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March 11,2015

Chairman Baugh and Members of the Planning and Sustainability Commission
City of Portland

1900 SW 4™ Avenue, Suite 7100

Portland, OR 97201

Dear Chairman Baugh and Members of the Commission,

My name is Richard Piacentini and [ am submitting this written testimony regarding the Proposed 2035
Comprehensive Plan Map desighations . My company, Belmar Properties, manages properties controlled
by members of the John Piacentini family, including those in the following ownerships:

¢ Rosehill Investment, LLC

¢ Siena Capital, LLC

¢ John B, Piacentinf Trust

*  Louise Piacentini

¢ J&F Investments, LTD
Collectively, the companies and Individuals own 30 properties impacted by the Proposed 2035
Comprehensive Pfan. Although the vast majority of the sites are occupled by small, retail businesses (two
properties are vacant), they fall into alf four of the Proposed Mixed Use Plan Designations. A complete
list of the properties and the proposed Comprehensive Plan Map Designations is attached as Appendix A.

We have delayed responding to the proposed Comprehensive Plan Map Designations until now as we
have been attempting to understand how the plan designations would be implemented through the
corresponding zoning. As you know, the Mixed Use Zoning Project is ongoing and at this time much is
unknown about the future zoning, which makes us unable to evaluate the impact of the Comprehensive
Plan designations. Therefore, at this time we are unable to support any of the proposed plan designations
as there is too much that is unknown about how the Comprehensive Plan Designations will be
implemented.

In general we have three major objections to the Comprehensive Plan as proposed at this time.

¢ First, the proposed Mixed Use-Dispersed plan designation is implemented by only two zones,
limiting application of zones that may be more appropriate when properties are considered
individually. .

* Second, the Mixed Use Zoning project is in process and although concepts have been proposed,
nothing is certain and changes are certainly forthcoming. Impacts of the Comprehensive Plan
designations cahnot be understood and/for evaluated until the Mixed Use Zoning Project Is further
along.

» Third, we have great concerns about future zoning regulations that may make any of our existing
sites and/or buildings non-conforming in terms of use and/or development standards,
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Proposed Mixed Use — Dispersed Plan Designation

Six of our properties are proposed {0 be designated Mixed Use Dispersed. These six properties have
existing Comprehensive Plan Designations of Office, General, Urban and Neighborhood Commercial and
Residential. Their current zoning includes CO1, CG, €5 CN2 and R5. Their addresses are as follows:

» 825SE 60" and adjacent property {2 parcels)
1817 SW Skyline Boulevard
915 SW Gibbs
10350 SE Holgate
16152 NE Sandy .
As of now, only two zoning districts are proposed to implement the Mixed Use-Dispersed Plan Designation
—~ Commercial Mixed Use 1 {CM1) and Commercial Employment (CE}.  As proposed, all of the CE zoned
properties require a location within either a designated center or corridor. That means that for properties
outside of centers or coiridors only one zone designation is available to implement the Mixed Use —
Dispersed Plan designation, that is CM1. Although we understand that there is need to for smaller scale
mixed use developments, we believe that there are sites outside of designated centers and corridors that
are suitable for more intense development based on the availability of transit and other services, adjacent
development patterns and topography. These sites may warrant individual consideration as the Mixed
Use Zoning Project continues, But as the proposed Comprehensive Plan is drafted, the properties that are
designated In the plan as Mixed Use Dispersed have only one option if they are ottside of a center or
corridor and that is the very restrictive CM1.

* & 8

Specifically, we believe the vacant property at 60™ and Beimont and the property at 915 SW Gibbs are
suitable for a zone that allows greater development intensity. The site at 60" and Belmont is well served
by transit, is adjacent to & story development and is appropriate for mixed use development. The Gibbs
property is within the densely developed medical service area where mixed use development is desired.
However, hecause they are proposed to be designated as Mixed- Use Dispersed, and outside of a center
or corridor, the only implementing zone available for the sites is CM1. A result of this limited
implementation of the plan designation is that property owners will be required to go through the
Comprehensive Plan Amendment process to simply gain the CM2 zoning, There are several ways to
address this limitation of the Proposed Comprehensive Plan such as the following:

v Remove the restriction of the Mixed Use Neighborhood plan designation for corridors and centers
only, and designate the 60" and Belmont property and the Gibbs property as a Mixed-Use
Neighborhood. This would provide an opportunity to rezone the property to the more
appropriate CM2 zone.

* Allow the proposed CM2 zone to be implemented within the Mixed Use-Dispersed Plan
Pesignation. This would provide staff discretion in applying zoning and would allow the CM2 zone
to be applied where appropriate. Within the proposed plan designations that are intended for
the greatest density and Intensity, Mixed Use Clvic Corridor and Mixed Use Urban Center, all four
of the proposed mixed use zoning designatlons are allowed, inciuding the most restrictive one
(CM1). This aliows staff to use discretion for those sites that may not meet the strict definition of
those two plan designations. However, the reverse is not being proposed. The Mixed Use
Dispersed plan designation is proposed to be Implemented with only two zones, eliminating the
application of a more appropriate zone where a site does not require the limitations imposed by
the CM1 zone, We would suggest that the CM2 zone be allowed as an implementing zone in the
Mixed Use Dispersed designation to allow its application where appropriate, such as the
properties at 825 SE 60" and 915 SW Gibbs.




Mixed Use Zoning Project

In addition to the limited zoning options within the Mixed Use Dispersed designation there are many
unknowns about the implementing zoning that prohibit a complete understanding of its impacts.
Specifically,

¢ Although the city Is proposing to eliminate the current allowance for unrestricted residential FAR
within mixed use zones, it is unknown how the FAR allowances will be revised to compensate for
this loss;

* Within the proposed CM1 and CE zones, staff is contemplating further restrictions to retail
development. These restrictions may be limited to maximum tenant sizes, but there is no specific
proposal at this time.  Six of our properties proposed for CE or CM1 zoning are retail
establishments and would be subject to the proposed timits on retall development.

* The proposed CE zone restricts residential use, but in what manner is unknown at this time. Five
sites scattered among the four proposed Mised Use Comprehensive Plan Designations are
proposed to be rezoned to CE,

* Ascurrently proposed, eight of our properties will have reduced maximum height standards. in
some cases the current height may be restored through bonus provisions. The eight properties
are scattered throughout proposed as Mixed Use Civic Corridor, Mixed Use Dispersed, Mixed Use
Neighborhood, or Mixed Use Urban Center, However, what those bonus provisions may provide
will be developed through the Mixed Use Zoning project, making it impossible for us to evaluate
the impact of the proposed Comprehensive Plan Designations at this time.

Non Conforming Development

We understand that the mixed use zoning project is addressing building scale, transitions, historic and
local character and other design and context related issues. These standards have the potential to create
nonconforming development issues for the 29 built properties affected by the mixed use zoning project.
As the proposed Comprehensive Plan Designations will be implemented by the zoning designations, we
are not able to support any pfan that may render existing development non-conforming. If properties are
made to be non-conforming, it may hinder their upkeep and/or expansion.

At this time Belmar Propertles also opposes the specific designation of Mixed Use Dispersed designation
on the six properties identified above. We request that these properties be designated Mixed Use
Neighborhood in order to be evaluated for the CM2 zoning designation.

Based on the information presented in this letter, we request that the Planning Commission delay a
recommendation to City Council regarding the Mixed Use Comprehensive Plan designations untif the
Mixed Use Zoning Project Is presented in its final form. We look forward to continuing to work with the




planning staff as they refine the 2oning concepts that have been made available to the public. We are
continuing to work with the neighborhood planners on map designations and design concepts, but believe
it Is premature to recommend Comprehensive Plan designations prior to understanding their impact on
individual properties. Comprehensive Plans are long range documents, 20 vears in this case. Map
designations are difficult to change. Property owners and the city have a gocd opportunity to get it right
now and minimize the need for changes in the near future.

Thank you for the opportunity to present this testimony.,

Very truly’youts,

Richard Piacentini
resident

Attachment
CC: Barry Manning, Mixed Use Project Manager
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