Date:

January 20, 2008

To:

Interested Person

From:

Chris Beanes, Land Use Services
503-823-7983 / chris.beanes@ci.portland.or.us

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 08-140761 HDZ NEW GARAGE AND WINDOW
ALTERATION

GENERAL INFORMATION
Applicant:

Travis Butler
503-224-1282
E.R. Munch, Architect Urban Planner LLC
111 SW Oak St Ste 300
Portland, OR 97204

Property Owners:

B Rupert Koblegarde and Bobby Jo Koblegarde
1151 SW King Ave
Portland, OR 97205-1117

Site Address:

1151 SW KING AVE

Legal Description:
Tax Account No.:
State ID No.:
Quarter Section:
Neighborhood:
Business District:

BLOCK 14 TL 7600, AMOS N KINGS
R024402430
1N1E33CD 07600
3027
Goose Hollow, contact Jerry Powell at 503-222-7173.
Goose Hollow Business Association, contact Angela Crawford at 503223-6376.
Neighbors West/Northwest, contact Mark Sieber at 503-823-4212.
Kings Hill Historic District
R5, Single Family Residential 5,000 and RH, High Density Residential
HDZ, Historic Design Review
Type II, an administrative decision with appeal to the Landmarks
Commission.

District Coalition:
Other Designations:
Zoning:
Case Type:
Procedure:

Proposal:
The applicant proposes construction of a new 530 square foot garage including a 264 square
foot lower level due to sloping conditions. The new garage will be located at the southeast
portion of the lot, approximately 95 feet from the front property line, and 5 feet away from a
side property line. Siding for the garage will be painted cedar shingle with similar detailing to
match the existing body of the main house.
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Windows will be reused in the project and incorporated in the garage, while new windows will
be introduced to a portion of the basement at the southwest corner of the main house. The
new wood multi-lite windows will be similarly detailed to match windows of the main house.
The home, designed by David Lewis and constructed in 1903, is an example of the Arts and
Crafts Style, and is considered a Primary Contributing building within the King’s Hill Historic
District.
Because the proposal is for an exterior alteration and new construction within an 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 approval criteria are:


King’s Hill Historic District Guidelines



33.846 - Historic Reviews

ANALYSIS
Site and Vicinity: The site is 15,000 square feet lot, located at the south end of SW King
Avenue and at the junction of SW King’s Court. The property is developed with a two and a half
story Arts and Crafts style residence from 1903. The building is irregular in plan and
characterize by the multiple planes of projecting bay windows and multiple roof lines. Several
special features and materials characterize the residence including hip roof with shed-roofed
dormer, wood-shingled walls, multi-paned casement windows with hoodmolds and massive
brick chimneys.
The site is surrounded by other large, historic homes typical of those found in the King’s Hill
Historic District. The significant nearby exception to this established pattern of large homes
are commercial lands with auto dealerships and offices located to the south from the site.
Portland’s Transportation System Plan classifies SW King Avenue and SW King Court as a
Local Service Bikeways and Local Service Walkways.
Zoning: The R5 designation is one of the City’s single-dwelling zones which is intended to
preserve land for housing and to promote housing opportunities for individual households. The
zone implements the comprehensive plan policies and designations for single-dwelling housing.
The High-Density Residential (RH) zone is a high-density multi-dwelling residential zone.
Certain retail sales and service and office uses are allowed as conditional uses to provide
mixed-use development on larger sites that are close to light rail transit facilities. The
maximum residential density is limited to a FAR of 2:1 on this site, and the minimum density is
one unit per 1,000 square feet of site area. Newly created lots in the RH zone must be at least
10,000 square feet in area for multi-dwelling development, 3,000 square feet for development
with detached houses, 800 square feet for development with attached houses, and 2,000
square feet for development with duplexes. Minimum lot width and depth standards may
apply.
Land Use History: City records indicate that prior land use reviews include the following:
The Agency Review: A Notice of Proposal in Your Neighborhood was mailed on July 21, 2008.
The following Bureaus have responded with no issues or concerns:
 Portland Fire & Rescue;
 Portland Water Bureau;
 Bureau of Environmental Services;
 Urban Forestry Division of Portland Parks & Recreation;
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Bureau of Transportation Engineering & Development Review;

The Site Development Section of the BDS responded with the following comment:
“Site Development has reviewed the two sewer videos provided by the applicant, and identified
broken joints between the transition to the cast iron pipe and the connection to the manhole in
SW Main. The videos have been routed to the Bureau of Environmental Services (BES) for
further review and determination of specific repairs needed to the line in the public right-ofway. Please contact Matt Hickey (503-823-7869), with BES, for sewer repair/replacement
requirements.
If allowed by BES, the proposed flow-through stormwater planters, on either side of the
proposed garage (revised Site Plan/Sheet T1.0 and Garage Elevations), may be discharged to
the public system. Additional information must be provided to address how stormwater
management will be provided for the lower landing and canopy of the proposed garage.
At the time of permit submittal, the applicant must provide a detailed site utility plan
addressing the existing and proposed sanitary systems and connections, and the existing and
proposed stormwater management systems. The utility plan must include elevations to
demonstrate how gravity flow will be achieved for all pipe and sewer connections, including the
proposed flow-through planters”. Please see Exhibit E-1 for additional details.
The Bureau of Environmental Services responded with the following comment:
“The sewer line is infiltrated with roots over a significant portion, and is not watertight and
poses some risk to the street. The pipe should be rehabilitated at this time by the property
owner in the entire Right of Way. This line must be a min 6" HDPE/PVC line.” See Exhibit E-2
for additional details.
The Life Safety (Building Code) Section of the BDS responded with the following comment:
“A separate Building Permit is required for the work proposed and the proposal must be
designed to meet all applicable building codes and ordinances”. Please see Exhibit E-3 for
additional details.
Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on July 21,
2008. No written comments in response to the proposal have been received from the
neighborhood association (Goose Hollow) or notified property owners.

ZONING CODE APPROVAL CRITERIA
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 King’s Hill Historic District. Therefore the proposal
requires historic design review approval. The relevant approval criteria are the King’s Hill
Historic District Design Guidelines.
King’s Hill Historic District Guidelines
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The guidelines for the King’s Hill Historic District were adopted on November 15, 2001. King’s
Hill was locally designated as a historic district, then listed in the National Register of Historic
Places in 1991. The guidelines are designed to maintain and preserve those qualities that
make the King’s Hill Historic District a unique historic neighborhood. They promote the
continued integrity and identity of the district in three broad areas, which are addressed
under the following guideline headings:
•
•
•

Area Character
Pedestrian Emphasis
Project Design

Staff has considered all guidelines and only has addressed those considered applicable to this
proposal.
A1. Historic Character. Retain and preserve the diverse historic character of the King’s
Hill Historic District.
A2. Architectural Styles. Maintain the architectural integrity of historic building
façades. Respect the essential forms and styles of the historic buildings in the district.
A3. Historic Material, Features, and Color. During exterior rehabilitation, protect,
maintain, and preserve historic materials, color, and architectural features.
A5. Historic Change to Buildings. Alterations may take on historical significance over
time. Preserve those portions or features of a building that define its historical, cultural,
or architectural value.
Findings for A1, A2, A3 & A5: Elements of the home are reflected in the design of the
new detached garage, including horizontal lap siding similar to the siding of the home,
trim details around doors and windows of similar width as the main structure as well.
The garage doors will be visible from SW Kings Court and will use the same recessed
panels as the existing garage doors that are attached to the main house. The roof will
have a similar gable as the existing house and will use the same eave detailing. The
roofing material will be similar to the existing house with copper gutters used for
drainage. The garage location would be approximately 95 feet from the front property
line, and 5 feet away from a side property line, at the bottom of an existing gently sloped
driveway, thus any additional impact from the construction of the garage will be
mitigated as visibility will be lessened from the street.
Additional work to be performed includes new larger basement windows and doors
along the west elevation, towards the rear basement level of the home. The proposed
windows and doors will have similar proportion to the existing windows. The divided
lights of the windows will be derived from the portion of the other windows on the
basement level and will be in keeping with the historic and architectural style of the
house. In addition, the windows and doors for both the main house and the garage will
be painted to match the existing color of the house. The siding for the garage will
consist of painted cedar shingle to match the existing color of the body of the main
house. The foundation level of the garage will be brick, which is currently found on the
existing house’s foundation.
The changes to the main house are minimal and occur only on the foundation level of
the house in areas that are not readily visible from the neighbors or the street. The
additional windows and doors will not change the historic character of the building.
Therefore, these guidelines are met.
P1. Stopping and Viewing Places. Place buildings to provide stopping and viewing places
that contribute to the district’s historic character.
Findings: The single story garage will frame a sunken parking court at the end of the
driveway. Historic light fixtures will replace existing flood lights on the main house and
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flank the new overhead doors of the garage lighting the area as needed in the evening.
Glimpses of the garden beyond the garage will be apparent between it and the existing
exterior patio over the garage. This guideline is therefore met.
P2. Embellish the Different Levels of Buildings. Embellish the different levels of a
bui8lding that are visible from the streets or public open spaces. Enhance the pedestrian
network by forming visual connections from buildings to adjacent streets. Incorporate
building equipment, mechanical exhaust systems, and/or service areas in a manner that
does not detract from the pedestrian environment.
Findings: The windows that will be added and replaced at the lower level of the house
will remain the same in configuration and proportion to existing windows. The window
will be situated in the wall to match the existing window profile. The integrity of the
section of the basement wall to be altered will be enhanced as the existing ground floor
air conditioning units will be removed as well as security bars which obscure the
basement windows, with character-defining multi-lights. They will not have the
decorative trim element found on the upper levels.
The garage has three levels of materials, the foundation, walls and roof. Each level is
detailed to reflect what is happening on similar levels of the main house. The foundation
will be brick. The siding will be painted shingles and the roof will be aluminum tiles or
cedar shingles to match the existing house. This guideline is therefore met.
P3. Landscaping of Off-Street Parking Lots. Incorporate landscaping as an integral
element of design in and around surface parking lots. Use landscaping to enhance the
site and unity it with adjacent sites. Define surface lots by creating clear edges.
Findings: The current landscaping will be disturbed as minimally as possible. No large
trees will be removed for this work but some rhododendrons and other plants will need
to be relocated or removed. The gardens will be restored where excavation has to take
place. Stone steps will be saved and reused for new garden paths. This guideline is
therefore met.
D1. Exterior Alterations. Exterior alterations should complement the resource’s
massing, size, scale, and architectural features.
D2. New Construction. Use siting, mass, scale, proportion, color, and material to achieve
a coherent composition that adds to or builds on the characteristics of historic buildings
in the immediate vicinity and the character of the King’s Hill Historic District as a whole.
D3. Differentiate New Construction. For development including new buildings and
building additions, differentiate new construction from the historic structures while
respecting primary site characteristics such as mass, size, scale, and setback.
Findings for D1, D2 & D3: The exterior window and door alterations will affect a side
elevation wall, thus the primary façade will remain unaffected. In addition, the
alterations include detailing that will be consistent with the home, including windows
with divided lights, which will be derived from the proportion of other windows on the
basement level.
The scale of the new garage does not overwhelm the primary residence and will be
located at the end of the driveway that slopes downward toward the rear of the lot.
Several design details have been incorporated from the main house, including windows
and doors painted to match the existing doors and trim of the house. Bracketry and
shingled siding are also details that are included in the garage, consistent with the
primary structure. The gable roof of the garage is similar to the gables of the home.
The structure is simple, and understated, appropriate to its accessory use. Therefore
these guidelines are met.
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D5. Building Context and Composition. In new construction, complement the
characteristics of the site and architectural features of contextual building by borrowing
from, and building on, the design vocabulary of the district’s historic buildings. When
adding to or altering the exterior of existing development, respect the character of the
original structure as well as adjacent structures.
D6. Site and Landscape Characteristics. Site new construction to respect and
complement historic development patterns in the King’s Hill Historic District. Incorporate
landscaping as a design element that integrates with the built and natural environment.
When incorporating lighting, integrate it with mature plantings, landscaping, parking
area, and special district features.
Findings for D5 and D6: The King’s Hill Historic District includes steep topographic
features, and in response some buildings within the district are elevated from street
grade (uphill lots), or are situated close to street property lines in the case of lots sloping
downward. The subject lot slopes downward from SW Kings Court and shares the
pattern of accessory structures towards the rear of downward sloping lots and is
consistent with site design of other accessory structures within the vicinity. A
stormwater planter has been incorporated in response to site development
requirements, and will include vegetation. Therefore these guidelines are met.
D7. Elevated Lots, Fences, and Retaining Walls. Use changing grades and site elevation
as design elements. Site new buildings and make site modifications in a way that
reinforces the existing pattern present in surrounding historic buidings and the
topography. Maintain existing garden walls at or near the property line. Replace retaining
walls where they previously existed.
Findings: The building site is down slope of the road. Retaining walls on the site are not
visible from the street. Stairs and retaining walls that are to be added will use existing
stone steps and bricks. Existing fences are wrought iron therefore new fences if required
will be of the same design. This guideline is therefore met.
D8. Exterior Materials and Features. Retain or restore original exterior finishing
materials. Use materials and design features that promote permanence, quality, and
visual interest. Use materials and design features that are consistent with the building’s
style and with the existing vocabulary of the historic district.
Findings: The exterior materials that are to be used are in response to building
materials found on the existing house. Painted cedar shingles for exterior walls, brick
for the foundation, copper gutters, divided light windows and recessed panel garage
doors for wall openings. This guideline is therefore met.
D9. Window Features. Retain and preserve window features that are important in
defining the building’s historic character. Replace, in kind, extensively deteriorated or
missing parts of the window casement when surviving prototypes exist. When in-kind
replacement is not practical, replace with elements that recreate the window’s historic
character.
Findings: The new windows are to be of a similar scale and proportion as existing
windows on the home. Trim will match the existing trim found on the home, in
proportion. This detail will also carry over to overhead doors of the garage. Moreover the
glass will be updated to insulated units on the main house. This guideline is therefore
met.
D10. Roof Features. Design roof features to be compatible with the detailing, scale, and
pitch of historic roofs, consistent with the respective building’s style. Retain and preserve
roof features that are important in defining the building’s historic character. Replace, in
kind, extensively deteriorated or missing parts of the roof and/or roof line when surviving
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prototypes exist. When in-kind replacement is not practical, replace with elements that
recreate the roof’s historic character.
Findings: The gable roof of the garage has a similar proportion to the roof on the main
house. The main house includes a double gable that did not translate to the smaller
scale of the garage. The roofing material will either match houses aluminum shingle or
be cedar shingle. This guideline is therefore met.
D12. Parking Areas and Garages. Design surface parking to be consistent with the
design of the building it serves. Modify historic parking structures to be compatible with
the accompanying building by retaining their defining architectural characteristics. Where
possible, share parking areas to reduce disruption of the historic sidewalk landscape
pattern.
Findings: All parking will be provided in garages that reflect the quality of the
surrounding neighborhood. A parking court will provide an exterior area for washing,
loading and unloading of vehicles. This guideline is therefore met.

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 proposal meets the applicable design guidelines and therefore warrants approval.

ADMINISTRATIVE DECISION
Approval of:
•

Construction of a new 530 square foot garage including a 264 square foot lower level.
The new garage will be located at the southeast portion of the lot, approximately 95 feet
from the front property line, and 5 feet away from a side property line.

•

New windows will be introduced to a portion of the basement at the southwest corner of
the main house. The new wood multi-lite windows will be similarly detailed to match
windows of the main house.

Approval per the approved site plans, Exhibits C-1 through C-3, signed and dated January 15,
2009, 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.3. The sheets on which this information appears
must be labeled, "Proposal and design as approved in Case File # LU 08-140761 HDZ . No
field changes allowed.”
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Decision rendered by: ____________________________________________ on January 15, 2009
By authority of the Director of the Bureau of Development Services

Decision mailed: January 20, 2009
Staff Planner: Chris Beanes
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 June 25,
2008, and was determined to be complete on July 10, 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 June 25, 2008.
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 waived the 120day review period, as stated with Exhibit G.3.
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 February 3, 2009 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.
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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
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 February 4, 2009 – (the
day following the last day to appeal).
• 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
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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.
EXHIBITS
NOT ATTACHED UNLESS INDICATED

A. Applicant’s Statement
B. Zoning Map (attached)
C. Plans/Drawings:
1. Site Plan (attached)
2. Elevations (attached)
3. Window Section Detail (attached)
D. Notification information:
1. Mailing list
2. Mailed notice
E. Agency Responses:
1. Site Development Review Section of BDS
2. Bureau of Environmental Services
3. Life and Safety Plans Examiner, BDS
F. Correspondence: none
G. Other:
1. Original LU Application
2. Site History Research
3. 120 Waiver 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).

