Date:

January 30, 2012

To:

Interested Person

From:

Mark Walhood, City Planner
503-823-7806, mark.walhood@portlandoregon.gov

NOTICE OF A TYPE II DECISION AND NOTICE OF A
TENTATIVE APPEAL HEARING DATE FOR 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.
If this case is appealed, the hearing for the appeal will be held Monday February 27, 2012 @
1:30p.m. with the Portland Historic Landmarks Commission. The hearing will take place in Room
2500A (2nd floor) at 1900 SW 4th Avenue, Portland, OR 97201. If a timely and valid appeal is filed
by the end of the appeal period at 4:30pm on February 13th, 2012, no supplemental mailed
hearing notice will be sent.
If appealed, the appeal will be listed on the online Landmarks Commission hearing agenda no
later than 5pm on Tuesday February 14th, 2012. Online hearing schedules are available on the
BDS web page (www.portlandonline.com/bds → Zoning & Land Use → Notices, Hearings,
Decisions… → Public Hearings → Historic Landmarks Commission Agenda). Copies of the appeal
filing will be available by contacting the case planner, Mark Walhood (contact info. at top of page)
on or after Tuesday February 14th, 2012.
This tentative appeal hearing date will be cancelled if Portland Public Schools are closed due to
inclement weather or other similar emergency. Check local television and radio reports for school
closures. The hearing will be rescheduled for the earliest possible date. A renotification notice will
not be sent. Please call the Case Planner, Mark Walhood (contact info. At top of page) for
information regarding cancellations and/or rescheduling

CASE FILE NUMBER: LU 11-163450 HDZ – 1408 NE KNOTT GARAGE
GENERAL INFORMATION
Applicant/Contact:

Jo Landefeld, Architect
3145 NE 21st Ave
Portland, OR 97212-2418

Property Owners:

Gregg Miller and Chris Howell-Miller
1408 NE Knott St
Portland, OR 97212-3205

Site Address:

1408 NE KNOTT ST

Legal Description:

BLOCK 66 LOT 18-20 TL 19000, IRVINGTON
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R420414380
1N1E26AC 19000
2732
Irvington, contact Dean Gisvold at 503-284-3885.
North-Northeast Business Assoc, contact Joice Taylor at 503-445-1321.
Northeast Coalition of Neighborhoods, contact Shoshana Cohen at 503823-4575.
R5 (Single-Dwelling Residential 5,000 base zone), Irvington Historic
District
HDZ (Historic Design Review)
Type II, an administrative decision by BDS staff that can be appealed
to the Portland Historic Landmarks Commission.

REVISED PROPOSAL: The applicant originally proposed the construction of a detached garage
and deck near the southwest corner of the property at 1408 NE Knott Street. In response to
concerns raised by neighbors and staff, the applicant has revised the proposal.
The revised proposal involves the construction of a new two-car garage attached to and
projecting south of an existing porch at the rear/southwest corner of the home. The proposed
garage would have a footprint of 21 feet deep by 27.5 feet wide and be excavated into the rear
yard, with the garage floor located approximately 4 feet below grade. The west side of the
garage would be located exactly 18 feet from the property line in NE 14th Avenue. A widened
and reconfigured driveway would slope down from the sidewalk to two new carriage-style wood
garage doors and a single ‘person door’ facing the sidewalk in NE 14th Avenue. A new metal
railing would be placed at the perimeter of the garage roof, and due to the garage excavation
and placement the deck atop the new garage would be horizontally aligned with the existing
rear porch deck. The exterior of the garage is finished in stucco, with painted wood trim.
As with the original proposal, a new concrete walkway and stair would be provided through the
west side of the rear porch at the southwest corner of the home, connecting the porch to NE
14th Avenue. Unlike the original proposal, the garage has been re-located east and is out of
both the side and garage entrance setbacks, so setback modifications are no longer required.
Because non-exempt exterior alterations are proposed within the Irvington Historic District, a
Historic Design Review is required.
RELEVANT APPROVAL CRITERIA: In order to be approved, this proposal must comply with the
approval criteria of Title 33. The relevant criteria are:
• 33.846.060.G.1-10, ‘Other’ Historic Design Review Approval Criteria.

ANALYSIS
Site and Vicinity: The site is located on a corner lot at the southeast corner of the intersection
of NE Knott Street and NE 14th Avenue, in the Irvington Historic District. In the nomination
documents for the Irvington Historic District, the house is identified as the 3-story Margaret
and Charles Steward House, originally constructed in 1913 as a Colonial Revival with
Craftsman influences. Comments in the nomination documents suggest the home is ‘said to be
modeled after (a) Scottish manor house’, and note the house has a porte-cochere, rebuilt
garage, and neo-classical elements. The nomination documents also indicate that changes
were made in 2008, and city records indicate permitted work occurred for extensive interior
remodeling and a new exterior carport on the south façade from 2006 to 2011. New vehicle
area paving, decorative gates and fencing, and other site improvements also occurred during
this time frame.
The house itself includes a main entry and dramatic porch and cantilevered metal and glass
entry canopy facing NE Knott Street. The house is clad in horizontal board siding at the first
floor up to the sill of the second floor windows, with stucco above. Neoclassical window
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pediments, brackets, and window boxes are some of the prominent ornamentation of the streetfacing facades. A buff brick chimney is centered within the west façade, facing NE 14th Avenue.
The south elevation, abutting the proposed new garage, includes the (2008) attached carport
structure, paved vehicle areas with curbing, and newer (2008) ornamental metal railings and
gates enclosing a rear yard. Paving currently extends under the carport structure, but stops
short of a detached carriage house building near the southeast corner of the site.
The surrounding area is composed of primarily single-family homes along the side streets, with
some limited institutional and multi-family buildings on arterial streets. Northeast 14th Avenue
south of the site is exclusively residential, but Irvington Elementary School is found one block
south at NE 14th and Brazee. Directly across NE Knott Street to the north is Augustana
Lutheran Church, constructed in 1950. Some apartment buildings are located nearby at NE
15th Avenue and Knott, and heading south along NE 15th Avenue from that intersection. Most
nearby homes are 2- and 3-story structures and are identified as contributing structures to the
Irvington Historic District.
Zoning: The site is zoned Single-Dwelling Residential 5,000 (R5), and is located in the
Irvington Historic District. The R5 zone is intended to preserve land for housing, and to
provide housing opportunities for individual households. The use regulations of the R5 zone
seek to create, maintain, and promote single-dwelling neighborhoods. Development standards
of the R5 zone are intended to preserve the character of neighborhoods by addressing
aesthetically pleasing environments, fire safety, access to light and air, and other issues.
Because the site is within the Irvington Historic District, most exterior alterations to a site will
require prior approval through the Historic Design Review process.
Land Use History: City records indicate no prior land use reviews for this site.
Agency Review: A “Notice of Proposal in Your Neighborhood” was mailed October 10, 2011.
The following Bureaus have responded:
The Bureau of Environmental Services (BES) has reviewed the proposal and provided
informational comments, but no objections or requested conditions of approval regarding the
project. There is a combined sanitary and storm sewer available to the site in NE 14th Avenue
that serves the property. New development and alterations at the site will continue to be
subject to all BES permitting and regulatory standards, including provisions of the Stormwater
Management Manual. A stormwater management plan will be required for review during the
building permit process. Mature trees that are retained can provide several benefits in terms of
stormwater management, erosion control, and shading. Mature trees can also, in come cases,
result in financial incentives if the property and trees are registered with Clean River Rewards,
the City’s stormwater discount program. Exhibit E.1 contains staff contact and additional
information.
The Water Bureau has reviewed the proposal and provided informational comments, but no
objections or concerns regarding the proposal. The site is served by an existing water main in
NE 14th Avenue. Exhibit E.2 contains staff contact and additional information.
The Life Safety Section of the Bureau of Development Services has reviewed the proposal and
provided generic comments, but no objections or requested conditions of approval for the
project. A separate building permit is required for the proposal, and the proposal must be
designed to meet all applicable building codes and ordinances. A complete Life Safety plan
review will be provided at the time of building permit submittal. Exhibit E.3 contains staff
contact and additional information.
The Urban Forestry Division of Portland Parks and Recreation has reviewed the proposal and
provided informational comments about trees on the site. City Code Title 20.40 requires a
street tree review for new construction projects, improvements to existing structures that
exceed $25,000, and to all land divisions. There are four Caucasian Wingnut trees located
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between the curb and sidewalk adjacent to NE Knott Street that are on the City of Portland’s
Heritage Tree list. There are two Red Maple trees located between the curb and sidewalk
adjacent to NE 14th Avenue. There is also one Red Maple tree located between the curb and
sidewalk at 2622 NE 14th Avenue that may be affected by the project. The trees are protected
under Title 20/Chapter 20.40. Any proposed work to be done in the root zones of the street
trees will have to be reviewed by a Portland Parks Tree Inspector before start of construction.
There are five large Douglas Fir trees located on the property. Because of the 10,030 square
foot lot size and the R5 zoning designation, the City’s Tree Cutting Ordinance applies to this lot.
The Douglas Fir trees are protected by Title 20/Chapter 20.42. There is one large cherry tree
and one large Black Locust tree on the lot. Both of these trees are on the Nuisance Plant List
and are therefore not protected by Title 20/Chapter 20.40. At this time, all existing trees on
private property that are 12 inches in diameter and greater and not on the Nuisance Plant List
may not be removed unless specifically permitted through Title 33 or through a written permit
issued from the City Forester as detailed in Title 20/Chapter 20.42. Urban Forestry has no
objection to the land use review provided all City tree code rules are met. Exhibit E.4 contains
staff contact information.
The Development Review Division of Portland Transportation has reviewed the proposal and
responded without objections or concerns. The 18’-0” garage setback as proposed meets
zoning requirements. Exhibit E.5 contains staff contact information.
The Fire Bureau has reviewed the proposal and responded without objections or concerns.
Exhibit E.6 contains staff contact information.
The Site Development Section of the Bureau of Development Services has reviewed the proposal
and responded without objections or concerns. Exhibit E.7 contains staff contact information.
Neighborhood Review: Two mailed notices for this case were sent. A first notice was mailed
for the original proposal on October 10, 2011, and a total of 13 written responses were
received. For the original proposal, there were eight letters from neighbors, and five letters
from members of the Irvington Community Association. After doing a significant re-design of
the project and eliminating both requested modifications, a revised notice was mailed on
December 6, 2011. Two letters from neighbors and one letter from the Irvington Community
Association were received in response to the revised proposal. Summaries of these two groups
of letters and a staff response to each follow below.
Letters on original proposal: The eight letters received in response to the original proposal with
two setback modifications were received from nearby neighbors, most living close to the site
along NE 14th Avenue. The concerns and comments in these letters, many of which were
framed in terms of the relevant approval criteria, can be summarized as follows:
• This home at 1408 NE Knott is the ‘queen of homes’ in this part of the neighborhood,
and should be treated carefully and respectfully;
• The proposed garage placement near the lot line is out of character with the
neighborhood, but in particular with nearby stretches of NE 14th Avenue, where garages
are placed further back from the street;
• The outdoor deck on the garage is a ‘party deck’ that is a conjectural, inappropriate
feature for the historic district, and will impinge on the privacy of neighbors to the
south and west;
• The garage entrance setback and side setback modifications should not be approved
due to traffic and pedestrian safety concerns, privacy concerns for neighbors to the
south and west, and because placing the garage so close to the sidewalk violates the
visually open front yards of the neighborhood, but particularly along this stretch of NE
14th Avenue;
• The scale and double-car size of the garage is too massive, out of scale with nearby
garages and other garages in Irvington, which are primarily single-car garages;
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The placement of the garage does not maintain a reasonable physical relationship
between properties, and the ‘party deck’ will allow views into the living room of the
house immediately to the south, encroaching on the neighbors ‘personal space’;
The exterior materials on the garage should more directly incorporate and reference the
exterior materials found on the home, and the garage could be improved by excavating
and lowering the structure into the ground; and
Old growth trees are being removed for the garage project, and these trees should
remain.

Staff response to letters on original proposal: A majority of the concerns raised in the original
letters were regarding the setback modification requests, addressing traffic and pedestrian
safety, access to light and air, privacy, and other issues. These issues were directly relevant to
the setback modification requests, with the exception of privacy for the property to the south,
because no modification was requested to a setback along the south lot line. In response to
concerns about garages near the sidewalk, the applicant submitted a series of neighborhood
garage studies which show numerous 1- and 2-car garages in the area, often at or near the lot
line. Neighbors were correct about no similar garages on this particular block face of NE 14th
Avenue, however, and the applicant was encouraged to re-design to respect the visually open
front yard character of the street, which is discussed in the Irvington Historic District
nomination documents. Also, staff did encourage the applicant to re-design the garage through
moving the structure out of the setbacks, by simplifying the exterior detailing in keeping with
materials on the home, and for lowering the garage into the ground as much as possible.
With regards to the ‘party deck’, staff did not find that these concerns made the deck
unapprovable: the use of a side or rear yard, or placing a deck on top of a garage is not
significantly different than the creation of rear yard decks or patios, which are found
throughout the neighborhood. This property occupies a larger corner lot with an extensive
open backyard that was only lightly used by the previous resident, but in most situations in
Irvington there are 2 and 3-story homes separated only be a 10 or 20-foot distance, with
windows on all sides of the home. The historic design review criteria do not regulate human
behavior, and characterizing a deck as a ‘party deck’ carries a negative connotation that it
would be just as reasonable to apply to all the existing front porches up and down NE 14th
Avenue. Finally, the trees to be removed must undergo a separate process through the City
Forester office, but because they are neither street trees, and are not specifically mentioned in
the historic district nomination documents for this property, have little or no bearing on the
historic design review criteria.
Letters on revised proposal: One letter, from the neighbors directly to the south, still has
concerns about the size and massing of the garage, suggesting that the garage should move
further from the neighboring home and include an aggressive privacy barrier with landscaping.
This letter praises the revised proposal in terms of design and safety issues, but objects to the
tree removal necessary for the project. Finally, this letter expresses concern about a potential
outdoor fireplace in the rear yard of the home that could be constructed in the future.
A second letter, from the neighbors directly across NE 14th Avenue to the west of the proposed
garage, also suggests that the revised garage proposal is an improvement over the original
proposal. However, this letter expresses ongoing concern about the proximity of the garage to
the home just south of the site, and the resulting ‘space, privacy and peace’ impacts to those
neighbors. This letter suggests that the size of the scale of the garage/deck structure are out of
character with the historic character of this street and neighborhood, and that it will impact
visual enjoyment for their property directly to the west.
The Irvington Community Association wrote a letter in response to the revised proposal, and
offers praise for the changes in that no setback modifications are being requested. The letter
mentions the two neighborhood letters discussed above, summarizing their concerns about the
mass, scale and size of the new garage, as well as privacy impacts for the neighbor to the
south. With regards to the specifics of the historic design review criteria, the neighborhood
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claims that a garage of this size and width, including the deck on top, will not satisfy criterion 2
(Record of its time), creating a false sense of historical development in Irvington. With regards
to criteria 8 (Architectural compatibility) and 10 (Hierarchy of compatibility), the neighborhood
suggests that the proposal is not compatible with other homes on this block, especially given
the width of the garage structure in relation to ‘most’ garages on the block which are single car
garages.
Staff response to letters on revised proposal: For specific issues raised in these letters regarding
the approval criteria (mass, scale and placement of the garage, deck, design), discussion will
occur in the findings below. Privacy issues for the abutting property to the south are not
relevant to the historic design review criteria, especially so now that no setback modifications
are necessary for the project. The potential future outdoor fireplace, if detached and under 6’0” tall, could likely be built with no building permit or historic design review, and even if
somewhat larger but still under 300 square feet in the rear yard could be potentially exempt
from historic design review. In any event, a potential future alteration cannot be considered in
this decision because it is not proposed.

ZONING CODE APPROVAL CRITERIA
Chapter 33.846.060 - Historic Design Review
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 within the Irvington Historic District and the proposal is for nonexempt exterior alterations. Therefore Historic Design Review approval is required. The
approval criteria are those listed in 33.846.060 G – Other Approval Criteria.
Staff has considered all guidelines and addressed only those applicable to this proposal.
33.846.060 G - Other Approval Criteria
1. Historic character. The historic character of the property will be retained and preserved.
Removal of historic materials or alteration of features and spaces that contribute to the
property's historic significance will be avoided.
Findings: The property is significant as a contributing resource in the Irvington
Historic District, and is notable for its Colonial Revival architectural features with
Craftsman and Neoclassical elements, which are all in near original condition. Prior to
adoption of the historic district in 2008, a large carport structure projecting off the rear
face of the home was added, which did connect to and alter portions of the original
siding and wood trim, but to which no further alterations are proposed at this time.
The proposed garage and deck will modify the location of vehicle area paving and
fencing in the side and rear yards, but the existing driveways and fencing in this area
were also added in 2008, and are not original to the home.
The proposed garage and deck will abut the existing rear porch at the southwest corner
of the home, and result in a reconfiguration of decorative metal railings on two sides of
the rear porch. On the west façade of the porch the railings would be removed and a
new concrete stair and path would connect the porch with the sidewalk in NE 14th
Avenue. On the south façade of the porch the original railings would be removed to
provide direct access to the new deck atop the garage from the original porch, and the
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new garage and deck structure would abut the brick pilasters and foundation of the
porch. In order to ensure that these elements could be replaced in the future, a
condition of approval will require that no new penetrations into the historic brick
surface of the rear porch are allowed, and that the applicant retain the original porch
railings on site indefinitely, in the event that the porch is reconfigured in the future.
With this condition of approval, any impacts associated with this modest alteration to the
original architectural design are minimal and reversible, and this criterion can be met.
2. Record of its time. The historic resource will remain a physical record of its time, place,
and use. Changes that create a false sense of historic development, such as adding conjectural
features or architectural elements from other buildings will be avoided.
Findings: The primary resource at this site and other sites in the area is inclusion in
the historic district itself, as the physical manifestation of a streetcar suburb with an
intact collection of original homes from the early 20th century. Many homes in the area
have single- and double-car garages on the property which were added in the 1920’s
and later, or which were constructed with the original home. At this site, the original
carriage house was remodeled in the past, and the proposal would create a two-car
garage as found in many nearby locations, as indicated by a garage survey provided by
the applicant.
Several neighbors have objected to the proposed deck atop the garage as an
inappropriate, conjectural feature that creates a false sense of historic development.
However, the original home will remain as a physical record of it’s 1913 construction
date, and adding a new garage and deck adjacent to the home will not add conjectural
features or architectural elements from other buildings. Therefore, this criterion is met.
3. Historic changes. Most properties change over time. Those changes that have acquired
historic significance will be preserved.
Findings: There are no identified changes to the site that have acquired historic
significance over time. In 2008 a new carport structure was added to the rear of the
home, although the carport is neither impacted by the proposal, nor noted as a
contributing feature in the district nomination documents. Similarly, custom-designed
fencing to match those on the house in the side and rear yard, and the existing vehicle
areas abutting NE 14th Avenue, are only a few years old. Removing and reconfiguring
these driveway and fencing elements will not impact historically significant features.
Therefore, this criterion is met.
4. Historic features. Generally, deteriorated historic features will be repaired rather than
replaced. Where the severity of deterioration requires replacement, the new feature will match
the old in design, color, texture, and other visual qualities and, where practical, in materials.
Replacement of missing features must be substantiated by documentary, physical, or pictorial
evidence.
Findings: No replacement of historic features on the home are proposed. The proposed
railings at the new deck have been custom designed to match the design, color, texture,
and scale of the existing decorative metal railings at the front and rear porches of the
home. Because no historic features are to be replaced, this criterion does not apply.
5. Historic materials. Historic materials will be protected. Chemical or physical treatments,
such as sandblasting, that cause damage to historic materials will not be used.
Findings: No physical alterations to historic materials are proposed, with the exception
of the removal of two original metal railings on the existing rear porch at the southwest
corner of the home. As noted in findings for criterion 1, above, a condition of approval
will require that these railings be stored on the property indefinitely for future
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replacement, and that no new penetrations be allowed into the buff brick porch
foundation and columns. With this condition, historic materials on the home will be
protected, and, this criterion is met.
6. Archaeological resources. Significant archaeological resources affected by a proposal will
be protected and preserved to the extent practical. When such resources are disturbed,
mitigation measures will be undertaken.
Findings: Because the proposal includes significant excavation of previously
undisturbed soil, there is increased potential that archaeological resources could be
impacted. With a condition of approval that, in the event of any archaeological discovery,
work will be stopped and the State Archaeologist will be notified, this criterion is met.
7. Differentiate new from old. New additions, exterior alterations, or related new
construction will not destroy historic materials that characterize a property. New work will be
differentiated from the old.
Findings: The proposed new garage and deck structure and the minor alterations to
the existing porch at the southwest corner of the home will not destroy any historic
materials that characterize the property. The new garage is of a simplified design with a
stucco and painted wood trim exterior that is simpler and more utilitarian in character
than the original home, differentiating the garage and deck from the home. Therefore,
this criterion is met.
8. Architectural compatibility. New additions, exterior alterations, or related new
construction will be compatible with the resource's massing, size, scale, and architectural
features. When retrofitting buildings or sites to improve accessibility for persons with
disabilities, design solutions will not compromise the architectural integrity of the historic
resource.
Findings: The proposed new garage and deck would accommodate two cars and a
small work/storage area adjacent to the vehicle parking spaces. The garage has a
footprint of 27’-6” wide as it faces NE 14th Avenue, and a depth of 21’-0”. The revised
garage design includes a simple stucco exterior, two separate garage doors and a
standard entry door facing the street, and a decorative custom metal railing around the
deck atop the garage. The stucco material matches that found on the original home,
and the horizontal band of wood trim at the garage is a simplified version of the
horizontal wood trim found at vertical material separations on the home. The garage
can be seen as a porch-like extension of the home, and the revised proposal sinks the
garage several feet below grade, whereby approximately 5’-0” of the garage and railing
are visible from the south and interior sides of the garage.
Adjacent neighbors and the Irvington Community Association have objected to the
mass, scale, and size of the garage, suggesting that the garage be reduced in width and
moved further from the south property line. However, the existing home is already of a
larger scale than others found on this block, and occupies a ‘double’ corner lot, with a
long and wide rear yard that extends towards NE 14th Avenue. The nearby area has
several other examples of two-car garages, and the excavated design approach, overall
size and scale, and architectural treatment of the home are compatible with the original
home. Therefore, this criterion is met.
9. Preserve the form and integrity of historic resources. New additions and adjacent or
related new construction will be undertaken in such a manner that if removed in the future,
the essential form and integrity of the historic resource and its environment would be
unimpaired.
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Findings: As noted above, the only alteration to original materials on the home involve
the two metal railings at the existing southwest corner porch, which would be removed.
As noted in findings earlier in this report, a condition of approval will require that no
new penetrations be allowed into the existing brick porch foundations, and that the
original metal porch railings be retained on the site indefinitely. With this condition of
approval, the essential form and integrity of the resource could be improved in the
future. Therefore, this criterion is met.
10. 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.
Findings: The proposed garage and deck are compatible with the existing home in their
exterior stucco siding, simple horizontal wood trim, and decorative metal railings
around the deck. The new garage and deck have been designed to be largely excavated
into the ground, reducing the height and visual impact of the structure when viewed
from the street and surrounding properties. Original and more recent garages for one
or two cars are a common feature in Irvington, with many individual garages themselves
identified in district nominating documents as contributing features to the district.
Therefore, this criterion is 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.
Because of the site size and R5 zoning designation (lot could theoretically be subdivided), the
City’s Tree Cutting Ordinance applies. A written permit from the City Forester is required for
construction in the root zones or removal of any tree not on the Nuisance Plant List (cherries,
Black Locust) at this site, as detailed in Title 20/Chapter 20.40 of Portland City Code.

CONCLUSIONS
The purpose of the Historic Design Review process is to ensure that additions, new
construction, and exterior alterations to historic resources do not compromise their ability to
convey historic significance. In this application, the applicant originally proposed a detached
garage near the lot line in NE 14th Avenue, triggering two setback modifications. The revised
proposal pulled the garage out of the setbacks, sank the garage down into the ground, and
simplified the exterior design. To ensure that two rear porch railings to be removed could be
restored in the future, a condition of approval will require that the porch railings be stored on
the site indefinitely, and that no new penetrations be allowed into the original brick material on
the porch columns and foundation. A standard condition regarding discovery or archaeological
resources is also necessary. With the noted conditions, this proposal meets the applicable
Historic Design Review criteria and should be approved.

ADMINISTRATIVE DECISION
Approval of Historic Design Review for a new two-car garage and deck, with associated
driveway, walkway, and rear porch alterations at 1408 NE Knott Street in the Irvington Historic
District, as indicated on the approved drawings, Exhibits C.1 through C.3, all signed and dated
January 24, 2012, and subject to the following conditions:
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A. As part of the building permit application submittal, the following development-related
condition (B) must be noted on each of the 4 required site plans or included as a sheet
in the numbered set of plans. The sheet on which this information appears must be
labeled "ZONING COMPLIANCE PAGE - Case File LU 11-163450 HDZM." All permit
drawings or sheets showing exterior alterations must also include the note “Proposal
and design as approved in Case File # LU 11-163450 HDZ. No field changes allowed.”
B. At the existing porch on the southwest corner of the home, no new penetrations into the
historic brick foundation and column material are allowed, and the applicant must
retain the original porch railings (to be removed) on the site indefinitely.
C. In the event of archaeological discovery during excavation, work will be stopped and the
State Archaeologist will be notified.
Staff Planner: Mark Walhood
Decision rendered by: ____________________________________________ on January 24, 2012.
By authority of the Director of the Bureau of Development Services

Decision mailed: January 30, 2012.
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 August 3,
2011, and was determined to be complete on October 4, 2011.
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 August 3, 2011.
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 requested that
the 120-day review period be extended on two occasions, for 30 days each, resulting in a 60day extension of the 120-day clock. Unless further extended by the applicant, the 120 days
will expire on April 1, 2012.
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,
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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 Monday February 13,
2012 at 1900 SW Fourth Ave. Appeals can be filed Tuesday through Friday on the first floor of
the Development Services Center until 3 p.m. After 3 p.m. and Mondays, 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.
Assistance in filing the appeal and information on fee waivers is available from BDS in the
Development Services Center. 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
call the Request Line at our office, 1900 SW Fourth Avenue, Suite 5000, phone 503-823-7617,
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, an appeal hearing will be held at
1:30pm on Monday February 27, 2012 – please see the front page of this notice for
additional information. 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 14, 2012.
• 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
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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.
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 Statements
1. Original narrative, received August 3, 2011
2. Supplemental narrative, received October 4, 2011
3. E-mail correspondence with first 120-day extension, received Nov. 22, 2011
4. E-mail correspondence with second 120-day extension, received Dec. 1, 2011 with
revised plans
5. Original house photos and nearby garage survey submitted by applicant
6. Supplemental nearby garage survey submitted by applicant
7. Original plan set with existing and proposed drawings – not approved
B. Zoning Map (attached)
C. Plans/Drawings:
1. Site Plan (attached)
2. West Elevation (attached)
3. South and North Garage/Deck Elevations (attached)
D. Notification information:
1. Original mailing list and notice, mailed October 10, 2011
2. Mailed copy of October 10, 2011 notice
3. Revised mailing list and notice, mailed Dec. 6, 2011
4. Mailed copy of Dec. 6, 2011 notice
E. Agency Responses:
1. Bureau of Environmental Services
2. Water Bureau
3. Life Safety Section of the Bureau of Development Services
4. Urban Forestry Division of Portland Parks and Recreation
5. Development Review Section of Portland Transportation
6. Fire Bureau
7. Site Development Review Section of the Bureau of Development Services
F. Correspondence:
Letters on original proposal
1. Letter with concerns from John Svicarovich, received Oct. 10, 2011
2. Letter with concerns from Frank and Joan McNamara, received Oct. 17, 2011
3. Letter with concerns from Douglas & Ann Van Fleet, received Oct. 19, 2011
4. Letter with concerns from Adam Kallio, received Oct. 27, 2011
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5.
6.
7.
8.

Letter with concerns from Peter Jacobs & Megan Ullmann, received Oct. 27, 2011
Letter with concerns from Pete and Katherine Cole, received Oct. 27, 2011
Letter with concerns from Mary Ellen Rhodes, received Oct. 26, 2011
Addendum to original letter with clarifications from Mary Ellen Rhodes, received Oct.
27, 2011
9. Letter with observations and suggestions from Mary Piper, Chair of Historic
Preservation Committee at the Irvington Community Association, received Oct. 12, 2011
10. Letter to applicant from Dean Gisvold at the Irvington Community Association, copied to
staff on October 4, 2011
11. Letter with concerns from Dean Gisvold at the Irvington Community Association,
received Oct. 31, 2011
12. Letter with concerns from Jim Barta at the Irvington Community Association, forwarded
by Dean Gisvold at the Irvington Community Association, received Nov. 1, 2011
13. Packet of letters from Dean Gisvold at the Irvington Community Association, including
letters already in the record as Exhibits F.1-F.2, F.4-F.7, and F.11-F.12, and including
two new letters with concerns from John Hilton III and Sara Joehnk, received Oct. 31,
2011
Letters on revised proposal
14. Letter with concerns from Kylie Kallio, forwarded by Dean Gisvold at the Irvington
Community Association, received Dec. 27, 2011
15. Letter with concerns from Mary Ellen Rhodes, received Dec. 28, 2011
16. Letter with concerns from Dean Gisvold at the Irvington Community Association,
received Dec. 27, 2011
G. Other:
1. Original LU Application Form and Receipt
2. Site History Research
3. Incomplete letter from staff to applicant, sent Sept. 1, 2011
The Bureau of Development Services is committed to providing equal access to
information and hearings. Please notify us no less than five business days prior to the
event if you need special accommodations. Call 503-823-7300 (TTY 503-823-6868).

