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MEMO

May 23, 2005
To:
Mayor Tom Potter
Commissioner Sam Adams
Commissioner Randy Leonard

Commissioner Dan Saltzman

Commissioner Erik Sten

From:
Joe Zehnder, Principal Planner
Subject:
North of Lovejoy Project:  Staff amendments to Findings
Based on conversations with the Portland Office of Transportation since the Planning Commission's Recommended Draft was published, we recommend the following changes to the North of Lovejoy Project findings.  
Changes to the North of Lovejoy Project Findings:
Add the following language to finding #17, which addresses Statewide Planning Goal #12, Transportation:
The proposed amendments to the Comprehensive Plan Map and Zoning Map to re-designate the park sites from Central Employment (EXd) to Open Space (OS) and increase the allowed base Floor Area Ratio (FAR) from 2:1 to 4:1 will result in zero net change in allowed base FAR with in the River District.  

The project area is currently designated Central Employment (EXd) and will remain so designated with the proposed amendments.  The EXd zone allowed for a mix of employment, office, retail and residential uses.  Mixed-use development allows a variety of work and housing opportunities and accompanying services to locate in close proximity.  The close proximity of these trip origins and destinations better enables these trips to be made by walking, biking or taking transit.  This reduced reliance on single occupant vehicles and reduces demand for vehicle lane capacity.  

The proposed amendments will result in high density development with trip origins and destinations designed to be principally served by mass transit.  The project area is currently served by streetcar and the #77-Broadway/Lovejoy bus route on NW Lovejoy and NW Northrup and limited peak bus service on NW Naito.  Bus service is planned to increase as the intensity of development increases in this area. 

The proposed amendments will not significantly affect existing or planned transportation facilities.  After accounting for the down zoning of the River District park sites from EXd to Open Space (OS) and the number of blocks within the project area that recently redeveloped, the result is zero net increase in allowed base FAR.  The proposed amendments would increase the allowed FAR from 2:1 to 4:1 for twelve blocks.  However, all but four of the twelve blocks have already developed with full block mixed-use developments, have completed Master Plans with development in process, or are currently in for permit review.  The blocks that have already developed are not likely to redevelop in the next twenty to thirty years.  In essence, the FAR potential removed from the three park sites within the River District was transferred to the remaining four blocks where redevelopment is likely to occur within the next twenty years.  

The increase in allowed base FAR on the eleven blocks is 2:1 base FAR per block.  The gross increase would be 22:1 base FAR.  The increase in allowed FAR allocated to the seven blocks that recently redeveloped is 14:1 FAR.  Since the increase in base FAR allocated to these redeveloped blocks is not likely to be realized in the next twenty years, it too is subtracted from the gross increase in allowed base FAR.  The remaining increase in base FAR that may be realized in the district is 8:1.  

The re-designation of the three park sites from EXd to OS results in an 8:1 decrease of allowed base FAR.  One of the park sites currently has a base FAR of 4:1.  Allowed base FAR on the other two park sites is currently 2:1.  One of these parks is the size of two standard city blocks, so the decrease in FAR in term of potential square footage is actually double.  The 8:1 decrease in allowed base FAR is subtracted from the remaining 8:1 increase in allowed base FAR.  The resulting net increase in allowed FAR that is likely to occur in the district is zero.  

The proposed modifications to the allowed FARs in the North of Lovejoy area can be accommodated within the current and planned transportation system, and further Goal 12.
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