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ADAM ZIELINSKI 

6488 SW Capitol Hwy.   Portland, OR 97239   503-970-0879      aszielinski@gmail.com 

Planning & Sustainability Commission May 15, 2018 
Residential Infill Testimony 
1900 SW 4th Ave, Suite 7100 
Portland OR 97201 

Dear Planning & Sustainability Commission, 

Over the past two decades, Portland has fallen way behind in building the amount of residential 
housing required to accommodate the population growth the city and region have experienced 
and is projected to experience.   This has resulted in rapidly rising prices as well as the 
gentrification of formerly affordable neighborhoods and the displacement of many households in 
those communities.   

The reason for this is obvious:  Too many people are chasing too few housing units, driving up 
prices and pricing people out of the city.  The residential zoning code is too restrictive, outlawing 
too many residential housing types and sizes that used to be perfectly legal.  This has locked in 
a status quo that may have been appropriate for the 70’s and 80’s but has no chance to 
accommodate the growth of the past couple decades, or the decades to come, while 
maintaining affordability, quality of life, and economic and environmental sustainability.   

Unfortunately the Residential Infill Project Proposed Draft is woefully inadequate to address this 
crisis of affordability, only scratching the surface of changes that should be made to actually fix 
and solve this problem.   

The question planners and economists should be asking is, “What would Portland’s residential 
zoning code need to look like in order to accommodate all the new households that have formed 
here over the past two decades, as well as the new households that are projected to come here 
or be formed here in the next few decades, while maintaining housing affordability, and 
economic and environmental sustainability, including a vibrant growing economy and the parks, 
greenspaces, and forest and farmland outside the Urban Growth Boundary?”

I think if you really analyzed and researched this question, it would quickly become apparent 
that Portland’s existing zoning code is woefully inadequate and not up to the task, and the 
Residential Infill Project needs major changes.   

When people walk around older sections of Portland, such as close in neighborhoods in 
Northwest, Northeast and Southeast Portland, there are a lot of old residential housing buildings 
that people find attractive and charming, and they wonder why no one builds homes and 
apartments like these anymore.  It’s because they are illegal under Portland’s zoning code; 
usually for no good reason. What we need to do is re-legalize old Portland and bring back the 
missing middle residential housing types such as duplexes, triplexes, fourplexes, even six, 
seven and eightplexes, etc, as well as small apartment buildings.   

These should be allowed in all residential areas of the city, not just some areas as currently 
proposed. Homeowners and landowners in all parts of the city should have the same 
opportunities and should not be discriminated against based on geography.  Limiting new 
housing options to only some areas of the city will only create negative unintended 
consequences over time.   
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ADAM ZIELINSKI 

6488 SW Capitol Hwy.   Portland, OR 97239   503-970-0879      aszielinski@gmail.com 

The focus on drastically limiting housing square footages is misguided in my opinion, and will 
only create a windfall for all existing homeowners with homes larger than the proposed new 
square footage maximum.   Low maximum square footages also make multiplexes less 
economical to build as few people want to live in extremely tiny apartments.   

Housing affordability is determined mainly by supply and demand, not by square footage.  
Smaller homes are only more affordable on a relative basis to larger homes in the same market 
at the same snapshot in time.  But less square footage does not by itself keep homes more 
affordable over time on an absolute basis in the face of persistent heavy demand in a given 
market. 

Also misguided are zoning restrictions lowering height and reducing front setbacks from the 
street or sidewalk.  Further restricting these variables will not improve affordability in any 
meaningful way, and will only make housing less affordable by restricting innovation and 
options.   

To sum up, I am basically in agreement with the Portland Small Developer’s Alliance
recommendations, as well as the Portland for Everyone recommendations, although I would 
go even further than they do towards allowing more options and requiring and mandating less.   

In short, more building types should be allowed everywhere, and fewer things should be 
required or mandated.  Any residential building type that used to be allowed in Portland and still 
exists in old neighborhoods should be re-legalized.   

Allow all housing options in all areas of the city to improve equity outcomes and 
encourage the creation of additional walking scale neighborhoods. 
Allow internal conversion of existing houses into multiple homes in all areas, and 
provide additional incentives for housing preservation and reuse. 
Revise the affordable housing bonus to include an additional home as well as FAR 
increases for below-market rate, family-sized homes. Exempt affordable housing 
projects from additional requirements. 
Create an accessible housing bonus, allowing an additional home as well as FAR 
increases for projects that are 100% fully accessible. 
Allow triplexes and fourplexes on mid-block lots and everywhere and anywhere.
Also allow these projects to access the improved affordable and accessible housing 
bonuses. 
Ensure no net loss in ADU allowances over current conditions, and actively 
incentivize the provision of secondary ADUs. 
Create a true cottage cluster code that encourages the development of smaller, more 
affordable homes. 
Rezone all historically narrow lots from R5 to R2.5, with design improvements, to let 
more households share land costs and provide housing options that more families can 
afford. 
Support a healthy urban tree canopy by designing flexible code provisions that 
incentivize saving trees and create less impervious surfaces. 
Eliminate minimum parking requirements for all housing types citywide. 

Sincerely, 

Adam Zielinski
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Stephen Effros
#29435 | May 15, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Jason Gottgetreu
#29461 | May 15, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Ruth Haag
#29490 | May 15, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Jeremy Henderson
#29505 | May 15, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.

Ordinance #189805 
Better Housing by Design - Testimony on Proposed Draft

20



Toby Welborn
#29526 | May 15, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Eric Schoenbrunn
#29531 | May 15, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Kristie Williams
#29554 | May 16, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Nikolai Ursin
#29579 | May 16, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Matthew Christen
#29583 | May 16, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 
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Testimony is presented without formatting.
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Courtney Aronson
#29585 | May 16, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Gilbert Lissy
#29622 | May 17, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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AJ Hutchens
#29625 | May 17, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Steven Szigethy
#29641 | May 17, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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David Kelso
#29665 | May 17, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Aaron Schalon
#29666 | May 17, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Tex Rankin
#29675 | May 17, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Carl Allen
#29676 | May 17, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Roger Kruse
#29678 | May 17, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Dorothy Hester
#29681 | May 17, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Doug Klotz 
1908 SE 35th Pl. 
Portland, OR  97214 
5-18-18 
 

Better Housing by Design comments to Planning and Sustainability Commission 
 
Chair Schultz and Commissioners: 
 
I wanted to update comments from my March 10th letter, which I believe you were copied on. 
 
I’m disappointed that not much has changed from the Discussion Draft.  I still believe that there 
is a need for a different set of standards for corridors. These are the streets where many lots 
adjacent to RM2 zoning, are zoned CM-2, with a FAR of 2.5:1 Base and 4:1 Bonus, as well as 
zero front or side setbacks. 
 
I note that the Maximum Lot Coverage in RM2 has been increased from 60% to 70% on 
Neighborhood and Civic Corridors.  This is a small first step. I think the Lot Coverage should go 
to at least 75% if not 85% to be more appropriate for these Corridors. There is now also a 
provision from reducing the 10’ front setback to 5’.  I hope the Commission will also direct staff 
to reduce the Front and side Street setbacks to 5’, and, if the floor level is at least 2’ above 
grade, to allow the reduction of the Front and side Street setbacks to zero, like so many old 
(and new in CS) multifamily buildings. 
 
I also now realize that the required side setback in RM-2 is also an impediment to increased 
FAR. This should be reduced to zero. Not only are residential units common with lot line side 
walls, in the many Mixed Use buildings, but the example below shows how notches in the side 
wall can bring windows there as well. 
 
And perhaps the key change for these Corridors (which seem a good geography to consider), is 
increasing the FAR to be closer to par with the Mixed Use zoning that is mapped along with the 
multifamily on these Corridors.  The FAR should be increased to 2:1 or 2.5:1 base in RM-2, and 
bonus of 3:1 or 3.5:1, and Deep Affordability of 4:1. A provision for 10’ extra height is already 
included for the Deep Affordability, so the 4:1 would be usable. 
 
 
This portion of the zoning map shows SE Belmont at 37th, with the yellowish R-1 zoning mixed 
with the reddish CM-2 zoning.  Many inner corridors have this spot zoning that reflects historical 
development, not a conscious planning of a residential district.  The Multifamily buildings should 
fit in better with their counterparts in MU. 
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Here are some examples of residential-only buildings with zero setbacks: 
This building at 30th and SE Stark is at zero street setbacks, but voluntarily set the ground floor 
residential unit facades back about 4’.  These units are also about 2’ above grade.  The zero 
setback allows the upper floors to extend to the street lot line, as well as parts of the ground 
floor. 
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Reducing side setbacks to zero doesn’t necessarily mean there won’t be windows there.  It 
allows flexibility for parts of the building near the street, for instance, to fill the width of the lot, 
while other parts further back, have side setbacks. 
 
This example at 37th and Belmont shows insets within a zero-setback side wall. The end 
apartments extend to the property line, and have windows at the front and rear of those units, 
while the middle units have side windows. 

 
 
 
 
As you talk with staff, I hope you will explore ways to get more density and more units in the 
Multifamily zones where they occur on Neighborhood and Civic Corridors, to take advantage of 
the High Opportunity those locations offer. 
 
Sincerely, 
 

 
 
 
Doug Klotz  
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Doug Klotz
#29779 | May 18, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Doug Klotz
#29791 | May 18, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Ruth Kastner
#29824 | May 19, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Lesa Dixon-Gray
#29825 | May 20, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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May 20, 2018 

Portland Planning and Sustainability Commission
Better Housing by Design Project Testimony
1900 SW 4th Avenue, Suite 7100 
Portland, OR  97201 

Dear Commissioners:

The Sellwood-Moreland Improvement League (SMILE) is pleased to offer the following 
comments on the Better Housing by Design Project (BHD) Proposed Draft Report.  The 
Sellwood-Moreland neighborhood is experiencing phenomenal growth with about 1,600 
residential units in the development pipeline or completed since 2015, a 27% increase. We have 
2.8 miles of mixed use corridor that has the zoned capacity to add thousands of additional 
housing units.  After the first year on inclusionary zoning, our neighborhood had 3 of the City’s 
12 privately financed developments that have triggered the new inclusionary zoning rules and 39 
of the 89 (44%) of the resulting affordable units.  Our membership is concerned with preserving 
livability and with the lack of affordable housing in our neighborhood.  These comments 
consider the phenomenal growth we are experiencing now, expected future growth, and the 
concerns of our members.  Specific recommendations are stated in bold so you can find them.   

We are pleased with the following changes from the Discussion Draft to the Proposed Draft: 

Apply the Transportation and Parking Demand Management requirements (proposal 21) 
to all multi-dwelling zones (removed exemption for RM1). 

Apply commercial parking rules to small lots (proposal 10).   

Detached house setbacks – Only allow the reduced three-foot side setbacks for lot lines 
internal to a land division (volume 1, page 15, item 9). Paragraph 120.220.B.3.d from the 
Discussion Draft has been removed.   

One of our frustrations with the City planning process is the separate consideration of single-
dwelling, multi-dwelling, and commercial zones. The City evaluates the impact of increased 
density in each zone individually during the Residential Infill/BHD/Mixed Use Zones Projects, 
but does not appear to consider or plan for the cumulative impact of development in all of these 

           

SELLWOOD MORELAND IMPROVEMENT LEAGUE
8210 SE 13th AVENUE, PORTLAND, OR  97202

STATION 503-234-3570   CHURCH 503-233-1497
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zones.  Consider, evaluate, and plan for the cumulative impacts of proposed increased 
density and ongoing development throughout our entire neighborhood. An example is the 
two planning processes for residential zones whose timing is now only 4 weeks apart.  There are 
some significant differences in these projects (see table).  The conventional wisdom for some of 
these differences is that multi-dwelling zones are adjacent to corridors and single-dwelling zones 
are not, but in our neighborhood both are adjacent to corridors. The Commission should 
consider and advance the Residential Infill and Better Housing by Design Projects
together.  Items to consider for consistency include but are not limited to the items in the table, 
FAR, height, setbacks, lot coverage, and parking.   

Comparison of Proposed Drafts of the Better Housing by Design and Residential Infill Projects 

Proposal element Better Housing by Design 
Project

Residential Infill Project

Overlapping housing 
types

Detached single family house with 
ADU allowed in RM1

Duplexes and triplexes

Units in building Unlimited Limited
Reduced FAR for 
detached house

Not reduced Reduced in R2.5

Driveways in front of 
buildings

Allowed Not allowed on narrow lots less 
than 32 feet wide

Density increase in 
East Portland

Allowed Not allowed

Zone numbering Larger number is more dense Smaller number is more dense
SMILE supports proposals shaded green and opposed proposals shaded red. 

Proposal 1: Scale-base housing 

We believe that BHD is narrowly focused on middle housing and is not accurately portraying or 
considering the extreme housing types that could be built in the RM1 and RM2 zones.  Rather 
than middle housing, the unintended consequences of the proposal likely will be 
disproportionally large detached single-dwelling homes and large apartment buildings.   

Extreme density increase: We believe that the number of units allowed should be 
limited.  We previously proposed retaining existing limits on market rate units and 
allowing additional affordable units. Our neighborhood presently has a 4 story 30-unit 
building on a 3080 sf lot zoned RHd in permit review (5603 SE Milwaukie, see attached 
floorplan).  It has footprint of about 2200 sf which can fit on proposed multifamily-zoned 
lots with 5000 sf or more, about 950 or 73% of multifamily-zoned lots in our 
neighborhood.  Using this as a template for a building on a 5000 sf lot, a two story 15 
unit building in the proposed RM1 zone and a three story 25-unit building in the 
proposed RM2 zone, and possibly greater, are feasible on 5000 sf lots with the base FAR.
Present zoning would allow a maximum of 2 and 5 units, respectively.  Thus the proposal 
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would increase zoned density at least 5-8 fold.  In addition, we have one private RH 
project now in review that is 100% affordable housing and would qualify for the double 
FAR bonus (5434 SE Milwaukie, 4 stories, 28 units, 1835 sf footprint, see attached site 
plan).  Because private development with 100% affordable housing is feasible in our 
neighborhood at present, the bonuses for only 50% affordable housing would increase 
density on some lots 10-16 fold.  The zoning code (Title 29 --29.30.290) requires a 
minimum unit size of only 100 sf for single-room occupancy development allowed in 
RM2, RM3 and RM4. This level of development, now happening in Seattle, would 
increase density much more.  We have learned to expect that allowed density will happen 
– when 45-foot-tall mixed use buildings were first zoned for our neighborhood it was 
commonly but incorrectly assumed they would never be built.  In addition, on a R5 
corner lot we have a 3-story, 30 foot tall, 45% lot coverage, 6745 sf duplex with two two-
car garages under construction, all the maxima allowed.      

o BHD does not acknowledge or recognize that such high density development is 
possible.  For the RM1 zone, the maximum density shown in the staff report is a 
fourplex, not a 15- or 28- unit apartment building.   Ongoing development in our 
neighborhood shows that 4 story 28 unit apartment buildings on 5000 sf lots 
would be feasible in the RM1 zone with the maximum bonuses which are given 
for only 50% affordable housing (the existing project is 100% affordable).  For
the RM2 zone, a 27 unit building on a 15000 sf lot is shown, only about one-third 
of the feasible density under the proposed rules. Much denser single-room 
occupancy development is not portrayed in the RM2 zone.  Accurately portray 
possible development under the proposed zoning rules.  The maximum 
number of units should be provided using fire and building standards. If 
BHD assumes there is a practical limit to the number of units built in a zone 
(such as the fourplex shown for RM1), it should be codified as the maximum 
allowed density, similar to what the Residential Infill Project has done.   

o We are concerned that the extremely dense development this proposal would 
allow would increase traffic and parking congestion near our corridors which 
would reduce the viability of some small businesses, increase crowding in our 
neighborhood schools (already a 39.7% increase in K-12 public school attendees 
since 2009), hinder emergency vehicle access, and reduce vehicular, pedestrian, 
and bicycle safety (especially along narrow streets). The Report states “Proposed 
code changes will help ensure that new development in the multi-dwelling zones 
better meets the needs of current and future residents, and contributes to the 
positive qualities of the places where they are built” (bottom page 2). An 
example of where the proposed density increase would not contribute to positive 
qualities of our neighborhood is Tenino Street: 24 feet wide (three car widths), 
zoned R2 with some R1, and with an existing traffic volume of 1188 cars per day, 
many of which are getting to or from the Sellwood Bridge by cutting through the 
neighborhood to avoid traffic jams on parallel Tacoma Street.
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The proposal fails to consider that, rather than middle housing, oversized single family 
homes are possible thus making RM1 the new McMansion zone.  Under the proposed 
rules, an oversized single family home with an ADU could continue to be built on 5000 
sf lots in RM1.  In our neighborhood, ADUs are sometimes used as short term rentals and 
these do not contribute to the housing supply.  If the housing market continues to favor 
development of oversized houses over middle housing, the RM1 zone could become a 
McMansion zone with the minor inconvenience of including a small minimal ADU. This 
would contribute to economic segregation in the City.  In addition, the smaller FAR 
limits proposed by the Residential Infill Project for single family zones increase the
likelihood of McMansion construction in RM1 zones where FAR is greater.   The 
Residential Infill Project adopted a 0.5:1 FAR limit for detached homes on R2.5 lots to 
prevent oversized single family homes.  Add a 0.5:1 FAR limit for detached homes in 
multi-dwelling zones.    About 88% (462) of R2/RM1 lots in our neighborhood are 5000 
sf or larger.   

We endorse the 35 foot height limit for the RM1 zone.

We would oppose increasing the FAR limits stated in the Proposed Draft Report. 

Proposal 3: Affordable housing  

SMILE continues to believe that any increase in zoned density in our neighborhood 
should be dedicated to affordable housing. We recognize that this principle may not 
be feasible, but it should remain a goal for BHD.  At a minimum, increased density 
should not contribute to economic segregation.    

In our neighborhood, 5434 SE Milwaukie is a 4-story 28 unit private RH development in 
review that is 100% affordable housing and has only a 1835 sf footprint (see attached site 
plan).  BHD would allow this private building on any 5000 sf RM1 or RM2 lot with only 
50% affordable housing.  Thus, based on ongoing development in our neighborhood, 
the assumption that the deep affordable housing bonuses (double FAR, increased 
coverage, and increased height for only 50% affordable units) would only be used 
by nonprofits is incorrect for our neighborhood and should be reexamined.
Profitability and development capacity vary by neighborhood and different 
incentives for different neighborhoods would optimize affordability and livability 
(as defined in City planning documents) citywide.
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Proposal 5: Commercial uses along corridors 

We endorse proposals allowing limited commercial uses along corridors.  North 
Westmoreland lacks retail and is not a walkable neighborhood despite the presence of 
frequent transit; this proposal would help correct this problem.   

Proposal 8: Allow alternatives to conventional landscaping 

We endorse the overall concept, but recommend that an eco-roof not be given equal 
weight as landscaping. An eco-roof should not replace ground-level landscaping which 
enhances the pedestrian space near the building.

Proposal 11: Limit garages along street frontages 

We endorse the proposed limits on garages. 
Fewer curb cuts that serve multiple cars are better than more curb cuts that only serve one 
car.   Excessive curb cuts convert the sidewalk to a driveway, discouraging pedestrians.  
Where possible, limit curb cuts to every 50 feet and they should serve more than one 
vehicle.
Note the differences with the Residential Infill Project regarding driveways and garages 
(see table).  For example, an attached house on a 25 foot wide lot could have a driveway 
to a garage in a multi-dwelling zone but not in a single-dwelling zone. Additional curb 
cuts in multi-dwelling zones which are generally close to corridors seem like a pedestrian 
hazard.  Adopt the Residential Infill Project rules regarding driveways and garages 
for narrow lots.   

Other proposals:

We endorse proposals 7 (shared outdoor space), 9 (limit impervious areas), 10
(parking), 12 (entrance orientation), 13 (front setback), 14 (side setback), 15 (height 
transitions), 16 (division of large building facades), and 21 (Transportation and 
Parking Demand Management requirements). 

This testimony was approved by the SMILE Board of Directors on May 16, 2018.  If you would 
like any clarifications on these comments, please contact our Land Use Committee Chair David 
Schoellhamer at land-use-chair@sellwood.org.   

Sincerely,

Joel Leib
President, Sellwood-Moreland Improvement League

Ordinance #189805 
Better Housing by Design - Testimony on Proposed Draft

50



Floorplan for 5603 SE Milwaukie, presented to the SMILE Land Use Committee December 7, 
2016.  The lot is 3080 sf and is zoned RHd.  The building has a 2214 sf footprint. Subsequent 
application 2017-287029-000-00-CO for a 4-story 30 unit building is under review.   
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Site plan for 5434 SE Milwaukie, presented to the SMILE Land Use Committee May 3, 2017.  
The lot is 3900 sf and is zoned RHd.  The building has an 1835 sf footprint. Subsequent 
application 2017-267750-000-00-CO for a 4-story 28 unit building with 100% affordable 
housing is under review.   
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Sellwood Moreland Improvement League
#29826 | May 20, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Brandy Ascough
#29827 | May 21, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Yvonne Rice
#29828 | May 21, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Evan Burton
#29829 | May 21, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Jennifer Schmidt
#29830 | May 21, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Gregory Kullberg
#29845 | May 22, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Peter Mohling
#29846 | May 22, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Bruce Johnson
#30156 | May 22, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 

Testimony is presented without formatting.
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Dennis Harper
#30157 | May 22, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 

Testimony is presented without formatting.
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Christine Andersen
#29847 | May 23, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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George Crawford
#29848 | May 24, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Amy Marks
#29850 | May 24, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Amy Marks
#29851 | May 24, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Cathy Stermer
#29852 | May 25, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Cathy Stermer
#29853 | May 25, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Cathy Stermer
#29854 | May 25, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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richard omohundro
#29859 | May 26, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Terry Parker
#29861 | May 26, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 
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Testimony is presented without formatting.
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Juliana Cartwright
#29862 | May 28, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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SHAWN BLYTH
#29863 | May 28, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Desgin, Proposed Draft 

Testimony is presented without formatting.
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Annie Mengis
#30158 | May 30, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 

Testimony is presented without formatting.
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Adam Meyer
#30159 | May 30, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 

Testimony is presented without formatting.
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Christopher Browne
#30160 | May 31, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 

Testimony is presented without formatting.
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Mark Hewitt
#30161 | May 31, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 

Testimony is presented without formatting.
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michelle sprague
#30163 | June 3, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 

Testimony is presented without formatting.
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Mark Humpal
#30164 | June 4, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 

Testimony is presented without formatting.
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Michael J Kane
#30171 | June 4, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 

Testimony is presented without formatting.
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Martha Richards
#30172 | June 5, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 

Testimony is presented without formatting.
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John J. Crooks and Bernadette M.
Rilatt-Crooks
#30244 | June 5, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 

Testimony is presented without formatting.
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Lee Sim Suey 
#30174 | June 6, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 

Testimony is presented without formatting.
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Kathy Shepstone
#30175 | June 7, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 

Testimony is presented without formatting.
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Lucas Gray
#30177 | June 7, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 

Testimony is presented without formatting.
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Doug Klotz 
1908 SE 35th Pl 
Portland, OR 97214 
6-7-18 

Planning and Sustainability Commission 
Re: Better Housing by Design Proposed Draft May 2018 
 
Chair Schultz and Commissioners: 
 
I am disappointed to learn that the Proposed Draft will, according to the EPS analysis, result in almost no 
rental units being built in Inner Portland!  This is really unconscionable, that the multifamily zones are 
being rewritten in such a way that no rentals will be built.  Yes, some may be built east of 205, but 
almost no Inner ones, simply because with the Residual Land Value required, the land is too expensive. 
Yes, it is good to have townhomes and condos to have home-ownership options, for those who can 
afford them.  But 40% of Portlanders are renters.  We shouldn’t allow a plan that’s for the multi-dwelling 
zones, to shut them out of inner Portland! 
 
In the past decade, almost all the units built in the Inner neighborhoods have been in Commercial Zones 
because Multifamily zones yield such meager unit counts.  Because of the exclusionary zoning that 
currently limits much of the city to single-family houses, multifamily zoning is severely limited. Before 
1959 multifamily was allowed in most residential areas.  This is when the existing missing middle houses 
were built. 
 
Now, with these limited multifamily zones, there is such demand that we’ll never get courtyard 
apartments or fourplexes in the Inner city.  But we need the housing, including rentals, so we need to 
dramatically increase the entitlements in the few multifamily zones.  The idea of designing apartment 
buildings to “fit” in single-family residential neighborhoods is wrong-headed.  Yes, these buildings will be 
bigger than the detached houses that are there now.  That is an unfortunate result of the legacy of 
exclusionary zoning, but we can’t let that stop us from building housing now. 
 
I realize such capacity increases will be unpopular.  I would offer an alternative, which could be used in 
conjunction with the above, which won’t build as much housing, but would be more palatable to the 
majority of people: 
 
 
Increase capacity in RM2 on Neighborhood and Civic Corridors in Inner Pattern Area 
 
Dramatically increase entitlements in the RM2 zone, where it occurs alongside Commercial Zoning, on 
all lots abutting Neighborhood Corridors and Civic Corridors within the Inner Pattern Area thusly: 
 
Raise the FAR to a base of 2.0:1 and a bonus of 3.0:1, with Deep Affordability of 4.0:1. 
 
Raise the Maximum Lot Coverage to 85%. 
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Reduce the required Landscaping to 10%. 
 
Reduce the required Front Setback and the Required Street Setback (which would be for side streets) to 
5’, with the option of reducing the setback to zero if the ground floor is at least 2’ above sidewalk grade. 

 
Reduce the required Side and Rear setbacks to zero, except if abutting Single-dwelling zoning, in        
which case the minimum should remain at 5’ 
 
To increase capacity on these Corridors and allow a continuous street wall, reduce minimum building 
setbacks in the Commercial/Mixed Use Zones in these locations, on lot lines abutting RM2 – RM4 lots, 
to zero.  This way, neither the RM lots or the CM lots would have a side setback, and could be abutting. 
 
 
These changes on these Corridors, will bring those lots closer to (but not as high as) the entitlements on 
the Commercial Zones they are right next to.  I know staff has an idea that Multi-dwelling zones should 
be “smaller”, to “provide transitions” to single-dwelling residential.  But, where these zones are on these 
corridors, they are not “transitions”, and we must allow more density in these valuable locations. 
   
Some have said, “why not rezone these lots to Commercial?”.  That’s a fine idea, but the city failed to do 
that when it had the opportunity during the Comprehensive Plan.  And a future plan to do this will be 
too late and likely run into opposition.  The best way to address the failure of this proposal is to at least 
offer this density increase on these corridors, to address our housing crisis now! 
 
Here is a typical Inner Corridor block, with CM2 (pink) and RM2 (dark yellow) lots intermixed: 

 
 
Additional changes and support 
 
Change the “Stepdown” height in RM2, RM3, and RM4 where abutting SFR zones,  from 35’ to 45’, to 
match with construction practices and allow more capacity. 
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Reduce the minimum Front (and side street) setback in RM3 from 10’ (with 5’ for high floor) to 5’ with 
O’ for high floor.  Reduce Street setback (side street) in RM4 similarly to 5’ with 0’ for high floor.Reduce 
side and rear setbacks on RM3 and RM4, everywhere, to 5’ for the first 45’, and then 10’.  
 
Where the first floor is set back to promote first floor privacy, allow upper floors to extend to the 
property line. This example at 29th and SE Stark shows this typology. 

 
 
Increase the minimum density in the RM1 zone to one unit per 2500 s.f., and in RM2 to one unit per 
1000 s.f., to ensure the lots are utilized in closer to their appropriate density. 
 
I support the change to allow zero front setback where entry courtyards are included. 
 
I ask that the PSC direct BPS to look at and update the mapping of the MD Comp Plan designations as 
well as the zone mapping.  For instance, the north side of Division from 50th to 60th is now R2, and could 
justifiably be RM2, so the Comp Plan designation should be changed, and possibly the zoning as well. 
 
A lot of work and analysis went into this project, and I support most of the other changes, including the 
proposals that will increase livability of multi-dwelling construction in East Portland. 
 
Sincerely, 

 
Doug Klotz 
 
The next page is a map of the RM2 lots on Neighborhood and Civic Corridors in Inner Pattern Area. 
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This is where I propose to raise allowances in RM2 zones: 
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Doug Klotz
#30179 | June 7, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 

Testimony is presented without formatting.
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Dennis M. Harper
#30191 | June 7, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 

Testimony is presented without formatting.
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Connie Levine
#30181 | June 8, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 

Testimony is presented without formatting.
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Bob Johnson
#30204 | June 8, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 

Testimony is presented without formatting.
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Glenn Esler
#30182 | June 9, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 

Testimony is presented without formatting.
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L Tom
#30183 | June 9, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 

Testimony is presented without formatting.
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Portland Planning and Sustainability Commission 
Better Housing Testimony 
1900 SW 4th Avenue, Suite 7100 
Portland, Oregon 97201 
 
June 7, 2018 
 
From: Owner of Property at 1514 NE 76th Avenue, Portland 97213 
 
Dear Portland Planning and Sustainability Commission, 
 
Your zoning proposal is not possible for my neighborhood. The area north of Halsey Street, 
south of freeway 84 and between 72nd to 77th Avenues is 100% surrounded by concrete walls 
or no parking streets. There is zero space for additional cars.  
 
I am a member of an increasingly organized neighborhood group brought together by our 
severe concern about the proposed property zoning change.  Our neighborhood is entirely 
constrained by the borders of freeway 84 to our north, west, and east and by Halsey Street to 
our south. It is an area north of Halsey between NE 72nd Avenue and NE 77th. Most, or 
almost all, of us are house owners living in our own houses. We cherish our neighborhood and 
have worked together for decades to improve it and to maintain harmony and cooperation 
among ourselves. Aren’t we exactly the kind of neighborhood that the City of Portland wants 
to foster? 
 
We are confused and dismayed that notices, or some of them, regarding a zoning change that 
would severely impact the quality of life in our neighborhood were not received until less than 
one month prior to the June 12th hearing. Why was the notice not sent months before the 
hearing? Some of us seriously wonder whether the decision to delay notifying citizens raises 
worrisome credibility issues about the City management.  
 
We are extremely concerned about your inadvisable proposal to rezone our area from R2 to 
MD-N, a multi-dwelling, higher living density zone. The crime rate in our area has rapidly 
increased recently, and statistics clearly show that a change to multi-dwelling, higher density 
units predicts more crime. However, the reason unique to our neighborhood that makes such a 
change an impossibility is that our parking is already 100% constrained by physical limits.  All 
of our streets dead end into 84 (no parking) or dead end into Halsey (no parking). Our area was 
developed long ago and our narrow, one-car driveways already force most of us to often park 
on the street a distance from our houses since most of our households already require more 
than one car.  There has already been an increase in car break-ins due to our lack of parking 
close to our houses where we can help each other watch over our cars.  Your proposal would 
100% predictably severely aggravate the problem.  Do you really want to force us to walk a 
mile or more away across 84 to an area with its own restrained parking or very dangerously 
force us to cross an always busy 4-lane road to park while carrying heavy groceries and other 
items to our homes? Again, our area literally has concrete barriers. There is zero option for 
additional parking. There is already substantially inadequate parking. Your proposal would 
have extremely negative changes on the quality of our lives, on our personal safety, on our car 
property safety, and on the well being of ourselves and our neighborhood, and, of course, on 
our voting. 
 
We politely, but emphatically reject your proposed zoning change. Please do not destroy the 
quality of life in our neighborhood. 
 
Sincerely yours, 
 
Louise Pender 
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Portland Planning and Sustainability Commission 
Better Housing Testimony 
1900 SW 4th Avenue, Suite 7100 
Portland, Oregon 97201 
 
June 7, 2018 
 
From: Owner of Property at 1514 NE 76th Avenue, Portland 97213 
 
Dear Portland Planning and Sustainability Commission, 
 
Your zoning proposal is not possible for my neighborhood. The area north of Halsey Street, 
south of freeway 84 and between 72nd to 77th Avenues is 100% surrounded by concrete walls 
or no parking streets. There is zero space for additional cars.  
 
I am a member of an increasingly organized neighborhood group brought together by our 
severe concern about the proposed property zoning change.  Our neighborhood is entirely 
constrained by the borders of freeway 84 to our north, west, and east and by Halsey Street to 
our south. It is an area north of Halsey between NE 72nd Avenue and NE 77th. Most, or 
almost all, of us are house owners living in our own houses. We cherish our neighborhood and 
have worked together for decades to improve it and to maintain harmony and cooperation 
among ourselves. Aren’t we exactly the kind of neighborhood that the City of Portland wants 
to foster? 
 
We are confused and dismayed that notices, or some of them, regarding a zoning change that 
would severely impact the quality of life in our neighborhood were not received until less than 
one month prior to the June 12th hearing. Why was the notice not sent months before the 
hearing? Some of us seriously wonder whether the decision to delay notifying citizens raises 
worrisome credibility issues about the City management.  
 
We are extremely concerned about your inadvisable proposal to rezone our area from R2 to 
MD-N, a multi-dwelling, higher living density zone. The crime rate in our area has rapidly 
increased recently, and statistics clearly show that a change to multi-dwelling, higher density 
units predicts more crime. However, the reason unique to our neighborhood that makes such a 
change an impossibility is that our parking is already 100% constrained by physical limits.  All 
of our streets dead end into 84 (no parking) or dead end into Halsey (no parking). Our area was 
developed long ago and our narrow, one-car driveways already force most of us to often park 
on the street a distance from our houses since most of our households already require more 
than one car.  There has already been an increase in car break-ins due to our lack of parking 
close to our houses where we can help each other watch over our cars.  Your proposal would 
100% predictably severely aggravate the problem.  Do you really want to force us to walk a 
mile or more away across 84 to an area with its own restrained parking or very dangerously 
force us to cross an always busy 4-lane road to park while carrying heavy groceries and other 
items to our homes? Again, our area literally has concrete barriers. There is zero option for 
additional parking. There is already substantially inadequate parking. Your proposal would 
have extremely negative changes on the quality of our lives, on our personal safety, on our car 
property safety, and on the well being of ourselves and our neighborhood, and, of course, on 
our voting. 
 
We politely, but emphatically reject your proposed zoning change. Please do not destroy the 
quality of life in our neighborhood. 
 
Sincerely yours, 
 
Louise Pender 
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Portland Planning and Sustainability Commission 
Better Housing Testimony 
1900 SW 4th Avenue, Suite 7100 
Portland, Oregon 97201 
 
June 7, 2018 
 
From: Owner of Property at 1514 NE 76th Avenue, Portland 97213 
 
Dear Portland Planning and Sustainability Commission, 
 
Your zoning proposal is not possible for my neighborhood. The area north of Halsey Street, 
south of freeway 84 and between 72nd to 77th Avenues is 100% surrounded by concrete walls 
or no parking streets. There is zero space for additional cars.  
 
I am a member of an increasingly organized neighborhood group brought together by our 
severe concern about the proposed property zoning change.  Our neighborhood is entirely 
constrained by the borders of freeway 84 to our north, west, and east and by Halsey Street to 
our south. It is an area north of Halsey between NE 72nd Avenue and NE 77th. Most, or 
almost all, of us are house owners living in our own houses. We cherish our neighborhood and 
have worked together for decades to improve it and to maintain harmony and cooperation 
among ourselves. Aren’t we exactly the kind of neighborhood that the City of Portland wants 
to foster? 
 
We are confused and dismayed that notices, or some of them, regarding a zoning change that 
would severely impact the quality of life in our neighborhood were not received until less than 
one month prior to the June 12th hearing. Why was the notice not sent months before the 
hearing? Some of us seriously wonder whether the decision to delay notifying citizens raises 
worrisome credibility issues about the City management.  
 
We are extremely concerned about your inadvisable proposal to rezone our area from R2 to 
MD-N, a multi-dwelling, higher living density zone. The crime rate in our area has rapidly 
increased recently, and statistics clearly show that a change to multi-dwelling, higher density 
units predicts more crime. However, the reason unique to our neighborhood that makes such a 
change an impossibility is that our parking is already 100% constrained by physical limits.  All 
of our streets dead end into 84 (no parking) or dead end into Halsey (no parking). Our area was 
developed long ago and our narrow, one-car driveways already force most of us to often park 
on the street a distance from our houses since most of our households already require more 
than one car.  There has already been an increase in car break-ins due to our lack of parking 
close to our houses where we can help each other watch over our cars.  Your proposal would 
100% predictably severely aggravate the problem.  Do you really want to force us to walk a 
mile or more away across 84 to an area with its own restrained parking or very dangerously 
force us to cross an always busy 4-lane road to park while carrying heavy groceries and other 
items to our homes? Again, our area literally has concrete barriers. There is zero option for 
additional parking. There is already substantially inadequate parking. Your proposal would 
have extremely negative changes on the quality of our lives, on our personal safety, on our car 
property safety, and on the well being of ourselves and our neighborhood, and, of course, on 
our voting. 
 
We politely, but emphatically reject your proposed zoning change. Please do not destroy the 
quality of life in our neighborhood. 
 
Sincerely yours, 
 
Louise Pender 
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1930 NW Irving Street  
Portland, OR 97209 
 
Portland Planning and Sustainability Commission 
June 10,2018 
 
RE: Plan to increase FAR to 4:1 for areas East of 21st Avenue 
 
I am a 20 year Portland resident and residential property owner. I moved to NW Portland 5 
years ago after living in the West Hills.  My family cherishes the Historic Alphabet District for its 
beauty, its scale and the variety of its residential housing. 
 
I urge you to oppose the proposal to increase the FAR ratio for my neighborhood. The historic 
review process requires that projects be compatible with the existing development and there is 
no legitimate way that a project with an FAR of 4:1 can meet this standard.  I say “legitimate” 
because I have heard members of other City commissions float the idea of offering FAR for 
open space and salivate at developers’ pie-in-the-sky ideas used to justify their projects need to 
“modify” longstanding code requirements.   
 
T 
 
I hope your commission will focus on upholding the current FAR for our neighborhood.  NW is 
open to affordable housing projects and most residents like the fact that our existing housing 
stock does provide some of Portland’s more affordable units. What is frustrating for those of us 
who would like to see truly affordable housing options in our neighborhood are projects 
masquerading as “affordable work-force housing” which are really up-market units geared to 
outside investors –like the project proposed for the old woman’s hospital site on 18th Street. 
 
Ms. Michael James 
mhjames@gmail.com 
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June 10, 2018 
 
Portland Planning and Sustainability Commission 
Better Housing Testimony 
1900 SW Fourth Avenue, Suite 7100 
Portland, OR  97201 
 
 
Re:  Proposed Zoning Code, Zoning Map, and Comprehensive Plan Map changes, notice dated 5/11/18 
 

To Whom It May Concern: 

We are writing to express both our support and concern regarding the proposed changes to the zoning 
code in our area, affecting our home and others in our neighborhood. 

We are supportive of the goals of the Better Housing by Design proposals to address some of the many 
challenges faced in the metro area concerning housing, affordability, livability, and sustainability. We 
understand that part of the solution will require increased density, increased reliance on alternate 
transportation, inclusion of affordable housing and subsidized housing in development, and changes to 
zoning codes that may currently prohibit effective solutions where they are most needed. We also 
understand that these changes may require replacement of single-family housing that provides a less-
productive use of particular properties where density is needed. 

However, while our recognition of this necessity also means recognition that some sacrifice of attributes 
like character and history, we are also hoping a balance can be found to preserve at least some, if not 
most of the characteristics that make Portland special. That is a difficult target to hit at best, but one 
worth shooting for in the interest of livability and making room for both the old and new to exist side-
by-side. 

We know we're not alone in our dismay at how much development that's happened in recent years not 
only seems to have steamrolled the character of many neighborhoods, but that the ostensible 
justification for such development – affordability – doesn't seem to match with reality. That is, the claim 
that any of these developments provide affordable housing is, in a word, ridiculous. Obviously, housing 
costs are being skewed by the disproportionate demand versus supply, so the lack of affordability is a 
symptom of an overall shortage of availability throughout the area. However, the seemingly 
unrestrained nature of development has resulted in an exacerbation of the problem: accelerated 
elimination of a lot of the city's character without a concomitant increase in affordable units or 
reduction of housing costs that would be expected with at least some increase in supply. 

This is where we are hoping that the guidance of zoning, policy, and regulation can help curb the 
excesses of the market and better shape the growth of the city with a more unified vision for the future. 
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Again, it is for that reason that we see the positives of what the Better Housing by Design proposal is 
hoping to accomplish. 

That said, we have some concerns about the proposed zone changes that we hope can be addressed. 
Our concerns are particularly related to our observations living in a neighborhood that has historically 
been disadvantaged in these kinds of zoning and plan changes, which has resulted in a disproportionate 
effect on the character and affordability compared to other parts of the city, especially in parts of the 
city with a wealthier demographic. 

Historic Preservation 

Our house is a modest single-family bungalow with many of its original Craftsman-style features that 
had remained with the family that had originally built it until we bought it in 2002. Three generations of 
that family grew up in our house and in the St. Johns community, going to the neighborhood schools, 
playing in the nearby park, attending the library just a few blocks away and shopping in the stores just 
up the street. Many homes in our neighborhood and area share a similar history. Indeed, houses built 
before 1939 are the highest percentage of homes in St. Johns ("97203 Zip Code (Portland, Oregon) 
Profile", www.city-data.com/zips/97203.html,  retrieved 6/10/18).  

Our concern is for what options are available to preserve at least some of this history. Obviously, we are 
subjective about the value of our own home's contribution to this shared neighborhood history, but our 
concern is not only for our own home, but for others'. We would like to be sure there are options for 
homeowners like us who would like our home's legacy to continue after we are no longer its owners.  

The proposed zoning for our property is basically the same as before (R1ds to the new RM2ds), which on 
the face of things would seem like no reason to object.  (Although the change in building coverage from 
60% to 70% is a not-insignificant change.) We understand that the application in this case is part of the 
larger designation for the area as a Multi-Dwelling Corridor, so it's not specifically targeting our property 
or those of our neighbors with similar homes.   

Unfortunately, this zoning perpetuates a problem that has long existed throughout St. Johns, which is 
applying higher zoning than is appropriate in some locations. That is, areas that, if located in almost any 
other neighborhood in the city, would be designated as single-family zones but in St. Johns, are often 
designated for more density. The reason our home currently has the R1 designation (and thus would 
become the RM2 designation) is because of its proximity to North Baltimore Ave, which is considered a 
Neighborhood Collector. That designation for Baltimore, however, is indicative of one of the unique 
challenges in St. Johns:  the only access to industrial areas along the waterfront is through residential 
areas, resulting in streets like Baltimore that only terminate in industrial properties but are lined with 
single-family home along the rest of their length. So because of how that street is used at the end of its 
length, it results in an area designation that may not be entirely appropriate to the usage along the rest 
of its length. (Which is not to say that multi-dwelling properties are not appropriate zoning for the area, 
only that many of the lots that bear an R1 and higher density zone designations in this vicinity are and 
always have been modest single-family homes even though the zoning has not reflected it.) 
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Thus, if/when we sell our home someday, the zoning for our property will likely make it more desirable 
to tear it down and replace it with a multi-dwelling development than to preserve its character, even 
though the house itself is well-cared for and is a perfectly good home for a single family. 

Not every old house can (or should be) preserved and we realize that just because our house is a 
Craftsman-style bungalow with most of its original features doesn't make it historic or necessarily 
worthy of preservation. But collectively, Portland loses some of its history because too many of its older 
homes that comprise so much of its character get taken down in the name of progress, and more 
modest bungalows like ours are as much a part of that character as the bigger, more expensive ones in 
wealthier neighborhoods, even if they don't qualify for an official designation in the National Register of 
Historic Places. Yet it's never the older homes in Laurelhurst or Irvington or Ladd's Addition at risk, it's 
always the neighborhoods like St. Johns, Alberta, Mississippi, Williams, etc. where older, well-cared for, 
and perfectly good homes seem to be so readily expendable. 

And it's not as if our neighborhood is lacking in higher-density housing that necessitates our home and 
homes like it in the vicinity to be subject to tear-down to meet the goals for multi-dwelling 
developments. Next door to our house on the south side is a large apartment complex, while another 
multi-unit dwelling (8905 N Edison) was just built a few years ago on the other side of our northern 
nextdoor neighbor. Kitty-corner behind us (8814 N Willamette), the house that was previously there was 
torn down last year, and the now-empty 10,000 SF lot will presumably become a higher-density 
development at some point in the near future. And kitty-corner from our house on Edison, a new 8-unit 
townhome development is currently under construction. That's five multi-dwelling units less than a 
hundred feet from us. The development that's currently under construction, by the way, has eliminated 
the beautiful view we had of the St. Johns Bridge and most of Forest Park, but we understand that we all 
need to accept these kinds of sacrifices as part of the goals for density. Our concern, in other words, is 
not driven by NIMBYism.  

Our house is also one of four bungalows built around the same time and are variations on the same 
bungalow layout  that are clustered together forming a square: our house (8827 N Edison), our 
neighbor's house next door on the north side (8835 N Edison), the house behind ours (8828 N 
Willamette), and the house next to that on the north (8836 N Willamette). All four homes have many of 
their original Craftsman features, are well-cared for, with long histories. All four homes fall under this 
zone change. 

Our street, our neighborhood, and our area of the Peninsula are all brimming with multi-dwelling 
housing in every direction. Surely some single-family housing should still be intermingled with higher 
density properties to achieve the vibrant, diverse communities that we're all working toward? After all, 
one of the stated objectives of the Comprehensive Plan is for "diverse housing options and affordability 
to meet diverse housing needs." (Better Housing by Design Project – Proposed Draft, May 2018, page 3) 
We would just like to see some kind of option provided that might allow homeowners like us to pursue 
preservation of some kind. 
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Equitable Application of Zoning Changes 

We have lived in the Cathedral Park neighborhood of St. Johns for 16 years, in the first and only house 
we've purchased. Our house was built before St. Johns was annexed into the City of Portland, and our 
neighborhood and community still has some of the signs of its early history as its own town that 
primarily served working class families, laborers, and immigrants. To this day, St Johns remains one of 
the more diverse areas of the city, as well as one of the poorest, as noted in the St. Johns Wikipedia 
entry: 

(https://en.wikipedia.org/wiki/St._Johns,_Portland,_Oregon, last edited 6/8/18): 

St. Johns has historically been a blue collar neighborhood. It is known for its diverse citizens and 
its slowly changing appearance. According to 2010 statistics the neighborhood is 60% people of 
color.[30] It is a community containing Whites, Blacks, Hispanics, Asians, Native Americans, and 
Pacific Islanders and is considered to be one of the city's more diverse neighborhoods.[31] With 
23.5% of the residents in the 97203 zip code (St. Johns and other neighborhoods in North 
Portland) living at or below the poverty line, it's one of the city's poorest neighborhoods.[32] 

As of the 2010s, there has been a lot of new development in Portland, and St. Johns is one of the 
most rapidly developing parts of Portland. Many of the long-time residents of North Portland 
struggle with displacement due to the increased cost of living. 

[31] http://www.portlandonline.com/shared/cfm/image.cfm?id=65700 

[32] "97203 Zip Code (Portland, Oregon) Profile - homes, apartments, schools, population, 
income, averages, housing, demographics, location, statistics, sex offenders, residents and real 
estate info". www.city-data.com. Retrieved 23 April 2018. 

 

Another of our concerns about proposed plan is that any zoning changes are applied equitably.  We're 
pleased to see that equality is a key consideration in the proposed plan ((Better Housing by Design 
Project – Proposed Draft, May 2018, page 3, 7), particularly pertaining to East Portland, where such care 
and consideration is needed and deserved. We very much endorse the efforts that seem to have been 
made to reach out to those communities affected by inequality and enlist their input and 
recommendations for solutions. Further, it seems clear in the proposal's focus that accessibility, human-
scale design, and inclusion of outdoor and green space requirements are intended to create 
developments that are welcoming, desirable places to live for all people. 

However, while much of the focus of the plan seems to be on East Portland – deservedly – as the 
proposed changes apply to St. Johns and related to its demographics, it's important to remember that 
St. Johns has historically been a victim of old zoning mentalities that tried to push density onto the 
neighborhoods that were considered less desirable for class/income/demographic reasons, resulting in 
ill-fitting zoning codes and shoddily-built developments.  
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We participated in some of the discussions when the St. Johns-Lombard Plan was being formulated in 
2002 and 2003 as part of an update to the then Comprehensive Plan. At that time, it was acknowledged 
that many lots had zone designations applied post facto to their original development that did not 
correlate with their usage. Some of that mismatch in zoning was addressed as part of the adoption of 
the St. Johns-Lombard Plan in 2004, as reflected in the downsizing of some zone designations, including 
the one on our street where construction is currently underway. However, as mentioned previously 
about the application of zoning due to the proximity of a designated Neighborhood Collector, those 
designations did still leave some room for exploitation that, in retrospect, could be considered 
perpetuation of the old problem. 

With the kinds of zoning changes being proposed with this new plan, we still need to be mindful that 
zoning isn't again being used to perpetuate inequalities that already exist(ed) in areas like St. Johns. 
While more affordable/low-income/subsidized housing is definitely needed here, it's also needed 
everywhere else in the city, as well, and we don't want to see a continuation of old zoning objectives 
that tried to consolidate the city's density only in certain areas to leave other areas untouched. There 
are as many arguments to change the zoning designation for some of the properties within some of the 
tonier close-in neighborhoods of Portland as there are to change the zoning designation of properties 
like ours, and however those changes are made, they should be borne with equitability in mind. 

Transportation Needs 

With increased density comes increased transportation demand, and our final concern is about how 
those demands will be met. While the addition of Transportation and Parking Demand Management 
(TDM) requirements to multi-dwelling zones does certainly provide some mitigation of impact on 
transportation, we are concerned that there don't seem to be more specific or ambitious solutions 
provided in the plan.  

Per the proposed plan (Better Housing by Design Project – Proposed Draft, May 2018, page 47): 

Pre-approved TDM plans will consist of the following components:  

Multimodal financial incentives: One-time multimodal financial incentives, equivalent in 
value to an annual TriMet pass (currently $1,100), will be required for each residential 
unit (affordable units will be exempt through 2020, and then would have reduced fees). 
Options will be provided for the use of these funds to be applied toward TriMet passes 
for residents, bike share memberships, or car share programs.  
Education and Information: Print materials about walking, bicycling, transit, and other 
transportation options will be made available to building tenants and employees and 
displayed in building common areas.  
Surveys: Building operators will be required to participate in an annual transportation 
options survey. 
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While incentives, education, and surveys are certainly key components of an overall solution, they do 
not address how the existing infrastructure – especially transit – will grow or adapt to accommodate the 
increased demand that will hopefully result from the promotion of car alternatives.  

For the St. Johns area especially, due to the unique challenges of its geography and makeup, 
transportation is an ongoing challenge beyond simply the congestion of increased traffic. The combined 
factors of the bridge built before modern-day traffic needs, a community and residential thoroughfare 
that must also serve as a commercial truck route, and industrial areas accessible only through residential 
areas so often seem to fall between the cracks of the departmental jurisdictions between PBOT and 
planning agencies like the Bureau of Planning and Sustainability. While transportation is touched on in 
broad terms in the proposed plan, we would like to see more detailed proposals for addressing 
transportation, and perhaps a supplementary proposal or range of proposals that could identify unique 
challenges in particular areas/neighborhoods and their possible solutions. 

For example, will bus intervals be increased and if so, what are the conditions that will trigger those 
changes? While we cannot speak to all of the bus lines serving the St. Johns area, we do have daily 
commuting experience with the 4, 16, and 44 bus lines, and can say from that experience that current 
demand is already very high. 

The 16 bus line only runs every 45 minutes even during rush hour, and based on our own daily 
commuting experience, it is packed at rush hour; many people get off at the first two stops after 
crossing the bridge, indicating that most people riding at that time live at Marvel 29 and the 
condos/apartments in the area around the North Precinct building and further down the hill, as well as 
the new development on the corner of Lombard and Richmond. As density increases in the areas of St. 
Johns served by this line, are there plans to adjust its service accordingly? 

As another example, the frequency for the 4 and 44 bus lines recently increased, but the routes for 
those run through so many neighborhoods/stops that it takes more than an hour to get from downtown 
to St. Johns using these bus lines. Again, based on our personal commuting experience (primarily during 
rush hour, but also through the middle of the day and later in the evening) both of these bus lines are 
also extremely well-used all along their routes, so adding significantly more riders at the ends of each 
route seems like it will necessitate even more frequency or splitting the lines, or some other solution. 
What kind of options would be available in for this probable outcome? And are there any plans to 
address the long travel time that might otherwise be a deterrent for residents of these proposed higher-
density developments? 

Along that same line of thought, even though the 16 bus line has a shorter travel time – 35 to 45 
minutes depending on traffic*  – since the 16 runs so infrequently, it's generally a wait of at least 15-20 
minutes to catch it (based on its running schedule versus common work start/end times that are 
generally on the hour or half hour). So it's basically an hour to get from downtown to St. Johns no 
matter which bus you ride. 
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Nevermind the issues with traffic on the bridge during rush hour. Whether in a bus or car, traffic issues 
on the bridge, Bridge Avenue in both directions, Highway 30 in both directions, and Germantown road 
are only going to increase with the increase in density in St. Johns. What are the proposed solutions to 
address this? What are the impacts on and by commercial truck traffic to and from the ports via St. 
Johns? Are there any proposals for mitigating the problem of WA residents cutting across the Peninsula 
to jobs in Beaverton and Hillsboro that currently contribute to the rush-hour backup in the St. Johns 
area and that will only further exacerbate transportation and transit challenges as density increases? 

And are there any more ambitious long-term proposals out there, like possibly providing MAX service on 
the peninsula, whether with a branch off the Yellow line or a new line altogether that veers NW  from 
the Rose Quarter Transit Center or even along the west side of the Willamette River paralleling Highway 
30? We understand that such projects require decades-long planning so they are not going to provide 
immediate relief. But is such planning currently under discussion? 

Basically, while we are very supportive of promotion of alternative modes of transit – we are a one-car 
family that commutes to work by bike and bus – we would like to see transportation proposals for 
something more substantial than just promotion of alternatives as a solution to the transportation 
issues that will arise with the higher density. 

We hope that the concerns expressed here regarding historic preservation, equitable application, and 
transportation needs can be considered as the plan moves forward toward finalization and approval. 
Overall, we are supportive of the proposed plan and its changes, and appreciate the time, attention, and 
input that has been incorporated thus far. We understand the monumental difficulty of trying to balance 
competing interests, priorities, and concerns of many different stakeholders to formulate a plan that 
works for as many people as possible while also providing a viable, sustainable framework for the 
future. We appreciate this undertaking, and the efforts of everyone involved in contributing to it. 

 

Sincerely,  

Brittney & Salvatore Hall 

8827 N Edison 
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the NorthWest District Association is a 501(3)c tax-exempt organization 
2257 NW Raleigh St.       Portland Oregon   97210          503  823 4288          northwestdistrictassociation.org            
 

June 11, 2018 
 
 
Bureau of Planning and Sustainability 
ATTN: Planning and Sustainability Commission 
1900 SW 4th Avenue 
Portland, Oregon 97201 

RE:  Better Housing by Design - review comments DRAFT 
 
Dear Commissioners: 
 
The NWDA and our neighbors support the objectives of the Better Housing By Design proposal, 
and many of the elements in the Proposed Draft.  For over a century NW Portland development 
has been characterized by the types of housing explored in BHBD, enabling our neighborhood 
to serve an economically diverse mix of housing needs. Our current zoning patterns include 
considerable RH, R1 and R2 zones that provide equitable access to more affordable housing 
units. Yet this pattern of zoning and development is fragile: in particular the threat of higher 
land values associated with BHBD may affect the long-term presence of older, smaller, lower-
unit count structures. We currently see this impact playing out in RH and R1 areas of the 
neighborhood, with higher priced units replacing more affordable units.  
 
Broadly, we support most of the major changes proposed in BHBD, but we have concerns about 
how the changes will be implemented.   
 
In particular, we support these major changes summarized on pages 4 and 5 of the Proposed 
Draft.   
 
“Provide a revised set of zones that relate to different types of places.” 
During work that led to the Portland Plan and the update Comprehensive Plan, the concept of 
“many Portlands” was discussed: There are different characteristics in different areas of the 
city, and the Zoning Code should respond to those differences rather than applying a broad 
brush approach.  Clearly, the special regulations for East Portland come from that concept, but 
it should be applied more broadly.  Our neighborhood has a distinct character of mixed uses 
and mixed housing types, including many multi-dwelling buildings and many single-dwelling 
houses (some of which have been converted to multi-dwelling).  This is particularly the case in 
the Alphabet Historic District, but also in areas to the north and west.  Applying the RM-4 zone 
everywhere the current zoning is RH does nothing to continue the existing character of our 
neighborhood or the historic district.  It is particularly problematic within the historic district.   
 
Within the RH zone, some portions have an FAR of 2:1 and some have an FAR of 4:1.  The 4:1 
FAR was applied to many parts of Northwest in 1980, in large part reflecting development 
potential.  The development and redevelopment potential was assessed by considering the 
existing floor area on a site as a ratio to the area of the site.  When the Alphabet Historic 
District was created in 2000, no evaluation of the base zoning was made.  Since that time, we, 
along with several other neighborhoods, have called for “right-zoning” in historic districts.  Base 
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zones which allow much more height and mass than would be approved through Historic 
Resource Review set the stage for continuing conflict between neighbors and developers and 
require the Landmarks Commission and City Council to repeatedly make decisions about 
balancing historic preservation (which are Goal 5 resources) against other goals.  Without 
“truth in zoning,” this conflict and repeated decision-making continue, and all parties are 
damaged.  The neighborhood repeatedly expends energy fighting development that should not 
be proposed in the first place; developers pay too much for land because they expect a higher 
development potential, and then incur the costs and frustrations of a battle with neighbors; 
and staff, the Landmarks Commission, and Council waste their time and resources addressing 
the same issues repeatedly.   
 
In fact, the new RM-4 zone exacerbates the conflict between the base zone and the Historic 
Protection Overlay Zone in two ways.  First, it allows an FAR of 4:1 on all sites now zoned RH, 
including those with a current FAR of 2:1.  Second, it allows even more FAR through bonuses 
and transfers than is allowed under current regulations. This further threatens the Goal 5 
resources inventoried and protected in the historic district.   
 
Applying the RM-4 zone within the Alphabet Historic District as proposed will also result in 
relatively little new development, but increase the potential for damaging the historic character 
of the area.  The attached map from the 2016 Portland Buildable Lands Inventory shows that 
most of the properties in the District proposed for RM-4 zoning have little to no redevelopment 
potential because they hold buildings that are either landmarks or contributing resources.  Such 
sites would have to meet the approval criteria for Demolition Review.  The criteria are 
extremely hard to meet, and, added to the cost and time of an additional review, would 
discourage redevelopment.  At the same time, the RM-4 zoning, by allowing more height and 
FAR, would encourage redevelopment, which will encourage demolition of historic buildings or 
damage to the historic character of the district.   
 
We are also concerned as to how the new heights allowed by the RM-4 zone would relate to 
the new employment zoning, such as where the current RH zoning in the Eastern Edge will 
abut the new EG-1 zone (with a height limit of 45 feet) along I-405. 
 
We request that areas of the Alphabet Historic District now zoned RH be re-zoned to RM-3, 
not RM-4.  We would also request that all properties within the Alphabet Historic District 
with a current FAR of 4:1 be allowed to sell or transfer their lost FAR to properties outside the 
district. This would help prevent loss of value and also help maintenance, restoration or seismic 
upgrades to existing structures, be they listed or not. 
 
New and increased bonuses 
Several new or increased bonuses are proposed.  A study of bonuses in the Central City plan 
district found that most didn't work: the desired development happened primarily when the 
developer was going to build it anyway.  We are concerned that these bonuses are being 
proposed in the absence of information that they will actually act as incentives, and not just 
allow what would be built anyway.   
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In addition, there should be a link between the negative impact of the bonus and the benefit of 
the amenity provided.  For example, the Central City plan district currently allows FAR bonuses 
for eco roofs.  The increased FAR has an impact on the immediate area, but the benefit is to the 
city as a whole.  Conversely, the bonus allowing extra FAR in trade for placing parking below 
grade provides a design benefit to the immediate area.   
We request that the new and increased bonuses be evaluated for whether they will actually 
act as incentives, and whether there is a link between the negative impact of the bonus and 
the benefit of the amenity provided. 
 
“Add incentives for affordable housing.”   
The Northwest District Plan is the only neighborhood plan that calls for more affordable 
housing.  We support additional incentives, but are concerned about how they will work with 
the provisions of the Northwest plan district.  We also are concerned that the additional FAR 
allowed by bonuses and transfers should not be allowed in the Alphabet Historic District 
because it will increase the negative impact of new development.   
We request that the incentives be evaluated against the NW plan district, and that increases 
in FAR through bonuses or transfers not be allowed in the Alphabet Historic District. 
 
“Require outdoor spaces.” 
This includes requirements for courtyards or other shared outdoor areas for projects on large 
sites and new requirements for outdoor spaces in the higher-density zones.”  We support this 
proposal.  It is consistent with the development typical of our neighborhood, and will give 
those living in the buildings a better opportunity to build community.   
 
“Encourage innovative green features and tree preservation. Allow eco roofs and 
raised courtyards to meet landscaping requirements, and offer a TDR allowance for 
projects that preserve large trees.” 
We support this, with some reservations.  First, we object to allowing eco roofs and raised 
courtyards to be used to meet landscaping requirements.  The purpose of required landscaping 
is to provide a buffer, soften hard edges, give shade, and act as an amenity to those within and 
near the site and those passing the site.  The benefits of landscaping are primarily to the 
immediate area.  Eco roofs do not provide a buffer, softening, shade, or an amenity for 
residents or neighbors.  Eco roofs benefit the city as a whole by reducing stormwater run-off.  
However, by allowing eco roofs and raised courtyards in lieu of landscaping they would 
negatively affect residents, neighbors, and those passing the site because not as much 
landscaping would be provided at ground level.  Second, we want to ensure that the TDRs do 
not allow transfers into the Alphabet Historic District.   
We request that the proposal allowing alternatives to required landscaping be dropped, and 
that increases in FAR through TDRs for tree preservation not be allowed in the Alphabet 
Historic District. 
 
“Limit front garages and surface parking.  
We support this proposal.  It limits “dead space”, especially next to the sidewalk, and 
encourages better design.   
 
“Require landscaped front setbacks.”   
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While we support this requirement, we are concerned about the allowance for zero setback if 
the ground floor is raised two feet or more above sidewalk grade.  The landscaped setbacks will 
help new development be more compatible with existing development in our neighborhood.  
However, apartments below grade, at grade, or less than three feet above grade provide no 
sense of privacy for residents and result in windows being covered all the time—having the 
effect of a blank wall on the pedestrian.  People sitting inside a street facing unit need to be 
able to see over the heads of people outside before they feel comfortable opening their shades.  
This exemption should be increased to three feet, and should, in fact, not be an exemption but 
a requirement if there are dwelling units facing the street on the ground floor.   
 
We are also concerned that raising the ground floor just a few feet above grade will encourage 
more basement apartments, which, again, because of privacy concerns, present a blank face to 
the sidewalk.   
 
We request that: 

1. Landscaped front setbacks be required, with no exemptions except through design 
review;   

2. Where there are street-facing ground-floor apartments, the ground floor be at least 
three feet above sidewalk grade;  

3. Street-facing below-grade apartments be prohibited. 
 
“Shape the scale and design of large buildings.”  
We support this proposal.   
 
“Expand the design review overlay zone to all the high-density residential zones.” 
 We support this proposal.   
 
“Apply standards specific to East Portland for better design suited to the area’s 
characteristics.”   
We support this proposal.   
 
 
Thank you for the opportunity to comment on this proposal.  We look forward to continued 
improvement.   
 
 
Best Regards, 
Northwest District Association Planning Committee 
 
 
 
 
Greg Theisen 
Co Chair, NWDA Planning Committee 
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June 12, 2018 (Sent this date Via email)  

 
Portland Planning and Sustainability Commission  
Attn: PSC Hearing – Better Housing by Design Testimony (psc@portlandoregon.gov)  
1900 SW 4th, Suite 7100  
Portland, Oregon 97201  
 

CC: City Council (<MayorWheeler@portlandoregon.gov>,  
<dan@portlandoregon.gov>, <nick@portlandoregon.gov>,  
<Chloe@PortlandOregon.gov>, <Amanda.Fritz@portlandoregon.gov>)  
Bill Cunningham ( Planning) (Bill.Cunningham@portlandoregon.gov)
Joe Zehnder (Joe.Zehnder@portlandoregon.gov)  
BPS District Liaison, Nan Stark (nan.stark@portlandoregon.gov)  
CNN Exec. Dir., Alison Stoll (alisons@cnncoalition.org)  
CNN Involvement, Sandra LeFrancois (sandral@cnncoalition.org)   

 
Subject: RCPNA Recommendation on Better Housing By Design  
 

Dear Honorable Chairwoman Katherine Schultz & Commissioners,   
 

Thank you for the opportunity to comment on the Better Housing by Design Proposed Draft.
Our RCPNA Board met on June 5, 2018, and unanimously approved the following 
recommendations: 

1. The aggressive push for density increases at the cost of livability with no comprehensive 
study of the impacts is not acceptable.

Reasoning:

The Bonus FARs (Floor Area Ratios) allow up to 50% increase density of the base zone
Parking reductions are proposed without consideration of the available on-street parking 
supply or lack thereof.

2. We do not support the excessive provisions for bonus FAR features

Reasoning:

Truth in zoning is important for housing market stability and neighborhood livability
Concerned that the affordable housing density bonuses applied would only be a
temporary commodity and serve as a means for a bait-and-switch over time, due to lack 
enforcement; 
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3. We oppose the reduction of parking requirements and recommend that duplex and 
triplex require a 1 parking space to 1 residential unit ratio with larger complexes to 
have 3 parking spaces for every 4 units.

Reasoning:

The City of Portland’s own transportation parking study identifies that over 70% of rental 
units own one or more cars/motorized vehicle. Adequate off-street parking systems need 
to be created with new developments to accommodate vehicle storage for their residents;
This proposal fails to consider the amount of ‘adequate parking’ available at the curb for 
these areas as an impact analysis prior to the City’s public hearing review.  This Proposed 
Draft fails to satisfy Policy 9.56 of the 2035 Comprehensive Plan, which states:

“Policy 9.56 Curb Zone.

Recognize that the Curb Zone is a public space, a physical and spatial asset that has 
value and cost. Evaluate whether, when, and where parking is the highest and best use of 
this public space in support of broad City policy goals and local land use context.
Establish thresholds to utilize parking management and pricing tools in areas with high 
parking demand to ensure adequate on‐street parking supply during peak periods.”

4. We further support allowing parking pads instead of physical structures (carports, 
garages) for Duplexes and Multi-family.

Reasoning:

Parking pads can supply needed off-street parking within the required setback areas,
thereby supporting the intent of residential uses for residential areas;
Parking garages are rarely used for vehicle storage. Instead they tend to park in the 
driveway, creating a defacto parking pad.

Please contact me if you have any questions or if I and/or the Board can be of further assistance.

Respectfully,

Tamara DeRidder, AICP
Chairwoman, Rose City Park Neighborhood Association
1707 NE 52nd Ave.
Portland, OR  97213
503-706-5804
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MEMO
 
Date: June 14, 2018
To: Planning and Sustainability Commission

From: Kimberly Tallant
Bureau of Development Services

CC: Susan Anderson, Director
Bureau of Planning and Sustainability

Rebecca Esau, Director
Bureau of Development Services

Re: BDS Comments on Better Housing by Design Proposed Draft

Thank you for the opportunity to review and comment on the Better Housing by Design (BHD) 
proposed draft code changes. This important project will revise Zoning Code development 
standards in Portland’s multi-dwelling zones (R3, R2, R1, and RH) outside the Central City to 
better meet Comprehensive Plan policies calling for diverse housing opportunities to meet the 
needs of a growing Portland. We appreciate the chance to participate in informing this critical re-
write of the Zoning Code’s development standards. 

The comments below highlight our primary areas of concern and provide detailed comments on 
the proposal. The primary areas of concern are organized into potential implementation issues, 
and policy concerns. We look forward to working with BPS staff to address our concerns and to 
providing additional feedback as the project develops. Please direct questions about these
comments to Laura Lehman on my staff.

Primary Areas of Concern 

Potential Implementation Issues

1. Complexity: BDS has concerns that code being proposed is overly complicated, will be 
challenging for applicants and property owners to understand, and will add to the time it 
takes to conduct permit reviews. Efforts should be made to reconsider the structure and 
requirements of some of the standards being proposed, particularly FAR, height, and 
outdoor area. These requirements should also be aligned with other proposed code 
changes as closely as possible. 

2. Floor Area Ratio: Introducing floor area ratio as a development standard will present a 
challenge for existing one-and-two dwelling development in the multi-dwelling zones. 
Because floor area ratio has not been used as a tool for single dwelling development before, 
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we foresee issues with consistently applying the standard to structures that differ greatly 
from the commercial buildings that are currently subject to the regulation. Because the 
standard applies to existing development, applicants for single dwelling and duplex 
remodeling projects that include additions will need to provide more detailed plans to 
evaluate existing and proposed floor area and may be subject to repeated Adjustment 
Reviews. This, in addition to other code changes being made, will add to the time it takes to 
conduct plan review. 

3. Visitability: These regulations are close to Building Code requirements for accessibility and 
those reviewers are best qualified to evaluate projects for compliance and exceptions. We 
encourage you to look for ways to include the provisions in the Building Code or Title 24. If 
standards remain in the Zoning Code, they should be simplified so they are easily 
understood and consistently implemented. The purpose statement should also clearly 
specify when and how it is appropriate to modify the standards.

Policy Feedback

1. Floor Area Ratio: As stated in the code commentary, single-dwelling development is 
currently the predominant development type in most multi-dwelling zones. Homeowners 
often choose to serve as their own contractor when making alterations to their homes. 
Homeowners may not have expertise in drawing detailed building plans, and introducing 
floor area ratio as a development standard will require much more detailed plans for 
remodeling projects that include additions or changes to floor area. This requirement will 
increase permitting requirements for these projects and could result in equity impacts that 
disproportionately affect homeowners and small developers. In addition, it is recommended 
that you strengthen the commentary for “Reasons for regulating FAR…” and why the 
proposed building coverage, height, and setback standards with the removal of maximum 
density standards wouldn’t achieve the desired development type.

2. Minimum Required Site Frontages: Requiring a minimum site frontage length for 
development in the multi-dwelling zones presents a barrier to development and could favor 
larger developers with more resources to aggregate sites for development. Similar minimum 
site size limitations in Pleasant Valley Plan District have resulted in very little development in 
the area since its adoption. Consider whether this standard may result in little new 
residential development due to difficulty in acquiring enough adjacent property to meet 
minimum site frontage requirements. Applying this restriction in and around neighborhood 
centers, where additional density/development is desirable, has the potential to push 
development outside of these areas and further from neighborhood centers/transit options.

An additional stated reason for the proposed minimum site frontage is to prevent some of 
the development patterns that are often built on narrow lots – however, increasing the 
minimum frontage does not directly address this concern. Undesirable development patterns 
could still be built on lots with longer street frontages. It would make more sense to address 
these concerns directly through development standards related to site design. 
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Detailed Comments 

We offer the following additional detailed comments. 

Item 
No.

Page Code Section Comment

1 Volume 
1

5

Graphic This graphic depicts a deep rear setback on a large 
block in East Portland. It appears like this area is 
going to provide a huge open green space in the 
rear of these lots that provides almost a park like 
setting with blue arrow that appears to represent 
paths or connections to adjacent streets.  In reality 
these rear setback areas will likely be fenced off 
from one another and the code does not require 
any public paths in the rear of these deep lots via 
public easements or public pedestrian connections.  
I think the graphic is misleading in assuming that 
the future code will result in this scenario based on 
large rear setbacks in East Portland.    

2 Volume 
2

23

33.120.030 The RH zone is described as “urban-scale” – the 
RX zone should also include this language for 
consistency. Insert “urban-scale” after “high 
density” in first sentence of RX description.

3 31 33.120.100.B.2 a.2 – 1,000sf of retail per use is small.

“combinedfloor” needs a space

4 41 33.120.110.B It is confusing to allow retail in RM zones with two 
different sets of regulations – one based on FAR 
and one based on percentage of floor area (5% of 
net building area in accessory commercial in 
33.120.110.B.2 vs. 0.4:1 FAR for retail in 
33.120.100.B.2). Use one approach or the other. 
Also, does “in addition to” mean a site can have 
both: retail up to 0.4:1 AND accessory commercial 
up to 5% of net building area?

5 47 Table 120-2 A triplex is Multi-Dwelling Development, so 
technically adding triplex is redundant.  This is 
potentially confusing to folks, since a three-unit 
multi-dwelling building would fit into two categories, 
one of which is only a subset of the other.
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Item 
No.

Page Code Section Comment

6 49 33.120.205.C, D and 
E

Please change references to “lot size standards” to 
“lot dimension standards” for consistency with 
33.612. The current language causes confusion 
about whether all of the lot dimension standards 
(area, width, depth, front lot line) or just the lot area 
standards 

7 51 33.120.206.C.2.b Proving density count on adjacent lots will be 
difficult for customers and potentially staff when it’s 
not just a house or duplex. This will trigger 
additional permit research in most cases. Adds 
time and complexity to scoping whether or not 
development on the site is prohibited (lots of staff 
research time).

8 51 33.120.206.C.2.c The exception to this minimum lot size standard is 
to allow development to be approved via a Planned 
Development. Discussions with the BPS team 
indicated that this would be processed as a Type 
IIx review, but it does not appear that code 
amendments have been included to make this 
clear. Based on the proposed code, this review 
could still be a Type III in some circumstances. 
Please include code language to clarify the 
process type for this review. 

9 53

219

Table 120-3 and other 
locations

Please define “local service street” or otherwise 
clarify what types of streets are included. This term 
in used in various locations in the code and has 
caused confusion. For example, does it apply to 
private streets? Pedestrian only streets, whether 
public or private? Please note that 33.654.160 
indicates that all new streets and pedestrian 
connections are local service streets unless the 
TSP indicates otherwise. 

10 53-55 33.120.210 FAR limit as proposed reduces building area in the 
affected zones – how does this improve 
affordability or unit diversity?  The logic that 
imposing FAR will reduce townhouse development 
is somewhat naïve: the end result is likely to be 
smaller townhouses with less floor area, since that 
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Item 
No.

Page Code Section Comment

development type appeals to developers and
consumers in East Portland (economy, simple to 
build, looks like a ‘house’, privacy, ease of access 
in a car-dependent culture, nobody above/below 
you, noise, etc.).  This approach may result in 
fewer units built, smaller buildings, and more 
expensive per-square-foot housing. 

If regulating by FAR, please include a small 
exemption from FAR for 
houses/duplexes/manufactured homes doing 
additions. Consider exempting ADUs from FAR 
standards. 

11 53 Table 120-3 A 0-foot front setback in RX zones may present a 
challenge when providing visitable units.

A [2] footnote should be added to the table pointing 
you to 33.120.284.C for minimum setbacks on flag 
lots.

12 53 Table 120-3, Minimum 
Front Setbacks

Higher-density infill housing in Portland, both 
traditionally and in recent years, has provided side 
and rear setbacks in these zones but often come 
close to the street, helping mitigate impacts on 
other nearby projects on the back or rear sides.  
Especially on smaller infill or urban sites, the 
deeper street setback along the front/street sides in 
this proposal is contrary to the project goals to 
stimulate traditionally-scaled, smaller, diverse units 
like courtyard buildings, which often hugged the 
public right-of-way with only a narrow (ROW) 
furnishing or planting strip between the building 
and sidewalk.  The new front setbacks are a 
suburbanizing move that conflicts with good urban 
design and the desire to foster low-rise, urban 
“middle” housing in our neighborhoods. The only 
building in the “middle housing” sample images on 
this page that would meet these setbacks is the 
single-family house – everything else is up close to 
the sidewalk, and would be unable to meet the new 
front setbacks.  
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Item 
No.

Page Code Section Comment

13 57 33.120.210.B An exception for up to 0.5 to 1 FAR for structured 
parking was added – does this exception 
intentionally exclude garages? The definitions for 
garages and structured parking have not been 
revised, so as proposed, the exception would not 
apply to houses, attached houses, manufactured 
homes, and duplexes. 

14 55 33.120.210.D.1 This section indicates that buildings on sites 
receiving FAR must meet development standards. 
It does not say Adjustments are prohibited. Please 
note that BDS has interpreted that to mean that 
ADs to development standards are allowed (unless 
the specific standard cannot be adjusted). 

Also, should this read “…except for maximum 
density FAR…”

15 55-57 33.120.210.D Clarity is needed on the implementation of FAR 
transfer for tree preservation. Consider what will 
happen if a tree dies or is removed after the FAR 
transfer has been completed. More detail is 
needed about what type of review is needed if a 
tree utilized for FAR transfer is cut down without 
being determined dead, diseased or dangerous. 
Would this be Tree Review?

16 63 33.120.212.B.1.a and 
b

References to the R3, R2, and R1 zones should be 
updated to the RM1 and RM2 zones. 

17 71 33.120.215.B.1 Regarding sites in the RM4 zone that are not within 
a Historic or Conservation district and are within 
1,000 feet of a transit station, we would like to see 
a map of where these sites would be.

18 79 33.120.220.B.2.c.a Numbering should be B.2.c.(1), not letters following 
letters.

Is the 20’ distance in this standard to the ground 
floor street-facing façade?  To any part of the 
façade?  To any part of an upper floor?  Clarify 
where the 20’ distance applies. 
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Item 
No.

Page Code Section Comment

19 77 33.120.220.B.3 b. What if this standard doesn’t match 
neighborhood character? Also, what happens on 
sloped sites?

20 79 33.120.220.B.3.i This regulation seems to contradict the whole 
intent of large rear setbacks since an indoor 
common area would be allowed 5 feet from the 
rear property line.

21 79 33.120.220.B.3.i Provision allowing setback encroachment for use-
specific buildings is problematic, and will require 
policing and enforcing the uses in the building over 
time (e.g. if they convert it to storage, it’s not 
allowed in the setback). If the setback is a 
regulatory need to preserve open/un-built space, 
provide a clear standard ensuring that.  Only 
require the setback if the open/unbuilt space is a 
regulatory need. Keep outdoor area requirements 
in the outdoor area standard for clarity, not in the 
setback standards.

22 83 33.120.220.C.1.b(3) The letter s in the word standard appears to have 
been inadvertently deleted.

23 95 33.120.225.C Make sure that this language is consistent with 
definition of floor area proposed with Code 
Reconciliation Project.

24 95 33.120.230.B

Figure 120-6

If the standard and figure is intended to refer to the 
articulation of a single building, with the length 
broken by an inset of at least 10’ wide, there 
should also be a standard regarding the minimum 
depth of this inset. 

25 97 33.120.230.C.2 Offsets should be 5 feet minimum depth.

26 99-101 33.120.231.B.1 Expanding to multi-dwelling is good, but the 
standard assumes a single building along a street 
frontage, which is rare in East Portland, on large 
sites, and on the many sites where they keep the 
house in front.  Multi-building sites with no 
courtyard will have trouble – could this apply only 
to the street-facing facades of buildings, and not to 
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Item 
No.

Page Code Section Comment

buildings concealed from the street behind another 
building?

27 105 33.120.232 As before, the visitability standards are going to 
require very detailed building plans, and accessible 
spaces are already regulated by building code 
standards. What is critical here that is not covered 
by federal ADA regulations?  What if the building 
code regulations change over time to conflict with 
these?  Building code regulations should address 
these issues for all structures regardless of their 
base zone.

28 107 33.120.232.C.1 This exemption could be more clearly worded. 
Maybe exempt buildings that are subject to the 
OSSC – as written, it is not clear whether planners 
would not be able to sign off on a permit until Life 
Safety has signed off that the proposal meets 
accessibility standards. Consider how planners 
would verify this exemption. 

29 33.120.233.B.2 and 
2.a

Ground floor commercial window percentage 
should match or be closer to that in the adopted 
mixed-use zones, which is 40 percent; 25 percent 
is too low.

2.a “working areas” needs to be defined. Suggest 
cross-referencing MUZ language for active ground-
floor windows.

30 111 33.120.235.B.1.b The parking chapter states that landscaped areas 
can serve as both BES stormwater facilities and 
required landscaping, but this code provision goes 
one step further by pre-empting zoning code 
landscape standards.  As written, no zoning code 
landscaping standards would apply to areas that 
are BES stormwater facilities.  Was it intentional to 
supersede 33.248 standards, or was this language
intended to still require compliance with 33.248 
landscape standards?

31 111 33.120.235.B.1.b & 
33.120.235.B.2.a

Both of these provisions require verification from 
BES permit review staff prior to BES being able to 
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release the permit.  If BES is the last outstanding 
reviewer, the planning review of the permit will be 
similarly delayed.  Adding verification of other 
regulatory processes prior to Zoning Approval 
delays the time for project review and permit 
issuance.

32 113 33.120.235.B.2.b While we understand other jurisdictions use 30 
inches, we recommend you consult with Urban 
Forestry about this depth.

33 113 33.120.240 The outdoor area and common area standards are 
very complicated and not easy to understand. It is 
confusing that the outdoor area standard may be 
met by providing indoor areas. The purpose 
statement states that the common area standard 
may be met by indoor areas, but the code appears 
to allow the outdoor area standard to be met by 
indoor area. If indoor areas can meet the outdoor 
area standard, consider renaming the requirement 
to something more intuitive. 

This also appears to be a conflict with 
33.120.240.C.5, which states that required outdoor 
areas may not be fully enclosed – 33.120.240.B.1 
says outdoor area may be provided as common 
indoor area, which is fully enclosed. 

34 115 33.120.240.B.1.b The first line of this paragraph is missing the word 
“are” (on sites that are 20,000 square feet…).

35 117 33.120.250.D Discussion with BPS staff indicated that outdoor 
seating areas would be required to be screened to 
the L3 standard – this code section requires 
screening to the L2 standard. Is this the correct 
standard?

36 133 33.120.270.D Remove “approved”.  There is no approval criteria 
for reduced 3 foot setbacks so the new language is 
problematic.  The language should be “must be 
shown on preliminary land division plans”. 

Ordinance #189805 
Better Housing by Design - Testimony on Proposed Draft

278



10

Item 
No.

Page Code Section Comment

37 149, 
155, 
157, 
etc.

33.120.280.C.2 (+D.1, 
D.2.d, E.1, F.1, F.2, 

etc.)

Clamping down on setback exceptions for lots over 
7,500 square feet does not achieve any of the 
stated project goals, but will create an entire class 
of nonconforming buildings that have used the new 
regulations that came online in January, 2016. 
Garages and outbuildings in setbacks are common 
in Portland, and the larger lot sizes of the bigger 
lots makes their potential impact quite small.  
Consider removing this change from the proposed 
code. 

D.1 – why is “attached duplexes” not included in 
the list of structures?

38 161 33.120.283.D.2.b Should this say “exclusively” or “only” from an alley 
or shared court?  Some garages have access to 
both a street and an alley or shared court, which 
would not prevent a project from using this 
exemption.

39 161 33.120.283.D.3 This standard will apply to institutional uses, unless 
an exception or exemption is included (e.g. 
churches and schools in R zones are not exempt, 
and the standard applies because it’s not pre-
empted by institutional development standards).

40 171 33.120.284.C.1 Table information needs to be added to Table 120-
3, or a footnote should be added to Table 120-3
referencing this section.

41 173 33.120.285.C In sections 2.a and 3 of this standard, different 
standards are provided for houses, attached 
houses, duplexes, and manufactured homes. In 
other code standards (main entrances and garage 
standards) this subset of housing types is grouped 
with triplexes. Were attached duplexes and 
triplexes excluded from this group of housing types 
for fences standards intentionally? 

42 173 33.120.285.C The fence standards are very complicated and 
difficult to understand, especially considering the 
basic simplicity of the regulations. Please consider 
revising this entire section to be shorter and 
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simpler and comprehensible at a quick glance, 
perhaps organized as follows:

a. House/duplex/triplex fences are max 3.5’ in 
front and 8’ in side, unless on a corner in 
which case you can flip;

b. Other development has max 3.5’ in front 
and 8’ in side if +30’ ROW, and 3.’5 in side 
of <30’ ROW.

43 175 33.120.310 Could this be called “large site” street and 
pedestrian connections, for clarity?  It’s confusing 
to have this section and “pedestrian standards”.

44 175 33.120.310.3 Please revise for clarity: “…dedication of ROW
public right-of-way for pedestrian connections is 
required.”

45 177 33.120.310.A.5 Is this development standard talking about right-of-
way alignments, alignments on private property, or 
both?  The standard suggests that PBOT has 
purview over all connections, including on-site and 
off-site, which should be clarified. This reads like a 
discretionary standard, and may confuse planners 
as to whether or not PBOT must approve permits 
prior to approval by planning (adding time, 
expense, complexity to permitting).

46 177 33.120.310.B It is unclear why this reference is included in this 
section. This is similar to other Title 17 references, 
and is clear that PBOT has a separate regulatory 
authority that is not a zoning code standard, but the 
reason it was included her is unclear, especially 
because 33.120.310.A includes a purpose and a 
statement of when the standards apply.

47 179 Map 120-1 The public and staff will need to know precisely 
where each line segment ends and begins, which 
is unclear from a map at this scale.  For example, 
Burnside E and W of 148th, N edge of NE 42nd, SE 
52nd both N and S of Woodstock, Canyon Road W 
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of CCPD, etc.). Please provide zoomed-in, more 
legible maps. 

48 189 33.258.060.A.1.b This standard requires sites to come fully into 
conformance with the minimum density standard is 
dwelling units are added to an existing building, if 
the building footprint is proposed to be expanded. 
This is a significant code change and would impact 
proposals by property owners and small 
developers to add dwelling units with a small 
footprint expansion – for example, converting a 
single-family house to a duplex or triplex. These 
types of proposals don’t necessarily preclude 
future development to the minimum density in the 
way that construction of multiple detached units 
does. Consider expanding the proposed exception 
to allow addition of dwelling units to an existing 
structure, including expanding the footprint, without 
coming fully into conformance with the minimum 
density. 

49 195 33.266.120.C.3.b This standard prohibits parking spaces between 
the front lot line and the front building line. Was this 
intended to prohibit driveways providing access to 
garages, which typically provide a non-required 
parking space? The only exception is for houses 
on lots at least 32 feet wide, so this would prohibit 
driveways accessing garages for duplexes, 
manufactured homes, and other housing types on 
lots 32 feet wide or wider. 

This new standard should be integrated into 
paragraph G.1 addressing required parking, unless 
the intention is to prohibit all driveways, unless the 
lot is less than 32 feet wide (driveways are non-
required parking, typically).  The new standard is 
not a subset of the existing front yard paving limit, 
but is instead a restriction on required parking 
spaces that should be integrated with the front and 
side setback limits in the first paragraph.  It’s also 
unclear what restrictions apply to required parking 
on multi-dwelling lots with a front lot line on a 
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common green or shared court. Integrate this new 
restriction into the header paragraph discussing 
setback restrictions to make the standard clear, not 
in the front yard paving limit.

50 219 33.910 The “courtyard” definition would allow an applicant 
to utilize or create a wider side setback. We 
recommend altering the language so that a three 
sided or corner courtyard is created that is open to 
the street.

For the purpose of implementing current 
regulations related to courtyards, BDS has been 
using a working definition of “an area open to the 
sky and mostly or entirely surrounded by 
buildings,” supported by the illustration below from 
the Visual Dictionary of Architecture. This definition 
does not allow a side setback to serve as a 
courtyard. Consider revising the proposed 
definition of “courtyard” to be consistent with this 
current practice. 

51 Volume 
3

29

33.130.230.B.2.b (and 
generally for all triplex 

citations)

Please include a definition for “triplex.” Is it one 
single building with a front porch and internal 
doorways off a lobby, like the streetcar-era plexes 
shown in this document and found in close-in 
neighborhoods like Buckman? Nothing currently 
proposed in the code would prevent development 
of a triplex consisting of three townhouse-style 
units, each with their own separate garage facing 
the street, designed to meet all front setbacks and 
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base zone design standards. Was this the intent of 
including references to triplexes?

52 31 33.130.240.B.1.a There is a typo in the second bullet in this section –
“there must be at least one connections…”

53 35 33.130.250, 
33.140.242, 

33.140.265 - &
throughout the code

Please be consistent in inserting attached duplex in 
standards. it is specifically referred to in some 
standards but left out of others. If it was meant to 
be left out please clarify in the commentary why the 
regulation would apply to a stand alone duplex and
not an attached duplex.

54 127 33.537.120.D.1 The amendments to this section are proposed to 
clarify the meaning of “attached housing.” The 
proposed language states that development must 
be attached houses or attached duplexes – why 
were multi-dwelling structures omitted? These 
structures may be less common in the lower-
density zones that cover much of this plan district, 
but multi-dwelling structures seem consistent with 
the purpose of this section. 

55 175 33.930.050.A The height measurement is the same in all cases, 
except for the distinction between referring to 
“sidewalk or ground surface” (R/E/I/CI zones) as 
opposed to “sidewalk” in the C/M zones when the 
building is within 20’ of a street lot line.  

To ease confusion and simplify prior code 
language, please just describe base point 1 and 2 
generally for all situations once, followed by a sub-
paragraph noting the different ground surfaces and 
proximity requirements for the two possible ways to 
find the base point.  

The multi-dwelling zone/structure clause could 
remain in the intro paragraph where it is, while 
making the actual measurement section way 
cleaner and shorter.
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56 215 33.612.100.A This section refers to minimum density in Chapter 
33.150 (CI zones). This zone does not appear to 
have a minimum density.

57 215, 
221

33.612.100
33.930.025

The allowance to count all street dedication toward 
FAR at the building permit creates a significant 
difference between the allowed intensity that can 
be achieved on sites based on whether they go 
through a land division or not. This may discourage 
land divisions – is that intended? Please keep in 
mind that land divisions are often pursued for 
financing reasons. 

If development occurs using street area to achieve 
an FAR above standards based on lot area, this 
would preclude future land divisions because 
adjustments are prohibited. 

58 Vol 3

65

33.270.100.K.4.b For density transfers across zone lines within a 
site, consider updating the FAR to dwelling unit 
conversion to be more in keeping with dwelling unit 
sizes. The current ratio of 1,000 square feet per 
unit is very conservative. This will come into play 
more often due to elimination of maximum density 
standards for all multi-dwelling zones.

59 Vol 3

127

33.537.150.C Please clarify whether ADUs are allowed in 
conjunction with attached houses. ADUs are 
included as a housing type in Table 120-2. They 
are not specifically listed in the allowed housing 
types, therefore are not allowed under current 
code. If they are allowed, consider limiting this to 
internal ADUs which would be consistent with the 
original intent of these regulations.  
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www.necoalition.org
Alameda Boise Concordia Eliot Humboldt Irvington King Lloyd Sabin Sullivan’s Gulch Vernon Woodlawn

At King Neighborhood Facility, 4815 NE 7th Avenue, Portland, OR 97211.  503-823-4575 main, 503-823-3150 fax, info@necoalition.org

June 12, 2018 
 
Katherine Schultz, Chair 
Portland Planning and Sustainability Commission 
 
CC: Mayor Wheeler, City Commissioners 
Susan Anderson and Bill Cunningham, Bureau of Planning and Sustainability 
 
Re: Increase Housing Opportunities in Our Corridors - Better Housing by Design Proposed Draft 
 
Madam Chair and Commissioners, 
 
The Northeast Coalition of Neighborhoods appreciates the opportunity to comment on the Better 
Housing by Design Proposed Draft. We commend the Bureau of Planning & Sustainability on its effort to 
increase the amount and diversity of housing in our centers and corridors, which supports the vision of 
the 2035 Comprehensive Plan.  
 
As our top housing priority is affordability, we support the proposed zoning changes to provide short 
and long-term affordability in our neighborhoods. We believe the form-based approach provides the 
simplicity and flexibility needed to increase housing opportunities, while respecting our neighborhoods’ 
unique charms. 
 
With our lens of affordability, we identified the following changes essential to accommodate the growth 
of 100,000 households in Portland over the next 20 years: 
 

Increase building coverage and FAR to match similar mixed-use zones especially on 
Neighborhood and Civic Corridors. 

o Increasing coverage and FAR allows Portland to meet the Comprehensive Plan goals of 
increasing growth in our corridors. 

o We prioritize increasing housing on our corridors where future residents can access 
social services, local businesses, and active transportation connections. 
 
 

Proposed changes: 

RM1 RM2 RM3 

Base FAR 1.5 2.5 3 

Bonus FAR 2.5 4 5 

Max Building Coverage 85% 100% 100% 

Base Height 35 feet 45 feet 65 feet 

Bonus Height 35 feet 55 feet* 75 feet 

* Only allowed in Urban Centers and Civic Corridors 
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Exempt the outdoor requirement for sites up to 15,000 square feet.  
o Requiring outdoor space increases the cost of price of housing and can limit the number 

of units built on small lot sizes.
o We prioritize the number and diversity of housing built over over outdoor amenities. 

Remove parking minimums for all sites.
o Parking minimums can both increase the cost of building housing and decrease the 

amount of housing built.
o Centers and corridors have been prioritized for active transportation and transit 

investments, which reduce residents’ dependency on driving.
o We prioritize building more housing at lower costs to meet the housing demands of our 

growing region.

Reduce the front and street setback to zero at least in Neighborhood and Civic Corridors.
o Reducing setbacks provides more flexibility and is consistent with the typology of 

development that is being encouraged in the mixed-use zones.
o We prioritize the increased housing and active corridors that flexible setbacks provide.

Reduce the side setback to zero except for abutting single-family residential zones.
o Reducing setbacks provides more flexibility and is consistent with the typology of 

development that is being encouraged in the mixed-use zones.

Allow the deeper housing affordability bonus inside of conservation and historic districts. 
o These districts make up a significant part of our neighborhoods where affordable housing 

remains a significant need. 
o We prioritize increasing affordable housing across all of our neighborhoods, including 

conversation and historic districts.

We believe incorporating these changes will allow Better Housing by Design to fully meets its important 
goals to accommodate housing growth, provide a diversity of housing types, and prioritize affordable 
housing. 

Regards, 

Paul Van Orden, Chair
Northeast Coalition of Neighborhoods
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City of Portland

Design Commission 

1900 SW Fourth Ave., Suite 5000
Portland, Oregon 97201

Telephone: (503) 823-7300
TDD: (503) 823-6868
FAX: (503) 823-5630

www.portlandonline.com/bds

 
 
Date: 06/15/2018
To: Planning and Sustainability Commission

From: Portland Design Commission
Re: Better Housing by Design Proposed Draft

The Portland Design Commission appreciates the opportunity to review and comment on the Better Housing 
by Design Proposed Draft. The Commission’s comments are focused on items that have import to the work 
Design Commission does on behalf of Council. 
1. Proposal 2 – (33.120.232) 20 percent of units to be “visitable” for projects exceeding one unit per 2,000 sf 

of site area

 We agree with the intent of this requirement but accessibility issues are extensively covered with 
federal and state requirements as well as current building codes (Note that a similar requirement 
already exists through the Fair Housing Act).  

Additional zoning requirements have the potential to negatively impact the pedestrian realm if a
project site has even a minor grade change. Some of the possible impacts include:
1. Numerous long ramps in front/side setbacks. Based on current ADA requirements, a grade

change of 5 feet (typical for many parts of the city) requires 60 feet of ramp at a 1:12 slope with an 
intermediate landing. 

2. Overall reduced coherency. Portions of developments meeting this requirement will likely having a 
unique massing or building form compared to the rest of the development in order to 
accommodate changes in grade. 

We recommend that this be more closely studied in order to ensure that the result is a positive 
response to Guidelines. 

2. Proposal 8 – (33.120.235) Alternatives to Conventional Landscaping

Landscape is often an important feature of a building entry, an outdoor area, and the pedestrian 
environment, and the design review process encourages the use of a great variety of notable plants 
and trees to mark special places. Commission support the use of innovative green features but 
recommends requirements for green features be revised to ensure they achieve the place making
goals described in guidelines. Only a percentage of required landscaping at the pedestrian level 
should be allowed to be innovative green features to ensure the pedestrian realm continues to host as 
least some of the diversity and interesting plant species that constitute conventional landscaping.   

3. Proposal 10 – (33.266) Reduced Parking Requirements, Especially on Small Sites 

Parking requirements are reduced while housing density is increased. This will cause an increase in
the amount of testimony Commission hears about parking—an issue that is outside our jurisdiction.
Because this is such a contentious issue, we request a BPS staff person attend design review
hearings if/when parking is likely to elicit public testimony. Succinctly explaining the code and 
providing general education regarding new parking requirements will be best accomplished by BPS.

4. Proposal 21 – (33.266.410) Transportation and Parking Demand Management requirements in multi-
dwelling zones

At a cost of $1,100 per unit, the TDM fee is large enough to be equivalent to some of the City’s 
System Development Charges. Commission wholeheartedly supports multimodal transportation 
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options and the positive impact they have on private parking needs (reduced) and ground floors 
(fewer garages means more active uses), but worry about the timing of the implementation. This is an 
additional burden that many small- to mid-sized housing developers will struggle to shoulder as they 
adjust to the financial realities of Inclusionary Housing.

Transportation demand management and parking demand should be part of a broader discussion 
that includes vehicle sharing, on-demand vehicles, bike share, etc., as these together have a 
significant impact on the pedestrian experience and often compete for limited space. 

Thank you for your consideration,

Julie Livingston, Chair Tad Savinar, Vice Chair Andrew Clarke
  
  
  

Jessica Molinar Sam Rodriguez Zari Santner Don Vallaster  
Portland Design Commission 

Cc: BDS staff
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Matvey Rezanov
#30696 | June 22, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 

Testimony is presented without formatting.
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May 20, 2018 

Portland Planning and Sustainability Commission
Better Housing by Design Project Testimony
1900 SW 4th Avenue, Suite 7100 
Portland, OR  97201 

Dear Commissioners:

The Sellwood-Moreland Improvement League (SMILE) is pleased to offer the following 
comments on the Better Housing by Design Project (BHD) Proposed Draft Report.  The 
Sellwood-Moreland neighborhood is experiencing phenomenal growth with about 1,600 
residential units in the development pipeline or completed since 2015, a 27% increase. We have 
2.8 miles of mixed use corridor that has the zoned capacity to add thousands of additional 
housing units.  After the first year on inclusionary zoning, our neighborhood had 3 of the City’s 
12 privately financed developments that have triggered the new inclusionary zoning rules and 39 
of the 89 (44%) of the resulting affordable units.  Our membership is concerned with preserving 
livability and with the lack of affordable housing in our neighborhood.  These comments 
consider the phenomenal growth we are experiencing now, expected future growth, and the 
concerns of our members.  Specific recommendations are stated in bold so you can find them.   

We are pleased with the following changes from the Discussion Draft to the Proposed Draft: 

Apply the Transportation and Parking Demand Management requirements (proposal 21) 
to all multi-dwelling zones (removed exemption for RM1). 

Apply commercial parking rules to small lots (proposal 10).   

Detached house setbacks – Only allow the reduced three-foot side setbacks for lot lines 
internal to a land division (volume 1, page 15, item 9). Paragraph 120.220.B.3.d from the 
Discussion Draft has been removed.   

One of our frustrations with the City planning process is the separate consideration of single-
dwelling, multi-dwelling, and commercial zones. The City evaluates the impact of increased 
density in each zone individually during the Residential Infill/BHD/Mixed Use Zones Projects, 
but does not appear to consider or plan for the cumulative impact of development in all of these 

           

SELLWOOD MORELAND IMPROVEMENT LEAGUE
8210 SE 13th AVENUE, PORTLAND, OR  97202

STATION 503-234-3570   CHURCH 503-233-1497
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zones.  Consider, evaluate, and plan for the cumulative impacts of proposed increased 
density and ongoing development throughout our entire neighborhood. An example is the 
two planning processes for residential zones whose timing is now only 4 weeks apart.  There are 
some significant differences in these projects (see table).  The conventional wisdom for some of 
these differences is that multi-dwelling zones are adjacent to corridors and single-dwelling zones 
are not, but in our neighborhood both are adjacent to corridors. The Commission should 
consider and advance the Residential Infill and Better Housing by Design Projects
together.  Items to consider for consistency include but are not limited to the items in the table, 
FAR, height, setbacks, lot coverage, and parking.   

Comparison of Proposed Drafts of the Better Housing by Design and Residential Infill Projects 

Proposal element Better Housing by Design 
Project

Residential Infill Project

Overlapping housing 
types

Detached single family house with 
ADU allowed in RM1

Duplexes and triplexes

Units in building Unlimited Limited
Reduced FAR for 
detached house

Not reduced Reduced in R2.5

Driveways in front of 
buildings

Allowed Not allowed on narrow lots less 
than 32 feet wide

Density increase in 
East Portland

Allowed Not allowed

Zone numbering Larger number is more dense Smaller number is more dense
SMILE supports proposals shaded green and opposed proposals shaded red. 

Proposal 1: Scale-base housing 

We believe that BHD is narrowly focused on middle housing and is not accurately portraying or 
considering the extreme housing types that could be built in the RM1 and RM2 zones.  Rather 
than middle housing, the unintended consequences of the proposal likely will be 
disproportionally large detached single-dwelling homes and large apartment buildings.   

Extreme density increase: We believe that the number of units allowed should be 
limited.  We previously proposed retaining existing limits on market rate units and 
allowing additional affordable units. Our neighborhood presently has a 4 story 30-unit 
building on a 3080 sf lot zoned RHd in permit review (5603 SE Milwaukie, see attached 
floorplan).  It has footprint of about 2200 sf which can fit on proposed multifamily-zoned 
lots with 5000 sf or more, about 950 or 73% of multifamily-zoned lots in our 
neighborhood.  Using this as a template for a building on a 5000 sf lot, a two story 15 
unit building in the proposed RM1 zone and a three story 25-unit building in the 
proposed RM2 zone, and possibly greater, are feasible on 5000 sf lots with the base FAR.
Present zoning would allow a maximum of 2 and 5 units, respectively.  Thus the proposal 
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would increase zoned density at least 5-8 fold.  In addition, we have one private RH 
project now in review that is 100% affordable housing and would qualify for the double 
FAR bonus (5434 SE Milwaukie, 4 stories, 28 units, 1835 sf footprint, see attached site 
plan).  Because private development with 100% affordable housing is feasible in our 
neighborhood at present, the bonuses for only 50% affordable housing would increase 
density on some lots 10-16 fold.  The zoning code (Title 29 --29.30.290) requires a 
minimum unit size of only 100 sf for single-room occupancy development allowed in 
RM2, RM3 and RM4. This level of development, now happening in Seattle, would 
increase density much more.  We have learned to expect that allowed density will happen 
– when 45-foot-tall mixed use buildings were first zoned for our neighborhood it was 
commonly but incorrectly assumed they would never be built.  In addition, on a R5 
corner lot we have a 3-story, 30 foot tall, 45% lot coverage, 6745 sf duplex with two two-
car garages under construction, all the maxima allowed.      

o BHD does not acknowledge or recognize that such high density development is 
possible.  For the RM1 zone, the maximum density shown in the staff report is a 
fourplex, not a 15- or 28- unit apartment building.   Ongoing development in our 
neighborhood shows that 4 story 28 unit apartment buildings on 5000 sf lots 
would be feasible in the RM1 zone with the maximum bonuses which are given 
for only 50% affordable housing (the existing project is 100% affordable).  For
the RM2 zone, a 27 unit building on a 15000 sf lot is shown, only about one-third 
of the feasible density under the proposed rules. Much denser single-room 
occupancy development is not portrayed in the RM2 zone.  Accurately portray 
possible development under the proposed zoning rules.  The maximum 
number of units should be provided using fire and building standards. If 
BHD assumes there is a practical limit to the number of units built in a zone 
(such as the fourplex shown for RM1), it should be codified as the maximum 
allowed density, similar to what the Residential Infill Project has done.   

o We are concerned that the extremely dense development this proposal would 
allow would increase traffic and parking congestion near our corridors which 
would reduce the viability of some small businesses, increase crowding in our 
neighborhood schools (already a 39.7% increase in K-12 public school attendees 
since 2009), hinder emergency vehicle access, and reduce vehicular, pedestrian, 
and bicycle safety (especially along narrow streets). The Report states “Proposed 
code changes will help ensure that new development in the multi-dwelling zones 
better meets the needs of current and future residents, and contributes to the 
positive qualities of the places where they are built” (bottom page 2). An 
example of where the proposed density increase would not contribute to positive 
qualities of our neighborhood is Tenino Street: 24 feet wide (three car widths), 
zoned R2 with some R1, and with an existing traffic volume of 1188 cars per day, 
many of which are getting to or from the Sellwood Bridge by cutting through the 
neighborhood to avoid traffic jams on parallel Tacoma Street.
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The proposal fails to consider that, rather than middle housing, oversized single family 
homes are possible thus making RM1 the new McMansion zone.  Under the proposed 
rules, an oversized single family home with an ADU could continue to be built on 5000 
sf lots in RM1.  In our neighborhood, ADUs are sometimes used as short term rentals and 
these do not contribute to the housing supply.  If the housing market continues to favor 
development of oversized houses over middle housing, the RM1 zone could become a 
McMansion zone with the minor inconvenience of including a small minimal ADU. This 
would contribute to economic segregation in the City.  In addition, the smaller FAR 
limits proposed by the Residential Infill Project for single family zones increase the
likelihood of McMansion construction in RM1 zones where FAR is greater.   The 
Residential Infill Project adopted a 0.5:1 FAR limit for detached homes on R2.5 lots to 
prevent oversized single family homes.  Add a 0.5:1 FAR limit for detached homes in 
multi-dwelling zones.    About 88% (462) of R2/RM1 lots in our neighborhood are 5000 
sf or larger.   

We endorse the 35 foot height limit for the RM1 zone.

We would oppose increasing the FAR limits stated in the Proposed Draft Report. 

Proposal 3: Affordable housing  

SMILE continues to believe that any increase in zoned density in our neighborhood 
should be dedicated to affordable housing. We recognize that this principle may not 
be feasible, but it should remain a goal for BHD.  At a minimum, increased density 
should not contribute to economic segregation.    

In our neighborhood, 5434 SE Milwaukie is a 4-story 28 unit private RH development in 
review that is 100% affordable housing and has only a 1835 sf footprint (see attached site 
plan).  BHD would allow this private building on any 5000 sf RM1 or RM2 lot with only 
50% affordable housing.  Thus, based on ongoing development in our neighborhood, 
the assumption that the deep affordable housing bonuses (double FAR, increased 
coverage, and increased height for only 50% affordable units) would only be used 
by nonprofits is incorrect for our neighborhood and should be reexamined.
Profitability and development capacity vary by neighborhood and different 
incentives for different neighborhoods would optimize affordability and livability 
(as defined in City planning documents) citywide.
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Proposal 5: Commercial uses along corridors 

We endorse proposals allowing limited commercial uses along corridors.  North 
Westmoreland lacks retail and is not a walkable neighborhood despite the presence of 
frequent transit; this proposal would help correct this problem.   

Proposal 8: Allow alternatives to conventional landscaping 

We endorse the overall concept, but recommend that an eco-roof not be given equal 
weight as landscaping. An eco-roof should not replace ground-level landscaping which 
enhances the pedestrian space near the building.

Proposal 11: Limit garages along street frontages 

We endorse the proposed limits on garages. 
Fewer curb cuts that serve multiple cars are better than more curb cuts that only serve one 
car.   Excessive curb cuts convert the sidewalk to a driveway, discouraging pedestrians.  
Where possible, limit curb cuts to every 50 feet and they should serve more than one 
vehicle.
Note the differences with the Residential Infill Project regarding driveways and garages 
(see table).  For example, an attached house on a 25 foot wide lot could have a driveway 
to a garage in a multi-dwelling zone but not in a single-dwelling zone. Additional curb 
cuts in multi-dwelling zones which are generally close to corridors seem like a pedestrian 
hazard.  Adopt the Residential Infill Project rules regarding driveways and garages 
for narrow lots.   

Other proposals:

We endorse proposals 7 (shared outdoor space), 9 (limit impervious areas), 10
(parking), 12 (entrance orientation), 13 (front setback), 14 (side setback), 15 (height 
transitions), 16 (division of large building facades), and 21 (Transportation and 
Parking Demand Management requirements). 

This testimony was approved by the SMILE Board of Directors on May 16, 2018.  If you would 
like any clarifications on these comments, please contact our Land Use Committee Chair David 
Schoellhamer at land-use-chair@sellwood.org.   

Sincerely,

Joel Leib
President, Sellwood-Moreland Improvement League
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Floorplan for 5603 SE Milwaukie, presented to the SMILE Land Use Committee December 7, 
2016.  The lot is 3080 sf and is zoned RHd.  The building has a 2214 sf footprint. Subsequent 
application 2017-287029-000-00-CO for a 4-story 30 unit building is under review.   
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Site plan for 5434 SE Milwaukie, presented to the SMILE Land Use Committee May 3, 2017.  
The lot is 3900 sf and is zoned RHd.  The building has an 1835 sf footprint. Subsequent 
application 2017-267750-000-00-CO for a 4-story 28 unit building with 100% affordable 
housing is under review.   
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#30700 | June 22, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 
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JAMES MUGGENBURG

8003 North Crawford Street
Portland, Oregon  97203

503-735-9046
jmuggenburg@comcast.net

21 June 2018

To: City of Portland, Oregon 
Planning and Sustainability Commission and
Better Housing by Design, Bureau of Planning and Sustainability Staff
Better Housing By Design Testimony
1900 SW Fourth Street, Suite 7100
Portland, Oregon, 97201

Via: Messenger and Email

Re.: Possible Regulatory Taking related to Muggenburg Property at
8003 North Crawford Street 
Portland, Oregon 97203
Property State ID Number: 1N1W12AC 15700

Dear Commission Members and BHBD Planning Staff:

While I certainly understand the City’s desire to alter current residential and multi-dwelling zones to 
create not only more residential units but also more affordable units, I must object to the changes 
proposed in the Draft BHBD proposal as they would apply to my property noted above.

In 2001 I very intentionally purchased this 12,500-sf property which is zoned R2, because of the 
residential development potential of the site, as currently allowed by City R2 Zoning.
Basically, this means 6 units could be constructed on the site (one unit per 2000-sf of site area). Built-
out fully to the areas and volumes allowed by the constraints of the current R2 height limit (40-feet) 
and allowed maximum 50% site-coverage (or 6,250-sf), the site could produce a total build-out of 
25,000-sf, or an effective FAR of 2 to 1.

The proposed BHBD draft merges the current R3 and R2 multi-dwelling zone into a new single RM1 
zone, but in that process reduces the R2 height limit to 35-feet and changes the built area allowed to a 
FAR-based limit of 1 to 1, or 12,500-sf., which is 12,500-sf LESS than current zoning allows.
Furthermore, by reducing the height limit to 35-ft, four story structures are basically impossible if fully 
built above grade.

The property in question is located in St. Johns east of the St. Johns Bridge in the Cathedral Park 
Neighborhood, in an area that has some of the more high-end and large residences of the neighborhood.  
St. Johns has a real dearth of these sort of residential units, either for rental or purchase, and as the 
area improves and develops, I have sensed the real potential for more of such units.  It was my intention 
to build (6), 3000-sf units on this property, or sell it to a developer who also saw the of the potential 
of the site, including unobstructed views of the Willamette River, West Hills, and the St. Johns Bridge.
With the current Zoning Code Amenity Bonus unit allowances (Section 33.120.265), it might even be 
possible to construct a 7th 3000-sf unit on the site.

continued page 2 following:

REGISTERED  ARCHITECT:  OREGON, MASSACHUSETTS EMERITUS, ILLINOIS,
RETIRED: LEED-AP | BD + C
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Page 2: Possible Regulatory Taking Letter re.: Muggenburg Property

Basically, the new proposed RM1 zone is in effect a downsizing of the zoned capacity of the current 
R2 zone, evidently to be closer to the R3 zoning capacity and limits:  R3 capacities and limits are 
raised, while R2 capacities and limits are reduced.  And in that process, my property has lost 12,500-
sf of potential buildable area and one floor of height which would allow for more flexible building 
forms.

The current BHBD proposal has removed all of the previously available Amenity Bonuses which
could have been used to increase the unit density on R2 sites….the loss of the onsite Tree Preservation 
bonus is particularly upsetting considering the new FAR increase mechanisms included in the BHBD 
proposal. In anycase, the current proposal limits FAR increases (Table 120-5) to only an additional 
1.5 to 1 FAR on a site, unless affordable units are included which would produce larger FAR increases
in varying degrees.  Note that FAR increases are not allowed above those stated in Table 120-5 and 
are not subject to adjustment.

As currently proposed, the BHBD zoning has only very limited methods to increase the FAR, in effect 
to recoup the “lost” 12,500-sf FAR from the R2 to the new RM1 zone.  The only methods allowed so 
far are:

1. Transfer unused FAR available from another site (for example, historical sites) to the new site;
2. Transfer FAR developed from “preserved” trees on another site;
3. Develop additional FAR by including affordable housing to varying degrees; and
4. Develop additional FAR on the property by paying an amount determined by the Bureau of 

Housing into the City Affordable Housing Fund.

Basically, this means that there is no way to increase the “RM1 reduced FAR” except by transferring 
FAR from another site thru several mechanisms, or including affordable housing which in a 6-unit 
“higher, price-point” project is very unlikely, or by paying a fee into the City Affordable Housing 
Fund….[To regain the 12,500-sf of FAR lost in the down-sizing change from R2 to RM1, would mean 
at this time, an approximate contribution to the Fund of $244,000, using the current Housing Bureau 
Schedule.]

Allowable R2 height has been reduced from 40-ft. to 35-ft. in the new proposed RM1 zone, although 
this may be raised I believe, by adjustment, to compensate for the more unusual, sloped sites found in 
other area of the City than the more or less flat sites of the east side.

I am assuming that as per usual with the Portland Building Code, any enclosed parking (an amenity 
which would be ‘required’ by this sort of contemplated development) beneath the buildings and below 
the basepoint elevation, would not be included in any floor area or FAR calculations for the buildings.

Several individuals have already testified that this decrease in building area and height from the current 
R2 to the proposed BHBD RM1 limits, precludes or at least makes development of large, upper-end 
units very difficult, and probably more expensive as well.

Depending on how one looks at potential development areas for my piece of property (and of course 
others), the change from R2 to RM1 means a loss of as little as 5500-sf or as much as 12,500-sf.

continued, page 3 following:
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Page 3: Possible Regulatory Taking Letter re.: Muggenburg Property

Should such a loss take place if the BHBD Zoning Proposals are implemented in their current forms, 
I will have no choice but to consider this a “Regulatory Taking” by the City, decreasing the 
development potential and value of my property, and to pursue the appropriate remedies from the City.

I am not alone in this sort of reduction of potential development areas and the related financial losses; 
This change of R2 to RM1 affects thousands of property owners all over the City.  I strongly 
recommend the finally adopted BHBD code changes be appropriately modified to eliminate these 
unfortunate, ‘regulatory taking’ situations.

Thank you very much for a truly thorough and well-thought out Proposal in general, and also thank 
you for your time and consideration,

Jim Muggenburg

email: Ted Wheeler, Mayor, City of Portland,
cc and email: Bill Cunningham, Project Manager BHBD,
email: BHBD Map App.

REGISTERED  ARCHITECT:  OREGON, MASSACHUSETTS EMERITUS, ILLINOIS,
RETIRED: LEED-AP | BD + C
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James Muggenburg
#30705 | June 22, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 

Testimony is presented without formatting.
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Rex Burkholder
#30707 | June 22, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 
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www.necoalition.org
Alameda Boise Concordia Eliot Humboldt Irvington King Lloyd Sabin Sullivan’s Gulch Vernon Woodlawn

At King Neighborhood Facility, 4815 NE 7th Avenue, Portland, OR 97211.  503-823-4575 main, 503-823-3150 fax, info@necoalition.org

June 12, 2018 
 
Katherine Schultz, Chair 
Portland Planning and Sustainability Commission 
 
CC: Mayor Wheeler, City Commissioners 
Susan Anderson and Bill Cunningham, Bureau of Planning and Sustainability 
 
Re: Increase Housing Opportunities in Our Corridors - Better Housing by Design Proposed Draft 
 
Madam Chair and Commissioners, 
 
The Northeast Coalition of Neighborhoods appreciates the opportunity to comment on the Better 
Housing by Design Proposed Draft. We commend the Bureau of Planning & Sustainability on its effort to 
increase the amount and diversity of housing in our centers and corridors, which supports the vision of 
the 2035 Comprehensive Plan.  
 
As our top housing priority is affordability, we support the proposed zoning changes to provide short 
and long-term affordability in our neighborhoods. We believe the form-based approach provides the 
simplicity and flexibility needed to increase housing opportunities, while respecting our neighborhoods’ 
unique charms. 
 
With our lens of affordability, we identified the following changes essential to accommodate the growth 
of 100,000 households in Portland over the next 20 years: 
 

Increase building coverage and FAR to match similar mixed-use zones especially on 
Neighborhood and Civic Corridors. 

o Increasing coverage and FAR allows Portland to meet the Comprehensive Plan goals of 
increasing growth in our corridors. 

o We prioritize increasing housing on our corridors where future residents can access 
social services, local businesses, and active transportation connections. 
 
 

Proposed changes: 

RM1 RM2 RM3 

Base FAR 1.5 2.5 3 

Bonus FAR 2.5 4 5 

Max Building Coverage 85% 100% 100% 

Base Height 35 feet 45 feet 65 feet 

Bonus Height 35 feet 55 feet* 75 feet 

* Only allowed in Urban Centers and Civic Corridors 
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Exempt the outdoor requirement for sites up to 15,000 square feet.  
o Requiring outdoor space increases the cost of price of housing and can limit the number 

of units built on small lot sizes.
o We prioritize the number and diversity of housing built over over outdoor amenities. 

Remove parking minimums for all sites.
o Parking minimums can both increase the cost of building housing and decrease the 

amount of housing built.
o Centers and corridors have been prioritized for active transportation and transit 

investments, which reduce residents’ dependency on driving.
o We prioritize building more housing at lower costs to meet the housing demands of our 

growing region.

Reduce the front and street setback to zero at least in Neighborhood and Civic Corridors.
o Reducing setbacks provides more flexibility and is consistent with the typology of 

development that is being encouraged in the mixed-use zones.
o We prioritize the increased housing and active corridors that flexible setbacks provide.

Reduce the side setback to zero except for abutting single-family residential zones.
o Reducing setbacks provides more flexibility and is consistent with the typology of 

development that is being encouraged in the mixed-use zones.

Allow the deeper housing affordability bonus inside of conservation and historic districts. 
o These districts make up a significant part of our neighborhoods where affordable housing 

remains a significant need. 
o We prioritize increasing affordable housing across all of our neighborhoods, including 

conversation and historic districts.

We believe incorporating these changes will allow Better Housing by Design to fully meets its important 
goals to accommodate housing growth, provide a diversity of housing types, and prioritize affordable 
housing. 

Regards, 

Paul Van Orden, Chair
Northeast Coalition of Neighborhoods
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Laura Becker
#30708 | June 22, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 
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Date:    June 25, 2018 
To:       Planning and Sustainability Commission
Via: Shannon Callahan, Director, Portland Housing Bureau 
From:  Jessica Conner, Housing Policy Planner, Portland Housing Bureau 
RE: Better Housing by Design Proposed Draft

The Portland Housing Bureau (PHB) is grateful for the opportunity to participate in the review of the Better 
Housing by Design (BHD) zoning code project proposed by the Bureau of Planning and Sustainability 
(BPS). The PHB is committed to equitable housing access and opportunities that safe, stable housing, free 
from discrimination, can deliver.  

The PHB acknowledges that affordable housing operates as a spectrum with a variety of policies and 
programs directed at many levels of household incomes and tenures. This work requires creative housing 
solutions, balancing the needs of a variety of household income levels, participating with governmental and 
non-governmental organizations, assessing policy and program impacts on the most vulnerable and 
analyzing all housing policy with an equity lens. It is within this scope that the bureau engages with and 
approves of the general direction that the BPS has set for the BHD proposal.  

The PHB requests the Planning and Sustainability Commission incorporate the following recommendations 
in to the BHD proposal:

1. Support the proposals to change the multi-dwelling zone code names, merge zones R3 and R2, 
expand the ‘d’ overlay to include the remaining high-density multi-dwelling zone areas, move to a
floor area ratio (FAR) based density, and require visitability standards for new construction.   

2. Amend BHD height allowances, Section 33.120.215 B.1, to also include sites that are in the RM4 
zone and within 500 feet of a transit street that is served by frequent transit to respond to requests 
PHB has received from the development industry as a way to assist in increasing the feasibility of 
projects in the permitting pipeline.  

3. Support BHD Proposal 3A to increase the Inclusionary Housing bonus to 50% beyond the base FAR 
in the multi-dwelling zones.  

4. Support BHD Proposal 3B to increase the development bonus for projects providing deeper housing 
affordability to 100% beyond the base FAR. Additionally,  

a. Support the BHD proposed allowances for additional height and site coverage, affordability 
term, income restrictions, and portion of units required for the bonus.  
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b. Reinforce that units must be provide on the site and that the Inclusionary Housing Off-Site 

and Fee-in-Lieu options are not allowed. These points are made in staff comments, but not 
clearly reflected in the code itself. 

c. Amend BHD Proposal 3B to allow use of the bonus in historic and conservation districts. 
Acknowledging that there may be limitations to the development envelope in these areas,
thoughtful planning and design processes can preserve historic resources and increase the 
availability of affordable housing. 

5. Support BHD Proposal 3C to allow a 25% development bonus for projects with at least 50% of units 
as three-bedrooms.  

a. Support allowing the three-bedroom bonus to be layered with the Inclusionary Housing 
bonuses as another way to support the development of projects in the permitting pipeline, 
acknowledging that there may be projects that are unable to utilize the entirety of the 
development bonuses and or height allowances. 

6. Support BHD Proposal 4 to allow the transfer of unused development capacity to other sites as an 
affordable housing preservation tool with the following amendments:  

a. Amend BHD Proposal 4 to allow the transfer of development rights only for existing 
affordable housing developments with a regulatory agreement with a public agency.  

b. Amend BHD Proposal 4 to allow transfers into historic or conservation districts. 

PHB is concerned about the ability to transfer density out of a historic district with no ability 
to transfer in. There are several close in neighborhoods with a historic district in a multi-
dwelling zone with high opportunity scores. Restricting the ability to incentivize affordable 
housing in these opportunity rich areas is counterproductive to ending the housing emergency 
and housing goals outlined in the Comprehensive Plan.

7. Support BHD proposals that increase the flexibility and options for providing outdoor and green 
space on sites.  

The PHB also applauds BPS and Portland Bureau of Transportation (PBOT) staff for their creativity 
and thoughtfulness of planning and design in East Portland. Their consideration acknowledges the 
unique features of East Portland, rightly views these features as valuable assets, and attempts to 
leverage these assets to benefit the community. 

8. Support BHD proposals for calculating the floor area ratio prior to the dedication of streets, creating 
new opportunities for street connections, and continuing East Portland’s iconic mid-block spaces 
through rear setbacks.  

Finally, the PHB would like to recognize the time and consideration of BPS staff on the Better Housing by 
Design project as well as the participation by members of the public.  

Copy: Susan Anderson, Director BPS 
           Joe Zehnder, Chief Planner BPS 
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Jessica Conner
#30709 | June 22, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 
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Michael Mehaffy
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Testimony to the Planning and Sustainability Commission on the Better Housing by
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Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 
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Terrie Burdette
#30719 | June 22, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 
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Doug Klotz 
1908 SE 35th Pl 
Portland, OR  97214 
June 23, 2018 
 

To: Planning and Sustainability Commission 
Re: Better Housing by Design: 
Response to some NA letters, plus quotes from BDS letter 
 
Chair Schultz and Commissioners: 

I note that both the Northwest District Association and the Goose Hollow Foothills League are asking for 
downzoning in their RH-zoned areas, cutting the 4:1 base FAR in half to a 2:1 base FAR. Apparently 
they’re concerned that the increase in the allowed bonus for affordable housing, and Deep Affordability, 
are higher than now allowed. 

I disagree with these NAs, and I support the application of RM3 wherever there is currently RH with a 
2:1 base FAR, and the application of RM4 wherever there is currently RH with a 4:1 base FAR. This will 
give the equivalent FARs. The fact that the bonuses are higher than the current bonuses is consistent 
with the city’s goal of addressing the housing crisis, which is in part caused by the lack of housing of all 
types, in all areas.  Even more units in NW or Goose Hollow help address the problem by increasing 
supply in the city. 

 

I also take issue with the NWDA’s position against “street-facing” basement apartments. They’re 
concerned that closed curtains will “have the effect of a blank wall”.  But windows that people can use 
for light and air are certainly preferable to an actual blank wall. The neighborhood also wants to reduce 
building heights, but such apartments are a way to get more units in a lower height, and are common 
throughout the district. 

NWDA wants to require dwelling units facing the street on the ground floor, yet are concerned that 
units raised two feet above grade are not high enough.  They would prefer 3 feet, which is much more 
difficult to make accessible for those with mobility issues, and would have an even higher “blank wall” 
below them. 

I support the Proposed Draft’s exception for front setback requirements, reducing the setback in RH to 
zero if the ground floor is two feet above grade, and I support allowing basement units to have windows 
onto the sidewalk. These allowances will help increase the amount of housing that can built in these 
areas which are well-served by transit and within walking distance of thousands of nearby jobs. 

 

I also support reducing front, and “street side” setbacks everywhere in all the MF zones to zero, or 
making them reduceable to zero if the first floor is 2’ above grade. Regarding front setbacks, I should 
also point out the testimony you received from the city’s Bureau of Development Services on June 14, 
by Laura Lehman.  In it, Ms. Lehman notes: 

Ordinance #189805 
Better Housing by Design - Testimony on Proposed Draft

356



“Especially on smaller infill or urban sites, the deeper street setback along the front/street sides in this 
proposal is contrary to the project goals to stimulate traditionally-scaled, smaller, diverse units like 
courtyard buildings, which often hugged the public right-of-way with only a narrow (ROW) furnishing or 
planting strip between the building and sidewalk.  The new front setbacks are a suburbanizing move that 
conflicts with good urban design and the desire to foster low-rise, urban “middle” housing in our 
neighborhoods. The only building in the “middle housing” sample images on this page that would meet 
these setbacks is the single-family house – everything else is up close to the sidewalk, and would be 
unable to meet the new front setbacks. “  (emphasis added) 

 

I also disagree with HAND neighborhood’s call for downzoning along the east side of SE 12th in Ladd’s 
Addition.  The RM2 that is proposed is the equivalent of the R1 that has long been zoned there.  The 
current Historic District protections will still apply.  I should note that there are four 1920s apartment 
buildings in that stretch now, (and one from 1957), so apartment buildings are already part of the 
historic character of the district, and these buildings will provide a model for new buildings to follow.  

 

Thank you. 

 

Doug Klotz 

 

 

Ordinance #189805 
Better Housing by Design - Testimony on Proposed Draft

357



Doug Klotz
#30720 | June 22, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 
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Sullivan’s Gulch Neighborhood Association, c/o Holladay Park Plaza, 1300 NE 16th Ave., Portland, Oregon 97232 
http://www.sullivansgulch.org

 
June 25, 2018 
 
Katherine Schultz, Chair 
Portland Planning and Sustainability Commission 
1900 SW 4th Avenue, Suite 7100  
Portland, OR 97201 
 
Subject: Better Housing By Design (BHD) - Draft Plan and Code Amendments 
 
Dear Katherine:  
 
The Sullivan's Gulch Neighborhood Association (SGNA) Board reviewed the draft BHD proposal 
at its June 12 meeting.  We generally support the proposed amendments to the City’s multi-family 
residential (MFR) zones. We thank the City for responding to our recommendations to include an 
exception to the minimum density requirement for owners who add units to existing structures, 
which may reduce demolitions, and for setting limits on the size of ground-floor commercial uses in 
MFR zones in corridors. We have a few concerns, however, that we would like to share. 
 
NECN Recommendations
SGNA wants to go on record in opposition to the recommendations forwarded to you by the North 
East Coalition of Neighborhoods (NECN) Board.  We are active NECN members and support 
NECN’s mission. We believe, however, that if implanted the NECN recommendations would do 
little to increase affordable housing and would harm livability in NE Portland’s MFR districts. We
tried to raise our concerns to the NECN Board, which are outlined in the attached memo, but we
were not allowed enough time to review them. The NECN recommendations to lower developer 
costs by eliminating parking minimums, green space and open space requirements, and building
setbacks in hopes that lower development costs will lead to more affordable housing is more likely 
to simply boost profit margins for developers while diminishing quality of life for residents. We are 
especially concerned about the implications for fire/life safety with zero side and rear setbacks and 
with the lack of open space amenities. Working class families deserve better design than this 
recommendation would deliver. We support the proposed BHD regulations for parking, open
spaces, and setbacks as written. The incentives the City has put in place to incent construction of 
affordable housing should to be given time to work before offering up additional cost savings to 
developers without reciprocal performance requirements for actually building affordable housing.
 
Urban Design Compatibility 
SGNA remains concerned that the form-based design standards in the RM1 and RM2 zones do not 
provide sufficient guidance to ensure that new development is compatible with existing 
development patterns in our neighborhood. These zones are the ones in closest proximity to 
established residential neighborhoods and most likely to impact current development patterns. 
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Sullivan’s Gulch Neighborhood Association
Page 2 of 2

Portland is a diverse city with diverse urban design character. We ask that the code include a 
reference to neighborhood design guidelines. The guidelines would be developed through a city-
managed process. They would be voluntary and only apply to RM1 and RM2 zones. We ask that 
the following language be included in section 33.120.010.B. 
 
… and contribute to the intended characteristics of each zone  Furthermore, some neighborhoods have 
developed voluntary design guidelines that are intended to provide guidance for integrating new uses 
within the existing urban environment.  At the same time, the standards allow for flexibility for new 
development… 
 
Our view is that neighborhood guidelines should not be proscriptive as to building styles, materials, 
color, etc.  They should allow for diversity and experimentation but with an eye toward form, scale, 
and design elements. In our inner-northeast neighborhood, for example, the design guidelines that 
the City adopted as part of the Albina Plan may provide a starting point for guidelines suitable for 
most inner NE and SE Portland neighborhoods. We also encourage a policy reference to voluntary 
design guidelines for MFR development in the Comprehensive Plan.  

Bonus FAR
SGNA supports the inclusion of FAR bonuses to incent affordable housing and tree preservation. 
We are concerned that the FAR bonus for affordable housing in the RM1 and RM2 zones could 
lead to development that is out of scale with existing and planned uses that do not qualify for a
bonus. We recommend identical bonuses in Table 120-5 for affordable housing and other bonuses 
and that the FAR bonus be capped at 1.5 in the RM1 zone and at 2.5 in the RM2 zone.

TDM Requirement
SGNA supports efforts to reduce auto trips but feels that the City should provide greater incentives 
for all residents to abandon their cars. Requiring developments that add 10 or more units to adopt
a TDM program carries considerable cost. The financial burden that TDM programs impose on
MFR development could harm affordable housing efforts in particular. We would rather see the 
City approach this issue more systemically at the neighborhood level. Neighborhood oriented TDM 
programs could be used to set up taxi/car share pick up/drop-off locations, improve pedestrian-
scale lighting and sidewalk enhancements, offer transit pass discounts, expand bike-share 
programs, and other strategies. We recommend the TDM threshold be raised to 20 units and that 
the city explore neighborhood TDM. SGNA would gladly participate in this effort.

Metrics
SGNA asks the City to design metrics to monitor BHD and other residential infill efforts for how 
well they delivery affordable housing and the efficient use of limited land resources. There should
be goals for expanding housing choices in all neighborhoods. Metrics need to be expressed in 
quantitative measurable terms so that over time we can monitor if these initiatives are effective.

Sincerely,

David Brook, Chair
Sullivan’s Gulch Neighborhood Association

cc. Bill Cunningham, City of Portland
Enclosure
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Sullivan’s Gulch Neighborhood Association
Page 3 of 2

Memorandum
To: North East Coalition of Neighborhoods Board
From: Sullivan’s Gulch Neighborhood Association (SGNA)
Date: June 19, 2018
Re: Response to draft letter dated June 12, 2018 titled “Increase Housing Opportunities in 

Our Corridors”
SGNA would like to offer support for the above referenced letter with the following 
recommendations and modifications. The SGNA Board is requesting the letter offer more clarity, 
be better defined and more limited. 

- How are corridors defined and who is establishing this definition?   
- Does this letter apply to just corridors or is it universal? Are the recommendations 

geographically limited to just NE Portland or are they intended to apply city-wide?   

2nd paragraph – “As our top housing priority is affordability, we support the proposed zoning 
changes to provide short and long-term affordability in our neighborhoods.” We understand 
housing is a top priority, but is it the only priority? Does NECN recognize the importance of 
livability? 

1) Bullet point #1. “Increase building coverage and FAR to match similar mixed-use zones 
especially on Neighborhood and Civic Corridors.“ Please clarify that the increased building 
coverage and FAR to match mixed-use zones is limited to developments in corridors and 
centers and would not be applied to projects in city-neighborhoods. 
 

2) Bullet point #2. “Exempt the outdoor requirement for sites up to 15,000 square feet.“ Please 
remove unless there is clarification that it applies only in to designated areas, such as where 
there is ample public open space to offset the need for private amenity spaces. 
 

3) Bullet point #3. “Remove parking minimums for all sites.” Please clarify that the adjustment 
would only apply in corridors and centers. Limit this parking recommendation so that it 
does not apply to RM2, RM3, or RM4, and that the adjustment is limited to the percentage of 
units that are reserved as affordable units. Our concern is that an RM3 designation in a 
corridor with bonuses could allow for a 20-story tower. Do we want a 20 story tower with 
no parking? This benefit is to developers, not the residents of the building or adjacent 
neighborhoods.  
 

4) Bullet point #4. “Reduce the front and street setback to zero at least in 
Neighborhood and Civic Corridors. “ Please remove. This is a redundancy to existing 
overlays in most center and corridor areas. We are also concerned about the 
appropriateness in neighborhoods and for life and safety reasons.  

5) Bullet point #5. “Reduce the side setback to zero except for abutting single-family 
residential zones. “ Please remove. It is redundant and not appropriate in neighborhood 
settings for fire/life/safety access. 
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Dave Brook
#30776 | June 22, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 
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James Muggenburg
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Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 
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Louise Pender
#30782 | June 22, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 
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Michael Mehaffy
#30721 | June 23, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 
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Amelia Cohn
#30722 | June 24, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 
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Eric Lara
#30723 | June 24, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 
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Tobin Weaver
#30724 | June 24, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 
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Tobin Weaver
#30725 | June 24, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 
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Richmond Neighborhood Association 

June 24, 2018

To: betterhousing@portlandoregon.gov 
Mayor Wheeler

RE: Better Housing by Design Project
Dear Mr. Cunningham, Mayor Wheeler—

The RNA would like to thank Bill Cunningham and his team at BPS for having clear materials that are 
easy to follow. Such clear, simple, and well-defined documents, images, and renderings were a boon to 
our community’s ability to review, process, and agree to support of the following points.

The RNA Supports the following recommendations as-written..

1. Regulate development intensity by the size of the building, instead of numbers of units. 
2. Require higher-density development to include visitable units. 
4. Provide incentives for preserving existing affordable housing and trees through transfers of 
development rights.
5. Allow small-scale commercial uses on major corridors and near transit stations
8. Allow alternatives to conventional landscaping.
9. Limit large surface parking lots and asphalt paving. 
11. Limit garages to no more than 50 percent of building street frontages.
12. Require building entrances to be oriented to streets or to courtyards.
15. Require building height transitions to single-dwelling zones. 
20. Strengthen minimum density requirements. 

The RNA Supports the following with changes... 

6. Require residential outdoor areas in high density zones. (≥20,000 sqft)
We request that outdoor or green space requirements be the larger 48 sqft for all sizes of 
properties.

7. Require shared common areas, such as courtyards, for large sites more than 20,000 square 
feet.

We request that common areas be an element be for all sizes of properties
10. Reduce parking requirements.

We would like to see more parking permit programs or zones to better prevents the 
current tragedy of the commons occurring near dense residential and commercial areas 
with street parking.

13. Require front setbacks that reflect neighborhood patterns and limit privacy impacts. 

c/o Southeast Uplift
3534 SE Main ST
Portland, OR 97214

(503) 232-0010

http://richmondpdx.org
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The proposed standard doesn’t seem flexible enough. Perhaps have different standards 
for RM-zones that are interior to a neighborhood vs. those that are on transit corridors.

14. Simplify side setback regulations and reduce barriers to development on small sites.
Allow for zero side setbacks on sides adjacent to other RM-Zones or Commercial Zones 
provided that green space is then used elsewhere in the project.

16. Require large building facades to be divided into smaller components
Would like to see the requirements reduced from 100’ to 50’; meaning 50’ frontages 
wouldn’t need a notch, but anything larger would.
This opinion is shared both by the RNA and the Division Design Initiative

The RNA is split or not offering a stance on...

3. Prioritize affordable housing by:
While the RNA supports affordable housing for a more economically diverse 
neighborhood; opinions differ greatly on how to get or enforce affordable housing.

17, 18, or 19. As these pertain to East Portland
21. Require transportation and parking demand management approaches. 

While we like the idea, it should be for a longer term and more than just bus passes. Or 
we should approach parking strategies better to prevent abuse of free parking and let the 
markets decide how to get best incentivize people to live in units without parking.

Minority Position

Recognizes the project is in the early phases, and would appreciate Bill Cunningham and his team 
presenting the topic to the community to learn more about the project before sending a letter.

Thank you for all your hard work and outreach regarding the Better Housing by Design Project.
And thank you for considering our requests.

Sincerely,

Erik Matthews – Richmond Neighborhood Association – Chair

Matt Otis – Richmond Neighborhood Association – Land Use and Transportation Committee Chair
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erik matthews
#30726 | June 24, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 
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Nancy Hedrick
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Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 
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Catherine Mushel
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Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 
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#30729 | June 25, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 
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John Flack
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Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 
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Kathleen Carter
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Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 

Testimony is presented without formatting.

Ordinance #189805 
Better Housing by Design - Testimony on Proposed Draft

393



dean gisvold
#30732 | June 25, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 
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dean gisvold
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Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 
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1900 SW Fourth Ave., Suite 5000 / 16
Portland, Oregon 97201

Telephone: (503) 823-7300
TDD: (503) 823-6868
FAX: (503) 823-5630

www.portlandonline.com/bds

City of Portland
Historic Landmarks Commission

June 25, 2018 

To: PSC 
Re: Better Housing by Design Proposed Draft 

The Portland Historic Landmarks Commission (PHLC) received a briefing and reviewed the Discussion 
Draft of the Better Housing by Design (BHBD) code update project on February 12, 2018. Our response 
to the Bureau of Planning & Sustainability, dated March 12, 2018, is the basis for this response to the 
Portland Planning & Sustainability Commission. 

The PHLC does not have regulatory oversight for resources or areas of the City without formal 
designation (Landmarks or sites within Historic or Conservation Districts), but the Commission is 
interested in regulatory impacts on resources that are eligible to be historic, especially those already 
ranked on the 1984 Historic Resource Inventory. Our comments therefore in some cases apply to 
regulatory impacts to older buildings or concentrations of older buildings that are not (yet) designated. 

As with the RIP project, the Commission wants to ensure that new regulations do not make it easier for 
historic buildings to be demolished. Several of the proposed regulations in the BHBD work to preserve 
historic buildings, including the provision that parking does not have to be provided on site for small sites, 
the provision that minimum density requirements may be waived for historic resources or for adding ADUs 
to existing houses, and the provision that FAR cannot be transferred into a Historic or Conservation 
District. The Commission also supports the idea that FAR should be measured by bulk for residential 
uses just as it is for all other uses in the City. We see this change as better enabling the internal 
conversions of what was a single-family house or unit into a multi-family, but even more important, it 
allows the code to better support the use of historic multi-family forms and building types in review for new 
construction in Historic or Conservation Districts. As long as the proposed form and massing are 
compatible with the contributing properties in an area, the number of units in the proposal should be less 
important. 

The BHBD proposal does raise a concern, however, with the potential results of simplifying the side 
setback requirements. While it is true that the existing formula for deriving setbacks based on the plane of 
the wall is not always simple, it does have some unexpected benefits to the building's massing. When the 
side plane of a proposed development is quite large, an applicant sometimes has to break the plane of 
the wall into smaller pieces at varying depths from the property line in order to meet the setback 
regulation, creating interest, depth, and opportunities for more light and air towards the neighboring 
property. Eliminating this formula is likely to create flatter, larger wall planes, which would be an 
unfortunate result. 

Further, regarding the way the new RM4 zone relates to single-dwelling houses in immediate proximity, 
the PHLC is appreciative of the design review overlay being added to these zones. With code requiring a 
35’ height limitation within 25’ of single dwelling zones, the resulting massing could be awkward and 
acontextual. Design Review or Historic Review would have the flexibility to require the more appropriate 
response to an existing older development, whether it is a larger setback, a smaller area of wall at the 
minimum setback, or a step-back in height. 

Though historic or conservation districts are not yet located in East Portland, the PHLC has a comment 
regarding the East Portland provision for outdoor area location flexibility. Residential outdoor zones are 
important in any multi-family development, and the PHLC recognizes that flexibility is critical. However, 
we suggest that the code should prioritize or incentivize outdoor spaces that can be seen or experienced 
to some degree by the public. These outdoor spaces can help improve a neighborhood, vs. those in 
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privatized rooftops or inner courtyards, which benefit far fewer people overall. Accordingly, an outdoor 
space along a sidewalk should be incentivized over a rooftop deck area which has no impact on the 
neighborhood.

Our most pressing concern overall in this proposal is the result of allowing new projects located in Historic 
or Conservation Districts to earn FAR that may be above the amount which could be approvable on that 
site. A project earning 50% more than the base FAR might be approvable with only some of that "earned" 
FAR added to the project, based on the compatibility criteria for that district. This is extremely important, 
because in some districts, the base maximum FAR and heights allowed by code are already sometimes 
more than would be approvable through Historic Resource Review. The PHLC strongly suggests that 
projects that earn bonus FAR and cannot achieve it within a site because of compatibility-based approval 
criteria should be allowed to market that unused FAR outside of the historic or conservation district. 
Adding incentives for increased density in historic districts where underlying zoning is already not 
compliant with approved district guidelines will only exacerbate conflicts which delay projects and confuse 
the process, creating the very opposite of the predictability that development professionals asked for 
through this project.

Thank you for your attention to these issues. 

Sincerely, 

      

Kirk Ranzetta       Kristen Minor 

Chair         Vice Chair 

 

Cc: Bill Cunningham, BPS 
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Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 
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Portland Community 
Reinvestment Initiatives Inc. 
6329 NE Martin Luther King, Jr. Blvd. 
Portland, OR 97211 

 
Portland Planning & Sustainability Commission  
1900 SW 4th Ave, Suite 701 
Portland, OR 97201 
Attn: Residential Infill Project staff  
 
June 25, 2018  
 
Dear Members of the Portland Planning & Sustainability Commission, 

Portland Community Reinvestment Initiatives (PCRI) is a non-profit community organization that for 25 years has 
owned, developed and managed affordable housing for rent and for sale. PCRI provides stable housing for over 
800 households across our portfolio of nearly 300 properties in over 30 Portland neighborhoods. We also have 
several developments underway in multi-family zones – one smaller scale townhome development under 
construction in R1, one property in design development in R1, and another two properties in design 
development in RH. Our portfolio and development pipeline lend first-hand knowledge of how the changes 
proposed in Better Housing by Design (BHD) can impact housing development across all scales of the multi-
family zones. We also have a deep understanding of how these recommendations may help or harm our city’s—
and our--ability to respond to growth and affordability and serve the communities most in need of housing. 

I addition to this, PCRI is heavily involved in Anti-Displacement PDX, Portland for Everyone, and Housing Oregon 
and its associated Portland Metro Policy Council. While the feedback noted in this letter is not necessarily a 
direct representation of these groups, we note this in order to express that our input outlined below comes 
through extensive collaborative conversations.  

We applaud the objectives of BHD which include providing diverse and affordable housing options, outdoor 
spaces and green elements to support human and environmental health, building design and scale that 
contributes to pedestrian-friendly streets and relates to context, and responding to East Portland’s distinct 
characteristics and needs. We want to express our appreciation for the work staff has put into BHD who have 
proactively reached out to affordable housing organizations and developers such as PCRI throughout the 
process. As a result, we have seen language incorporated in BHD that improves BHD’s ability to achieve its 
objectives. At the same time, there are still areas that need to be improved in order to best serve Portland’s 
most vulnerable populations. We also want to sincerely thank the Commission members putting great thought 
and consideration into the proposal. 

The feedback below includes key components of the current BHD proposal which PCRI hopes remain in the final 
draft, as well as areas that we hope will be modified and improved to best serve the goals noted above. 

Proposal 1: FAR  

We support the switch to FAR for all zones within the multi-family zones, especially with the inclusion 
of a bonus structure/incentive for family-sized units. 

Proposal 2: Visitability 

Staff need to carefully weigh the cost implications of requiring visitability on projects, especially 
smaller scale projects. While we don’t have the capacity to do an intensive study of cost implication of 
these standards ourselves, we encourage a deeper look at the potential cost burden on developers of 
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affordable homes who cannot simply pass-through costs with increased rents or sale prices. Of specific 
concern are increased concrete work needed for retaining walls if a ramp/accessible route is being 
constructed in lieu of stairs, and meeting stormwater requirements if constructing a ramp where 
permeable pavers aren’t an option. Permeable concrete comes at a higher cost than standard concrete, 
and/or a larger drywell which impacts cost and buildable area for a project. Further, potential 
engagement of a civil engineer is an added cost that we are often able to avoid on simpler site designs. 
Increase the baseline trigger for requiring visitable units to better spread the cost implications across 
units – ideally one unit per 3,000 square feet of site area. This baseline should also consider when this 
might trigger the requirement for elevators on projects that would not otherwise need to provide them 
– a substantial cost impact for small to medium sized projects.  
Encourage visitable entrances but don’t require them, instead require adaptable design. Previous 
proposal drafts allowed either a low-step or a no-step entrance for a visitable unit. While we certainly 
understand the reasoning behind shifting to a no-step entry, it creates some concern around water 
infiltration and adds complexity in site design and construction – which can potentially create need for a 
civil engineer on a project with a complicated site. We’d prefer language that focuses on adaptability 
such as a low-step that can more easily be ramped as needed, but does not require a no-step entrance 
as part of the initial design. 
Exemptions to the visitability requirement need to include lots that are raised above the public 
sidewalk. We do appreciate that there are exemption options which take into account the average slope 
of the site. However, the lack of an exemption based on the slope from the right-of-way to the unit 
entrance is problematic. It is the greatest concern for us when looking at typical lots in inner-N/NE 
Portland where many of the lots may be relatively flat but sit several feet above the right-of-way, 
making it difficult to provide an accessible route to unit entrances. Based on an analysis of sites in PCRI’s 
development pipeline, the exemption based on slope from the right-of-way has a significant impact on 
feasibility. Further, we feel the originally proposed 10% slope should be reduced to a 7% slope. Few sites 
with a dramatic slope to the entrance can accommodate a straight ramp, necessitating an unsightly 
switchback ramp that also uses significant site area—site area that could be better utilized to 
accommodate visitable interior spaces or could accommodate an additional home.  
We would highly recommend staff look into the placement allowances for ramps and 
landscaping/screening requirements and setback requirements and how this impacts building design, 
access, and number and placement of units on the ground-floor. 
There are competing incentives/requirements between the required visitability and the option to 
reduce the setback in RM2-RM4 if the ground floors are raised 2 feet above sidewalk level. We would 
suggest the baseline setback be reduced to 0/5-ft vs 5/10-ft in RM2 and RM3, and a 0-ft setback in RM4 
to better respond to these competing values. 
We appreciate staff’s addition of options for meeting the visitable bathroom requirement. Although 
we still have concerns about feasibility of meeting this requirement on standard sized lots with limited 
ground floor area, the flexibility is certainly helpful to finding potential solutions. 

Proposal 3: Affordable Housing Bonuses 

Consult affordable housing development experts, including public funders such as PHB and OHCS, on 
how fully realizing the deep affordability bonuses may be limited by funding sources.  Although LIHTC 
funding does roughly scale with total development cost, local gap funding sources are often limited to 
fixed amounts - thereby making additional development of deeply affordable units unlikely even with 
increased density allowances. That said, so long as this proposal isn’t coming at the cost of something 
else, we support the inclusion of more flexibility in how affordable housing projects can be designed 
including increased FAR, height, and lot coverage. We would also push for a reduction in setbacks for 
these same guidelines as well (both in the basic bonus as well as the “special” bonus for affordability). 
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We strongly support the inclusion of a bonus for family-sized units and one that is at a higher MFI and 
not tied to permanent affordability. We would suggest staff look at the possibility of tying this (and 
other affordability bonuses) to SDC waivers, as is already done in the tree code (11.50.040.C.1.b.(4)). We 
would be interested in being a part of the conversation around program design and length of time 
required for affordability. 

- Expand the structure of the proposed family-sized units bonus to other affordable housing bonuses to 
create opportunities for bonuses that don’t hinge on permanent affordability. PCRI’s flagship initiative, 
Pathway 1000, has plans to build 800 homeownership units over the next 10 years. We already have 10 
of these homes under or nearing construction with 12 more in our pipeline—many of which are in multi-
family zones. While we continue to explore a variety of affordable homeownership models, our primary 
focus for these units is for community members that have been displaced or are at risk of being 
displaced from inner-N/NE Portland. Many of these families have faced generational barriers to 
homeownership such as redlining and discriminatory covenants, and thus our focus is to allow them 
benefits afforded to others when homes were more affordable: full access to the equity of their homes. 
As the RIP is currently written, this means that PCRI would not be able to access the affordable housing 
bonus because it hinges on units being permanently affordable.  
 
We ask that staff and Commissioners seriously explore options to allow models such as ours to access 
bonuses in order to increase the supply of affordable homeownership options that exist in Portland for 
first-time buyers who may have been previously barred from homeownership. By giving access to 
homeownership to one family who will move out of rental housing, it also results in access to an 
affordable rental unit for another family – thus increasing the supply of affordable housing twofold. As 
referenced earlier, this can be achieved by utilizing existing screening tools such as SDC Waivers, HOLTE, 
or CET Waivers. 

Proposal 5: Small-scale commercial uses 

We support the inclusion of opportunities for small-scale commercial uses along corridors. However, 
we would suggest that an additional FAR allowance be associated with commercial uses in order to 
support the commercial uses without taking away potential residential units. 

Proposals 6 & 7: Outdoor spaces 

We appreciate the differing requirements for sites above/below 20,000 SF. We would also suggest 
that staff explore an option for incentivizing shared common space versus requiring it. i.e. – a lower SF 
per unit for shared common areas versus individual common areas. And/or consider exemptions for 
sites that are within walking distance of a park. 
We support the option to count indoor community spaces toward the common area requirement. 
Avoid layering too many requirements. While we value the need and intention of required outdoor 
space, we do encourage staff to again evaluate the layers of requirements that come with outdoor 
space, setbacks, lot coverage limits, accessible entries, and where/how these various items can or 
cannot intersect and especially how this impacts the ability to provide affordable housing. Layering too 
many requirements risks achieving none of them, limiting design creativity and flexibility in order to 
meet program goals and requirements for the project. This also increases design time and costs. We 
would prefer an incentive model on items such as outdoor space rather than a mandate. 
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Proposal 9: Limiting large surface parking lots and asphalt 

Explore exemptions/alternatives for affordable housing developments. While we support the need 
and purpose of this element, the cost difference between asphalt and the alternative materials 
proposed is substantial. 

Proposal 10: Parking requirements 

We highly support removing parking requirements for sites up to 7500 SF and believe this aligns well 
with the RIP parking proposal as well.  In addition, we also would recommend increasing the lot size 
threshold to 10,000 SF. 

Proposal 11: Limit front garages and parking along street frontages 

We support the sentiment around this proposal but want to raise concern around this if Proposal 10, 
as written, does not remain. 11b. in particular could be problematic - if parking becomes required on 
sites that are 7500 SF or less, it will be very difficult to provide parking that is only on the side of the 
building. 

Proposals 14 & 15 Setbacks and step-downs 

We highly recommend increasing the step-down height in the RM3 – RX zones to 45’ as opposed to 
the current proposal of 35’. In practical terms, this means any affordable housing project above three 
stories will need to step down.  This change lowers the number of affordable housing units that can be 
produced in infill multifamily buildings and renders the remaining units less useful to residents. The 35’ 
step-down height, as proposed, benefits adjacent sites in terms of “compatibility” at the cost of 
providing new, well-designed housing. Due to the building code, there is a dramatic escalation in the 
cost of constructing buildings over 4 stories.  By eliminating area for the buildable envelope on the 
fourth floor, we’ll need to build taller to recover lost units. This makes the entire project more expensive 
and less feasible.  Additionally policy that regulates step-downs complicates the buildable envelope of a 
given site, meaning the internal layout of the building must fit within a complex shape. This is important 
because in designing housing there is always a trade-off between the internal layout of the building, 
which benefits residents, and the external form of the structure.  By complicating the external form, 
internal elements like unit layouts, corridors, stairwells and elevators are affected.  By prioritizing the 
external form of the building in terms of requiring step-downs, the code is prioritizing the neighbor’s 
compatibility concerns over the well-being of the people who reside inside the building.  We view the 
recommendation of a 45’ step-down height as a compromise, as it aligns the code with building code 
and other cost drivers and still furnishes additional “compatibility.”  
We strongly support the simplification of the side and rear setbacks. However, we recommend the 
setback be reduced on sites that are 10,000 SF or less that are building more than 55’ tall in the RM3 
and RM4. This seems excessive and complicated especially when combined with required step-downs 
next to single-family zones. 

Proposal 21: Required TDM 

We greatly appreciate the addition of an exemption from the required TDM for affordable units 
through 2020. We still want to express appreciation for the effort to coordinate across bureaus and 
agencies with this item, but still have we are concerns about the one-off impact of the policy as written. 
We would encourage staff to continue conversations with agencies such as TriMet and PBOT to come up 
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with long-term solutions such as incentive programs that cross bureaus without burdening affordable 
housing developers with solutions such as those proposed. 

Removal of the Albina Community Plan District Code Section 

Overall, we have limited concerns about the impact of the removal of the Albina Community Plan 
District from the Zoning Code, but feel this should have been more clearly communicated in both RIP 
and BHD outreach processes. The Albina district holds great significance as part of the historical 
Black/African American community of Portland. Thus, although the removal of the Plan District may 
have minimal zoning implications (see below for specifics on this), we are troubled that this change was 
not more clearly communicated in summary documents or in meetings with staff as part of BHD and the 
RIP. It represents a short-sightedness about the historical importance of such a change. This was only 
recently brought to our attention thanks to the N/NE District Liaison, Nan Stark. 
As it relates to BHD code changes, the removal of the Albina Community Plan District from the Zoning 
Code has little to no impact so long as the related changes are preserved in the final BHD draft. As 
staff have noted, many of the items contained in the Plan District Code are being absorbed/reflected in 
BHD. This includes reduced parking requirements for lots 7500 SF and less and allowances for limited 
ground-floor commercial along corridors. So long as the related items remain in the final BHD proposal, 
we so no issue in absorbing this language into the base zones. 
Although not part of BHD, removal of the Plan District does have implications on R5, single-family 
zones. This shift was not clearly described in drafts or communications from the RIP staff. Currently, via 
the Plan District Code Section 33.505.230, R5 lots that have been vacant for at least 5 years can be more 
easily developed with duplexes and/or attached fee simple homes, even if the lot is a mid-block/interior 
lot. From our perspective, this is not adequately reflected in the RIP as currently proposed which, based 
on our understanding, only allows interior lot duplexes if one unit is visitable (not currently a 
requirement in the Plan District), and does not allow for easy creation of fee-simple attached homes on 
interior R5 lots – a key component in affordable homeownership development. We encourage staff and 
Commissioners to consider the implications on existing code outside of the multi-family zones when 
reviewing this piece of the draft.  

Other Topics 

We would encourage staff to explore the opportunity for increasing opportunities along and within 
proximity to transit corridors by shifting current R2 zones to RM2 zones with the code update. These 
exist often in the Interstate URA, which currently have high opportunity for affordable housing 
development thanks to current funding streams, such as along the Martin Luther King Jr Blvd corridor, 
Albina/Mississippi corridor, and Interstate Avenue corridor. 
In general, we again encourage staff to consider the many push-pulls that exist in affordable housing. 
Not only are we responding to code requirements, but we also having funding requirements and 
programming goals that must be met as well. With every additional layer of requirements, the harder it 
becomes to make affordable housing projects pencil. The more flexibility you can provide our projects, 
the better.  

It is important to underscore for staff and Commissioners that PCRI’s and our partners’ sole missions are to 
serve Portland’s most vulnerable – voices that are often unheard through City processes due to structural and 
institutional barriers to power and influence. These Portlanders’ primary focus is on their family, their jobs, and 
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finding or keeping a place to call home. They have not been afforded the privilege to take time out of their busy 
schedules to dig into the intricacies of proposals such as Better Housing by Design, let alone time to come and 
speak with you in person about how this could impact them. For some additional context, PCRI alone has served 
over 1500 people in the past year through both providing housing as well as supportive services such as 
workshops for homeownership, financial counseling, home repair, and afterschool activities. Over 75% of our 
residents and 85% of all program participants are People of Color. Last year, nearly 90% of people participating 
in our homebuyer program were People of Color. As we noted in our testimony around the RIP, just because 
these households have not been afforded the opportunity to purchase a home years ago, or they do not hold 
the highest paying jobs in the region, does not mean that they matter less. They are just as deserving of a 
zoning code that will help them access affordable, safe housing choices.

Again, we truly appreciate the time and effort that has been made to incorporate our feedback. We look 
forward to continuing our conversations as this project progresses.

Sincerely,

Travis Phillips
Director of Housing Development, PCRI
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Iain MacKenzie 
915 SE 35th Ave, #207 
Portland, OR 
97214 

 
 
I am writing in general support of the Better Housing by Design project. I am in favor of the change from 
regulating by number of units to regulating by FAR throughout our multifamily zones, consistent with the 
regulations in the commercial / mixed use zones. I also support the reductions in the amount of parking 
required, consistent with the goals of the Climate Action Plan and the Comprehensive Plan. 
 
I do however believe that the allowances in the RM2 zone are too low where it is mapped along 
designated corridors, such as Belmont, where I live. I would suggest that either these areas be mapped 
RM3; or the FAR allowances of the RM2 zone be increased. This would ensure that new development in 
the multifamily zones consistent with the scale of what can be built on adjacent CM2 parcels. 
 
The Better Housing by Design project should also be consistent with the approach taken in the Mixed Use 
Zones Project, where the different zones were all given the same Comprehensive Plan designation. This 
approach ensures that the barriers to seeking a zone change are lower. 
 
Finally, I oppose any efforts to downzone the Alphabet District or Kings Hill, as proposed by the 
neighborhood associations. The FAR allowances of RM4 are consistent with the existing development 
pattern in those neighborhoods. Applying the RM3 zone would result in a great number of historic 
buildings becoming non-conforming, and limit the ability to build new buildings consistent with what 
makes those neighborhoods special. 
 
Regards, 
 
Iain MacKenzie, AIA 
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Comments for Markham Neighborhood from 

Interim Land Use Representative –John T. Gibbon  

 

The concerns that have been expressed  in the Markham Neighborhood has about the proposed “Better 

Housing by Design Project” in seem to be fairly reflective of the neighborhood’s mixed character  as an 

area of transition from the Southwest’s Inner Suburban Hillside neighborhood character( in its 

northeastern area – bounded by I- 5 Spring Garden –Taylors Ferry -  25th Ave.)  to its Outer Suburban 

Stream Corridor neighborhood character (in its southwestern area -  bounded by I-5–Lancaster Rd./25th 

Ave.- Macara Park & St – 35th Ave.) . Both of Markham’s neighborhood  areas should reasonably be 

characterized as part of the Comprehensive Plan’s Western Neighborhoods Pattern area. This makes 

them potentially burdened with an undue dependence on the automobile. But  factors unique to 

Markham (beyond the above described mixed character) has meant that criticism of the proposal’s  lack 

of auto parking has seemed to it be somewhat less intense than in most of other the Southwest 

neighborhoods.  

In most of the Southwest neighborhoods, whether they are  perceived by their  residents as being 

predominately of one or the other the above described characters (hillside or stream corridor), distance 

from commercial areas ,the lack of transit of adequate frequency and the existence of active 

transportation chokepoints and inadequacies makes the neighborhood very auto dependent.  However 

in the northeastern wing of the Markham neighborhood data produced by the Southwest in Motion 

project shows a stronger focus by residents on active transportation.  This probably is because of the 

Spring Garden/19th Avenue overcrossing complex creates relatively friendly active transportation 

freeway crossing , creates proximity to the Barbur transportation and commercial corridor and leaves its 

residents  less subject to the pattern area’s perceived inherent lack of walkability.   

So far this has meant that in Markham’s Northeast wing the potential possibility of 

redevelopment/development created by the Better Housing by Design changes to a significantly 

underdeveloped multifamily zoned  property  in this area has engendered no significant expressions of 

concern by involved neighborhood residents.  It should be noted however that on a past occasion when 

the development of an R2.5 lot nearby was proposed as a common wall land division initial opposition 

by immediate neighbors, although not supported in a neighborhood wide meeting, nevertheless lead to 

the project’s development and retention by a single owner. It seems to the author that  throughout the 

SWNI neighborhoods, especially in those rendered more auto dependent by location and topography,  a 
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phenomena of sudden realization of allowable density enhanced by BHBD parking changes followed by 

angry activism be the end result of the Better Housing by Design project.  

Two transportation factors suggest that even in this relative active transportation supportive 

neighborhood that perceptions related to active transportations safety could change if at least some 

onsite parking and adequate street improvements were not part of a BHBD prompted redevelopment of 

the impacted parcels. These include the recent completion of a PBOT/BES test local street improvement 

in a location that potentially could provide a cut through gateway to the street adjoining the BHBD 

parcel, and the lack of sidewalks (including in front of the recently developed R-2.5 parcel !) connecting 

the BHBD parcel to the overcrossing.  

The only parcel affected by the BHBD project in the western wing of Markham contains an existing 

garden apartment project near the Taylors Ferry off ramp from  I-5  and  across the 35th from the ODOT 

maintenance yard (located in the West Portland NA). Due to the complete lack of sidewalks on the 

major adjacent streets (the east side of 35th and  most of both sides of SW Taylors Ferry [through the off 

ramp complex) these apartments are very poorly positioned for any type of active transportation. Based  

on author’s knowledge of the history of the area (near to or part of an area that was pre-I-5 a drive-in 

theater) as well as how multifamily project siting occurred through at least the early 1980’s (with site’s 

visible from freeways and other heavily travelled roads preferred), imposing the BHBD project’s  limited 

or no parking formula  on this property, or more precisely its redevelopment,  is problematic.   Couple 

this with current  intense debate in the neighborhood over whether or not new sidewalk construction 

along the very busy arterials is acceptable to parents of schoolchildren or adequate to appeal to the 

auto oriented residents of these auto oriented neighborhoods making these changes seems at best 

wishful thinking. Hopefully the existing multifamily project in West Markham will retain sufficient 

economic viability to delay any redevelopment to a point at which a sidewalk on the east side 35th, at 

least, will provide some limited amount of connectivity if distance to the Barbur Crossroads area.  
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Doug Klotz 
           1908 SE 35th Pl 
           Portland, OR  97214 
           June 22, 2018 
To: Planning and Sustainability Commission 
Re:  Better Housing by Design 
Chair Schultz and Commissioners: 
 

I will address the advantages of zero side setbacks in this letter. 
 

Here are some further details on my proposal to allow higher density development along Neighborhood and Civic 
Corridors, to avoid the mis-match and unused spaces that the current proposal will result in (as illustrated below): 

  (  the Mismatch) 
By raising FARs and Maximum Lot Coverage, reducing Min. Landscaping, and removing or reducing front and side 
setbacks, we will enable RM2 buildings that are located on these Corridors to better match the massing and scale of the 
CM-2 lots that are the most common zone on these busy corridors. (see my detailed recommendations at end of letter) 

 
Buildings with “Zero lot lines”, or no minimum side setbacks: 
 
A key to my proposal is that buildings in RM2 (as well as RM3 and RM4) should be allowed to build right to the side lot 
lines (and rear if not against single-family), as is possible today in the CM1-CM3 zones.  Some have argued that there is a 
need for side windows. But dozens of new buildings with residential units abut the side lot lines, as do some old ones.  
Many of these buildings have residential units that face the front of the building, a corridor down the middle, and the 
rest of the units facing the rear of the building.  Quite a few older buildings used this same pattern.  This policy change 
will allow an increase space for housing units in RM2, while giving allowing creativity in providing access to light and air. 
(All examples are buildings with some or all residential uses.  The newer examples are in Mixed Use zones because that’s 
about the only place they’re currently allowed): 
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Here is a typical building with residential units, with windows at the front and the rear:  

 
Rear: 

 
 
However, this is not the only option.   Many buildings which have no minimum side setbacks, have parts of the building 
abutting the property line, while other parts are set back. (50’ x 100’ interior lots especially benefit from this pattern): 
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Here are some examples of side windows on buildings where zero side setback is or was allowed: 
 
This building on SE Belmont is at the side lot lines for the first 20’ or so, and then steps inward about 8’: 
 

                                  
 
This allows for side windows, and even a rear window for the front apartments, while gaining space near the street: 
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Some new buildings like this one on SE 19th near Hawthorne, use a similar design, at front and rear: 

 

 

                    

 

 

                              

 

Ordinance #189805 
Better Housing by Design - Testimony on Proposed Draft

431



5 
 
This all-residential building under construction on Division at 29th has a large inset courtyard on one side, while the rest 
of the side wall is at the property line: 

 

                            

Windows will face this side courtyard: 
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Some buildings have generous upper-story side setbacks, but zero setback at the ground floor:

 

These examples show many ways that residential units can take advantage of the flexibility that removing minimum side 
setbacks allows.  These techniques are often not visible from the street, but allow architects and developers to use more 
of the valuable space on these lots on Corridors, and I hope this change will allow an increase in livable space to where 
rental buildings will be economically feasible on these Corridors.  I hope you will consider increasing building allowances 
on these Corridors with this and other changes I’ve detailed, and make them part of your Recommended Draft. 

 

Thank you for all the work you do in analyzing these proposals and reading all the public comments. 

 

Sincerely, 

 

Doug Klotz 

See next page for my proposal for Corridor sites: 
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Here are a portion of my comments from June 12 on these changes and where they could be made: 
 

Increase capacity in RM2 on Neighborhood and Civic Corridors in Inner Pattern Area 
Dramatically increase entitlements in the RM2 zone, where it occurs alongside Commercial Zoning, on all lots 
abutting Neighborhood Corridors and Civic Corridors within the Inner Pattern Area thusly: 
 
Raise the FAR to a base of 2.5:1 and a bonus of 3.5:1, with Deep Affordability of 4.0:1. (recently updated to ask 
for 2.5:1 base and 3.5:1 bonus, based on discussions with BPS economist.) 
 
Raise the Maximum Lot Coverage to 85%. 
 
Reduce the required Landscaping to 10%. 
 
Reduce the required Front Setback and the Required Street Setback (which would be for side streets) to 
5’, with the option of reducing the setback to zero if the ground floor is at least 2’ above sidewalk grade. 

 
Reduce the required Side and Rear setbacks to zero, except if abutting Single-dwelling zoning, in which case the 
minimum should remain at 5’ 
 
To increase capacity on these Corridors and allow a continuous street wall, also reduce minimum building 
setbacks in the Commercial/Mixed Use Zones in these locations, on lot lines abutting RM2 – RM4 lots, to zero.  
This way, neither the RM lots or the CM lots would have a side setback, and could be abutting. 
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Doug Klotz  
1908 SE 35th Pl 
Portland, OR  97214 
6-25-18 

Suggested Upzonings in Better Housing by Design 

 

Chair Schultz and Planning Commission members: 
There are several locations in the city where R-2 is proposed to become RM1 in the Better Housing by 
Design project.  I suggest that many of these locations, along Transit Corridors and near or in 
commercial areas, are good candidates for being rezoned as RM2 rather RM1.  The higher intensity zone 
is appropriate for these locations, which will allow more new residents to take advantage of the well-
served locations, helping affordability and reducing carbon emissions.  These locations are near transit 
streets and/or on commercial streets, and are in “high opportunity” areas. 

Suggested Upzones from R-2  to RM2: 

NE 

Between NE MLK and 7th, from NE Thompson to Fremont, change all existing R-2 to RM2. 

Between NE 17th and NE 21st, Multnomah to Broadway, change all R-2 to RM2. 

Between NE Broadway and Tillamook, from NE 22nd to NE Chavez, change all R-2 to RM2. 

Between NE Glisan and Sandy, and NE 30th and 32nd, change all R-2 to RM2.   

SE 

SE Division St between 50th and 77th, change all R-2 on the north and south sides of the street, to RM2. 

SE 50th to 52nd, Division to Woodward.  Change all R-2 to RM-2 to match other RM-2 within this six block 
area near the booming 50th/Division commercial and apartment center. 

SE Francis to SE Powell, from 41st to 43rd, change all R-2 to RM2 to add more housing near parks. 

North side of SE Powell, 52nd to 78th.  R2 to RM2.  This stretch has good transit. 

 

I hope such changes can be included in this project, to better meet important city goals. 

 

Doug Klotz 
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Richmond Neighborhood Association 

June 24, 2018

To: betterhousing@portlandoregon.gov 
Mayor Wheeler

RE: Better Housing by Design Project
Dear Mr. Cunningham, Mayor Wheeler—

The RNA would like to thank Bill Cunningham and his team at BPS for having clear materials that are 
easy to follow. Such clear, simple, and well-defined documents, images, and renderings were a boon to 
our community’s ability to review, process, and agree to support of the following points.

The RNA Supports the following recommendations as-written... 

2. Require higher-density development to include visitable units. 
4. Provide incentives for preserving existing affordable housing and trees through transfers of 
development rights.
5. Allow small-scale commercial uses on major corridors and near transit stations
8. Allow alternatives to conventional landscaping.
9. Limit large surface parking lots and asphalt paving. 
11. Limit garages to no more than 50 percent of building street frontages.
12. Require building entrances to be oriented to streets or to courtyards.
15. Require building height transitions to single-dwelling zones. 
20. Strengthen minimum density requirements. 

The RNA Supports the following with changes... 

6. Require residential outdoor areas in high density zones. (≥20,000 sqft)
We request that outdoor or green space requirements be the larger 48 sqft for all sizes of 
properties.

7. Require shared common areas, such as courtyards, for large sites more than 20,000 square 
feet.

We request that common areas be an element be for all sizes of properties
10. Reduce parking requirements.

We would like to see more parking permit programs or zones to better prevents the 
current tragedy of the commons occurring near dense residential and commercial areas 
with street parking.

13. Require front setbacks that reflect neighborhood patterns and limit privacy impacts. 

c/o Southeast Uplift
3534 SE Main ST
Portland, OR 97214

(503) 232-0010

http://richmondpdx.org
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The proposed standard doesn’t seem flexible enough. Perhaps have different standards 
for RM-zones that are interior to a neighborhood vs. those that are on transit corridors.

14. Simplify side setback regulations and reduce barriers to development on small sites.
Allow for zero side setbacks on sides adjacent to other RM-Zones or Commercial Zones 
provided that green space is then used elsewhere in the project.

16. Require large building facades to be divided into smaller components
Would like to see the requirements reduced from 100’ to 50’; meaning 50’ frontages 
wouldn’t need a notch, but anything larger would.
This opinion is shared both by the RNA and the Division Design Initiative

The RNA is split or not offering a stance on...

1. Regulate development intensity by the size of the building, instead of numbers of units
3. Prioritize affordable housing by:

While the RNA supports affordable housing for a more economically diverse 
neighborhood; opinions differ greatly on how to get or enforce affordable housing.

17, 18, or 19. As these pertain to East Portland
21. Require transportation and parking demand management approaches. 

While we like the idea, it should be for a longer term and more than just bus passes. Or 
we should approach parking strategies better to prevent abuse of free parking and let the 
markets decide how to get best incentivize people to live in units without parking.

Minority Position

Recognizes the project is in the early phases, and would appreciate Bill Cunningham and his team 
presenting the topic to the community to learn more about the project before sending a letter.

Thank you for all your hard work and outreach regarding the Better Housing by Design Project.
And thank you for considering our requests.

Sincerely,

Erik Matthews – Richmond Neighborhood Association – Chair

Matt Otis – Richmond Neighborhood Association – Land Use and Transportation Committee Chair
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Monday, June 25, 2018 

Catherine Schultz, Chair 
Portland Planning & Sustainability Commission 
VIA EMAIL at psc@portlandoregon.gov 

Dear Commissioner Schultz and the Planning & Sustainability Commission, 

 On behalf of Portland’s Urban Forestry Commission, please accept this letter as public comment 
on the Better Housing By Design discussion draft.  I am authorized by the UFC to submit this letter. 

First, we are grateful to Bill Cunningham, Bureau of Planning and Sustainability (BPS) planner, for 
presenting the changes since the last draft and for answering our many questions, at our monthly 
meeting last Thursday, June 21, 2018. 

We support and recognize the careful work of BPS in adding features to BHBD to preserve greenspace in 
proposed multifamily housing developments.  As affordable housing is a major goal of this plan, it is 
important that low income residents enjoy the health and heat island reduction benefits trees provide 
at their place of residence, as do the Portland’s wealthier residents, many of whom live in tree-rich 
neighborhoods. ,.  Please do not approve additional exemptions from tree planting and preservation 
requirements for affordable housing, and consider addressing current exemptions in Title 11, Trees.  
Title 11  exempts affordable housing projects from the tree preservation and planting standards that 
most other development projects must meet.  These exemptions further exacerbate the inequities 
associated with tree deficient neighborhoods.  The more that the City of Portland can do to promote 
economic and racial equity in this context, the better. 

We strongly support the proposed maximum of 30% of the site for parking, and no more than 15% of 
the site area in asphalt.   Any incentive for developers to use materials for paving with a higher 
reflectivity than asphalt would be desirable, as that will likely reduce the heat island effect. 

Limiting impervious area in development situations is important for preserving future space for large 
form trees and for protecting existing trees.  The UFC submitted comments to this effect in the recent 
Residential Infill Project draft.  This concept is just as important for BHBD as for RIP.  We urge you to 
consider further limits on impervious areas beyond those numbers referenced in the previous 
paragraph, and to urge the City Council to enact impervious surface limitations that would apply to 
future development in all zones.   

Once a space is paved, it is unlikely to be de-paved, so that area is lost to the urban canopy.  With the 
largest buildings—RM4—allowing 85% building coverage, street and street-facing trees become even 
more critical for our urban canopy.  Please consider allowing setback flexibility so that if a developer 
agrees to an additional front setback, then the rear setback may be reduced by a corresponding width.  
This will potentially allow either room for new trees on the private land in front of the building or for 
more space for the canopy of a tree in the street right-of-way. 

We are somewhat concerned about the proposed flexible landscaping provisions, with the requirement 
that at least 50 percent of the landscaping be “in ground”.  We fear that these provisions will further 
encourage the payment of fees in lieu of tree preservation and planting, as allowed by Title 11. 
However, we could support this proposal with an additional requirement that Title 11 Tree Density 
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Standards are met by planting trees rather than fee in lieu of tree planting. Please elaborate 
how flexible landscaping will help maintain the urban forest canopy.Please request that BPS staff 
work with Portland Bureau of Transportation to ensure wider planting strips in the street right-of-way.  
We understand that separate policies govern PBOT and BPS concerning the ROW, but we ask that wider 
ROW planting strips need to be a requirement for development, particularly in higher density areas.    

We also support the efforts to promote undulating façade design—such as a 100 foot maximum of 
unbroken building façade—to support space for large street-facing form trees.  Please recommend that 
sidewalk design can also be undulating: periodic narrowing of the sidewalk to allow space for large form 
trees.  Please recommend that PBOT update their procedures to ensure that street trees and innovative 
sidewalk design are considered early in in ROW design and utility planning in these new developments. 

Parking requirements—in addition to planting strip width—determine how much space is available for 
large form street trees.  We support the reduction of parking requirements and urge careful limitations 
on street cuts in RM1 & RM2 situations for off-street garages, as these also limit space for street trees. 

We appreciate that that part of the intent to set aside interior courtyard greenspace is to preserve small 
groves of large conifers in East Portland.  Because Title 11 allows developers to pay fees in lieu of tree 
preservation, we do not believe that the current BHBD draft can do much to save these conifers.  We 
recognize that saving these trees will be difficult.  We believe that using SDCs for City purchase of small 
groves as “pocket parks” in areas affected by BHBD (or purchase no-cut easements as an alternative to 
outright land purchase) may be an instrument to protect these groves.  We ask your support in helping 
us advocate with the City Council to develop this idea. 

We support the proposal to allow Transfers of Development Rights to protect trees.  However, in the 
past, “Transfer of Development Rights” (TDR) has been underutilized by developers.  We understand 
that a change to allow developers to transfer these rights anywhere in the city (getting rid of the 
distance limit) is an attempt to make TDRs more attractive.  We still have questions about whether or 
not this will increase the use of TDRs.  This mechanism has the potential to save existing large trees, so 
the UFC supports TDRs as long as they do not otherwise limit space for large form trees. 

We understand that tracking these TDRs and a variety of protective covenants (such as heritage trees) is 
difficult with the City’s current mapping system.  We support the creation of a new map layer that 
would identify public and private trees, groves, and Heritage Trees, so that it may be easily used along 
with other relevant map layers during the development review and permitting process. 

Thank you for this opportunity to comment on BHBD and for adding elements to the plan to promote 
greenspace in the most urban of our planned housing. 

Sincerely, 

 

 

Daniel Newberry, Chair 
Policy Committee of the Urban Forestry Commission 
For the Urban Forestry Commission 
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Jill Warren 
607 NW 18th Ave. 

1815 NW Hoyt Ave. 
           Portland, OR 97209 
 
June 25, 2018  
           
Portland Planning and Sustainability Commission 
Better Housing Testimony 
1900 SW 4th Avenue Suite 7100 
Portland, OR 97201 
 
Dear Planning Commission Members,           RE: zone change in Alphabet District to RM4 
 
Please consider my testimony regarding changing the zoning in part of the Alphabet 
Historic District to RM4. 
 
I have been the owner of 2 historic buildings, a Church and Parish, on NW 18th and Hoyt 
that total 10 units of rental property for 25 years.  The status of housing has changed 
dramatically in that time and not always for the better. 
 
Historic Value 
 
Because of the rush of new construction in Portland we have tall buildings creeping into 
our neighborhood that are out of character.  Higher density zoning tempts property owners 
to demolish historic properties in favor of higher density to increase profits. It makes no 
sense to create a historic district and then have zoning that encourages demolition and new 
development that is out of scale.  Why bother having historic districts in the first place? 
 
That neighborhood has a cornerstone of 3 prominent churches, my Methodist-Episcopal 
Church, the First Immanuel Church and the Danish Methodist Baptist Church. There were 
prominent Scandinavian and Swedish populations at the turn of the century. The Mission 
Theater was not originally a theater. For over 40 years it was the religious and social center 
of Portland’s humble and devout Swedish Mission Covenant congregation. Later it served 
as a very busy labor-meeting hall.  
 
Flooding/Infrastructure 
 
During the 1996 flood my two basement units flooded. We had to do extensive repairs from 
water damage and learned that the municipal pipes are made out of clay.  How much more 
stress can they withstand?  They’re over 100 years old and need updating. Recently my 
basement unit on Hoyt flooded because of the mandate for property owners to disconnect 
downspouts from the municipal system because it can’t handle the water volume. It cost 
$20,000.00 to do comprehensive flood abatement. With water damage comes mold and it is 
my responsibility to minimize risk my tenants’ health and safety.  
 
The RM3 zone, with 2:1 FAR, makes sense because it preserves the historic integrity of the 
neighborhood and will help alleviate flooding impacts on existing properties. 
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Affordable Housing 
 
My rents are way below market value. Park 19 has 2-br. units for over $4,000.00 month. My 
2 -br. units rent between $1,500.00 - $1,650.00 a month. It appears historic buildings are 
the last bastions of affordable housing in Portland.  I don’t have fancy granite countertops 
or laundry in the unit but I do have fabulous architecture and beautiful stained glass.  
 
Gentrification 
 
The rush of increased development is resulting in gentrification and exacerbating 
homelessness. We need lower and middle class populations to work in restaurants, stores, 
bakeries etc. A diverse population is healthy and more functional than a monoculture of 
affluent renters.  
 
Conclusion 
 
Thank you for considering eliminating 4:1 FAR allowances in RH-zoned parcels in the 
Alphabet Historic District. When we bought our properties we received a 59-page 
document from the Department of the Interior stating the dos and don’ts of owning historic 
properties. They are extremely restrictive and it impressed upon me that we are caretakers 
of these historic landmarks and must be treated as such. 
 
Housing is much more than turning a profit for an owner/developer. RM3 zoning with a 2:1 
FAR throughout the Alphabet Historic District will help maintain the value of our 
neighborhood made up of mostly Victorian era homes and small apartment complexes.

Respectfully submitted, 

Jill Warren 
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Mill Creek Development 
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Urban Asset Advisors 

 

Board Members  
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Portland Lloyd Center 
Community, LLC 
 
Matthew Goodman 
Downtown Development Group 
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Development 
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LLP 
 
Brian Wilson  
Mainland Northwest 
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Gerding Edlen Development 
 

Executive Director 
Mike Kingsella 
mkingsella@locusdevelopers.org 

June 25, 2018 

 
Katherine Schultz, Chair 
Planning and Sustainability Commission  
1900 SW 4th Avenue, Suite 7100 
Portland, OR 97201  
 
Dear Chair Schultz: 
 
Oregon LOCUS appreciates the opportunity to provide testimony on the Better Housing by 
Design Proposed Draft Report. As the Oregon affiliate of Smart Growth America’s coalition 
of responsible developers and investors, Oregon LOCUS supports policies that encourage 
walkable, compact development that is economically, environmentally and socially 
sustainable. In the multi-dwelling zones code revision, it’s critical that new housing 
production be encouraged and overall regulation balanced to ensure needed housing can 
be delivered at lower price-points. It’s also essential that code revisions focus on the core 
purpose at hand and not try to meet too many disparate goals through these code 
revisions, lest they become unworkable.  
 
Oregon LOCUS believes the primary—and priority—goal of the Better Housing by 
Design Project must be maximizing the amount of quality multifamily housing 
developed at a range of affordability levels for multiple household sizes in the 
mapped multi-dwelling zones.  

Therefore, we provide the following comments to the Proposed Draft Report and strongly 
urge the revisions included below: 

 Increase Density and Multifamily Development Options: 
o Significantly increase the entitled density in the new RM 1and 2 zones. 

Switching the regulation of building scale to an FAR approach is a good idea. 
However, the density proposed for the these zones is a huge missed opportunity to 
increase housing options in highly walkable, transit-rich areas. The RM2 is almost 
always mapped alongside CM2, where the base is 2.5:1 and bonus is 
approximately 4:1. Given the overlap between the new RM2 and CM2, the FAR 
should be increased to 2.5:1 FAR in order to track with the CM2 zone mapping. 
In addition, the site coverage should be determined by the setbacks and 
landscaping achieved, not by the 60% maximum. The new RM1 Zone should not 
reduce height to 35’. We encourage increasing the height to 55 feet for RM 1 
and 2.  
 

o In addition, the site coverage should be determined by the setbacks and 
landscaping achieved, not by the maximums, some as little as 50%. 

 
o The height transition requirement proposed is too prescriptive and would 

result in fewer units and more expensive housing. A more effective transition 
alternative is to map more RM 1 and 2 small-scale multi-dwelling zones farther 
into neighborhoods, providing a much more organic and seamless transition.   
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        We do support the requirement that building entrances be oriented to the public streets or  
      pathways. 
 
o The proposed setback standards still wouldn’t re-legalize many of the best existing small 

apartment buildings in near-in Portland neighborhoods that have zero-front lot line setbacks. 
These are efficient buildings that both maximize density and are attractive. The code should allow 
zero front setbacks to legalize multifamily forms not currently allowed and to provide greater 
ease for achieving outdoor space and rear parking. Side setbacks should be reduced to the five 
feet required for single family homes, across all multifamily zones, and storage sheds and other 
small structures should be able to encroach in the setback. 

 
o We generally support the changes to the bonus and transfer regulations, especially 

increasing the affordable housing bonus to 50%. However, if new requirements for outdoor 
recreation facilities are not revised along the lines of our feedback below, the lack of bonus for 
outdoor areas is potentially problematic. We agree that development rights and/or FAR bonuses 
should be transferrable for preserving significant trees, but emphasize that transference 
mechanisms must be legally simple, durable and permanent for such a transfer of “assets” 
concept to work.  

 
o Any revisions to zoning must ensure that allowed density is calculated prior to any site 

reduction for street dedications and additional connectivity, and such an approach is 
currently the method applied in the urban core. We also note that this approach is required to 
ensure growth is congruent with assumed density potential models per Metro and BPS long-range 
modeling. Walkable urban development needs good connectivity and we generally support 
prioritizing connectivity in areas that with connectivity would have strong opportunity scores. 
However, so much depends on the code language that it is difficult to provide specific feedback at 
this time.  
 

 
 Simplify and Flex Outdoor and Green Space Requirements: 

 
o Exempt properties from outdoor space requirements if they are within a half a mile of an 

existing or proposed park. This achieves the intended goal and leverages existing investments. 
 

o Rather than add a minimum of 36’ per unit of open-space for all multifamily development, it will be 
more cost-effective to map more RM zones close to existing parks and add more parks to 
the zone map funded by existing parks SDCs.  
 

o The market already incentivizes larger multifamily developments to include outdoor spaces, yet 
codifying outdoor spaces as standards will have a significant negative impact on non-
profit development trying to deliver much-needed family-sized housing. We support 
development of flexible options for how shared outdoor space is achieved for larger sites. 
At the same time, it is not correct to assume larger sites can always more easily 
accommodate requirements contemplated, so this needs to sit in context with other large-site 
requirements/costs. 

 
o Allowing alternatives to conventional landscaping is a positive addition. Rooftops and 

raised courtyards should count towards landscaping standards, but BES should be consulted with 
regards to the challenge of maintaining roof-top storm water facilities, and the challenges ensuring 
that property owners comply. Other non-storm water management options should also be added. 
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Small sites (5,000 square feet or smaller) should be exempt from landscaping, especially tree 
standards, as it may decrease the viability of small site to be developed for multifamily housing. 
 

o Although we appreciate the desire to reduce impervious surfaces on large sites and support 
sustainability in development, overly prescriptive regulations may result in prohibitive costs 
(permeable pavers) or duplication/conflicts with other codes/standards. Re-investment into 
existing properties that limit asphalt surfaces to no more than 15% of the site may be 
discouraged in the future. It is likely the existing and proposed storm-water-focused 
regulations adequately address needed improvements.   

 

Oregon LOCUS believes the above revisions to the Proposed Draft Report are essential to meeting the goals 
of the multifamily dwelling zones to provide needed housing, and looks forward to working with the Planning 
and Sustainability Commission and staff to revise the zoning recommendations in the Better Housing by 
Design Proposed Draft Report.  

 

Sincerely, 

 

Mike Kingsella 
Executive Director 
 
cc: Planning and Sustainability Commission   
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Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 

Testimony is presented without formatting.

Ordinance #189805 
Better Housing by Design - Testimony on Proposed Draft

491



Ordinance #189805 
Better Housing by Design - Testimony on Proposed Draft

492



Ordinance #189805 
Better Housing by Design - Testimony on Proposed Draft

493



Lawrence K. Kojaku
#30779 | June 25, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 

Testimony is presented without formatting.

Ordinance #189805 
Better Housing by Design - Testimony on Proposed Draft

494



Ordinance #189805 
Better Housing by Design - Testimony on Proposed Draft

495



Ordinance #189805 
Better Housing by Design - Testimony on Proposed Draft

496



Ordinance #189805 
Better Housing by Design - Testimony on Proposed Draft

497



Jill Arnel
#30783 | June 25, 2018

Testimony to the Planning and Sustainability Commission on the Better Housing by
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Bosco-Milligan Foundation/Architectural Heritage Center 
701 SE Grand Ave. Portland, OR 97214 Tel. 503-231-7264  

info@visitahc.org www.visitahc.org 

  
 
 
TO:  Planning and Sustainability Commission, City of Portland 
 
FROM:  Bosco-Milligan Foundation/Architectural Heritage Center  
 
RE:  Better Housing by Design, Proposed Draft, May 2018 
 
DATE:   June 22, 2018 
 
 
 The Board of Directors of the Bosco-Milligan Foundation, owners and operators of the 
Architectural Heritage Center, generally supports the responsiveness to Portland's demographic and 
economic pressures that is reflected in the Better Housing by Design proposals. 
 We appreciate the additional protections given to properties with historic resource designations 
within the proposed modifications of multi-dwelling zone specifications. For example, we support the 
continued exemption of properties with historic resources (individual landmarks and contributing 
structures in Historic or Conservation districts) from minimum density requirements for any 
development of additional residential units (33.445.610.C.6). Moreover, we strongly support the 
provision that the FAR (floor to area ratios) may be transferred from “a site that contains a Historic or 
Conservation landmark, or contains a contributing resource in a Historic District or Conservation 
District,” but the receiving site excludes multi-dwelling zones in Historic or Conservation districts 
(33.120.210). 
 However, we are very concerned about the proposed rezoning within two Historic Districts: 
much of the Alphabet and all of the King's Hill Historic Districts that are currently zoned RH are proposed 
to be re-zoned to RM4, rather than RM3. The RM3 zone is characterized as “medium to high density” 
with “mid-rise” buildings “up to six stories tall.”  In contrast, the RM4 zone is described as “high density,” 
“an intensely urban zone...with buildings located close to sidewalks”...”a mid-rise to high-rise zone with 
buildings of up to seven or more stories” (33.120.030). Moreover, in the RM4 zone, a Deeper Housing 
Affordability bonus can increase the FAR to a maximum of 7 : 1 (Table 120-5), almost doubling the 
density from the current RH zone base maximum FAR of 4 : 1. Attached is a copy of one of the building 
prototypes that reflects a deeper affordability bonus with a FAR of 6.84 : 1, eight stories tall with a height 
of 80 feet (RM4 maximum height is 100 feet). Such a building would surely be out of place on the 
residential streets in either of the historic districts. 
 We believe that within the Alphabet and King's Hill historic districts, it is clearly inappropriate to 
encourage development on the residential streets of buildings that are so much out of scale (i.e., larger, 
taller, and denser) than the surrounding historic neighborhoods of primarily detached houses and low-
rise multi-dwelling structures. Beyond preserving individual landmark and contributing historic 
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Bosco-Milligan Foundation/Architectural Heritage Center 
701 SE Grand Ave. Portland, OR 97214 Tel. 503-231-7264  

info@visitahc.org www.visitahc.org 

structures, the Bosco-Milligan Foundation/Architectural Heritage Center and the local preservation 
community seek to maintain the distinctive character of designated historic districts, which contribute to 
Portland's unique collection of diverse neighborhoods. We regularly offer a number of popular walking 
tours of both the Alphabet and King's Hill historic districts, which we do not want to become only a 
shrinking number of historic structures scattered within a sea of massive and monolithic apartment and 
condominium buildings. Unfortunately, we fear the proposed re-zoning will result in exactly that 
outcome. 
 In summary, we strongly oppose the proposed re-zoning of any areas of the Alphabet or King's 
Hill Historic Districts to RM4. We request that all areas within those historic districts that are currently 
zoned RH be re-zoned to RM3. 
 Thank you for your attention to this concern. 
 

Sincerely, 

     
Stephanie Whitlock     Steve Dotterrer 
Executive Director      President, Board of Directors  
 
 

Attachment 
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2501.04.2018

GROUND FLOOR PLAN

Required Outdoor Area

LEGEND

Required Landscape Area

Maximum Additional Site Coverage

Driveway/Parking

Remaining Site Area

Maximum Height & 
Setbacks Envelope

Street

Driveway/Parking Under Bldg

PROTOTYPE 10  |  RH ZONE - BONUS FAR  |  INNER NEIGHBORHOOD

10 20 400

100’

100’ SITE
Dimensions: 100’ x 100’
Area: 10,000 SF

BUILDING PROTOTYPE

FAR: 5.99 : 1
Building Floor Area: 59,850 SF

Height: 70’

Building Coverage: 8,500 SF

Landscaping: 1,500 SF

Required Outdoor Space: 1,404 SF 
(shown as part of common area)

Common Area: 1,404 SF

Provided Parking Stalls: 9

Number of Units: 39
Average Unit Area: 1,284 SF

 84%

RH ZONE STANDARDS

Max FAR: 6 : 1 (With Bonus)
Allowable Building Floor Area: 60,000 SF

Max Height: 75’
Minimum Front Setback: 0’
Minimum Side Setback: 5’
Minimum Rear Setback: 5’

Max Building Coverage: 85% (8,500 SF)

Required Landscaping: 15% of site area

Required Outdoor Space: 36 SF / unit

Required Common Area: 0%

Required Parking Stalls: 0
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Stephanie Whitlock
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Testimony to the Planning and Sustainability Commission on the Better Housing by
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Testimony to the Planning and Sustainability Commission on the Better Housing by
Design, Proposed Draft 
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Michael Leis
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Design, Proposed Draft 
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June 25, 2018 
 
Re:  Better Housing by Design 
 
Context: Creating a Portland for All Ages and Abilities 
As noted in previous written testimony, Portland’s efforts to advance visitability are a positive 
“step in the right direction” and in line with the Portland Plan (see: Portland is a Place for All 
Generations) and the Comprehensive Plan (see policies under following sections: Urban Form, 
Design and Development, Housing & Transportation). It should be noted that although 
visitability is a worthwhile goal, the City of Portland should consider the policy as a starting 
point for future efforts to increase housing accessibility; the Comprehensive Plan, in particular, 
calls for universally-designed housing. 
 
Background/Context 
Since we do not know the stock of accessible housing in Portland, we should look to national 
numbers to understand that the U.S. (and likely Portland) faces a serious dearth of accessible 
housing: HUD estimated that in the U.S. only 3.8% of all housing was livable for individuals with 
moderate mobility difficulties and that less than 1% was wheelchair accessible.1  
 
Locally, Portland’s reported rates of disability are increasing (3.2% growth from 2015-2016 
according to ACS estimates in 20162) and that substantial numbers of Portlanders are living 
with various disabilities: more than 20% of the adult population (aged 18-64) reported having a 
disability in 2016 while more than half of the population aged 75+ (55.9%) reported living with 
at least one disability.  
 
Additional research is needed to understand the existing accessible housing stock in Portland. 
This will lead to understand how inadequate the supply is – note: anecdotal information 
suggests that it is very difficult to find accessible housing in Portland; especially affordable 
housing that is accessible. To date, the City of Portland has not been able to identify the 
accessible housing stock and, therefore, policymakers and community stakeholders are unable 
to understand existing needs and to prepare for solutions.    
                                                 
1 U.S. Department of Housing and Urban Development (2015). Accessibility of America's Housing Stock: Analysis 
of the 2011 American Housing Survey.  Office of Policy Development and Research, U.S. Department of Housing 
and Urban Development. 
 
2 U.S. Census Bureau (2016). Disability Characteristics: 2012-2016 American Community Survey 5-year Estimates 
(Portland).   

College of Urban and Public Affairs 
Institute on Aging  
 
Post Office Box 751       503-725-3952 tel 
Portland, Oregon 97207-0751   503-725-5100 fax 
       www.pdx.edu/ioa 
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The following comments are carried over from earlier testimony: 

Bathroom Design
With respect to visitable bathrooms, although the 60-inch turning diameter is a 
preferred standard, T-turns should be explored as a reasonable trade-off when 
considering small unit sizes and housing affordability. 

Affordable, Accessible Housing
We have a growing need for affordable housing citywide that accompanies the lack of 
accessible housing. However, the creation of affordable housing that comes at the 
expense of accessible housing (e.g., “we can’t make it pencil when building to accessible 
standards”) is an inequitable approach to housing people who are facing multiple 
barriers. 

Residential Elevators
Please continue to explore the costs and benefits of residential elevators (i.e., not 
commercially-permitted elevators). In addition to design that may allow future elevators 
to be installed (e.g., stacked closest), please explore opportunities for incentivizing the 
building of new and/or retrofitted multi-dwelling units that can accommodate 
residential elevators.    

Take a Bold Step: Apply for an Exemption re: Visitability
The City of Portland should request an exemption from the State of Oregon on the visitability 
policy pertaining to Better Housing by Design. The aging and disability communities can and 
should by worked with when/if such an exemption is requested. Personally and professionally, I 
would like to assist with supporting such an effort to request an exemption.      

Sincerely, 

Alan DeLaTorre, Ph.D.
Research Associate
Institute on Aging 
Portland State University
503.725.5134
aland@pdx.edu

Ordinance #189805 
Better Housing by Design - Testimony on Proposed Draft

515



Alan DeLaTorre
#30788 | June 26, 2018
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