Date:

June 10, 2016

To:

Interested Person

From:

Tanya Paglia, Land Use Services
503-823-4989 / Tanya.Paglia@portlandoregon.gov

NOTICE OF A TYPE I DECISION ON A PROPOSAL IN
YOUR NEIGHBORHOOD
The Bureau of Development Services has approved a proposal in your neighborhood. The
mailed copy of this document is only a summary of the decision.
The reasons for the decision are included in the version located on the BDS website
http://www.portlandonline.com/bds/index.cfm?c=46429. Click on the District Coalition
then scroll to the relevant Neighborhood, and case number. If you disagree with the
decision, you can appeal. Information on how to do so is included at the end of this
decision.

CASE FILE NUMBER: LU 16-143284 HR – REPLACE ROLL-UP
GARAGE DOOR WITH CARRIAGE DOORS
GENERAL INFORMATION
Applicant:

Sarah Johnston
104 SW Grover Street
Portland, OR 97239

Co-Owner:

Jason D Moore
104 SW Grover Street
Portland, OR 97239

Site Address:

104 SW Grover Street

Legal Description:

BLOCK 115 W 33 1/3' OF N 11 2/3' OF LOT 7 W 33 1/3' OF LOT 8,
CARUTHERS ADD
R140910930
1S1E10BD 10200
3329

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

South Portland NA., contact Jim Gardner at 503-227-2096.
South Portland Business Association, contact Kevin Countryman at
503-750-2984.
Southwest Neighborhoods Inc., contact Leonard Gard at 503-8234592.

Other Designations: Non-contributing Resource in the South Portland Historic District,
listed in the National Register of Historic Places on July 31, 1998.
Zoning:
R2 – Residential 2,000 with a Historic Resource Protection Overlay
Case Type:
HR - Historic Resource Review
Procedure:
Type I, an administrative decision with appeal to the Oregon Land Use
Board of Appeals (LUBA).

Decision Notice for LU 16-143284 HR - Replace Garage Door with Carriage Doors

Proposal:
The applicant is seeking Historic Resource Review approval for a proposal to remove a nonhistoric overhead garage door and replace it with all wood, 6 lite, outswing, double carriage
doors. These doors will have one side fixed, and the other will open and close to allow person
access, rather than vehicle access, making the ground level space no longer usable as a
garage. The doors will be the Real Carriage Door Company’s model 7068 design and will be
custom built to fit the subject property. The garage entrance is at the street level on the
house’s north side which faces Grover Street. The house’s main entrance is located on the
west side which is along SW Water Avenue.
Because the proposal is for non-exempt exterior alterations to an existing building within
the South Portland Historic District, historic resource review is required.
Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33.
The relevant approval criteria are:


Lair Hill Historic Conservation District
Design Guidelines



33.846 Historic Resource Review

ANALYSIS
Site and Vicinity: The subject home is a two story structure with an additional ground
level that is mostly below grade. It is a wood frame single family home with a gable roof and
concrete foundation. The house faces north onto Grover Street, but its main entrance is
recessed and opens onto a porch located on its south-west corner which is accessed from
SW Water Avenue on the home’s west side. The façade facing Grover currently features an
overhead door entrance on its ground level (to be replaced by proposed carriage doors). An
open balcony enclosed with a tall knee wall topped with additional screening occupies the
entire width of its first floor level on the Grover Street façade, and a large non-original
window occupies most of its second story. The house was originally constructed in 1903 in
the Craftsman style and is considered a non-contributing resource, identified as the H R
Cardwell House, in the South Portland Historic District, due to significant exterior
alterations
The site is a relatively small rectangular parcel of a little over 2,000 square feet, located at
the intersection of SW Grover Street and SW Water Avenue. Across Grover Street from the
subject site there is a small patch of downward sloping green space which abuts the U.S.
Highway 26 on-ramp to the Ross Island Bridge. The bridge’s on and off ramps interrupt SW
Water which terminates at SW Grover and commences again north of the ramps. Nearby
houses are predominantly contributing structures and their scale and style reflect the
largely working-class nature of the original area.
South Portland Historic District As the surviving piece of a district that was greatly
diminished by the construction of the I-5 and I-405 freeways, and by large scale clearance
under the auspices of Urban Renewal, during the 1960s and 1970s, the South Portland
Historic District is significant as the remnant of an early, originally much larger, working
class and immigrant neighborhood. The area was originally home to concentrations of ethnic
and religious minorities from southern and eastern Europe, especially Italian Catholics and
Jews from Poland, the Baltic States, and the Russian Empire. The majority of the district’s
remaining historic resources were built as residences, but with supporting commercial
buildings, religious and social institutions, and small scale industrial structures scattered
throughout the neighborhood fabric. Originally associated with workers at the shipping,
manufacturing, and processing enterprises dependent on the nearby Willamette River, the
area today is among the best remaining examples of a late Nineteenth Century working class
residential neighborhood in Portland.
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Zoning: The Residential 2,000 (R2) zone is a low density multi-dwelling zone. It allows
approximately 21.8 dwelling units per acre. Density may be as high as 32 units per acre if
amenity bonus provisions are used. Allowed housing is characterized by one to three story
buildings, but at a slightly larger amount of building coverage than the R3 zone. The major
types of new development will be duplexes, townhouses, row houses and garden
apartments. These housing types are intended to be compatible with adjacent houses.
Generally, R2 zoning will be applied near Major City Traffic Streets, Neighborhood Collector
and District Collector streets, and local streets adjacent to commercial areas and transit
streets. Newly created lots in the R2 zone must be at least 4,000 square feet in area for
multi-dwelling development, 1,600 square feet for development with attached or detached
houses, and 2,000 square feet for development with duplexes. Minimum lot width and depth
standards may apply.
The Historic Resource Protection overlay is comprised of Historic and Conservation Districts,
as well as Historic and Conservation Landmarks and protects certain historic resources in
the region and preserves significant parts of the region’s heritage. The regulations
implement Portland’s Comprehensive Plan policies that address historic preservation. These
policies recognize the role historic resources have in promoting the education and enjoyment
of those living in and visiting the region. The regulations foster pride among the region’s
citizens in their city and its 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 there are no prior land use reviews for this site.
Agency Review: A Notice of Proposal in your Neighborhood was mailed on May 17, 2016.
No agency review was provided given the scope of work.
Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on May 17,
2016. No written responses have been received from either the Neighborhood Association or
notified property owners in response to the proposal.

ZONING CODE APPROVAL CRITERIA
Chapter 33.846.060 - Historic Resource Review
Purpose of Historic Resource Review
Historic Resource Review ensures the conservation and enhancement of the special
characteristics of historic resources.
Historic Resource Review Approval Criteria
Requests for Historic Resource 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 South Portland Historic District and the
proposal is for a non-exempt treatment. Therefore Historic Resource Review approval
is required. The approval criteria are the Lair Hill Historic Conservation District
Design Guidelines.
Staff has considered all guidelines and addressed only those applicable to this proposal.
Lair Hill Historic Conservation District Design Guidelines
1.
How the Building Relates to the Street. How the Building Relates to Adjacent
Buildings.
1. Front Yard. A distance equal to the average of the front setbacks of the immediately
adjacent buildings. Where there are no adjacent buildings, the recommended
setback is 8’.
2. Side Yard. Average of adjacent setbacks. If no adjacent buildings, the
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recommended setback is 5’.
3. Rear Yard. Average of adjacent setbacks. If no adjacent buildings, the
recommended setback is 15’.
Findings: Turning the garage door into a person door places a dwelling unit
entrance very close to the sidewalk which is not the prevailing condition of
single family houses in the immediate area, whose entry doors are typically set
back from the street by small front yards. However, this pattern of houses
relative to the street is not monolithic and there are variations. In addition, the
proposed door takes the form of carriage doors, maintaining the appearance of
a ground level garage that is consistent and compatible with houses in the
area. This maintains a relationship between the house and street widely found
in the neighborhood. This criterion is met.
2.

Parking
1. It is strongly recommended that parking be in the building structure.
2. No ground floor street façade should be composed solely of parking or parking
accesses. Ground floor facades must have pedestrian entrances and/or windows.
(see Guideline 6)
3. On-site parking should be appropriately landscaped so as to screen the parking.
4. On-site parking should not completely fill any front or rear yard.
5. No parcel of land should be converted solely for parking.
Findings: While the roll-up door to be removed currently provides entry to an
existing garage space, the entry drive is very small and narrow by modern
standards as is the space accessed. This “garage” space is presently unusable
as a garage. The ground level space therefore does not currently provide
parking within the building, and the change of doors will not alter this
condition. The conversion from an overhead door to high quality carriage doors
will provide an attractive pedestrian entrance to a façade of the house which
currently lacks an entry point, creating a more active and thus pedestrianfriendly sidewalk frontage. The adjacent landscaping will be retained and
together with the attractive design of the new doors, they help to create a lively
street façade. This criterion is met.

6.

Architectural Specifics – Entryways.
1. All buildings should have a permanently protected entryway. (Awnings are not
permanent protection).
2. On corner lots the main entrance should be on the nearest major street.
3. All main entrances should face the street.

10. Other Building Components. Where appropriate, new buildings should incorporate
architectural detailing from the building components listed [below]:
1. Dormers
2. Bays
3. Bracketing
4. Cornice
5. Trim
Findings for 6 and 10: The proposal uses all wood, historically detailed
carriage doors to relate to older door styles of the historic district. The existing
deck on the house’s Grover Street façade extends a bit beyond the front wall
plane of the ground level which creates a recess where the new door will be
located. This recess will provide a small amount of weather protection to the
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new entryway. This will not be the home’s main entrance, but will provide an
entrance on a façade which does not presently have one.
The architectural details of the new carriage doors include Craftsman details
which match the original architectural style of the house. These details include
three flat panels and six truly divided lites on each door. These criteria are 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 Resource Review process is to ensure that additions, new
construction, and exterior alterations to historic resources do not compromise their ability
to convey historic significance. The design of the present proposal reflects the historic
district by using doors with quality, enduring materials and craftsmanship. Using carriage
doors rather than a standard entry door better reflects the operational style of a garage door
and thus is more relatable to a garage form which is in keeping with other houses in the
district. This proposal meets the applicable Historic Resource Review criteria and therefore
warrants approval.

ADMINISTRATIVE DECISION
Approval of [specific proposal description], per the approved site plans, Exhibits C-1 through
C-3, signed and dated June 7, 2016, 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 16143284 HR.”

Staff Planner:

Tanya Paglia

Decision rendered by:

on June 7, 2016.
By authority of the Director of the Bureau of Development Services

Decision mailed: June 10, 2016
Procedural Information. The application for this land use review was submitted on March
31, 2016, and was determined to be complete on May 13, 2016.
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 March 31, 2016.
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 the 120-day review period.
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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.
This decision, and any conditions associated with it, is final. It may be appealed to the
Oregon Land Use Board of Appeals (LUBA), within 21 days of the date the decision is mailed,
as specified in the Oregon Revised Statute (ORS) 197.830. Among other things, ORS
197.830 requires that a petitioner at LUBA must have submitted written testimony during
the comment period for this land use review. Contact LUBA at 775 Summer St NE Suite
330, Salem, OR 97301-1283 or phone 1-503-373-1265 for further 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 503823-7617, 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.
Recording the final decision.
If this Land Use Review is approved, the final decision must be recorded with the
Multnomah County Recorder. A building or zoning permit will be issued only after the final
decision is recorded. The final decision may be recorded on or after June 13, 2016.
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 503-823-7617.
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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, permitees 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 for the City of Portland, and all other applicable
ordinances, provisions and regulations of the City.

EXHIBITS
NOT ATTACHED UNLESS INDICATED
A. Applicant’s Submittal
1. Photos of Existing Conditions
2. Original Proposed Elevation before revisions – NOT APPROVED/reference only
3. Applicant’s Statement in Response to Incomplete Letter
B. Zoning Map (attached)
C. Plans/Drawings:
1. Site Plan (attached)
2. Proposed North Elevation (attached)
3. Image of Proposed Carriage Doors from Manufacturer’s Website (attached)
D. Notification information:
1. Mailing list
2. Mailed notice
E. Agency Responses: No responses received
F. Correspondence: No responses received
G. Other:
1. Original LU Application
2. Oregon Historic Site Record

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).

