NOTICE OF FINAL
FINDINGS, CONCLUSIONS AND DECISION
OF THE CITY OF PORTLAND HISTORIC LANDMARKS COMMISSION
ON AN
APPEALED ADMINISTRATIVE DECISION
(Type II Process)
CASE FILE: LU 17-239981 HR
LOCATION: Lot Immediately north of 1041 SW Vista Avenue (R652316)
The administrative decision for this case, published on October 19, 2018 was appealed to the
Historic Landmarks Commission by an adjacent property owner.
A public hearing was held January 14, 2019. At the hearing the Historic Landmarks
Commission voted to deny the appeal, and uphold the Staff Decision of Approval with one
added condition of approval. The original analysis, findings and conclusion have been revised
by the Historic Landmarks Commission as follows. This decision is available on:
https://efiles.portlandoregon.gov/Record?pagesize=200&sortBy=recCreatedOn&q=17-239981
The Historic Landmarks Commission has approved a proposal in your neighborhood. This
document is only a summary of the decision. The reasons for the decision, including the
written response to the approval criteria and to public comments received on this application,
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.

GENERAL INFORMATION
Applicant:

Shawna Smith | Portland Development Group Investments LLC
4224 NE Halsey St, Ste. 300 | Portland, OR 97213

Owner:

Gene Hubbell | Portland Development Group Investments LLC
11124 NE Halsey St, Ste. 643 | Portland, OR 97220

Site Address:

Lot immediately north of 1041 SW Vista Avenue (R652316)

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

BLOCK 1 LOT 3, ARDMORE
R035200020
1N1E33CC 05401
3027

Neighborhood:
Business District:
District Coalition:

Goose Hollow, contact Jerry Powell at planning@goosehollow.org.
None
Neighbors West/Northwest, contact Mark Sieber at 503-823-4212.

Plan District:
Other Designations:

None
Within the Landmark Boundary of an Individually Listed Landmark
property, listed as a contributing resource in the King’s Hill Historic
District
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Zoning:

R5s – Residential 5,000 with Scenic Resource and Historic Resource
Protection Overlays

Case Type:
Procedure:

HR – Historic Resource Review
Type II, an administrative decision with appeal to the Landmarks
Commission.

Proposal:
The applicant is seeking Historic Resource Review approval for a new single-family residence on
a lot located within the National Register Landmark Boundary of an existing individually listed
Landmark Property (the MacMaster House) that is also a contributing resource in the King’s
Hill Historic District. The subject lot (R652316) is 5,000 square feet in area and is located
immediately north of the Landmark MacMaster House at 1041 SW Vista Avenue, within the
Landmark Boundary of that property.
The footprint of the proposed residence is approximately 38’ wide by 36’ long and 2 stories high
with a partial basement and a 14’-0” wide by 8’-0” deep front porch. The height of the house is
25’-0”. The proposed structure has a hipped roof with a centered front entry. The site includes
an existing detached sunken garage (constructed in 1925), formerly associated with the
MacMaster property, an existing stacked rock retaining wall at the street lot line, and existing
concrete stairs that are all proposed to be retained. The materials proposed include: 4” exposed
cedar lap siding, all-wood windows, all-wood doors and side-lights, wood corner boards, solid
brick veneer over a wood framed chimney, concrete steps connecting to the existing concrete
steps and path proposed to remain, an exposed concrete foundation, and all-wood columns,
balusters and railings on the front porch. The proposal also includes one (1) egress window well
located at the rear (west) of the proposed structure, proposed to be covered with an operable
grate.
Historic Resource Review is required because the proposal is for non-exempt new construction
in the King’s Hill Historic District and within a National Register Landmark boundary.
Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33,
Portland Zoning Code. The relevant criteria are:

King’s Hill Historic District Design Guidelines

ANALYSIS
Site and Vicinity: The subject site is a 5,000 square foot lot with approximately 50 feet of
frontage along SW Vista Avenue to the east. The subject lot was confirmed through a Lot
Confirmation process in 2015 and was formerly associated with the Landmark property
immediately to the south at 1041 SW Vista Avenue. While the lot confirmation process
confirmed a historic platted lot as a separate lot, the National Register Boundary for the
Individually Listed Landmark Property – the MacMaster House at 1041 SW Vista – remains
unchanged and includes the subject lot. In addition to being designated as an Individually
Listed Historic Landmark, the MacMaster House is also listed as a contributing resource in the
King’s Hill Historic District. At the northeast corner of the subject property there is an existing
detached sunken garage that was constructed in 1925, formerly associated with the MacMaster
House, that is proposed to remain on the subject site. The subject site also includes an existing
Saucer Magnolia (Magnolia x soulangiana) Heritage Tree (Tree #137) which will be preserved
and protected in front of the proposed building, and an existing stacked rock retaining wall that
will be retained along the front property line.
The King’s Hill Historic District, within which the subject property is located, contains a
significant concentration of historic upper middle-class houses and apartment buildings from
the period 1882 to 1942. The majority of the contributing resources in the district were built
during the great upswing in population and construction following the successful Lewis &
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Clark Exposition of 1905. Many of the surviving houses are the work of prominent early local
architects, representing a broad spectrum of styles from Italianate to Moderne.
As the name King's Hill implies, topography plays a significant role in the character of this
neighborhood. Because of the relatively steep grade of the land, buildable lots had to be
created by terracing, which resulted in historic retaining walls along many street frontages.
The area also includes several independent plats, so that some streets misalign and others are
separated by a block of one lot’s depth. Streets tend to be lined with mature deciduous trees.
Zoning: The single-dwelling zones, including R5, are intended to preserve land for housing and
to provide housing opportunities for individual households. The zones implement the
comprehensive plan policies and designations for single-dwelling housing.
The Historic Resource Protection Overlay zone 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.
The Scenic Resource zone is intended to protect Portland's significant scenic resources as
identified in the Scenic Resources Protection Plan; enhance the appearance of Portland to make
it a better place to live and work; create attractive entrance ways to Portland and its districts;
improve Portland's economic vitality by enhancing the City's attractiveness to its citizens and to
visitors; and to implement the scenic resource policies and objectives of Portland's
Comprehensive Plan. The purposes of the Scenic Resource zone are achieved by establishing
height limits within view corridors to protect significant views and by establishing additional
landscaping and screening standards to preserve and enhance identified scenic resources.
Land Use History: City records indicate there are no prior land use reviews for this site.
Summary of Applicant’s Statement: The following is taken directly from the applicant’s
revised project narrative provided on August 13, 2018 (See pages 1 and 2 of Exhibit A-6).
Proposal:
A new single-family residence, two story plus partial basement consist of 3,130 sq. ft. of
living space, with an existing 268 sq. ft. underground one car garage. Site is 5,000 square
feet interior lot situated between 1011 SW Vista Ave and 1041 SW Vista Ave. The site is in
King’s Hill Historic District (KH) and Scenic Resource Zone (S). The existing underground
single car garage is registered under National Register of Historic Places by the United
States Department of the Interior National Park Service and is subject to the provisions of
the Oregon Special Assessment program (ORS 358.475-.565. There’s also an existing
Saucer Magnolia (Magnolia x soulangiana) Heritage Tree (Tree #137) which will be
preserved and protected per Arborist recommendation and specs. New sanitary sewer
lateral will be installed and connected to existing 6-inch VSP main sewer located in SW
Vista. New 1-inch water line and water meter will be installed and connected to existing
water main located in SW Vista Ave.
Proposed building is designed based on King’s Hill Historic Resource Design Guidelines in
conjunction with Landmark Commission members comments which new residence to be
designed subservient to existing McMaster House in proportion and to resemble in
architectural style and details. Proposed Colonial Revival style resembles McMaster House
and the majority of current neighborhood architectural styles (23% of the residences are
Colonial Revival). Proposed building consists of following elements;
1. In general, building is similar in style to National Registered Landmark MacMaster
House on 1041 SW Vista Ave, but smaller in overall scale;
2. Hipped roof over the entire second floor with 18” enclosed eave;
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3. Single story front porch with two 14” round columns with Tuscan base and capital
supporting low pitch roof with 18” enclosed eave, and the same shapes and lines
carried out on first floor to back porch and part of the family room located on the rear
of the building;
4. Windows placement horizontally and vertically is mainly symmetrical and in line
from first to second floor;
5. Windows are all wood double hung except the windows in partial basement which
consist of two casement and one fix with fully integrated wood jambs and sill to fit in
5.5” deep opening in exterior walls;
6. Windows trims consist of 5/4"x4.5" milled trim on top and sides with 1.5”x3” angled
sill and 5/4”x1.5” moulding directly under the sill;
7. Front entry door-sidelights combo similar to MacMaster house entry is placed at
center of the front building width to create a symmetrical façade;
8. 4” exposed cedar lap siding, 8” wide corner trims with base and capital, 10” band
and crown-mould combo at soffit where eave meets the wall; and
9. True brick veneer fireplace chimney is place beyond exterior wall and extends
beyond roof line.
Agency Review: A “Notice of Proposal in Your Neighborhood” was mailed March 26, 2018.
The following Bureaus have responded with comments; ultimately finding no objection to the
proposal:
1. Bureau of Environmental Services (See Exhibit E-1)
a.
Exhibit E-1a: Initial response - not recommending approval, 4/16/2018
b.
Exhibit E-1b: Addendum – revised response with no objections and no
recommended conditions of approval, 8/8/2018
2. Bureau of Transportation Engineering and Development Review (Exhibit E-2)
3. Urban Forestry (Exhibit E-3)
a.
Exhibit E-3a: Initial response – with concerns, 5/8/2018
b.
Exhibit E-3b: Revised Response – concerns resolved, 7/9/2018
4. Site Development Section of BDS (See Exhibit E-4)
The following Bureaus have responded with no issues or concerns:
5. Life safety Division of BDS (See Exhibit E-5)
6. Water Bureau (See Exhibit E-6)
7. Fire Bureau (See Exhibit E-7)
Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on March 26,
2018. A total of two written responses have been received from either the Neighborhood
Association or notified property owners in response to the proposal.
1. Jerry Powell, on March 27, 2018, wrote requesting information about the proposal. See
Exhibit F-1.
2. Catherine Wong, on April 8, 2018 and April 11, 2018, wrote in opposition to the
proposal noting concerns with the accuracy of the survey and tree removal and
allowable building height in the scenic resource overlay. See Exhibit F-2 for additional
information.
3. Lindsay Ergenekan, on April 16, 2018, wrote in opposition to the proposal noting
concerns with the scale, style, and detailing of the project in relation to the Landmark
property and previous Commission feedback. They also expressed concern with the
impacts of the proposed structure on the stability of the Landmark and contributing
resource properties to the south and north respectively. Lindsay also included
documents for reference regarding vibration limits for historic buildings and art
collections, National Park Service preservation guide for protecting buildings during
construction adjacent to the site, and vibration criteria for historic and sensitive
buildings. See Exhibit F-3 for additional information.
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After the comment period staff received additional comments from Lindsay Ergenekan and
comments from Jim McDermit, property owners to the south and north respectively.
4. Lindsay Ergenekan, on August 13, 2018, wrote in with concerns with the accuracy of
the survey provided by the applicant, the lack of an updated rendering showing the
proposed building from the street, and how the building height is calculated given the
slope. See Exhibit F-4 for additional information.
5. Jim McDermott, on August 14, 2018, wrote in with concerns the accuracy of the survey
provided by the applicant, as well as concerns with the stability of the slope on their
property to the north of the site. See Exhibit F-5 for additional information.
Staff Response: In response to the comments received, staff suggested that the applicant team
work to provide a thorough response to the issues raised and describe how aspects of the
proposal have been modified in order to address applicable comments. To address remaining
concerns raised during the comment period and remaining approvability issues, the applicant
proposed a number of changes and submitted additional information. Please see Exhibits A-9
and A-10 for the applicant’s responses the comments received during the comment period for
additional information. Below is a summary of revisions made:
• A Geo-Tech Report was provided by the applicant team to address concerns with
potential impacts of construction on the subject site on the Landmark to the south and
the contributing resource to the north -specifically the potential impact to the existing
stacked rock retaining wall on the adjacent property along the northern property line.
The applicant indicated that they will adhere to the recommendations listed in the
Geotech Report. Based on the recommendations in the Geotech Report, the applicant
revised the proposed basement plan to be pulled back from the north and south
property lines to further reduce any potential impact of construction on adjacent
properties;
•

An updated Arborist Report was provided based on the updated design. The arborist
report also summarized how the proposal is meeting the development standards of the
Scenic Resource (s) Overlay Zone with regard to tree preservation (See Exhibit A-17 for
additional information);

•

Building materials were revised to include: a continuous exposed concrete foundation,
all-wood windows and doors, wood siding, railings, columns, and trim with reference to
trim and mouldings details seen on the MacMaster House;

•

The roof pitch was revised to match the pitch of the MacMaster House;

•

The proposed chimney was confirmed to be clad in true brick veneer, and the width of
the chimney was increased in response to chimneys seen throughout the District;

•

The Simulated Divided Lite grids where removed and the placement and alignment of
windows were refined;

•

The porch was revised to no longer bisect the pairs of windows on the front façade; and

•

The entry sequence was simplified and limited to materials seen elsewhere in the
District and a revised Landscape Plan was provided.

After the comment period, additional comments were received noting remaining concerns with
the accuracy of the survey provided by the applicant, as well as concerns with the height of the
proposed structure, the lack of an updated rendering from the street with accurate setbacks,
and concern with the stability of the existing retaining wall on the property to the north. In
order to allow the time to respond to additional concerns, the applicant requested that the case
again be placed on hold to allow the time for additional information from an additional survey,
and to respond to concerns with additional information provided on September 11, 2018 and
September 20, 2018. Please see Exhibit A-14 for the applicant’s responses to noted concerns
raised after the comment period for additional information.
In response to concerns, the applicant provided the following:
• An updated survey (See page ‘C-21’ of Exhibit A-31) and an updated Site Plan;
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An updated rendering from the street (See page ‘C-5’ of Exhibit A-31);
Updated plans showing a consistent Base Point – clarifying how height was being
measured (See Exhibits C-5 through C-9).

Staff has worked extensively with the applicant, and the design has undergone several
revisions in order to address compatibility concerns regarding the location of the proposed
building on the site, style, and detailing of the house since the initial submission. Please see
findings below for additional information.

PROCEDURAL HISTORY
The Type II Decision of Approval was appealed by Lindsay Ergenekan, the owner of the adjacent
Landmark to the south of the subject property. The appeal hearing was held on January 14,
2019. The Historic Landmarks Commission voted to deny the appeal and uphold the Type II
Decision of Approval with conditions, and added a condition of approval that the proposed
roofing material be the dual gray color (shown on Exhibit C-28) as an alternate to the darker
gray color.

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 King's Hill Historic District and the proposal is for a
non-exempt treatment. Therefore Historic Resource Review approval is required. The approval
criteria are the King's Hill Historic District Guidelines.
Staff has considered all guidelines and addressed only those applicable to this proposal.
King’s Hill Historic District Guidelines
A1.
D2.

D3.

Historic Character. Retain and preserve the diverse historic character of the King’s Hill
Historic District.
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.
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 A1, D2, and D3: The character of the King’s Hill Historic District includes
a mix of single-dwelling residences and multi-dwelling structures, primarily
development in a 60-year span between 1882 and 1942, the period of significance of the
District described in the National Register Nomination. As noted in the background
information in the guidelines and referenced in Appendix A of the guidelines, the
buildings constructed between the 1880’s and early 1940’s were constructed in
numerous styles including Colonial Revival, Craftsman, and Mediterranean styles.
Although many different architectural styles and several building types are represented,
the guidelines note a high degree of consistency within the District in terms of building
height, scale, and massing that contributes to the character of the district. In addition,
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landscaping including formal gardens, mature street trees, and planting also contribute
to the character of the area giving the District a strong sense of cohesion.
The proposal preserves the historic character of the District, achieves a coherent
composition that builds on the characteristics of historic buildings in the immediate
area and differentiates new construction by incorporating elements of nearby, quality
buildings such as building details, massing, proportions, and materials in the following
ways:
o

The proposed development incorporates height, scale, massing, and siting
characteristics of other buildings in the district while deferring to the sitting,
massing, materiality, and architectural detailing of the MacMaster House
immediately to the south of the subject property. As stated above, the subject
property is located with the Landmark Boundary of the MacMaster House.

o

The proposal respects the established front setbacks of the Landmark
MacMaster House to the south and is recessed further back from the front lot
line than the contributing property to the north which all front onto SW Vista
Avenue. For the properties to the north and south, the front setbacks of the
primary building walls of the structures are setback approximately 41’-½" for the
contributing property to the north and 53’-9 ½" for the Landmark MacMaster
House to the south. The primary wall of the proposed structure is setback 54’-0”
from the front property line and defers to the siting of both the Landmark
MacMaster House and the contributing property to the north.

o

To ensure that the color of the proposed roofing material is subdued and builds
on the characteristics of historic buildings in the immediate vicinity, the
Landmarks Commission added Condition of Approval ‘E’, that the roofing
material be the dual gray color shown on Exhibit C-28 as an alternate to the
darker gray color.

The proposed development is subservient to the MacMaster House as it is located with
the Landmark Boundary of the resource. While the proposed structure respects primary
site characteristics such as mass, size, scale, and setbacks of adjacent properties, the
proposed development will be differentiated through the use of contemporary materials
and methods of construction. With Condition of Approval ‘E’, requiring that the roofing
material be the dual gray color shown on exhibit C-28, these guidelines are met.
A2.
D5.

D9.

Architectural Styles. Maintain the architectural integrity of historic building façades.
Respect the essential forms and styles of the historic buildings in the district.
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.
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 for A2, D5, and D9: As noted above, although the King’s Hill Historic District
includes a diverse mix of architectural styles seen in the predominately single- and
multi-dwelling development constructed during the period of significance of the District,
there remains a high degree of consistency within the District in terms of building
height, scale, and massing and this consistency contributes to the character of the
district. The proposal is designed to respect the architectural style of the MacMaster
House, which was altered in 1903 by the premier Portland architecture firm, Whidden
and Lewis, to be in the Colonial Revival style. The contributing resource to the north of
the subject site was also constructed in this style.
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The proposed structure respects the essential forms of the Colonial Revival style while
complementing the characteristics of the site and architectural features of the
surrounding buildings in the District. The proposal respects the Colonial Revival
architectural style exemplified by properties to the north and south of the subject
property by retaining existing site features and supporting existing siting with a
generous front setback, establishing a simplified rectangular plan and massing with a
prominent central entry porch framed by all-wood columns and railings, and a low
hipped roof to match the slope of the MacMaster House. The proposed structure also
expresses a symmetrical front façade centered on the entry, regular placement of oneover-one all-wood double-hung rectangular windows, narrow 4” exposed wood lap
siding, substantial corner boards, custom mouldings, on a strong exposed concrete
foundation with brick chimney and column bases. Contributing resources in the
District, in general and the MacMaster House specifically, have window sashes that are
recessed into the wall plane that allow for shadow lines that further articulate the
façade. To ensure that the windows of the proposed structure are set into the wall plane
to allow for adequate shadow lines and articulation of the facade, staff has added a
condition of approval that window sashes be setback in the wall assembly a minimum
of 3” from the exterior face of cladding for double-hung windows, and a minimum of 5”
for casement windows.
In addition to the style and detailing of the proposal, the retention of existing site
elements such as the detached sunken garage, the stacked rock retaining wall, the
concrete stains, and the retention and protection of the Heritage Tree on site also
contributes a sense of cohesion of existing and proposed elements within the proposed
development. With a condition of approval that window sashes shall be setback in wall
assembly a minimum of 3” from the exterior face of cladding for double-hung windows,
and 5” for casement windows, these guidelines are met.
A3.

Historic Material, Features, and Color. During exterior rehabilitation, protect,
maintain, and preserve historic materials, color, and architectural features.
Findings: While the proposal is for new construction on a separate tax lot, elements
formerly associated with the Landmark MacMaster House – immediately south of the
subject property – are proposed to be retained on the subject site. These features
proposed to be retained include an existing sunken detached garage at the northeast
corner of the property, existing concrete stairs, and an existing stacked rock wall along
the front property line that is proposed to be retained and restored as required. The
proposal includes alterations to the existing garage constructed in 1925 to include the
replacement of the existing garage door with an all-wood mahogany roll-up overhead
door. This guideline is met.

A4.

Gateways. Strengthen the transitional role of the neighborhood’s gateways.
Findings: The subject property is not at a gateway location. This guideline is not
applicable.

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: The MacMaster House was originally constructed in 1886 in an Italianate
architectural style and was later, in 1903, moved on its lot and redesigned in the
Colonial Revival style by the premier Portland Architecture firm, Whidden and Lewis.
While the proposal is to develop on a separate tax lot, the proposed structure is
currently located within the Landmark Boundary of the MacMaster House. Taking this
into consideration, based on direction from the Landmarks Commission provided during
two Design Advice Request hearings, the subject development proposes to defer to the
Landmark in terms of siting, massing, material quality, architectural style, and
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detaining. The proposed design references the Colonial Revival style of the MacMaster
House as the alterations associated with this change to the resource, within its period of
significance, are noted as features that contribute to the significance of the property.
This guideline is met.
P1.

Stopping and Viewing Places. Place buildings to provide stopping and viewing places
that contribute to the district’s historic character.

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 P1 and D6: The guidelines note that buildings should be sited and
oriented to respect established patterns and to create a strong, concentrated
urban environment throughout the district. The siting of new development and major
additions should reinforce the development pattern of the district and add to its
cohesive identity. The proposed building is setback from the street lot line in order to
respect and complement historic development patterns in the King’s Hill Historic
District, be more compatible with the adjacent buildings, and allow for the retention of
existing site features, and proposed landscaping that contribute to the District’s
character. This setback (54’-0” to the primary wall of the structure and 46’-0” to the
front of the porch) allows the proposal to respect the setback established by the
MacMaster House while supporting the protection and retention of the Heritage Tree on
site, as well as the retention of other existing on-site features that help the proposed
development better fit within the historic context of the site.
The proposed landscaping plan included in the most recent drawing set notes that the
proposal includes the incorporation of plantings consistent with the character of the
District, including: multiple varieties of rhodendron, hydrangea, additional magnolia
trees, fruit trees, and various types of greenery. In addition to the proposed
landscaping, and the retention of existing site elements that contribute to the cohesion
of the proposed development address stopping and viewing places, the proposal also
includes a lighting feature integrated into the landscaping. As noted previously, the
proposal also includes integrated stacked basalt retaining walls ranging from 12” to 24”
in height along a section of the south property line, and integrated stormwater planters.
The site features to be retained, the proposed site features, and the landscaping take
advantage of the sloped site, the generous front setback, and help to soften the
proposed development from the street and integrate with the built and natural
environment. These guidelines are met.

P2.

D11.

Embellish the Different Levels of Buildings. Embellish the different levels of a
building 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.
Main Entrances. Main entrances, including doors, porches, and balconies, should be
prominent features, compatible with the detailing, style, and quality of historic main
entrance features of nearby buildings. Retain and preserve main entrance features that
are important in defining the building’s historic character. Replace, in kind, extensively
deteriorated or missing parts of the main entrance when surviving prototypes exist.
When in-kind replacement is not practical, replace with elements that recreate the
historic character of the main entrance.
Findings for P2 and D11: The property slopes upward to the west from the street edge,
with an existing stacked rock retaining wall along the street that is proposed to be
retained and restored as necessary. By utilizing the topography of the site, setting the
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primary wall of the building beyond the primary wall of the adjacent Landmark
structure, the proposal provides a line of sight from the right-of-way to the primary
entry porch of the building while maintaining privacy and deferring to the siting of the
Landmark to the south and the adjacent contributing resource to the north. The
proposal also respects the topography of the site which a common condition in the
District. These factors allow the proposal to create lines of sight, connection private
space on site with public space (the right-of-way). The proposal also maintains existing
site features – such as the existing stacked rock retaining wall and the existing
detached sunken garage - that add visual interest to the primary street-facing frontage
of the site.
In addition to the existing stacked rock retaining wall along the street frontage and the
existing detached sunken garage proposed to be retained, the proposal also includes the
retention and extension of the existing concrete stairs. The proposed extension of the
existing concrete stairs to remain links this established pathway up from the street to
the primary – centered – entry of the proposed structure which is common feature seen
in resources built in the colonial revival style in the District. At its base, the primary
entry is framed by pilasters clad in true dimensional brick veneer, set in front of a solid
concrete foundation. This forms the base of the entry porch which is framed with
custom all-wood cedar columns, and custom all-wood balustrades and all-wood railings.
The applicant has included drawings and specification for all-wood mouldings that defer
to the detailing of the Landmark MacMaster House. The entry porch centers on an allwood entry door and all-wood sidelights. As such, the main entry of the proposed
structure is compatible with the detailing, style, and quality of the adjacent Landmark
and other contributing resources in the District. These guidelines are 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: According to Table 1 of the Guidelines Document, this guideline is not
applicable for the proposed project type. This guideline is not applicable.

D1.

Exterior Alterations. Exterior alterations should complement the resource’s massing,
size, scale, and architectural features.
Findings: While the proposal is for a new building on an individual lot, the proposed
structure is located within the Landmark Boundary of the MacMaster House, an
individually listed National Register Landmark. As such, the proposal could be
considered a detached addition to the Landmark property until the Landmark Boundary
is amended. Based on early guidance from the Landmarks Commission at two Design
Advice Request Hearings (held on May 8, 2017 and July 10, 2017) the Commission
noted that even though the proposed structure should defer to the Landmark
MacMaster House in terms of siting, massing, architectural style, material quality, and
detailing. The proposed structure should not be designed as an accessory structure to
the Landmark house. Accessory structures or carriage houses are not common of
historic development in the King’s Hill Historic District with the subject site
configuration and slope. The proposed structure is compatible with the siting, massing,
architectural style, and detailing of the MacMaster House while being compatible with
the historic development of the King’s Hill Historic District. This guideline is met.

D4.

Integrate Barrier-Free Design. Retrofit buildings or sites to improve accessibility for
persons with disabilities using design solutions that preserve the architectural integrity
of the historic resource. Such retrofits should utilize proportion and materials
compatible with the historic building. Design exterior alterations and new construction
to minimize material loss and visual change to a historic building while ensuring equal
access, to the extent practicable.
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Findings: According to Table 1 of the Guidelines Document, this guideline is not
applicable for the proposed project type. This guideline is not applicable.
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 buildings and the
topography. Maintain existing garden walls at or near the property line. Replace
retaining walls where they previously existed.
Findings: As is noted above, the proposal takes advantage of the sloped site by
retaining the existing stacked rock retaining wall along the front property line,
incorporating additional stacked basalt retaining walls approximately 12” to 24” tall
along the south property line and within the generous front setback. This reinforces
existing patterns seen elsewhere in the District and supports terracing and landscaping
of the area between the building and the street. The proposal also utilizes the slope of
the site to integrate the proposed flow-through planters will have a maximum height of
6” above finish grade and will be located at the base of the building along the front
façade. The use of the adjacent grade allows the proposed flow-through planters to meet
stormwater requirements, while also softening the front edge of the building and
integrating with other landscape features on the site. This guideline is 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 proposed materials are durable, consistent with materials seen on the
MacMaster House, and are compatible with the existing vocabulary of the District.
Based on guidance from the Landmarks Commission at the Design Advice Requests and
from staff, the applicant revised the proposal to include all-wood windows, all-word
doors, 4” exposed wood lap siding, wood trim, custom wood mouldings, wood corner
boards, wood columns, railings, and balusters, and a wooden garage door. The brick on
the proposed chimney and on the base of the front columns is proposed to be solid brick
veneer. The proposal also includes the retention of the stacked rock wall along the front
property line and short stacked basalt rock walls along the southern edge of the
property and as terracing within the front setback. This guideline is 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 prototypes exist. When in-kind replacement is not practical, replace
with elements that recreate the roof’s historic character.
Findings: The proposal features a hipped roof to match the slope of the roof seen on the
adjacent Landmark, the MacMaster House. In addition to the change in the roof pitch to
match the pitch of the Landmark, the previously proposed three pedimented roof
dormers were removed from the original proposal which results in simplified hipped roof
that defers to the Landmark. The roof features of the proposed building are compatible
with adjacent resources in the District and are consistent with the proposed Colonial
Revival style of the building. This guideline is 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.
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Findings: The proposal includes the retention of an existing sunken detached garage at
the northeast corner of the property - formerly associated with the Landmark
MacMaster House. The proposal includes the replacement of the existing garage door
with an all-wood mahogany roll-up overhead door. By reusing an existing historic
parking structure, the proposal retains the defining architectural characteristics of the
garage and its relationship to the street. This guideline 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 requirements of Title 11
can be met, and 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.

HISTORIC LANDMARKS COMMISSION CONCLUSIONS
The proposal responds to the primacy of Landmark MacMaster House while supporting the
scale, siting, architectural features, and sense of quality and permeance seen in primary
structures constructed during the period of significance of the Kings Hill Historic District. By
setting the primary wall of the proposed structure further back than the primary wall of the
Landmark to the south and deferring to the Landmark in terms of architectural style, and
material quality and detailing, the proposal is compatible with the Landmark property. The
proposal responds to character-defining features of the District by retaining existing on-site
features such as the detached sunken garage, stacked rock retaining wall, and the existing
concrete stairs, and by preserving and protecting an on-site Heritage Tree between the
proposed structure and the street. In addition to retaining on-site features, the proposal is a
coherent expression of an architectural style common in the District that utilizes quality
materials that are durable and repairable and is therefore compatible with the District as a
whole.
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 proposal meets the applicable Historic Resource Review
criteria, and therefore warrants approval.

HISTORIC LANDMARKS COMMISSION DECISION
Approval with conditions of a new single-family residence within the Landmark Boundary of the
Individually listed National Register Landmark Boundary of the MacMaster House in the Kings
Hill Historic District. Approved per Exhibits C-1 through C-31, signed and dated October 16,
2018, subject to the following conditions:
A. As part of the building permit application submittal, the following development-related
conditions (B through E) 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 17-239981 HR." All requirements
must be graphically represented on the site plan, landscape, or other required plan and
must be labeled "REQUIRED."
B. At the time of building permit submittal, a signed Certificate of Compliance form
(https://www.portlandoregon.gov/bds/article/623658) must be submitted to ensure the
permit plans comply with the Design/Historic Resource Review decision and approved
exhibits.
C. Window sashes shall be setback in wall assembly a minimum of 3” from the exterior face of
cladding for double-hung windows, and 5” for casement windows.
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D. No field changes allowed.
E. The roofing material shall be the dual gray color shown on Exhibit C-28 as an alternate to
the darker gray color.
Staff Planner: Megan Sita Walker
First Hearing Date: January 14, 2019
Findings and conclusions by the Historic Landmarks Commission on: January 14, 2019
By:

Kristen Minor

Chair, Historic Landmarks Commission

Date Final Decision Effective/Mailed: January 31, 2019
120th day date: March 11, 2019
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
September 13, 2017, and was determined to be complete on March 12, 2018. After the Notice
of Proposal was mailed and the public comment ended on April 16, 2018, the applicant
requested that the case remain on hold and dircted staff to not move forward with the decision
until August 10, 2018 based on the additional information submitted for staff to review on
August 6, 2018. The applicant again requested for the application to be placed on hold and for
staff to not move forward with issuing the decision until October 16, 2018.
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 September 13, 2017.
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 by the full 245 days (See Exhibit A-34). Unless further
extended by the applicant, the 120 days will expire on: March 11, 2019.
Appeal of this Decision. This decision is final and becomes effective the day the notice of
decision is mailed (noted above). This decision may not be appealed to City Council; however, it
may be challenged by filing a "Notice of Intent to Appeal" with the State Land Use Board of
Appeals (LUBA) within 21 days of the date the decision is mailed, pursuant to ORS 197.0 and
197.830. A fee is required, and the issue being appealed must have been raised by the close of
the record and with sufficient specificity to afford the review body an opportunity to respond to
the issue. For further information, contact LUBA at the Public Utility Commission Building,
550 Capitol Street NE, Salem, OR 97310. [Telephone: (503)373-1265]
Recording the final decision.
If this Land Use Review is approved the final decision will be recorded with the Multnomah
County Recorder.
• The final decision will be recorded after January 31, 2019 by the Bureau of Development
Services.
The applicant, builder, or a representative does not need to record the final decision with the
Multnomah County Recorder.
For further information on your recording documents please call the Bureau of Development
Services Land Use Services Division at 503-823-0625.
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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,
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
1. Original Project Description & Response to Approval Criteria
2. Original Drawing Set & Renderings
3. Revised Project Description & Response to Approval Criteria, Rec’d January 12, 2018
4. Revised Project Description & Response to Approval Criteria, Rec’d March 8, 2018
5. Revised Project Description & Response to Approval Criteria, Rec’d August 10, 2018
6. Revised Project Description & Response to Approval Criteria, Rec’d August 13, 2018
7. Memos in Response to Comments, Rec’d January 12, 2018
8. Memos in Response to Comments, Rec’d March 8, 2018
9. Response to Neighbor’s Comments, Rec’d June 29, 2018
10. Response to Neighbor’s Comments, Rec’d June 29, 2018
11. Response to Service Bureau Comments, Rec’d June 29, 2018
12. Memos in Response to Comments, Rec’d August 10, 2018
13. Memos in Response to Comments, Rec’d August 13, 2018
14. Memos in Response to Comments, Rec’d September 11, 2018
15. Project Valuation Documentation, Rec’d March 8, 2018
16. Geotech Report, Rec’d June 29, 2018
17. Arborist Reports
a.
Original Arborist Report
b.
Updated Arborist Report, Rec’d June 29, 2018
18. Stormwater Management Manual, Simplified Approach Form, Rec’d July 9, 2018
19. Sketch Revisions to Drawing Sheets, Rec’d September 14, 2018 2018 – Not
Approved/For Reference Only
20. Revised Material Sheets, Rec’d January 12, 2018 – Not Approved/For Reference Only
21. Revised Material Sheets, Rec’d March 8, 2018 – Not Approved/For Reference Only
22. Revised Material Sheets, Rec’d July 26, 2018 – Not Approved/For Reference Only
23. Revised Material Sheets, Rec’d August 6, 2018
24. Rock Wall Material Specification, Rec’d August 10, 2018
25. Revised Drawing Set, Rec’d January 12, 2018 – Not Approved/For Reference Only
26. Revised Drawing Set, Rec’d March 8, 2018– Not Approved/For Reference Only
27. Revised Drawing Set, Rec’d June 29, 2018 – Not Approved/For Reference Only
28. Revised Drawing Set, Rec’d July 26, 2018 – Not Approved/For Reference Only
29. Revised Drawing Set, Rec’d August 6, 2018 – Not Approved/For Reference Only
30. Revised Drawing Set, Rec’d August 13, 2018 – Not Approved/For Reference Only
31. Revised Drawing Set, Rec’d September 11, 2018
32. Revised Drawing Sheets, Rec’d September 20, 2018
33. Revised Drawing Set, Rec’d October 11, 2018
34. Extension to the 120-Day Review Period, Rec’d April 24, 2018
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35. Reference Pictures of Houses in Surrounding Area
B. Zoning Map (attached)
C. Plan & Drawings
1. Site Plan (attached)
2. Building Plans – Underground Garage Plan & Basement Floor Plan (attached)
3. Building Plans – Main Floor Plan & Upper Floor Plan (attached)
4. Building Plans – Roof Plan (attached)
5. Street Elevation – Building Mass (attached)
6. Building Elevations – East/Front (attached)
7. Building Elevations – South/Side (attached)
8. Building Elevations – West/Rear (attached)
9. Building Elevations – North/Side (attached)
10. Building Sections – Longitudinal Section through Primary Structure
11. Building Sections – Longitudinal Section through Garage & Primary Structure
12. Building Sections – Cross Section through Primary Structure
13. Details – Typical Wall-Roof, Base/Water Table, & Dorner Trim/Soffit Details
14. Details – Front Porch Detail
15. Details – Railing & End Post Details
16. Details – Front Door & Typical Window Detail
17. Details – Front Entry Door & Window Well Detail
18. Details – Rear Wall Retaining Wall & Casement Window Detail
19. Landscape Plan
20. Plant Schedule
21. Exterior Lighting Plan
22. Moulding Specifications
23. Door & Window Specifications
24. Garage Door Specifications
25. Railing Baluster & Column Specifications
26. Brick Specification
27. Soffit Specification
28. Roof Specification
29. Mechanical Unit Specification
30. Vent Specifications – Basement & Chimney
31. Exterior Light Fixtures & Address Title Specifications
D. Notification information:
1. Mailed Notice of Proposal
2. Notice of Proposal Mailing list
3. Mailed Notice of Decision (Administrative)
4. Notice of Decision (Administrative) Mailing list
E. Agency Responses:
1. Bureau of Environmental Services (See Exhibit E-1)
a.
Exhibit E-1a: Initial response - not recommending approval, 4/16/2018
b.
Exhibit E-1b: Addendum – no recommended conditions of approval, 8/8/2018
2. Bureau of Transportation Engineering and Development Review (Exhibit E-2)
3. Urban Forestry (Exhibit E-3)
a.
Exhibit E-3a: Initial response – with concerns, 5/8/2018
b.
Exhibit E-3b: Revised Response – concerns resolved, 7/9/2018
4. Site Development Section of BDS (See Exhibit E-4)
5. Life safety Division of BDS (See Exhibit E-5)
6. Water Bureau (See Exhibit E-6)
7. Fire Bureau (See Exhibit E-7)
F. Letters:
1. Jerry Powell, on March 27, 2018, wrote requesting information about the proposal.
2. Catherine Wong, on April 11, 2018, wrote in opposition to the proposal.
3. Lindsay Ergenekan, on April 16, 2018, wrote in opposition to the proposal.
4. Lindsay Ergenekan, on August 13, 2018, wrote in with concerns with the accuracy of
the survey and continued concerns with aspects of the proposal.
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5. Jim McDermott, on August 14, 2018, wrote in with concerns the accuracy of the survey
provided by the applicant, as well as concerns with the stability of the slope on their
property to the north of the site.
G. Other
1. Original LUR Application
2. Updated LUR Application
3. Incomplete Letter, September 29, 2017
4. Remaining Issues Memo, February 5, 2018
5. Staff Memo, April 5, 2018
6. Correspondence with Urban Forestry
7. Email Correspondence between Applicant and Staff
8. Returned copy of Mailed Incomplete Letter
9. MacMaster House National Register Landmark Nomination Boundary
10. Sanborn Map
11. May 8, 2017 DAR – Staff Summary Memo
12. July 10, 2017 DAR – Staff Summary Memo
H. (Received Before the First Hearing)
1. Appeal Statement from Lindsay Ergenekan
2. Notice of Appeal w/Notice of Appeal Mail List, dated November 9, 2018
3. Mailed Notice of Appeal
4. Damon Ogden comments, November 13, 2018
5. Staff Memo to Commission, dated January 7, 2019
6. Staff Powerpoint, January 14, 2019 (on TRIM)
7. Appellant Powerpoint, January 14, 2019 (on TRIM)
8. Applicant Powerpoint, January 14, 2019 (on TRIM)
Testifier Sign-In Sheet: None
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).

