: Ordinance 178020 is acknowledged to be in compliance with all goals,
including Goal 10, so compliance with Ordinance 178020 demonstrates compliance with
Goal 10. The project and use is specifically authorized by acknowledged code provisions.
11. PUBLIC FACILITIES AND SERVICES
Goal 11 Calls for efficient planning of public services such as sewers, water, law
enforcement and fire protection. The goal’s central concept is that public services should be
planned in accordance with a community’s needs and capacities rather than be forced to
respond to development as it occurs.
Response: Ordinance 178020 is acknowledged to be in compliance with all goals,
including Goal 11, so compliance with Ordinance 178020 demonstrates compliance with
Goal 11.
12. TRANSPORTATION
Goal 12 The goal aims to provide “a safe, convenient and economic transportation system.”
It asks for communities to address the needs of the transportation disadvantaged.
Response: Ordinance 178020 is acknowledged to be in compliance with all goals,
including Goal 12, so compliance with Ordinance 178020 demonstrates compliance with
Goal 12.
13. ENERGY
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Goal 13 Goal 13 declares that “land and uses developed on the land shall be managed and
controlled so as to maximize the conservation of all forms of energy, based upon sound
economic principles.”
Response:
Ordinance 178020 is acknowledged to be in compliance with all goals, including Goal 6, so
compliance with Ordinance 178020 demonstrates compliance with Goal 6.
14. URBANIZATION
Goal 14 This goal requires cities to estimate future growth and needs for land and then
plan and zone enough land to meet those needs. It calls for each City to establish an “urban
growth boundary” (UGB) to identify and separate urbanizable land from rural land. It
specifies seven factors that must be considered in drawing up a UGB. It also lists four
criteria to be applied when undeveloped land within a UGB is to be converted to urban
uses.
Response: This is an urban project within an existing city. Goal 14 is not applicable.
Ordinance 178020 is acknowledged to be in compliance with all goals, including Goal 14, so
compliance with Ordinance 178020 demonstrates compliance with Goal 14.
Goals 3, 4, 7, 8, 15-19, respectively, are not applicable to either Portland or this particular
project.
The above findings demonstrate that the proposed project is consistent with the Statewide
Planning Goals as required under ORS 197.625(3)(a).
CONCLUSIONS
The proposed project is consistent with all applicable code standards. Because the code
standards have been acknowledged to be in compliance with the goals, the project is
consistent with the statewide land use planning goals.

DEVELOPMENT STANDARDS
Unless specifically required in the approval criteria listed above, this proposal does not have to
meet the development standards in order to be approved during this review process. The plans
submitted for a building or zoning permit must demonstrate that all development standards of
Title 33 can be met, or have received an Adjustment or Modification via a land use review prior
to the approval of a building or zoning permit.

CONCLUSIONS
The purpose of the historic design review process is to ensure that exterior alterations to
existing buildings protect the integrity of the special characteristics of the historic resources.
The rearrangement of balcony locations is modest and improves the building design
composition. The varied placement and limited visibility of the decorative grilles within the
façade create interest appropriate to the historic district and are successfully integrated within
the overall building composition. The building’s exterior design will remain compatible with the
inventory of historic apartment buildings within the district.
The Modification to loading will not inhibit the vehicular use of loading areas at the reduced
width. The increased density of landscaping materials otherwise required mitigates the
Modification to the landscaping setback, further improving the screening goals of these areas.
The proposal meets the applicable historic design guidelines and Modification criteria and
therefore warrants approval.
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ADMINISTRATIVE DECISION
Approval for changes to the Park Apartments, previously approved per LU 07-177285 HDZM,
including:
 The relocation of four (4) balconies approved at the building’s fifth floor (two at the west
elevation, one at south elevation, and one at the north elevation) to the third floor;
 The relocation of six (6) balconies from the back façade of the entry courtyard to the north
and south façades of the courtyard;
 The reduction from 12 to eight (8) balconies at the third and fourth floors at the east
elevation;
 The location of decorative scroll style grilles [to screen louvers necessary for mechanical
ventilation] at various points along each building façade;
 Additional trim detailing below central window bays and between attic story roof brackets;
and
 Addition of four heat-pump mechanical units at the rooftop, approximately 24-inches tall by
14-inches wide and 32-inches long.
Approval of Modifications through Historic Design Review:
1. PZC 33.266.310.D Size of loading spaces: reduce the width of the residential loading space,
accessed from NW Hoyt Street, from 10’-0” to 8’-7”; and
2. PZC 33.266.310.E Placement, setbacks and landscaping, Table 266-7: reduction in the
minimum width of the loading area setbacks from 5-feet to:
a. 3’-4” for the 35-foot length only of the retail loading space, accessed from NW Glisan
Street; and
b. 4’-7” for the 35-foot length only of the 35-foot deep residential loading space, accessed
from NW Hoyt Street.
Approval of per Exhibits C-1 through C-16, signed and dated July 30, 2008, subject to the
following conditions:
A. As part of the building permit application submittal, each of the 4 required site plans and
any additional drawings must reflect the information and design approved by this land use
review as indicated in Exhibits C.1-C.16. The sheets on which this information appears
must be labeled, "Proposal and design as approved in Case File # LU 08-127304 HDZM. No
field changes allowed.”
Decision rendered by: ____________________________________________ on July 30, 2008
By authority of the Director of the Bureau of Development Services

Decision mailed: August 1, 2008
Staff Planner: Tim Heron
About this Decision. This land use decision is not a permit for development. Permits may be
required prior to any work. Contact the Development Services Center at 503-823-7310 for
information about permits.
Procedural Information. The application for this land use review was submitted on May 7,
2008, and was determined to be complete on May 21, 2008.
Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed under
the regulations in effect at the time the application was submitted, provided that the
application is complete at the time of submittal, or complete within 180 days. Therefore this
application was reviewed against the Zoning Code in effect on May 7, 2008.
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ORS 227.178 states the City must issue a final decision on Land Use Review applications
within 120-days of the application being deemed complete. The 120-day review period may be
waived or extended at the request of the applicant. In this case, the applicant did not waive or
extend the120-day review period.
Some of the information contained in this report was provided by the applicant.
As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is on the
applicant to show that the approval criteria are met. The Bureau of Development Services has
independently reviewed the information submitted by the applicant and has included this
information only where the Bureau of Development Services has determined the information
satisfactorily demonstrates compliance with the applicable approval criteria. This report is the
decision of the Bureau of Development Services with input from other City and public agencies.
Conditions of Approval. If approved, this project may be subject to a number of specific
conditions, listed above. Compliance with the applicable conditions of approval must be
documented in all related permit applications. Plans and drawings submitted during the
permitting process must illustrate how applicable conditions of approval are met. Any project
elements that are specifically required by conditions of approval must be shown on the plans,
and labeled as such.
These conditions of approval run with the land, unless modified by future land use reviews.
As used in the conditions, the term “applicant” includes the applicant for this land use review,
any person undertaking development pursuant to this land use review, the proprietor of the
use or development approved by this land use review, and the current owner and future
owners of the property subject to this land use review.
Appealing this decision. This decision may be appealed to the Landmarks Commission,
which will hold a public hearing. Appeals must be filed by 4:30 PM on August 15, 2008 at
1900 SW Fourth Ave. Appeals can be filed on the first floor in the Development Services Center
until 3 p.m. After 3 p.m., appeals must be submitted to the receptionist at the front desk on
the fifth floor. An appeal fee of $250 will be charged. The appeal fee will be refunded if the
appellant prevails. There is no fee for ONI recognized organizations appealing a land use
decision for property within the organization’s boundaries. The vote to appeal must be in
accordance with the organization’s bylaws. Low-income individuals appealing a decision for
their personal residence that they own in whole or in part may qualify for an appeal fee waiver.
In addition, an appeal fee may be waived for a low income individual if the individual resides
within the required notification area for the review, and the individual has resided at that
address for at least 60 days. Assistance in filing the appeal and information on fee waivers is
available from BDS in the Development Services Center. Fee waivers for low-income
individuals must be approved prior to filing the appeal; please allow 3 working days for fee
waiver approval. Please see the appeal form for additional information.
The file and all evidence on this case are available for your review by appointment only. Please
contact the receptionist at 503-823-7967 to schedule an appointment. I can provide some
information over the phone. Copies of all information in the file can be obtained for a fee equal
to the cost of services. Additional information about the City of Portland, city bureaus, and a
digital copy of the Portland Zoning Code is available on the internet at
www.portlandonline.com.
Attending the hearing. If this decision is appealed, a hearing will be scheduled, and you will
be notified of the date and time of the hearing. The decision of the Landmarks Commission is
final; any further appeal must be made to the Oregon Land Use Board of Appeals (LUBA) within
21 days of the date of mailing the decision, pursuant to ORS 197.620 and 197.830. Contact
LUBA at 550 Capitol St. NE, Suite 235, Salem, Oregon 97301, or phone 1-503-373-1265 for
further information.
Failure to raise an issue by the close of the record at or following the final hearing on this case,
in person or by letter, may preclude an appeal to the Land Use Board of Appeals (LUBA) on that
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issue. Also, if you do not raise an issue with enough specificity to give the Landmarks
Commission an opportunity to respond to it, that also may preclude an appeal to LUBA on that
issue.
Recording the final decision.
If this Land Use Review is approved the final decision must be recorded with the Multnomah
County Recorder. A few days prior to the last day to appeal, the City will mail instructions to
the applicant for recording the documents associated with their final land use decision.
• Unless appealed, The final decision may be recorded on or after August 18, 2008.
• A building or zoning permit will be issued only after the final decision is recorded.
The applicant, builder, or a representative may record the final decision as follows:
•

By Mail: Send the two recording sheets (sent in separate mailing) and the final Land Use
Review decision with a check made payable to the Multnomah County Recorder to:
Multnomah County Recorder, P.O. Box 5007, Portland OR 97208. The recording fee is
identified on the recording sheet. Please include a self-addressed, stamped envelope.

•

In Person: Bring the two recording sheets (sent in separate mailing) and the final Land Use
Review decision with a check made payable to the Multnomah County Recorder to the
County Recorder’s office located at 501 SE Hawthorne Boulevard, #158, Portland OR
97214. The recording fee is identified on the recording sheet.

For further information on recording, please call the County Recorder at 503-988-3034
For further information on your recording documents please call the Bureau of Development
Services Land Use Services Division at 503-823-0625.
Expiration of this approval. An approval expires three years from the date the final decision
is rendered unless a building permit has been issued, or the approved activity has begun.
Where a site has received approval for multiple developments, and a building permit is not
issued for all of the approved development within three years of the date of the final decision, a
new land use review will be required before a permit will be issued for the remaining
development, subject to the Zoning Code in effect at that time.
Zone Change and Comprehensive Plan Map Amendment approvals do not expire.
Applying for your permits. A building permit, occupancy permit, or development permit may
be required before carrying out an approved project. At the time they apply for a permit,
permittees must demonstrate compliance with:
•
•
•
•

All conditions imposed herein;
All applicable development standards, unless specifically exempted as part of this land use
review;
All requirements of the building code; and
All provisions of the Municipal Code of the City of Portland, and all other applicable
ordinances, provisions and regulations of the City.
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EXHIBITS
NOT ATTACHED UNLESS INDICATED
A. Applicant’s Statement
3. Response to incomplete letter June 3, 2008
4. July 9, 2008 response to neighbor concerns
5. July 9, 2008 revised submittal
6. July 11, 2008 revised submittal
7. July 14, 2008 revised submittal
8. July 18, 2008 revised submittal
9. July 22, 2008 revised submittal
B. Zoning Map (attached)
C. Plans/Drawings:
1. Site Plan (attached)
2. Enlarged Site Plan at Glisan
3. Enlarged Site Plan at Hoyt
4. NW 19th Avenue Perspective (attached)
5. NW Hoyt Street Perspective (attached)
6. NW 19th Avenue Elevation (attached)
7. NW Hoyt Street Elevation (attached)
8. NW Glisan Street Elevation (attached)
9. East Elevation (attached)
10. Interior Courtyard Elevations
11. Roof plan
12. Typical window grille details (attached)
13. Typical stucco grille details 1 (attached)
14. Typical stucco grille details 2
15. Enlarged perspective at attic story brackets
16. Mechanical unit specs
D. Notification information:
1. Mailing list
2. Mailed notice
E. Agency Responses:
1. Bureau of Environmental Services
2. Bureau of Transportation Engineering and Development Review
F. Correspondence:
17. On July 2, 2008 a response was received from James Bash, Congregational President of
the First Immanuel Lutheran Church at 1816 NW Irving Street. The congregation is in
favor of the project and believes that it will benefit the neighborhood.
18. On July 7, 2008 a response was received from JoZell Johnson of 533 NW 18th Avenue
(The letter asks for clarification regarding the number of balconies proposed on the east
building façade. In addition, the respondent is concerned with the ability to allow for
adequate landscaping along the east property line with the proposed modifications, and
is also concerned with the likelihood of trees in these setback areas prospering.
G. Other:
1. Original LU Application
2. Site History Research
3. May 23, 2008 Incomplete Letter

The Bureau of Development Services is committed to
providing equal access to information and hearings. If
you need special accommodations, please call 503-8230625 (TTY 503-823-6868).

