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P ortl a n d Cit y C o u n cil 
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R e: Bl o c k 1 6 2 A p art m e nts, 1 7 2 7 N W H o yt; L U 1 8- 1 8 7 4 9 3 H R M, A D 
 
D e ar H o n or a bl e M a y or W h e el er a n d Cit y C o m missi o n ers, 
 
As t h e pr oj e ct s p o ns or, I a m writi n g t o s u m m ari z e o ur pr oj e ct, t h e d esi g n pr o c ess, a n d t h e 
Hist ori c L a n d m ar k C o m missi o n’s d e cisi o n a p pr o vi n g o ur pr oj e ct. F oll o wi n g t his l ett er is t h e 
a p p e al r es p o ns e fr o m o ur att or n e y s, L a n e P o w ell  P C , w hi c h d es cri b es  t h e pr oj e ct s p e cifi cs a n d 
a d dr ess es i n d et ail t h e it e ms u n d er a p p e al. 
 
P r oj e ct T e a m  
N ort h w est H o usi n g Alt er n ati v es ( N H A) h as b e e n o n e of Or e g o n’s l e a di n g n o n pr ofit o w n ers a n d 
d e v el o p ers of aff or d a bl e h o usi n g f or o v er 3 0 y e ars, a n d a n ei g h b or i n t h e Hi st ori c Al p h a b et 
Distri ct f or al m ost 2 5 y e ars. O ur missi o n is t o pr o vi d e o p p ort u nit y t hr o u g h h o usi n g f or 
Or e g o ni a ns wit h l o w i n c o m es, dis a biliti es, a n d t h os e at ris k of h o usi n g i nst a bilit y. W e o w n a n d 
o p er at e o v er 1, 8 0 0 u nits of h o usi n g st at e wi d e, i n cl u di n g n e arl y 1, 4 0 0 u nits i n t h e tri- c o u nt y ar e a, 
as w ell as a f a mil y s h elt er at o ur h o m e c a m p us i n Mil w a u ki e. N H A hir e d C arl et o n H art 
Ar c hit e ct ur e ( C H A), Br e mi k C o nstr u cti o n, a n d P a ul M. F als ett o Ar c hit e ct ( P M F A) f or t h eir 
e xt e nsi v e e x p ertis e i n hist ori c pr es er v ati o n, aff or d a bl e h o usi n g, a n d c o m m u nit y e n g a g e m e nt. 
 
N H A h as l e d t h e r e h a bilit ati o n of a n u m b er of hist ori c pr o p erti es. W e r e c e ntl y c o m pl et e d 
r e h a bilit ati o n of t h e hist ori c Vi ct ori a n I n n A p art m e nts, a n d o w n a n d o p er at e t h e R os el y n 
A p art m e nts – b ot h of w hi c h ar e c o ntri b uti n g r es o ur c es i n t h e Hist ori c Al p h a b et Distri ct. Ot h er 
hist ori c pr o p erti es w e’ v e d e v el o p e d i n cl u d e R os e m o nt C o urt A p art m e nts i n P ortl a n d’s Pi e d m o nt 
n ei g h b or h o o d a n d t h e J uli a n H ot el i n C or v allis, w hi c h utili z e d t his s a m e d esi g n t e a m a n d 
r e c ei v e d a D e M ur o a w ar d f or pr es er v ati o n e x c ell e n c e. 
 
P r oj e ct G o al  
Bl o c k 1 6 2 A p art m e nts e m b o di es N H A’s missi o n t o s er v e Or e g o ni a ns t hr o u g h h o usi n g, 
es p e ci all y  i n hi g h o p p ort u nit y, tr a nsit- ori e nt e d ar e as. O ur g o al f or t his pr oj e ct is t o e x p a n d 
h o usi n g o p p ort u nit y i n t h e Hist ori c Al p h a b et Distri ct w hil e r e h a bilit ati n g a n d a d a pti v el y r e usi n g 
t h e hist ori c B u c k-Pr a g er b uil di n g, t h er e b y pr es er vi n g its hist ori c v al u e  f or t h e c o m m u nit y.  
 
T h e sit e l o c ati o n is t h e ri g ht pl a c e f or hi g h d e nsit y a n d hi g h o p p ort u nit y h o usi n g t h a n ks t o str o n g 
l o c al r es o ur c es i n cl u di n g tr a nsit, w al k a bilit y, e m pl o y m e nt o p p ort u niti es , a n d s o ci al s er vi c es. We 

 

1 3 8 1 9 S E M c L o u g hli n Bl v d  
Mil w a u ki e, Or e g o n  9 7 2 2 2 - 71 6 1  
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a nti ci p at e w or ki n g r el ati o ns hi ps wit h c o m m u nit y or g a ni z ati o ns s u c h as N ort h w est Pil ot Pr oj e ct, 
Bl a n c h et H o us e, a n d R os e H a v e n w o m e n’s s er vi c es, a m o n g ot h ers.  
 
P r oj e ct D esi g n  
O ur pr o p os e d d esi g n f or t h e h alf- bl o c k d e v el o p m e nt is c e nt er e d o n t h e pr es er v ati o n of t h e 
Hist ori c B u c k - Pr a g er b uil di n g, w hi c h is c urr e ntl y v a c a nt a n d i n n e e d of e xt e nsi v e r e h a bilit ati o n. 
T h e r e n o v at e d B u c k - Pr a g er b uil di n g will h o us e 1 8 u nits a n d s er v e as a c e ntr al h u b f e at uri n g a 
c o m m u nit y r o o m, kit c h e n, a n d offi c es f or m a n a g e m e nt a n d r esi d e nt s er vi c e s st aff. 
 
T w o n e w a dj a c e nt str u ct ur es will b e b uilt t o c o m pl e m e nt t h e B u c k -Pr a g er. A 4 -st or y S o ut h 
A d diti o n will o c c u p y t h e s o ut h e n d of t h e sit e, c o m pl et e wit h a n i nt er n al c o urt y ar d t o hi g hli g ht 
t h e hist ori c B u c k- Pr a g er. T o t h e n ort h, a n e w 5-st or y N ort h B uil di n g has b e e n d esi g n e d f or 
c o m p ati bilit y, i n c or p or ati n g m ulti pl e f e at ur es of si mil ar hist ori c b uil di n gs wit hi n t h e Distri ct.  
 
D esi g n P r o c ess  
O ur d esi g n t e a m h as c oll a b or at e d wit h n ei g h b ors, t h e N ort h w est Distri ct A ss o ci ati o n ( N W D A), 
t h e P ortl a n d Hist ori c L a n d m ar ks C o m missi o n ( H L C), a n d cit y st aff t o b al a n c e t h e o bj e cti v es of 
t his pr oj e ct wit h all a p pli c a bl e c o d es a n d g ui d eli n es. Ulti m at el y, t h es e c oll a b or ati o ns yi el d e d a 
c o m p ati bl e pr oj e ct, a n d o n e t h at will b e b ot h a n as s et t o its r esi d e nts as w ell as t h e c o m m u nit y.  
 
T h e d esi g n r e vi e w pr o c e ss i n v ol v e d t hr e e D esi g n A d vi c e R e q u ests ( D A R s), o n e p u bli c h e ari n g, 
a n d o n e c o nti n u a n c e s p a n ni n g 8 m o nt hs, a n d r es ult e d i n t h e i n c or p or ati o n of a n u m b er of 
m o difi c ati o ns t o o ur ori gi n al d esi g n. T h es e c h a n g es ar e d et ail e d i n t h e att a c h e d a p p e al r es p o ns e, 
a n d i n cl u d e a f ull-st or y r e d u cti o n of t h e N ort h B uil di n g, w hi c h eli mi n at e d 1 6 u nits. W e h a v e als o 
i n c or p or at e d b uil di n g arti c ul ati o n i nt o t h e N ort h B uil di n g, as r e c o m m e n d e d b y t h e H L C, w hi c h  
eli mi n at e d a n ot h er u nit. Hi g h q u alit y m at eri a ls a n d d et ails h a v e b e e n i n c or p or at e d, al o n g wit h 
a d diti o n al l a n ds c a p e b uff eri n g. It s h o ul d b e n ot e d t h at o ur d esi g n utili z es o nl y 7 2 % of F A R as 
all o w e d u n d er c o d e – a r e d u cti o n i n r esi d e nti al c a p a cit y of t h e sit e, b ut a tr a d e - off w hi c h w e 
u n d erst a n d h el ps i n cr e as e c o m p ati bilit y wit hi n t h e Distri ct. 
 
T his l e n gt h y a n d it er ati v e d esi g n pr o c ess e ns ur e d t h at t h e proj e ct is a p ositi v e a d diti o n t o  t h e 
Hist ori c Al p h a b et Distri ct. I n S e pt e m b er, b as e d o n t h e r e c o m m e n d ati o n of st aff, t h e Hist ori c 
L a n d m ar ks C o m missi o n v ot e d f or a p pr o v al i n a n e ar u n a ni m o us d e cisi o n, c o nfir mi n g t h at t his 
pr oj e ct h as s atisfi e d all r e q uir e d c o d es a n d g ui d eli n es. 
 
S u m m a r y  
N H A is e x c e e di n gl y pr o u d t o b uil d a n d o p er at e n e w h o usi n g i n t h e Hist ori c Al p h a b et Distri ct 
t h o u g h a d a pti v e r e us e of  a n  i m p ort a nt hist ori c r es o ur c e. I n t h e c o nt e xt of a h o usi n g crisis i n o ur 
cit y, t his pr oj e ct “ c h e c ks  all t h e b o x es ” b y pr o vi di n g 1 4 8 n e w a p art m e nts w hil e pr es er vi n g a 
hist ori c b uil di n g, a n d e nri c h es t h e f a bri c of o n e of P ortl a n d’s gr e at n ei g h b or h o o ds. W e ar e 
e x cit e d t o m o v e fr o m t h e pl a n ni n g p h as e of t his pr oj e ct i nt o pr es er v ati o n a n d c o nstr u cti o n. 
 
Si n c er el y,  
 
Tr ell A n d ers o n 
E x e c uti v e Dir e ct or, N ort h w est H o usi n g Alt er n ati v es 
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D e ar H o n or a bl e M a y or W h e el er a n d Cit y C o m missi o n ers: 

T his fir m r e pr es e nts N ort h w est H o usi n g Alt er n ati v es ( “ N H A ” or t h e “ a p pli c a nt ”) wit h r es p e ct 
t o t h e a b o v e-r ef er e n c e d d e v el o p m e nt pr oj e ct.  W e ar e writi n g t o y o u t o d a y t o r e q u est t h at y o u 
u p h ol d  t h e  Hist ori c  L a n d m ar ks  C o m missi o n’s  d e cisi o n  a p pr o vi n g  t h e  pr oj e ct’s  d esi g n.  
S e cti o n 1  of t his l ett er d es cri b es t h e pr oj e ct a n d s u m m ari z es t h e d esi g n pr o c ess.  S e cti o n 2  
a d dr ess es t h e l e g al iss u es r ais e d o n a p p e al. 

T h e pr oj e ct t e a m h as w or k e d dili g e ntl y a n d c oll a b or ati v el y wit h  a v ari et y of st a k e h ol d ers a n d 
offi ci als t o cr e at e a c o m p ati bl e pr oj e ct i n t h e Hist ori c Al p h a b et Distri ct. As p art of t h e d esi g n 
pr o c ess, t h e pr oj e ct t e a m m et m ulti pl e ti m es wit h n ei g h b ors, e n g a g e d f ull y wit h t h e B ur e a u of 
D e v el o p m e nt  S er vi c es  pl a n n ers,  a n d  s o u g ht  m ulti pl e  r o u n ds  of  a d vi c e  fr o m  t h e  Hist ori c 
L a n d m ar ks C o m missi o n. T h e r es ulti n g d esi g n g ar n er e d a p pr o v al of  B ur e a u of D e v el o p m e nt 
S er vi c es St aff a n d t h e Hist ori c L a n d m ar ks C o m missi o n (t h e “ C o m missi o n ”). 

As dis c uss e d b el o w, t h e pr oj e ct  s atisfi es all of t h e a p pli c a bl e a p pr o v al crit eri a1  a n d t h er ef or e 
m ust  b e  a p pr o v e d  u n d er  P C C  3 3. 8 4 6. 0 6 0. E. 1. c.    Alt h o u g h  t h e  a p p e ll a nts  dis a gr e e wit h  t h e 
C o m missi o n’s i nt er pr et ati o n a n d a p pli c ati o n of t h e a p pr o v al crit eri a, t h e y h a v e i d e ntifi e d n o 
l e g al s u p p ort f or t h eir pr ef err ed p ositi o n(s).  I m p ort a ntl y, w h er e r el e v a nt, pri or L U B A o pi ni o n 
s u p p orts  t h e  C o m missi o n’s  Fi n al Fi n di n gs  a n d  D e cisi o n  (t h e  “ D e c isi o n ”).    O ur  t e a m 
r es p e ctf ull y  r e q u ests  t h at  Cit y  C o u n cil  d e n y  t h e  t w o  a p p e als,  an d  all o w  t his  pr oj e ct  t o  g o 
f or w ar d a n d b e gi n s er vi n g t h e Cit y of P ortl a n d. 

                                                 
1  A c h art of t h e a p pli c a bl e a p pro v al crit eri a is att a c h e d as E x h i bit 1. 



P ortl a n d Cit y C o u n cil 
N o v e m b er 2 6, 2 0 1 8 
P a g e 2 
 
 
 
 

 

S E C TI O N 1:  P R O J E C T A N D D E S I G N P R O C E S S  

T h e Bl o c k 1 6 2 A p a rt m e nts P r oj e ct 

T his  pr oj e ct  i n v ol v es  t hr e e  disti n ct  c o m p o n e nts,  w hi c h  t o g et h er   will  pr o vi d e  1 4 8  u nits2  of 
aff or d a bl e h o usi n g:  

  ( 1)  T h e  e xisti n g  3-st or y  B u c k, C arst e n  &  C arri e  Pr a g er  B uil di n g  (t h e “ B u c k-
P r a g e r ” ).  T h e B u c k- Pr a g er is a C o ntri b uti n g R es o ur c e i n t h e Hist ori c Al p h a b et Distri ct (t h e 
“ H A D ” or t h e “ Distri ct ”) 3  t h at h as b e e n v a c a nt f or m or e t h a n 1 0 y e ars.  T h e pr oj e ct i n v ol v es 
r e h a bilit ati o n,  a d a pti v e  r e- us e,  a n d  s eis mi c  u p gr a di n g  t o  t h e  Bu c k- Pr a g er  t h at  will  h el p 
pr es er v e t his hist ori c b uil di n g. 

T h e d esi g n a p pr o a c h t o t h e B u c k- Pr a g er w as r el ati v el y str ai g htf or w ar d, a n d r eli es h e a vil y o n 
r ef er e n c e  t o  hist ori c  p h ot o gr a p hs.  T h e  b uil di n g’s  str e et  f a ci n g  f a ç a d e  will  l ar g el y  r est or e 
hist ori c  d esi g n  f e at ur es  t h at h a v e  b e e n  l ost  o v er  ti m e.  T h e  pr o j e ct  als o  i n cl u d es  e xt e nsi v e 
s eis mi c a n d fir e/lif e s af et y u p gr a d es, w hi c h will n ot b e visi bl e fr o m t h e str e et f a c a d e. 

  ( 2)  A  4-st or y  a d diti o n  to  t h e  B u c k- Pr a g er  (t h e  “ S o ut h  A d diti o n ”). 
C o nsist e nt  wit h  t h e  Hist ori c  Al p h a b et  Distri ct  C o m m u nit y  D esi g n   G ui d eli n es,  t h e  S o ut h 
A d diti o n r ef er e n c es t h e f a c a d e of t h e B u c k- Pr a g er, s p e cifi c all y  its h ori z o nt al dat u m li n es, b a y 
r h yt h m, m assi n g, a n d m at eri alit y. T h es e d et ails ar e gi v e n a m o d er n i nt er pr et ati o n t o disti n g uis h 
t h e S o ut h A d diti o n fr o m t h e B u c k-Pr a g er, as r e q uir e d b y t h e a p p r o v al crit eri a.  A d diti o n all y, 
t h e S o ut h A d diti o n will b e f a c e d i n d ar k a n d m ut e d t o n es, dr a win g f o c us t o t h e B u c k- Pr a g er’s 
w hit e bri c k e xt eri or. 

  ( 3)  A n e w 5-st or y b uil di n g t o t h e n ort h of t h e B u c k- Pr a g er (t he “ N o rt h B uil di n g ”).   
D esi g n  of  t h e  N ort h  B uil di n g  r e q uir e d  s p e cifi c  r es e ar c h  a n d  r ef er e n c e  t o  e xisti n g  5-st or y 
b uil di n gs wit hi n t h e Distri ct. T his a n al ysis i d e ntifi e d s e v er al m et h o ds of c o m p ati bl e m assi n g, 
i n cl u di n g  s et b a c ks,  ori el  b a ys,  c o ntr asti n g  m at eri als  a n d  c ol ors,  hi g h  q u alit y  m at eri als,  a n d 
tri p artit e  el e v ati o ns  ( b as e- mi d dle-t o p).  T h e  N ort h  B uil di n g  e m p l o ys  all  of  t h es e  str at e gi es, 
w hi c h br e a k d o w n t h e s c al e of t h e  b uil di n g a n d e n h a n c e t h e p e d estri a n e x p eri e n c e. T h e Distri ct 
alr e a d y i n cl u d es s e v er al s u c c essf ul hist ori c e x a m pl es of t his d esi g n a p pr o a c h, i n cl u di n g t h e 5-
st or y  T u d or  Ar ms  A p art m e nts,  5-st or y  A m eri c a n  A p art m e nt  B uil di n g,  5-st or y  Wi c k ers h a m 
A p art m e nts, 5-st or y E m b ass y C o n d os, a n d 6-st or y St. Fr a n cis A p a rt m e nts.  

 

                                                 
2  T h e pr oj e ct i n cl u d es 1 4 7 aff or d a bl e h o u si n g u nits a n d o n e u nit d esi g n at e d f or a n o n-sit e m a n a g er. 
3  A dis c u ssi o n of t h e B u c k- Pr a g er’s hist ori c al si g nifi c a n c e c a n b e f o u n d i n t h e D e cisi o n, p a g es 2 a n d 3. 
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T h e f oll o wi n g el e v ati o n 4  s h o ws t h e pr oj e ct’s t hr e e c o m p o n e nt s, vi e w e d as a w h ol e: 

 
 N o rt h B uil di n g  B u c k- P r a g e r  S o ut h A d diti o n  

T his i s a c o m pl e x pr oj e ct wit h a si m pl e g o al: t o m a k e a p ositi v e c o ntri b uti o n t o t h e Distri ct, 
i n cl u di n g t h e pr es er v ati o n of o n e of its t hr e at e n e d C o ntri b uti ng R es o ur c es. Cr e ati n g a  v ari et y 
of str u ct ur es i n t his h alf- bl o c k d e v el o p m e nt c o m pl e m e nts t h e v a ri et y f o u n d i n t h e Distri ct as a 
w h ol e, a n d e m b o di es o n e of t h e Di stri ct’s hist ori c all y si g nifi c a nt c h ar a ct eri sti cs – r esi d e nti al 
ar c hit e ct ur e “ c h ar a ct eri z e d b y b u il di n gs of v ari o us t y p es, st yles, a n d er as. ” 5  

F urt h er, t his pr oj e ct d o es w h at Cit y C o u n cil h as pr e vi o usl y r e q u est e d f or t his sit e — pr es er v e 
t h e B u c k- Pr a g er, r e d e v el o p t h e n ei g h b ori n g l ots, a n d pr o vi d e af f or d a bl e h o usi n g.6   

T h e Hist o ri c Al p h a b et Dist ri ct 

T h e Distri ct i n cl u d es t h e ar e a r o u g hl y b o u n d e d b y N W L o v ej o y Str e et t o t h e n ort h, N W 1 7t h 
A v e n u e  t o  t h e  e ast,  W  B ur nsi d e  Str e et  t o  t h e  s o ut h,  a n d  N W  2 4t h  Str e et t o t h e w est.  T h e 
i d e ntit y of t h e Distri ct is c h ara ct eri z e d b y t h e v ari ati o n of b uil di n gs i n b ot h ar c hit e ct ur al st yl e 
a n d  si z e.    As  r e c o g ni z e d  b y  t h e  C o m missi o n,  o n e  of  t h e  Distri ct ’s  m ost  i m p ort a nt 
c h ar a ct eri sti cs is its ar c hit e ct ur al di v ersit y, as w ell as t h e j u xt a p ositi o n cr e at e d b y t his v ari et y. 

Q u oti n g dir e ctl y fr o m t h e Distri ct’s C o nt e xt St at e m e nt: 

T h e  Hist ori c  Al p h a b et  Distri ct  i s  f urt h er  eli gi bl e  u n d er  Crit er i o n  C  f or  its 
e x pr essi o n of e arl y r esi d e nti al ar c hit e ct ur e i n t h e cit y of P ortl a n d c h ar a ct eri z e d 
b y b uil di n gs of v ari o us t y p es, st yl es, a n d er as. * * * 

                                                 
4  T his el e v ati o n c a n b e f o u n d i n t h e r e c or d at E x. H. 6 1, p a g e 4. 
5  H A D C o m m u nit y D esi g n G ui d eli n es A d d e n d u m, St at e m e nt of Si g nific a n c e, p a g e 1 1. 
6  S e e  T y p e I V D e m oliti o n R e vi e w at 1 7 2 7 N W H o yt, L U 1 4- 2 1 0 0 7 3 D M, Fin di n gs a n d C o n cl usi o ns, p a g e 3 0. 
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T h e distri ct’s m ulti-f a mil y d w elli n gs ar e n ot e w ort h y f or t h eir a p p e ar a n c e i n a n 
ar e a t h at r et ai ns b uil di n gs fr o m its  e arl y d e v el o p m e nt p eri o d.  Gr a n d si n gl e-
f a mil y  h o m es  sit  n e xt  t o  first- cl ass  a p art m e nt  b uil di n gs  i n  a  ph ysi c al 
r e pr es e nt ati o n of t h e s o ci o c ult ur al tr a nsiti o n e x p eri e n c e d b y on e of P ortl a n d’s 
ol d est n ei g h b or h o o ds. * * * 

T h e Hist ori c Al p h a b et Distri ct t o d a y h ar b ors a c o n c e ntr ati o n of  v ari o us t y p es 
of  m ulti-f a mil y  h o usi n g.  O n e-st or y,  C alif or ni a-st yl e  g ar d e n  c o u rt  a p art m e nt s 
w er e sit e d n e xt t o mi d-si z e d, mi d- pri c e d a p art m e nt b uil di n gs s u c h as t h e T u d or 
Ar ms a p art m e nts [ e xt a nt]. 7  

O n e disti n cti v e f e at ur e of t h e Distri ct is t h e pr o xi mit y of s h o rt t o t all b uil di n gs a n d si n gl e-
f a mil y t o m ulti-f a mil y r esi d e nti al b uil di n gs.  A f e w e x a m pl e s8  i n cl u d e: 

N W 2 0t h & E v er ett 
5-st or y ( 5 7’) E v er ett A p art m e nts a dj a c e nt t o 2. 5-st or y ( 2 6’) h o us e  

  

  

                                                 
7  I d. 
8  All  of  t h es e  i m a g es  c a n  b e  f o u n d  i n  t h e  r e c or d  at  E x hi bit  H. 6 1,  p a g es  7  a n d  8.    All  b uil di n g  h ei g hts  ar e 
a p pr o xi m at e. 
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N W 2 0t h & E v er ett  
7 5’ m ultif a mil y h o usi n g a dj a c e nt t o 3 2’ h o us e 

 

N W 2 1st & J o h ns o n  
5-st or y ( 6 0’) A m eri c a n A p art m e nt B uil di n g a dj a c e nt t o 2. 5-st or y ( 3 2’) h o us e 
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N W 1 8t h & Fl a n d ers  
5-st or y ( 6 0’) Wi c k ers h a m A p art m e nts a dj a c e nt t o 2. 5 st or y ( 2 6’) h o us e  

 

 
 

 

 

 

T h e f oll o wi n g a eri al gr a p hi c 9  s h o ws t h e pr oj e ct i n t h e c o nt e xt of t h e s urr o u n di n g bl o c ks as 
w ell as t h e v ari et y of n e ar b y d e v el o p m e nt: 

 

                                                 
9  T his i m a g e c a n b e f o u n d i n t h e r e c or d at E x hi bit H. 6 1, p a g e 1. 
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P r oj e ct T e a m 1 0  

N ort h w est H o usi n g Alt er n ati v es ( “ N H A ”) .  N H A is a n Or e g o n 5 0 1( c)( 3) t h at stri v es t o cr e at e 
o p p ort u nit y t hr o u g h h o usi n g.  F or o v er 3 0 y e ars, N H A h as d e v el o p e d a n d o w n e d aff or d a bl e 
h o usi n g a cr oss t h e st at e of Or e g o n.  N H A o w ns a n d m a n a g es o v er 1, 8 0 0 h o usi n g u nits t h at 
s er v e di v ers e p o p ul ati o ns, i n cl u d i n g s e ni ors, w or k-f or c e, f a mili es, p ers o ns wit h dis a biliti es a n d 
i n r e c o v er y, a n d f a mili es tr a nsiti o ni n g fr o m h o m el ess n ess.  N H A h as e xt e nsi v e e x p eri e n c e i n 
all as p e cts of aff or d a bl e h o usi n g d e v el o p m e nt a n d o p er ati o n, i n cl u di n g c o m pli a n c e wit h t h e 
r e q uir e m e nts  of  v ari o us  fi n a n ci n g  o pti o ns.  N H A  als o  o w n s  pr o p er ti es  wit h  f or m al  hist ori c 
st at us, s u c h as t h e R os el y n A p a rt m e nts ( 1 9 1 2), l o c at e d i n t h e Hist ori c Al p h a b et Distri ct. 

C arl et o n H art Ar c hit e ct ur e ( “ C H A ”) .  C H A is a c oll a b or ati v e d esi g n pr a cti c e d e di c at e d t o 
cr e ati n g  i n n o v ati v e  d esi g n  s ol uti o ns  t o  c o m m u nit y  c e nt er e d  d esi g n  c h all e n g es.    C H A 
s p e ci ali z es i n aff or d a bl e h o usi n g a n d h as a p ortf oli o of o v er 7 5 aff or d a bl e h o usi n g pr oj e cts 
s u p p orti n g a v ari et y of u n d ers er v e d p o p ul ati o ns i n t h e P a cifi c N ort h w est.  C H A d esi g ns wit h 
all st a k e h ol d ers i n mi n d, wit h r es p e ct f or e xisti n g n ei g h b or h o o d f a bri c, a n d t hr o u g h r es e ar c h 
a n d c o m m u nit y o utr e a c h. 

P a ul M. F als ett o, Ar c hit e ct .  Mr. F als ett o is a P ortl a n d b as e d ar c hit e ct wit h s p e cifi c e x p ert i s e 
i n hist ori c pr es er v ati o n.  His w or k i n cl u d es pr es er v ati o n pl a ns f or a n d r e h a bilit ati o n of d o z e ns 
of b uil di n gs list e d i n t h e N ati o n al R e gist er.  Mr. F als ett o h as  als o t a u g ht c o urs es f or t h e Hist ori c 
Pr es er v ati o n Pr o gr a m at t h e U ni v ersit y of Or e g o n’s S c h o ol of Ar c hit e ct ur e & E n vir o n m e nt, 
wit h a f o c us o n pr es er v ati o n t h e or y a n d e c o- pr es er v ati o n.  Mr. F als ett o s er v es as t h e e x p ert 
hist ori c pr es er v ati o n c o ns ult a nt o n t his pr oj e ct. 

Br e mi k C o nstr u cti o n .  Br e mi k is a P ortl a n d b as e d g e n er al c o ntr a ct or wit h a p ortf olio f o c us e d 
o n hist ori c pr es er v ati o n a n d m ultif a mil y r esi d e nti al, i n cl u di n g  aff or d a bl e h o usi n g.  Br e mi k’s 
e x p eri e n c e i n cl u d es o v er 3, 0 0 0 ur b a n a p art m e nt u nits a n d 2 0 his t ori c pr es er v ati o n pr oj e cts. 

D esi g n P r o c ess 

T h e pr oj e ct t e a m first m et wit h t h e N ort h w est Distri ct Ass o ci at i o n ( “ N W D A ”) i n 2 0 1 6 a n d 
h a d t w o f or m al f oll o w u p m e eti n gs wit h N W D A as t h e pr oj e ct d esi g n pr o gr ess e d.  T h e pr oj e ct 
t e a m als o m et wit h a n a d diti o n al gr o u p of n ei g h b ors a n d p arti cip at e d i n t hr e e D esi g n A d vi c e 
R e q u ests  ( “ D A Rs ”),  w hi c h  r es ult e d  i n  si g nifi c a nt  a dj ust m e nts  t o   t h e  pr oj e ct  d esi g n,  as 
r efl e ct e d i n t h e pr o gr essi o n s h o wn b el o w. L ar g er v ersi o ns of t h es e i m a g es, al o n g wit h n ot es 
fr o m t h e t hr e e D A Rs, c a n b e f o u n d at E x hi bit A. 1, p a g es A P P. 1-3 4 a n d A P P. 1- 3 5. 

 

 

 

                                                 
1 0  T h e c urri c ul u m vit a e f or t h e pr oj e ct t e a m c a n b e f o u n d at E x hi bit H. 5 9. 
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S W C o r n e r (s h o wi n g p r o g r essi o n of t h e S o ut h A d diti o n) 

D A R 1 – J a n u ar y 8, 2 0 1 8  (i n c or p or ati n g f e e d b a c k fr om i niti al n ei g h b or m e eti n gs) 

 

D A R 2 – F e br u ar y 2 6, 2 0 1 8  (i n c or p or ati n g f e e d b a c k fr o m D A R 1) 

 

D A R 3 – A p ril 2 3, 2 0 1 8  (i n c or p or ati n g f e e d b a c k fr o m D A R 2) 

 

H R M  (i n c or p or ati n g f e e d b a c k fr o m D A R 3) 
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N W C o r n e r (s h o wi n g p r o g r essi o n of t h e N o rt h B uil di n g) 

D A R 1 – J a n u ar y 8, 2 0 1 8  (i n c or p or ati n g f e e d b a c k fr om i niti al n ei g h b or m e eti n gs) 

 

D A R 2 – F e br u ar y 2 6, 2 0 1 8  (i n c or p or ati n g f e e d b a c k fr o m D A R 1) 

 

D A R 3 – A p ril 2 3, 2 0 1 8  (i n c or p or ati n g f e e d b a c k fr o m D A R 2) 

 

H R M  (i n c or p or ati n g f e e d b a c k fr o m D A R 3) 
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St aff R e c o m m e n d ati o n a n d A p p r o v al b y t h e Hist o ri c L a n d m a r ks C o m missi o n  

I n a d diti o n t o t h e t hr e e D A Rs, t h e C o m missi o n h el d t w o h e ari n gs.  Pri or t o t h e first h e ari n g, 
t h e Cit y’s D esi g n R e vi e w St aff r e c o m m e n d e d a p pr o v al of t h e pr oje ct wit h c ert ai n c o n diti o ns, 
all of w hi c h h a v e b e e n i n c or p or at e d i nt o t h e pr oj e ct.  F oll o wi n g b ot h h e ari n gs, t h e C o m missi o n 
a p pr o v e d t h e pr oj e ct as r ef l e ct e d i n its D e cisi o n. 

T h e D e cisi o n c orr e ctl y i d e ntifi es t h e a p pli c a bl e a p pr o v al crit e ri a as t h e C o m m u nit y D esi g n 
G ui d eli n es  ( “ C D G ”)  a n d  t h e  Hist ori c  Al p h a b et  Distri ct  C o m m u nit y  D esi g n  G ui d eli n es 
A d d e n d u m ( “ H A D G ui d eli n es ”). 1 1   T h e D e cisi o n als o i n cl u d es a d et ail e d dis c ussi o n of e a c h 
a p pr o v al  crit eri o n  a n d  t h e  m a n n er  i n  w hi c h  t h e  pr oj e ct  d esi g n  s atisfi es  e a c h  of  t h es e 
r e q uir e m e nts. 1 2    I n  its  d eli b er ati o n  of  t h e  a p pr o v al  crit eri a,  t h e  Hist ori c  L an d m ar ks 
C o m missi o n oft e n r ef er e n c es t h e  a p pli c ati o n n arr ati v e.  T h e r ele v a nt p orti o ns of t h e n arr ati v e 
c a n b e f o u n d at E x hi bit A. 1, p a g es A p p. 1- 2 4 t hr o u g h 1- 3 2 a n d E x hi bit H. 6 1, p a g es 1 4 t hr o u g h 
2 5. 

S E C TI O N 2:  A P P E A L I S S U E S  

N W D A a n d Mr. T o n y S c h w art z h a v e e a c h s u b mitt e d a n a p p e al of t h e  D e cisi o n.  T h es e a p p e als 
r e v ol v e  ar o u n d  a  c or e  o bj e cti o n  t o  t h e  si z e  of  t h e  pr o p os e d  b uil di n gs,  es p e ci all y  w h e n 
c o m p ar e d t o a s el e ct s u bs et of n e ar b y hist ori c r esi d e n c es. As d is c uss e d i n s o m e d et ail b el o w, 
t h e  ar g u m e nts  r ais e d  o n  a p p e al  misi nt er pr et  t h e  a p pli c a bl e  g ui deli n es,  u n d ul y  r estri ct  t h e 
p er missi bl e  fr a m e  of  r ef er e n c e  t o  c ert ai n  r esi d e n c es,  a n d/ or  s e e k  t o  i m p os e  a d diti o n al 
s u bst a nti v e a n d pr o c e d ur al o bli g ati o ns n ot f o u n d i n t h e a p pr o v a l crit eri a.  ( N ot e t h at, b e c a us e 
t h e a p pli c a bl e d esi g n g ui d eli nes  ar e  t h e  a p pr o v al  crit eri a  u n d e r P C C 3 3. 8 4 6. 0 6 0. E. 1. c., t his 
l ett er us es t h e t er ms “ g ui d eli n es” a n d “ a p pr o v al crit eri a ” i nt e r c h a n g e a bl y.) 

H A D G ui d eli n e 2: Diff e r e nti at e n e w f r o m ol d 

T h e  C o m mi ssi o n  c orr e ctl y  d et er mi n e d  t h at  t h e  pr oj e ct  s atisfi es t his  crit eri o n  b y  r et ai ni n g 
hist ori c m at eri als t h at c h ar a ct eri z e t h e pr o p ert y a n d a c hi e vi n g  c o m p ati bilit y wit h t h e hist ori c 
q u aliti es o utli n es i n t h e Distri c t’s Hist ori c C o nt e xt St at e m e nt. 

I n t h eir a p p e al n oti c es, a p p ell a nts ar g u e t h at t h e pr oj e ct f ails t o s atisf y t his g ui d eli n e b e c a us e 
t h e  S o ut h  A d diti o n  h as “i ns uffi ci e nt  r el ati o n t o [t h e]  B u c k- Pr ag er;  [it]  d o es n’t c o m pl e m e nt 
s c al e  or  pi c k  u p  d esi g n  el e m e nt s. ”    A d diti o n all y,  t h e  a p p ell a nts  ar g u e  t h at  b ot h  t h e  S o ut h 
A d diti o n a n d t h e N ort h B uil di n g “ gr ossl y o v er w h el m [t h e] B u c k- P r a g er, a n d ar e i n c o m p ati bl e 
wit h  [t h e]  hist ori c  c o nt e xt  of  t h e  i m m e di at el y  s urr o u n di n g  ar e a ,  w hi c h  is  pri m aril y  s m all 
str u ct ur es * * * 1 3 [ of w hi c h] a r e i n di vi d u all y list e d i n t h e Nati o n al R e gist er. ”  Fi n all y, t h e 
a p p ell a nts o bj e ct t h a t t h e “ D e cisi o n m a k es n o m e nti o n of t h es e hist ori c str u ct ur es. ” 

                                                 
1 1  P C C 3 3. 8 4 6. 0 6 0. E. 1. c. ( “ T h e a p pr o v al crit eri a f or hist ori c r eso ur c e r e vi e w o utsi d e t h e C e ntr al Cit y pl a n distri ct 
ar e as f oll o ws: * * * Al p h a b et H ist ori c Distri ct.  I n t h e Al p h ab et Hist ori c Distri ct, t h e a p pr o v al crit eri a ar e t h e 
C o m m u nit y D esi g n G ui d eli n es a n d t h e Hist ori c Al p h a b et Distri ct C o m m u nit y D esi g n G ui d eli n es A d d e n d u m. ”). 
1 2  T his dis c ussi o n c a n b e f o u n d at p a g es 6- 1 8 of t h e D e cisi o n. 
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A p p ell a nts’  o bj e cti o ns  mis u n d erst a n d  t his  g ui d eli n e,  w hi c h  f o c u s es  o n  m at eri als  a n d  n ot 
o v er all b uil di n g s c al e.  T h e g ui d eli n e l a n g u a g e its elf st at es: 

N e w  a d diti o ns,  e xt eri or  alt er ati o ns,  or  r el at e d  n e w  c o nstr u cti o n  will r et ai n 
hist ori c  m at eri als   t h at  c h ar a ct eri z e  a  pr o p ert y  t o  t h e  e xt e nt  pr a cti c a bl e. 
R e pl a c e m e nt  m at eri als  s h o ul d  b e r e as o n a bl e  f a csi mil es  of  t h e  hist ori c 
m at eri als t h e y r e pl a c e . T h e d esi g n of n e w c o nstr u cti o n will b e c o m p ati bl e wit h 
t h e  hist ori c  q u aliti es  of  t h e  distri ct  as  i d e ntifi e d  i n  t h e  Hist ori c  C o nt e xt 
St at e m e nt. 1 3  

T h e “ B a c k gr o u n d ” pr o vi d e d f or t his g ui d eli n e e x pl ai ns t h e c o n c er n f or hist ori c m at eri als: 

M at eri als us e d f or t h e ori gi n al c o nstr u cti o n  of  b uil di n gs  c o ntr i b ut e  t o  t h e 
c h ar a ct er  of  t h e  Hist ori c  Al p h a b et  Distri ct.  E xt eri or  m at eri als   c a n  hi g hli g ht 
i m p ort a nt  ar c hit e ct ur al  el e m e nts of  a  str u ct ur e. C or ni c e  tr e at m e nts  pr o vi d e  a 
tr a nsiti o n fr o m t h e str u ct ur e t o t h e s k y, wi n d o w tr e at m e nts pr ovi d e a c o nsist e nt 
r h yt h m t o b uil di n g f a c a d es, a n d bri c k w or k c a n vis u all y d efi n e fl o or tr a nsiti o ns. 
Hist ori c  m at eri als  a n d  t h eir  us e  i n  t h e  b uil di n g  d esi g n  c o nstit ut e  a  b as e  of 
r ef er e n c e f or hist ori c pr es er v ati o n eff orts. As ti m e p ass es, t h es e m at eri als a g e 
a n d d et eri or at e. I n m a n y c as es, r e pl a c e m e nt is c o m pli c at e d d u e t o diffi c ulti es 
l o c ati n g  hist ori c  m at eri als,  m o d er n  c o d e  r e q uir e m e nts,  a n d  t h e c ost  of 
r e pl a c e m e nt m at eri al. Eff orts s h o ul d b e m a d e t o pr es er v e hist ori c m at eri als or 
r e pl a c e  t h e m  wit h  hi g h  q u alit y  f a csi mil es  b e c a us e  of  t h e  c o ntrib uti n g  r ol e 
c o nstr u cti o n m at eri als pl a y i n t h e Hist ori c Al p h a b et Distri ct. 1 4  

T h e  f o ur  e x a m pl es  pr o vi d e d  u n d er  t his  g ui d eli n e  si mil arl y  e m p h a si z e  m at eri als  a n d  d esi g n 
d et aili n g. 1 5   N eit h er t h e g ui d eli n e, n or t h e b a c k gr o u n d, n or t h e e x a m pl es re q uir e a n a n al ysis of 
b uil di n g  si z e  or  s c al e.    T h us  t h e  o bj e cti o n  t h at  t h e  S o ut h  A d di ti o n  a n d  t h e  N ort h  B uil di n g 
“ gr ossl y o v er w h el m ” t h e B u c k- Pr a g er a n d ar e i n c o m p ati bl e wit h n e ar b y “s m all str u ct ur es ” is 
mis pl a c e d  u n d er  t his  g ui d eli n e.    Si mil arl y,  b e c a us e  t his  g ui d el i n e  d o es  n ot  r e q uir e  a 
c o m p aris o n t o “t h e i m m e di at el y s urr o u n di n g ar e a ” ( as c o m p ar e d t o t h e Distri ct as a w h ol e), 
t h e f a ct t h at t h e D e cisi o n d o es n ot r ef er e n c e t h e 1 3 n e ar b y “s m all str u ct ur es ” w as n ot err or. 

A d dr essi n g t h e ar g u m e nt t h at t h e S o ut h A d diti o n d o es n ot “ pi c k u p d esi g n el e m e nts ” fr o m t h e 
B u c k- Pr a g er, t his o bj e cti o n d o es n ot f all wit hi n t his g ui d eli n e ’s f o c us o n m at eri als.  H o w e v er, 
t o t h e e xt e nt t h at ot h er d esi g n el e m e nts ar e r el e v a nt, t h e D e cisi o n c orr e ctl y f o u n d t h at t h e S o ut h 
A d diti o n t a k es n u m er o us d esi g n c u es fr o m t h e B u c k- Pr a g er, i n cl u di n g “t h e pri m ar y d esi g n 
c o m p ositi o n of p u n c h e d o p e ni n gs i n a m o d ul ar, r u n ni n g bri c k f a ç a d e, ” r e pli c ati n g t h e B u c k-
Pr a g er’s  r h yt h m  of  4’  wi d e  r o u g h  o p e ni n gs  f oll o w e d  b y  4’  wi d e  b ri c k  w all  s urf a c es, 
s y m m etri c al f a ç a d es wit h a c e nt er e d e ntr y b a y a n d m et al e ntr a n c e c a n o p y, a n d ali g n m e nt wit h 
t h e  B u c k- Pr a g er’s  r o u g h  o p e ni n g  sills  a n d  p ar a p et  e y e br o w. 1 6    A n  ill ustr ati o n  of  t his 

                                                 
1 3  H A D C o m m u nit y D esi g n G ui d eli n es A d d e n d u m, p a g e 3 7, e m p h as es a dd e d. 
1 4  I d. 
1 5  I d. at 3 7- 3 8. 
1 6  D e cisi o n at 8. 
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c o m pl e m e nt ar y  d esi g n  c a n  b e  f o u n d  i n  t h e  d esi g n  a n al ysis  u n d er H A D  G ui d eli n e  3, 
i m m e di at el y b el o w. 

H A D G ui d eli n e 3: Hi e r a r c h y of c o m p ati bilit y 

T h e C o m missi o n c orr e ctl y d et er mi n e d t his crit eri o n is s atisfi e d  b e c a us e t h e S o ut h A d diti o n 
a n d t h e N ort h B uil di n g ar e c o m p ati bl e wit h t h e r el e v a nt c o m p ari s o n b uil di n gs.  A p p ell a nts’ 
ar g u m e nt  t h at  t h e  N ort h  B uil di n g  is  r e q uir e d  t o  b e  c o m p ati bl e  w it h  m or e  t h a n  “si mil ar 
b uil di n gs  i n  t h e  Hist ori c  Al p h a b e t  Distri ct, ”  is  c o ntr ar y  t o  L UB A’s  i nt er pr et ati o n  of  t h e 
r el e v a nt  l a n g u a g e.    A p p ell a nts’  p ositi o n  t h at c o m p ati bilit y  r e q uir es si mil arit y  is  als o 
i n c o nsist e nt wit h L U B A pr e c e d e nt. 

T h e a p p ell a nts ar g u e t h at t h e D e cisi o n “ e m p h asi z es t h e r e v ers e or d er of c o m p ati bilit y: first 
wit h  [t h e]  wi d er  distri ct,  [it]  i g n or es  c o m p ati bilit y  wit h  a dj a c e nt  pr o p erti es,  a n d  b ar el y 
m e nti o ns t h e B u c k- Pr a g er. ”  T h e y als o ar g u e t h at “ n o c o nsi d er at i o n [ w as] gi v e n t o diff er e n c es 
i n  h ei g ht,  s c al e,  s et b a c ks,  m aj or  arti c ul ati o n,  r o of  s h a p es,  [ or]  c o m p ati bl e  wi n d o w  d esi g n. ”  
Fi n all y, t h e a p p ell a nts ar g u e t h a t “[l] ar g e b uil di n gs dist a nt fr o m [t h e] sit e [ w er e] us e d t o s h o w 
c o m p ati bilit y, ”  a n d  t h es e  b uil di n gs  “ ar e  n ot  si mil ar  t o  [t h e]  B u c k- Pr a g er  or  a dj a c e nt 
str u ct ur es. ” 1 7  

Mr. S c h w art z f urt h er ar g u es t h at t his g ui d eli n e r e q uir es t h e s a m e fr a m e of r ef er e n c e f or b ot h 
n e w  d e v el o p m e nt  a n d  a d diti o ns  t o  hist ori c  r es o ur c es,  a n d  t h at  t h e  D e cisi o n  t h er ef or e 
i n c orr e ctl y i nt er pret e d t h e g ui d eli n e. 

T h e  D e cisi o n’s  i nt er pr et ati o n  of  t his  g ui d eli n e  w as  c orr e ct .   C o ntr ar y  t o  Mr.  S c h w art z’s 
ass erti o ns,  t h e  pl ai n  l a n g u a g e  o f  t his  g ui d eli n e  cl e arl y  a p pli es  a  diff er e nt  st a n d ar d  t o  n e w 
d e v el o p m e nt, li k e t h e N ort h B uil di n g, t h a n t o a d diti o ns, li k e t h e S o ut h A d diti o n: 

E xt eri or alt er ati o ns a n d a d diti o ns  will b e d esi g n e d t o b e c o m p ati bl e pri m aril y 
wit h t h e ori gi n al r es o ur c e, s e c o n d aril y wit h a dj a c e nt pr o p erti e s, a n d fi n all y, if 
l o c at e d wit hi n a hist ori c or c o ns er v ati o n distri ct, wit h t h e r est of t h e Distri ct. 
W h er e  pr a cti c al,  c o m p ati bilit y  will  b e  p urs u e d  o n  all  t hr e e  l e v els. N e w 
d e v el o p m e nt   will  s e e k  t o  i n c or p or at e  d esi g n  t h e m es  c h ar a ct eristi c  of  si milar 
b uil di n gs i n t h e Hist ori c Al p h a b et Distri ct. 1 8  

T h us o nl y e xt eri or alt er ati o ns a n d a d diti o ns t o a n ori gi n al r es o ur c e (s u c h as t h e S o ut h A d diti o n) 
m ust b e c o m p ati bl e wit h, first, t h e ori gi n al r es o ur c e (s u c h as t h e B u c k- Pr a g er), s e c o n d, t h e 
a dj a c e nt pr o p erti es, a n d t hir d, t h e Distri ct.  N e w d e v el o p m e nt (s u c h as t h e N ort h B uil di n g), o n 
t h e ot h er h a n d, n e e d o nl y b e c o m p ati bl e wit h si mil ar b uil di n gs i n t h e Distri ct. 

Mr.  S c h w art z  st at es  t h at  li miti n g  t h e  c o m p ati bilit y  a n al ysis  f o r  n e w  d e v el o p m e nt  o nl y  t o 
si mil ar b uil di n gs i n t h e Distri ct “ m a k es n o s e ns e ” b e c a us e “[t] h er e h as t o b e a hi er ar c h y – n ot 
j ust o n e c o nsi d er ati o n, b ut m or e t h a n o n e. ”  A m or e t h or o u g h a nal ysis d e m o nstr at es t h at it is 

                                                 
1 7  N W D A A p p e al at 3. 
1 8  H A D C o m m u nit y D esi g n G ui d eli n es A d d e n d u m, p a g e 3 9, e m p h as es a dd e d. 
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Mr. S c h w art z’s p ositi o n t h at c a n n ot b e l o gi c all y i m pl e m e nt e d.  T his g ui d eli n e a p pli es t o all 
d e v el o p m e nt i n t h e Distri ct, n ot o nl y t o d e v el o p m e nt o n or n e ar  a sit e c o nt ai ni n g a n ori gi n al 
r es o ur c e.1 9    C o nsi d er,  f or  e x a m pl e,  a  pr o p os e d  n e w  d e v el o p m e nt  o n  a  v a c a nt  l ot  or  a  sit e 
ot h er wis e  l a c ki n g  a  c o ntri b uti n g  r es o ur c e.    H o w  w o ul d  s u c h  a  pr oj e ct  s h o w  pri m ar y 
c o m p ati bilit y wit h t h e ( n o n e xi st e nt) ori gi n al r es o ur c e ? 

It  is  w ort h  n oti n g  t h at  L U B A  h as  pr e vi o usl y  c o nsi d er e d  t his  “ hi er ar c h y  of  c o m p ati bilit y. ” 
G o os e H oll o w F o ot hills L e a g u e v. Cit y of P ortl a n d , 3 7 Or. L U B A 6 3 1 ( 2 0 0 0).  T h er e, L U B A 
a d dr ess e d a P C C pr o visi o n c o nt ai ni n g l a n g u a g e i d e nti c al t o t h e first t w o s e nt e n c es of H A D 
G ui d eli n e  3 — i. e.,  t h e  c o m p ati bilit y  l a n g u a g e  a p pli c a bl e  t o  “ e xt eri or  alt er ati o ns  a n d 
a d diti o ns. ” 2 0    L U B A  e x pr ess e d  d o u bt  t h at  t his  l a n g u a g e  w o ul d  a p pl y  t o  n e w  d ev el o p m e nt, 
n oti n g t h at t h e crit eri o n w as “ w or d e d s u c h t h at a p pli c ati o n * *  * t o n e w d e v el o p m e nt * * * is 
pr o bl e m ati c, at b est. ”  I d. at 6 3 8. 

T h e H A D G ui d eli n es w er e d e v el o p e d i n p art t o a d dr ess t h e d o u bt e x pr ess e d b y L U B A i n t h e 
G o os e H oll o w F o ot hills L e a g u e  d e cisi o n.2 1   T h us, t h e a d diti o n of t h e s e nt e n c e r e q uiri n g t h at 
“ n e w d e v el o p m e nt ” b e c o m p ati bl e wit h “si mil ar b uil di n gs ” is r e c o g niti o n t h at t h e pr e- e xisti n g 
3-ti er e d c o m p ati bilit y st a n d ar d di d n ot a p pl y t o n e w d e v el o p m e n t. 

                                                 
1 9  C o m p ar e  t h e  str u ct ur e  of  H A D  G ui d eli n e  3  t o  t h e  str u ct ur e  of  HA D  G ui d eli n e  2,  w hi c h  d o es  disti n g uis h 
b et w e e n “r el at e d ” n e w c o nstr u cti o n a n d n e w c o nstr u cti o n m or e g e n er all y.  H A D C o m m u nit y D esi g n G ui d eli n es 
A d d e n d u m at 3 7. 
2 0  At iss u e w as P C C 3 3. 8 4 6. 1 4 0. G. 1 0.: “ Hi er ar c h y of c o m p ati bilit y.  E xt eri or alt er ati o ns a n d a d diti o ns will b e 
d esi g n e d t o b e c o m p ati bl e pri m aril y wit h t h e ori gi n al r es o ur c e,  s e c o n d aril y wit h a dj a c e nt pr o p erti es, a n d fi n all y, 
if l o c at e d wit hi n a Hist ori c or C o ns er v ati o n distri ct, wit h t h e r est of t h e distri ct.  W h er e pr a cti c al, c o m p ati bilit y 
will b e p urs u e d o n all t hr e e l e v els. ”  3 7  Or. L U B A at 6 3 4 n. 2. 
2 1  A s e x pl a n ati o n f or “ W h y T his A d d e n d u m E xists, ” t h e H A D C o m m u nit y D esi g n G ui d eli n es A d d e n d u m, p a g e 
6, st at es: 
 

A k e y p oi nt of t h e o p p o n e nt’s c o n c er n t o t h e distri ct’s listi n g  i n t h e N ati o n al R e gist er w as t h e 
v a g u e l a n g u a g e of t h e a m e n d e d v ersi o n of t h e U. S. S e cr et ar y of t h e I nt eri or’s St a n d ar ds f or 
Hist ori c  D esi g n  R e vi e w,  as  st at e d  i n  S e cti o n  3 3. 8 4 6. 1 4 0  ( C)  of P ortl a n d’ s  z o ni n g  c o d e 
( A p p e n di x B). Diffi c ult y wit h t h e i nt er pr et ati o n a n d a p pli c ati on of t h e g ui d eli n e l a n g u a g e w as 
a m aj or p oi nt of a p pr e h e n si o n. T h e P ortl a n d Hist ori c L a n d m ar ks C o m missi o n als o e x pr ess e d 
c o n c er n wit h t h e v a g u e n at ur e of  t h e l a n g u a g e i n t h e a m e n d e d v ersi o n of t h e U. S. S e cr et ar y of 
t h e I nt eri or’s St a n d ar d s f or Hist ori c D esi g n R e vi e w. Pr o p ert y ow n ers w er e t h us c o n c er n e d t h at 
n e w c o nstr u cti o n a n d e xt eri or alt er ati o ns of e xisti n g b uil di n gs  w o ul d b e c o m e m or e c o nt e nti o us 
a n d u n c ert ai n u n d er t h e e xisti n g st a n d ar d s. 

 
T h eir c o n c er ns w er e s u p p ort e d b y a r e c e nt L a n d Us e B o ar d of A p p e als ( L U B A) r uli n g ( L U B A 
N o. 9 9- 1 0 5, [ G o o s e H oll o w F o ot hills L e a g u e v. Cit y of P ortl a n d , 3 7 Or. L U B A 6 3 1 ( 2 0 0 0)]) 
r e g ar di n g  t h e  a p pli c a bilit y  of  S e cti o n  3 3. 8 4 6. 1 4 0( C)  t o  a  pr oj ect  l o c at e d  i n  t h e  Ki n g’s  Hill 
N ati o n al  Hist ori c  Distri ct. L U B A  w a s  c o n c er n e d  t h at  t h e  a p p r o v al  crit eri a  of  S e cti o n 
3 3. 8 4 6. 1 4 0( C)  a p p e ar e d  t o  h a v e  n o  a p pli c a bilit y  t o  n e w  c o n str u cti o n.   L U B A’s  d e cisi o n 
pr o vi d e d  f urt h er  i m p et u s  f or  t h e  Cit y  t o  cl arif y  t h e  d esi g n  st a n d ar d s  l a n g u a g e  f or  N ati o n al 
Hist ori c Distri cts wit h o ut a s p e ci al d esi g n g ui d eli n es d o c u m e nt . A cl arifi e d s et of g ui d eli n es is 
i nt e n d e d t o pr o vi d e gr e at er ass ur a n c e t o d e v el o p ers as w ell as i nt er est e d r esi d e nts. 
 

( e m p h asis a d d e d) 
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I n its N o v e m b er 1 9 a p p e al l ett er, N W D A pr es e nts a s e c o n d c o m p et i n g i nt er pr et ati o n of t his 
g ui d eli n e, 2 2  ar g ui n g t h at it r e q uir es t h e N ort h B uil di n g t o b e c o m p ati bl e wit h b uil di n gs t h at ar e 
si mil ar t o t h e B u c k- Pr a g er or a dj a c e nt pr o p erti es, or s et i n a si mil ar c o nt e xt. 2 3   T hi s att e m pt t o 
gr aft  t h e  3-ti er e d  hi er ar c h y  o nt o  n e w  d e v el o p m e nt  is  n ot  s u p p ort e d  b y  t h e  l a n g u a g e  or 
fr a m e w or k of t his g ui d eli n e. 

T h e  S o ut h  A d diti o n  is  pri m aril y  c o m p ati bl e   wit h  t h e  B u c k- Pr a g er,  a n d  s e c o n d aril y 
c o m p ati bl e  wit h  ot h er  a dj a c e nt  str u ct ur es  a n d  t h e  Distri ct  as  a  w h ol e .   T ur ni n g  b a c k  t o 
a p p ell a nts’  ass erti o n  t h at  t h e   D e cisi o n  pri oriti z es  c o m p ati bilit y  wit h  t h e  Distri ct  o v er 
c o m p ati bilit y wit h a dj a c e nt pr o p erti es, a n d “ b ar el y m e nti o ns ” t h e B u c k- Pr a g er, t his ass erti o n 
is si m pl y n ot tr u e.  T h e D e cisi o n b e gi ns its dis c ussi o n of t his g ui d eli n e b y n oti n g s e v e n s p e cifi c 
p oi nts  of  c o m p aris o n   s h o wi n g  c o m p ati bilit y  b et w e e n  t h e  S o ut h  A d diti o n  a n d  t h e 
B u c k- Pr a g er. 2 4   It t h e n — c o nsist e nt wit h t h e r e q uir e d hi er ar c h y — c o nt ai ns a m ore a b br e vi at e d 
dis c ussi o n  of  t h e  S o ut h  A d diti o n’s  c o m p ati bilit y  wit h  a dj a c e nt pr o p erti es  a n d  t h e  br o a d er 
Distri ct. 2 5  

A p p ell a nts’  p ositi o n  i g n or es  t h e  n o n- c u m ul ati v e n at ur e of t h e hi er ar c h y  a n al ysis.    T h e 
S o ut h A d diti o n m ust b e, a b o v e all  els e, c o m p ati bl e wit h t h e B u ck- Pr a g er.  O n c e it h as m et t his 
st a n d ar d, it n e e d b e c o m p ati bl e wit h a dj a c e nt str u ct ur es a n d t h e br o a d er Distri ct o nl y w h er e 
pr a cti c al.  T h e f oll o wi n g d esi g n a n al ysis 2 6  d e m o nstr at es t h at t h e S o ut h A d diti o n is a c ar ef ul 
e xt e nsi o n  of  t h e  B u c k- Pr a g er’s  d esi g n  el e m e nts,  w hi c h  t h e  D e cis i o n  c orr e ctl y  f o u n d  t o  b e 
c o m p ati bl e wit h t h at ori gi n al r es o ur c e: 

 

                                                 
2 2  T his ar g u m e nt w as n ot pr es e nt e d t o t h e C o m missi o n. 
2 3  N W D A A p p e al L ett er, p a g e 7. 
2 4  D e cisi o n at 1 0. 
2 5  I d. 
2 6  T his a n al ysis c a n b e f o u n d i n t h e r e c or d at E x hi bit A. 1, p a g e C. 2 1. 
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P oi nts of c o m p ati bilit y i n cl u d e: 

  H ori z o nt al c o nti n uit y t hr o u g h a li g n m e nt of b a n di n g, c o ursi n g, an d sills. 

  V erti c al c o nti n uit y t hr o u g h us e  of alt er n ati n g 4’ b a ys of s oli d a n d v oi d. 

  S y m m etri c al f a c a d es, wit h c e nt er e d m ai n e ntri es. 

  Str o n g b as es i n c o ntr asti n g t e xt ur es. 

  Str e et- c ar  er a  a est h eti c,  i n cl u di n g  a  si m pl y  or d er e d  f a ç a d e,  m as o nr y  wit h  p u n c h e d 
o p e ni n gs, a n d t hi n m et al wi n d o w fr a m es. 

T h e a p p ell a nts als o t a k e a n u n d ul y n arr o w vi e w of c o m p ati bilit y , ar g ui n g t h at diff er e n c es i n 
h ei g ht, s c al e, s et b a c ks, m aj or arti c ul ati o n, r o of s h a p es, a n d c o m p ati bl e wi n d o w d esi g n r e n d er 
t h e  pr oj e ct  i n c o m p ati bl e.    T his  f o c us es  o n si mil arit y,  r at h er  t h a n c o m p ati bilit y ,  a n d  f ails  t o 
dis q u alif y t his pr oj e ct f or at l e ast t w o r e as o ns.  First, as cl e ar fr o m t h e a b o v e d esi g n a n al ysis, 
t h e S o ut h A d diti o n is, i n f a ct, q uit e si mil ar t o t h e B u c k- Pr a g er i n all of t h e as p e cts i d e ntifi e d 
b y  a p p ell a nts  ( h ei g ht,  s c al e,  s et b a c ks,  m aj or  arti c ul ati o n,  r o o f  s h a p e,  a n d  wi n d o w  d esi g n).  
S e c o n d,  t h e  a p p ell a nts’  ass erti o n  i g n or es  t h e  cl e ar  diff er e n c es  b et w e e n t h e B u c k- Pr a g er, 
( ori gi n all y d esi g n e d as a h os pit al) a n d t h e ot h er a dj a c e nt str uct ur es, s o m e of w hi c h ar e 2. 5-
st or y w o o d fr a m e d h o us es.  Si m pl y p ut, t h e S o ut h A d diti o n c a n n o t si m ult a n e o usl y b e si mil ar 
t o  b ot h  t h e  bri c k  B u c k- Pr a g er  a n d  t h e  w o o d  fr a m e d  h o us es.  U n d er  t h e  hi er ar c h y  of 
c o m p ati bilit y  i m p os e d  b y  t his  g ui d eli n e,  c o m p ati bilit y  wit h  t h e  B u c k- Pr a g er is w h at is 
r e q uir e d, a n d w h at t a k es pr e c e d e n c e. 

M or e o v er, t h e a p p ell a nts’ cl ai m t h at t h e si z e of t h e S o ut h A d di ti o n is e x c essi v e w h e n c o m p ar e d 
t o a dj a c e nt pr o p erti es is a misc h ar a ct eri z ati o n.  T h e S o ut h A d d iti o n diff ers fr o m t h e a dj a c e nt 
str u ct ur es as f oll o ws: 

  E ast el e v ati o n: 4 2’ 3. 5 ” t all, o r a p pr o xi m at el y 8’ t all er t h a n t h e 3 6’ t all h o us e dir e ctl y 
a dj a c e nt. 2 7  

  S o ut h el e v ati o n: 4 0’ 4 ” t all, or a p pr o xi m at el y 7’ t all er t h a n t h e 3 3’ t all h o us e dir e ctl y 
a cr oss N W H o yt. 2 8  

  W est el e v ati o n: 4 0’ 4 ” t all, or a p pr o xi m at el y 2’ s h ort er  t h a n t h e 4 2’ 6 ” t all c o n v ert e d 
c h ur c h dir e ctl y a cr oss N W 1 8t h A v e. 2 9  

                                                 
2 7  E x hi bit A. 1., p a g e C. 1 5. 
2 8  I d., p a g e C. 1 0. 
2 9  I d., p a g e C. 1 5. 
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T his v ari ati o n i n si z e is w ell wit hi n t h e b o u n ds of c o m p ati bili t y.  S e e  G o os e H oll o w F o ot hills 
L e a g u e  at n. 5 ( u p h ol di n g t h e c o m p ati bilit y of 7-st or y, 7 5’ t all c o n d omi ni u m b uil di n g wit h 2- 
a n d 3-st or y, 4 5’ h o us es). 

T h e  N ort h  B uil di n g  is  c o m p ati bl e  wit h  si mil ar  e xisti n g  str u ct ur es  i n  t h e  Distri ct .   T h e 
D e cisi o n c o nt ai ns a d et ail e d a n al ysis of t h e N ort h B uil di n g’s c o m p ati bilit y wit h t h e Distri ct, 
i n cl u di n g b ot h c o m p ati bilit y wit h si mil ar b uil di n gs i n t h e Distri ct as r e q uir e d, a n d wit h t h e 
n e ar b y C a m p b ell T o w n h o m es, w hi c h g o es b e y o n d w h at is r e q uir e d. 3 0  

T h e b el o w c o m p aris o n of t h e N ort h B uil di n g wit h ot h er e xisti n g str u ct ur es 3 1  i n t h e Distri ct 
d e m o nstr at es n ot o nl y c o m p ati bilit y, b ut als o cl e ar si mil arit y,  wit h s u c h str u ct ur es. 

N o rt h B uil di n g 

  

A m e ri c a n A p a rt m e nt B uil di n g   E m b ass y C o n d os  
N W 2 1st & J o h ns o n    N W 2 0t h & Fl a n d er s 

   

C D G P 1: Pl a n A r e a C h a r a ct e r 

T h e C o m missi o n c orr e ctl y d et er mi n e d t h at t h e pr oj e ct s atisfi es t his crit eri o n b y c o ntri b uti n g 
t o  t h e  ar c hit e ct ur al  di v er sit y  of  t h e  N ort h w est  Distri ct  Pl a n’s  E ast er n  E d g e,  c o nti n ui n g  its 
est a blis h e d p att er n of p arti al bl o c k m assi n g, a n d pr es er vi n g t h e H A D’s hist ori c r es o ur c es. 

                                                 
3 0  D e cisi o n, p a g es 1 0- 1 1. 
3 1  T h es e i m a g es c a n b e f o u n d i n th e r e c or d at E x hi bit H. 6 1, p a g e 1 2. 
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A p p ell a nts ar g u e t h at t his g ui d eli n e w as n ot s atisfi e d b e c a us e t h e “i m m e di at e ar e a ” is t y pifi e d 
b y a v ari et y of s m all-s c al e si n gl e f a mil y a n d m ulti-f a mil y h o us i n g, a n d si mil arl y s c al e d hist ori c 
c h ur c h es.  T h e y c h ar a ct eri z e t h e pr o p os e d pr oj e ct as “l ar g e bl o c k-li k e b uil di n gs ” t h at “ br e a k 
u p s e ns e of pl a c e a n d i d e ntit y of t his ar e a. ” 

U n d er t his g ui d eli n e, d e v el o p m e nt is r e q uir e d t o “[ e] n h a n c e t h e s e ns e of pl a c e a n d i d e ntit y b y 
i n c or p or ati n g sit e a n d b uil di n g d esi g n f e at ur es t h at r es p o n d t o  t h e ar e a’s d esir e d c h ar a ct eristi cs 
a n d tr a diti o ns. ” 3 2   As r efl e ct e d i n t h e g ui d eli n e’s ass o ci at e d e x a m pl es, t h e a p pro pri at e fr a m e 
of r ef er e n c e is t h e N ort h w est Distri ct Pl a n’s E ast er n E d g e, 3 3  a n d n ot t h e s el e cti o n of mi d dl e-
cl ass  Vi ct ori a n  h o us es,  bri c k  r o w h o us es,  s m all  w o o d-fr a m e  a p art m e nt  b uil di n gs,  a n d  s m all 
hist ori c c h ur c h es i d e ntifi e d b y a p p ell a nts. 3 4   T h e D e cisi o n c orr e ctl y i d e ntifi es t h e a p pli c a bl e 
“ D esir e d C h ar a ct eristi cs a n d Tr a diti o ns ” as t h os e f or t h e E ast e r n E d g e, a n d pr o vi d es a d et ail e d 
dis c ussi o n  of  h o w  s p e cifi c  c h ar a ct eristi cs  of  t h e  pr oj e ct  will r es p o n d  t o  t h os e  d esir e d 
c h ar a ct eristi cs. 

C D G P 2: Hist o ri c a n d C o ns e r v ati o n Dist ri cts 

T h e C o m mi ssi o n c orr e ctl y f o u n d t h at  t h e pr oj e ct d esi g n s atisfi es t his crit eri o n b y r ei nf or ci n g 
t h e ar e a’s hist ori c si g nifi c a n c e. 

T his g ui d eli n e r e q uir es d e v el o p m e nt i n hist ori c distri cts t o “[ e] n h a n c e t h e i d e ntit y of hist ori c 
a n d c o ns er v ati o n distri cts b y i n c or p or ati n g sit e a n d b uil di n g d esi g n f e at ur es t h at r ei nf or c e t h e 
ar e a’s hist ori c si g nifi c a n c e. ” 3 5   T h e e x a m pl es pr o vi d e d i n cl u d e s u g g esti o ns t o “i n c or p or at e[] 
ar c hit e ct ur al  d et ails  of  t h e  s u rr o u n di n g  hist ori c  b uil di n gs, ”  “r e h a bilit at[ e]  b uil di n gs  wit h 

                                                 
3 2  C o m m u nit y D esi g n G ui d eli n es, p a g e 1 5. 
3 3  I d. at 2 9- 3 1. 
3 4  N W D A q u ot es s el e cti v el y fr o m t h e N ort h w est Distri ct Pl a n, t o g i v e t h e i m pr essi o n t h at t h e E ast er n E d g e is 
pri m aril y s m all-s c al e r esi d e nti al d e v el o p m e nt.  N W D A A p p e al L et t er at 7- 8.  T h e f ull E ast er n E d g e d es cri pti o n 
r efl e cts a m u c h m or e di v ers e d e v el o p m e nt p att er n: 
 

A r c hit e ct u r e  A m o n g t h e di v ers e ass ort m e nt of r esi d e nti al str u ct ur es i n t h e E ast er n E d g e ar e 
cl ust ers  of  mi d dl e- cl ass  Vi ct ori a n  h o us es,  pri m aril y  i n  t h e  It a li a n at e  a n d  Q u e e n  A n n  st yl es; 
P ortl a n d’s o nl y ni n et e e nt h- c e nt ur y bri c k r o w h o u s es; o c c asi o n al s m all w o o d-fr a m e a p art m e nt 
b uil di n gs; a n d s e v er al bl o c k a n d s plit- bl o c k a p art m e nt b uil di n gs .  T h e n ort h er p orti o n of t h e 
E ast er n E d g e, n ot a bl y al o n g N W 1 9t h A v e n u e, i n cl u d es s c att er e d Vi ct ori a n c ott a g es, pri m aril y 
i n t h e Q u e e n A n n e st yl e, t h at are  r e m n a nts  of  t h e  w or ki n g- cl ass   Sl a bt o w n  n ei g h b or h o o d.  
I n d ustri al  b uil di n gs,  pri m aril y  d ati n g  fr o m  t h e  e arl y-  t hr o u g h  mi d-t w e nti et h  c e nt ury, ar e 
a n ot h er si g nifi c a nt c o m p o n e nt  of t h e E ast er n E d g e’s ar c hit e ct ur e.  Li g ht i n d ustri al b uil di n gs 
a r e l o c at e d t hr o u g h o ut t h e a r e a , wit h l ar g er c o n c e ntr ati o n s n e ar t h e I- 4 0 5 fr e e w a y a n d t o w ar d 
t h e n ort h.  M ost i n d u stri al b uil di n g s ar e of c o n cr et e c o n str u cti o n, or o c c asi o n all y bri c k, a n d 
f e at ur e fl at r o ofs a n d o n e t o t w o st ori es, wit h ol d er e x a m pl es h a vi n g  m ulti- p a n e  st e el  s as h 
wi n d o ws. 

 
C o m m u nit y D esi g n G ui d eli n es, A p p e n di x J ( e m p h as es a d d e d). 
3 5  N W D A A p p e al N oti c e at 3. 
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att e nti o n t o r est ori n g a n d e n h a n ci n g hist ori c f e at ur es, ” a n d “[ e] n h a n c[ e] t h e distri ct wit h n e w 
d e v el o p m e nt t h at r efl e cts t h e  q u aliti es of b uil di n gs i n t h e distri ct[.] ”3 6  

T h e D e cisi o n c orr e ctl y r efl e cts  n u m er o us as p e cts of t h e pr oj e ct t h at s atisf y t his g ui d eli n e: 

  T h e  s e nsiti v e  r e h a bilit ati o n  of  t h e  B u c k- Pr a g er,  i n cl u di n g  r est or ati o n  of  e xt eri or 
f e at ur es b as e d o n hist ori c al p h ot o gr a p hs. 

  T h e e xt e nsi v e s eis mi c a n d fir e-lif e s af et y u p gr a d es t o t h e B u c k - Pr a g er, t o h el p e ns ur e 
t h e hist ori c b uil di n g’s l o n g-t er m us e a n d d ur a bilit y. 

  T h e d esi g n of t h e N ort h B uil di n g, i n cl u di n g si z e, m at eri als, a n d e xt eri or d et aili n g, is 
b as e d o n si mil ar b uil di n gs i n t h e Distri ct. 

  T h e d esi g n of t h e S o ut h A d diti o n is b as e d o n t h e B u c k- Pr a g er a n d us es si mil ar e xt eri or 
m at eri als,  f a ç a d e  pr o p orti o ns,  p u n c h e d  o p e ni n gs,  b as e,  e ntr y  c a n o p y,  a n d  p ar a p et 
c or ni c e. 

  N e w bri c k p a v ers a n d str e et tr e es t o m at c h t h os e o n N W Ir vi n g S tr e et. 

Si mil ar t o t h eir ot h er o bj e cti o ns, a p p ell a nts ar g u e t h at t his g ui d eli n e is n ot s atisfi e d b e c a us e 
t h e  pr oj e ct’s  pr o p os e d  b uil di n gs  ar e  l ar g er  t h a n  a  s el e ct  gr o u p  of  n e ar b y  si n gl e  f a mil y 
r esi d e n c es.  S p e cifi c all y, a p p ell a nts ass ert t h at “ a u ni q u e a n d disti n ct ur b a n c h ar a ct er ar e a is 
disr u pt e d  b y  pl a ci n g  i n c o m p ati bl y  l ar g e  n e w  d e v el o p m e nt  i n  t h e mi d dl e  of  a  n e arl y  i nt a ct 
cl ust er of l at e 1 9t h c e nt ur y h o us es. ”  T h er e is n ot hi n g i n t his  g ui d eli n e t h at r e q uir es s u c h a 
li mit e d f o c us.  M or e o v er, as t h e a eri al vi e w pr o vi d e d o n p a g e 6, a b o v e, d e m o nstr at es, t his ar e a 
c a n n ot tr ul y b e c h ar a ct eri z e d as a “ n e arl y i nt a ct cl ust er of l a t e 1 9t h c e nt ur y h o us es. ” A v ari et y 
of b uil di n g t y p es, hist ori c a n d r e c e nt, p o p ul at e t his ar e a. 

A p p ell a nts als o ass ert err or r el at e d t o a n e arli er D e m oliti o n R e vi e w D e cisi o n, 3 7  w hi c h d e ni e d 
a d e m oliti o n p er mit f or t h e B u c k- Pr a g er.  Alt h o u g h s o m e w h at u n c l e ar, t his o bj e cti o n a p p e ars 
t o ar g u e t h at t h e pr es e nt Histori c R es o ur c e R e vi e w D e cisi o n is i n c o nsist e nt wit h t h e pr e vi o us 
d e m oliti o n  r e vi e w  d e cisi o n.    N eit h er  t his  g ui d eli n e,  n or  a n y  of   t h e  ot h er  a p pr o v al  crit eri a, 
r e q uir e c o nsist e n c y wit h pri or l a n d us e d e cisi o ns.  F urt h er, r e q uiri n g c o nsist e n c y b et w e e n t h es e 
t w o d e cisi o ns w o ul d b e a n i n c o h er e nt e x er cis e, b e c a us e t h e y ar e s u bj e ct t o t w o c o m pl et el y 
s e p ar at e s ets of a p pr o v al crit eri a a n d t w o disti n ct a p pr o v al pr o c ess es.  Fi n all y, t his pr oj e ct d o es 
w h at Cit y C o u n cil s u g g est e d i n its D e m oliti o n R e vi e w d e cisi o n — p r es er v e t h e B u c k- Pr a g er, 
r e d e v el o p t h e n ei g h b ori n g l ots, a n d pr o vi d e aff or d a bl e h o usi n g.3 8  

                                                 
3 6  I d. 
3 7  C o u n cil  Fi n di n gs,  C o n cl u si o n s  a n d  D e cisi o n  L U  1 4- 2 1 0 0 7 3  D M  –  Bu c k- Pr a g er  B uil di n g  (t h e  “ D e m oliti o n 
R e vi e w D e cisi o n ”).  T h e D e m oliti o n R e vi e w D e cisi o n is att a c h e d t o t h e l ett er s u b mitt e d as E x hi bit F. 2 7. 
3 8  I n t h e C o n cl usi o n t o t h e D e m oliti o n R e vi e w D e cisi o n, Cit y C o u ncil n ot e d t h at “ D e m oliti o n is o nl y o n e p at h 
t o w ar d i m pr o vi n g t h e c o n diti o n of t his h alf bl o c k.  Ot h er o pti ons ar e a v ail a bl e t o a c hi e v e t his p ur p os e, i n cl u di n g 
r e d e v el o p m e nt of t h e h alf- bl o c k t o t h e n ort h a n d d e v el o p m e nt of a s m all er b uil di n g, or e v e n o p e n s p a c e, t o t h e 
s o ut h, as w ell as r e h a bilit ati o n of t h e hist ori c r es o ur c e. ”  D e m oliti o n R e vi e w D e cisi o n at 3 0.  Cit y C o u n cil f urt h er 
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C D G D 6: A r c hit e ct u r al I nt e g rit y 

T h e  C o m mi ssi o n  c orr e ctl y  d et er mi n e d  t h at  t h e  pr oj e ct  d esi g n  s at isfi es  t his  crit eri o n,  w hi c h 
r e q uir es r es p e ct f or t h e B u c k- Pr a g er’s ori gi n al c h ar a ct er, a n d c o m p ati bilit y b et w e e n t h e B u c k-
Pr a g er a n d t h e S o ut h A d diti o n. 

T his g ui d eli n e a p pli es o nl y t o t h e r e h a bilit ati o n of t h e B u c k- Pr a g er a n d t h e d e v el o p m e nt of t h e 
S o ut h A d diti o n: 

R es p e ct  t h e  ori gi n al  c h ar a ct er  of  b uil di n gs  w h e n  m a ki n g  m o difi c ati o ns  t h at 
aff e ct t h e e xt eri or.  M a k e a d diti o ns c o m p ati bl e i n s c al e, c ol or , d et ails, m at eri al 
pr o p orti o n, a n d c h ar a ct er w it h t h e e xisti n g b uil di n g. 

T his  crit eri o n  d o es  n ot  a p pl y  t o  n e w  d e v el o p m e nt,  a n d  d o es  n ot r e q uir e  r ef er e n c e  t o 
s urr o u n di n g b uil di n gs.  A c c or di n gl y, t h e o bj e cti o ns r el at e d t o t h e si z e a n d st yl e of t h e N ort h 
B uil di n g  ar e  mis pl a c e d  u n d er  t his  g ui d eli n e.    S o  is  t h e  ass erti o n  t h at  “ b ot h  n e w  str u ct ur es 
o v er p o w er a dj a c e nt hist ori c str u ct ur es. ” 

Wit h t his i n mi n d, t h e D e cisi o n c orr e ctl y fi n ds t h at t h e B u c k- Pr a g er r e h a bilit ati o n, w hi c h will 
r est or e  m u c h  of  t h e  b uil di n g’s hist ori c al  d et aili n g,  a p pr o pri at el y  r es p e cts  t h e  b uil di n g’s 
ori gi n al c h ar a ct er.  T h e D e cisi o n als o c orr e ctl y fi n ds t h at t h e  S o ut h A d diti o n, w hi c h will e c h o 
m a n y of t h e B u c k- Pr a g er’s hist ori c d esi g n t h e m e s, is c o m p ati bl e  wit h t h at b uil di n g i n t er ms of 
s c al e, c ol or, d et ail, m at er i al pr o p orti o n, a n d c h ar a ct er. 

A p p ell a nts  i d e ntif y  o nl y  o n e  as p e ct  of  t h e  B u c k- Pr a g er  t h at  t h e   pr oj e ct  will  o bs c ur e —t h e 
b uil di n g’s q u oi ns ( c or n er m as o nr y bl o c ks).  W h e n us e d i n a mi d- bl o c k b uil di n g li k e t h e B u c k-
Pr a g er, q u oi ns ar e a c o nstr u cti o n m et h o d 3 9  r at h er t h a n a d e c or ati v e ar c hit e ct ur al d et ail, a n d ar e 
i nt e n d e d t o b e s u bs e q u e ntl y c o n c e al e d.  A c c or di n gl y, t h e c o v erin g of t h e q u oi ns b y s u bs e q u e nt 
c o nstr u cti o n ( as i nt e n d e d) d o es n ot  c o m pr o mis e t h e B u c k- Pr a g er’s ar c hit e ct ur al i nt e grit y. 

N W D A als o ar g u es t h at t h e S o ut h A d diti o n h as n ot f oll o w e d t h e d esi g n a d vi c e c o nt ai n e d i n 
t h e N ati o n al P ar k S er vi c e’s Pr es er v ati o n Bri ef 1 4.4 0   N eit h er t his g ui d eli n e, n or a n y of t h e ot h er 
a p pli c a bl e  a p pr o v al  crit eri a,  r e q uir e  c o m pli a n c e  wit h  t h e  N ati o n al  P ar ks  S er vi c e’s  d esi g n 
a d vi c e. 

 

                                                 
n ot e d  t h at  it  m a y  h a v e  a p pr o v e d  d e m oliti o n  of  t h e  B u c k- Pr a g er  i f  t h e  pr o p os e d  r e pl a c e m e nt  d e v el o p m e nt 
a d dr ess e d t h e Cit y’s aff or d a bl e h o u si n g n e e d s: “ A pr o p o s al off e ri n g a gr e at er di v ersit y of h o usi n g t h at m e ets t h e 
s p e cifi c a n d gr e at est n e e ds of t h e cit y, w hi c h is f or l o w er-i n c o m e h o usi n g, c o ul d p ot e nti all y off er a gr e at er p u bli c 
b e n efit t h a n t h e pr es er v ati o n of t his s p e cifi c b uil di n g, a n d t h er ef or e s hift t h e b al a n c e of  t h e a p pr o v al crit eri a. ”  I d. 
3 9  S p e cifi c all y, t h e q u oi ns r es ult fr o m i nt e gr ati n g t h e fi nis h e d bri c k us e d o n t h e f a ç a d e of t h e B u c k- Pr a g er wit h 
t h e c o m m o n bri c k u s e d o n t h e si d e a n d r e ar of t h e b uil di n g.  U se of c o m m o n bri c k is e vi d e n c e t h at t h e si d e s a n d 
r e ar w er e i nt e n d e d t o b e s u b s e q u e ntl y c o v er e d. 
4 0  N W D A A p p e al L ett er at 1 0. 
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C D G D 7: Bl e n di n g i nt o t h e N ei g h b o r h o o d 

T h e C o m mi ssi o n c orr e ctl y d et er m i n e d t h at t h e pr oj e ct is d esi g n ed t o r e d u c e its i m p a ct o n t h e 
n ei g h b or h o o d. 

T his g ui d eli n e r e q uir es t h at eff orts b e m a d e t o “[r] e d u c e t h e i m p a ct of n e w d e v el o p m e nt o n 
est a blis h e d  n ei g h b or h o o ds  b y  i n c or p or ati n g  el e m e nts  of  n e ar b y, q u alit y  b uil di n gs  s u c h  as 
b uil di n g  d et ails,  m assi n g,  pr o p orti o ns,  a n d  m at eri als. ”    T h e  D e cisi o n  dis c uss es  t h e  m a n y 
d esi g n f e at ur es of t h e N ort h B uil di n g a n d S o ut h A d diti o n t h at k e e p t h e m assi n g c o nsist e nt wit h 
t h e  s c al e  of  t h e  i m m e di at e  n eig h b or h o o d,  i n cl u di n g  t h e  C a m p b ell  T o w n h o m es  a cr oss  t h e 
str e et. 

A p p ell a nts ar g u e t h at t h e D e cisi o n  f ails t o a d dr ess t h e d esi g n el e m e nts of “ n e ar b y ” b uil di n gs 
a n d i nst e a d f o c us es o n b uil di n gs m a n y bl o c ks a w a y.  T h er e is n o t hi n g i n t his g ui d eli n e t h at 
li mits  c o m p aris o n  s ol el y  t o  a dj a c e nt  b uil di n gs. 4 1    A d diti o n all y,  t h e  D e cisi o n  s p e cifi c all y 
a d dr ess es d esi g n el e m e nts of a dj a c e nt b uil di n gs, i n cl u di n g t h e C a m p b ell T o w n h o m es a n d t h e 
B u c k- Pr a g er. 

“ Bl e n di n g i nt o ” a n ei g h b or h o o d wit h  ar c hit e ct ur al v ari ati o n as di v ers e as t h e Hist ori c Al p h a b et 
Distri ct is n ot a str ai g htf or w ar d t as k.  T h e el e v ati o n dr a wi n gs  b el o w h el p ill ustr at e t h e e xt e nt 
t o  w hi c h  t h e  pr oj e ct,  b y  d esi g n  a n d  i nt e nt,  c o nti n u es  t h e  di v ers e  p att er n  of  s urr o u n di n g 
d e v el o p m e nt: 

N ort h El e v ati o n i n I m m e di at e C o nt e xt 4 2  

 
                                                 
4 1  N W D A’ s  N o v e m b er  1 9  A p p e al  L ett er  c o nti n u es  t o  e x a g g er at e  diff er e n c es  b et w e e n  t h e  pr oj e ct  a n d  its 
i m m e di at e vi ci nit y.  T h e tr u e diff er e n c e i n h ei g hts w as a d dr esse d a b o v e u n d er H A D G ui d eli n e 3.  Wit h r es p e ct 
t o  C D G  D 7,  N W D A  a d diti o n all y  ar g u es  t h at  “t h e  pr o p os e d  b uil di n gs  h a v e  fl at  r o ofs,  w hil e  al m o st  all  of  t h e 
s urr o u n di n g s b uil di n g s h a v e p e a k e d r o ofs. ”  N W D A A p p e al L ett er at 1 1.  As s h o w n b y t h e a eri al gr a p hi c o n p a g e 
6, a b o v e, m a n y of t h e s urr o u n di n g b uil di n gs i n f a ct h a v e fl at r o ofs.  A d dr essi n g j ust t h e a dj a c e nt b uil di n gs, t h e 
N ort h B uil di n g fr o nts a n ot h er q u art er bl o c k sit e a cr oss N W 1 8t h  A v e n u e, w hi c h is d e v el o p e d wit h a n i nstit uti o n al 
fl at-r o of e d b uil di n g ass o ci at e d wit h t h e First I m m a n u el L ut h er a n C h ur c h.  T h e B u c k- Pr a g er  its elf is a fl at-r o of e d 
b uil di n g.  A n d, t h e q u art er bl o c k sit e a b utti n g t h e r e ar of t h e  N ort h B uil di n g is d e v el o p e d wit h a fl at-r o of e d offi c e 
b uil di n g. 
4 2  E x hi bit A. 1, p a g e C. 1 2. 
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S o ut h El e v ati o n i n I m m e di at e C o nt e xt 4 3  

 
W est El e v ati o n i n I m m e di at e C o nt e xt 4 4  

 

E ast El e v ati o n i n I m m e di at e C o nt e xt 4 5  

 

                                                 
4 3  I d. at C. 1 5. 
4 4  I d. at C. 1 0. 
4 5  I d. at C. 1 4. 
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All e g e d P r o c e d u r al E r r o rs 

A p p ell a nts r ais e s e v er al iss u es as all e g e d pr o c e d ur al err ors.  As a n i niti al m att er, a p p ell a nts 
h a v e n ot ass ert e d pr ej u di c e of t h eir s u bst a nti al ri g hts arisi n g  fr o m a n y t h es e all e g e d err ors, 
w hi c h t h er ef or e pr o vi d e n o b asis f or r e v ers al or r e m a n d.  O’ S h e a v. Cit y of B e n d , 4 9 Or. L U B A 
4 9 8,  5 0 2  ( 2 0 0 5)  ( m er el y  pr o vi di n g  a  list  of  all e g e d  pr o c e d ur al err ors  wit h o ut  m a ki n g  a n y 
m e a ni n gf ul att e m pt t o e x pl ai n h o w  t h os e all e g e d err ors pr ej u di ce d a p etiti o n er’s s u bst a nti al 
ri g hts  d o es  n ot  est a blis h  a  b asis  f or  r e v ers al  or  r e m a n d).  S e e  als o  O R S  1 9 7. 8 3 5( 9)( a)( B) 
(r e v ers al or r e m a n d is all o w e d w h er e t h e l o c al g o v er n m e nt “[f] ail e d t o f oll o w t h e pr o c e d ur es 
a p pli c a bl e  t o  t h e  m att er  b ef or e  it  i n  a  m a n n er  t h at  pr ej u di c e d t h e  s u bst a nti al  ri g hts  of  t h e 
p etiti o n er ”);  O A R  6 6 1- 0 1 0- 0 0 7 3( 2)( c)  ( L U B A  s h all  r e m a n d  w h er e  t h e  l o c al  g o v er n m e nt 
c o m mitt e d “ pr o c e d ur al err or w hi c h pr ej u di c e d t h e s u bst a nti al ri g hts of t h e p eti ti o n er(s) ”). 

T h es e all e g e d err ors ar e als o d efi ci e nt f or t h e f oll o wi n g r e as o ns: 

1.  D e e mi n g t h e a p pli c ati o n c o m pl et e  b ef or e N H A a d dr ess e d C D G P 1.  T h e c h art i n t h e 
H A D C o m m u nit y D esi g n G ui d eli n es  A d d e n d u m st at es t h at C D G P 1 d o es n ot a p pl y t o 
m ulti- d w elli n g pr oj e cts (li k e t his pr oj e ct) i n t h e H A D.  A c c or di n gl y, N H A b eli e v e d 
t h at C D G P 1 di d n ot a p pl y t o t his pr oj e ct a n d di d n ot a d dr ess th at g ui d eli n e i n its i niti al 
a p pli c ati o n m at eri als ( alt h o u g h it  di d pr e vi o usl y a d dr ess t his g ui d eli n e d uri n g all t hr e e 
D A Rs).    S o m eti m e  l at er,  st aff  d et er mi n e d  t h at  C D G  P 1  li k el y  di d   a p pl y.    N H A 
a d dr ess e d t h e crit eri o n, b ut n ot u ntil aft er its a p pli c ati o n h a d b e e n d e e m e d c o m pl et e.  
H o w e v er, s o l o n g as t h e st aff r e p ort c orr e ctl y list e d t h e a p pli c a bl e crit eri a pri or t o t h e 
h e ari n g ( w hi c h it di d), a p p ell a nts c a n n ot s h o w pr ej u di c e t o t h e ir s u bst a nti al ri g hts, as 
r e q uir e d t o s ust ai n a pr o c e d ur al err or.  P ai nt er v. Cit y of R e d m o n d , 5 6 Or. L U B A 2 6 4, 
2 6 8 ( 2 0 0 8). 

2.  F ail ur e  t o  a p pl y  t h e  Hist ori c  O v erl a y  Z o n e  r e g ul ati o ns  i nst e a d of  t h e  b as e  z o n e 
r e g ul ati o ns, w h er e t h e t w o c o nfli ct.  A p p ell a nts ar g u e t h at t h e dis c ussi o n b y t h e Hist ori c 
L a n d m ar ks C o m missi o n at t h e D A Rs a n d t h e h e ari n gs “i n di c at e d m o r e r eli a n c e o n b as e 
z o n e all o w a n c es t h a n [ o n t h e] a p pr o v al crit eri a f or Hist ori c R e vi e w. ”  E v e n ass u mi n g 
t h e D A R a n d h e ari n g dis c ussi o ns co ul d pr o p erl y b e c h ar a ct eri z e d  i n t his f as hi o n ( w hi c h 
t h e y c a n n ot), t h e D e cisi o n its elf is pr o p erl y b as e d o n t h e c orre ct a p pr o v al crit eri a (t h e 
H A D D esi g n G ui d eli n es a n d t h e C o m m u nit y D esi g n G ui d eli n es). 

3.  F ail ur e  t o  a d dr ess  C o u n cil’s  e arli er  D e m oliti o n  R e vi e w  D e cisi o n .    N ot hi n g  i n  t h e 
r el e v a nt  a p pr o v al  crit eri a  or  t h e  a p pli c a bl e  pr o c e d ur e  r e q uir es   dis c ussi o n  of  or 
c o nsist e n c y wit h pri or l a n d us e d e cisi o ns, p arti c ul arl y t h os e s u bj e ct t o a s e p ar at e s et of 
a p pr o v al crit eri a li k e t h e pri or D e m oliti o n R e vi e w.  A l o c al g o v er n m e nt is n ot r e q uir e d 
t o  r e cr e at e  pri or  l a n d  us e  a p pr o v als,  e v e n  w h e n  a p pl yi n g  t h e  s am e  s et  of  a p pr o v al 
crit eri a t o t h e s a m e pr o p os al.  D e vi n Oil C o. I n c. v. M orr o w C o u nt y , L U B A N o. 2 0 1 5-
0 3 3 at 1 3- 1 4 ( p etiti o n er f ail e d t o  i d e ntif y a n y r e q uir e m e nt t h at t h e c o u nt y “ c arr y o v er 
pr e vi o usl y  i m p os e d  c o n diti o ns  of  a p pr o v al  si m pl y  b e c a us e  t h e y  w er e  i m p os e d  fi v e 
y e ars e arli er ”). 
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4.  F ail ur e t o a d dr ess p u bli c c o m m e nts i n d et ail i n t h e writt e n D e c isi o n.  A p p ell a nts d o n ot 
i d e ntif y  a n y  s p e cifi c  iss u es  t h at  w er e  i n a d e q u at el y  a d dr ess e d  by  t h e  C o m missi o n’s 
D e cisi o n a n d h a v e t h er ef or e f a il e d t o est a blis h eit h er pr o c e d ural err or or s u bst a nti al 
pr ej u di c e. 

5.  All e g e d h ar ass m e nt of o n e Hist ori c L a n d m ar ks C o m missi o n er.  O n e  of t h e Hist ori c 
L a n d m ar ks C o m missi o n ers o w ns a n d r esi d es at a pr o p ert y a cr oss t h e str e et fr o m t h e 
pr oj e ct sit e.  A m e m b er of t h e p u bli c, Al a n K essl er, t o o k iss u e  wit h t h at c o m missi o n er’s 
i m p arti alit y o n t his b asis d uri n g t h e D A Rs.  T h at c o m missi o n er ulti m at el y t o o k a l e a v e 
of a bs e n c e a n d di d n ot p arti ci p at e i n t h e D e cisi o n.  B e y o n d o bs er vi n g Mr. K essl er’s 
t esti m o n y at t h e D A Rs a n d h e ari n gs, t h e pr oj e ct t e a m h as h a d n o  c o nt a ct wit h hi m a n d 
h as p ur p os ef ull y n ot r et ur n e d his c alls.  T h e pr oj e ct t e a m is ot h er wis e u n a w ar e of t h e 
r e as o ns f or a n d cir c u mst a n c es of t h e c o m missi o n er’s l e a v e of a b s e n c e. 

A n A p p r o v al C o n diti o n t o E ns u r e Aff o r d a bilit y W o ul d B e U nl a wf ul  

T h e a p p ell a nts r e q u est a n a d diti o n al c o n diti o n of a p pr o v al r e q u iri n g t h at t h e pr oj e ct pr o vi d e 
aff or d a bl e h o usi n g.  As N W D A a d mits, t his as p e ct of t h e pr oj e ct  is n ot r el e v a nt t o a n y of t h e 
a p pr o v al  crit eri a. 4 6    I m p osi n g  t h e  r e q u est e d  aff or d a bilit y  a p pr o v al  c o n diti o n  w o ul d b e 
u nl a wf ul.  S e e , e. g. , C ast er v. Cit y of Sil v ert o n , 5 6 Or. L U B A 2 5 0, L U B A N o. 2 0 0 7- 2 1 1 at 1 2 
( 2 0 0 8)  ( a n  a p pr o v al  c o n diti o n  i m p os e d  f or  r e as o ns  ot h er  t h a n  t o  e ns ur e  c o m pli a n c e  wit h 
a p pli c a bl e a p pr o v al crit eri a w as u nl a wf ul); 7t h Str e et St ati o n, L L C v. Cit y of C or v allis , 5 5 Or. 
L U B A  3 2 1,  2 0 0 7- 1 4 0  a n d  - 1 4 1  at  6  ( 2 0 0 7)  (r e m a n di n g  a  d e cisi o n  i m p osi n g  a n  a p pr o v al 
c o n diti o n w h er e all a p pli c a bl e a p pr o v al crit eri a h a d b e e n m et a n d t h e cit y l a c k e d a ut h orit y t o 
i m p os e t h e a d diti o n al c o n diti o n); D a vis v. Cit y of B a n d o n , 2 8 Or. L U B A 3 8, 9 4- 0 4 3 at 1 3- 1 4 
( 1 9 9 4)  ( “l o c al  g o v er n m e nt  m ust  h av e  a ut h orit y  u n d er  its  c o m pr e h e nsi v e  pl a n  or  l a n d  us e 
r e g ul ati o n  t o  i m p os e  [ a n y  a p pr o v al]  c o n diti o ns ”).    N W D A’s  c o n c er ns  a b o ut  f u n di n g 4 7  ar e 
si mil arl y o utsi d e t h e s c o p e of a n y a p pli c a bl e a p pr o v al crit eri a . 

A d diti o n al Iss u es R ais e d b y M r. S c h w a rt z’s A p p e al 

A d dr essi n g t h e r e m ai n d er of Mr. S c h w art z’s a p p e al, h e ass erts e rr or b as e d o n t h e n u m b er of 
r esi d e nti al u nits pr o p os e d ( 1 4 8), w hi c h  is  b as e d o n  his  f e ar t h at t h e pr oj e ct’s r esi d e nts will 
s p e n d m ost of t h eir ti m e i n t h e b uil di n g i nst e a d of i nt er a cti n g  wit h t h eir n ei g h b ors.  N eit h er of 
t h es e c o n c er ns is r es p o nsi v e t o th e r el e v a nt a p pr o v al crit eri a.  

Fi n all y,  Mr.  S c h w art z  cl ai m s  t h at  P C C  3 3. 8 4 6. 0 6 0  a n d  P C C  3 3. 8 4 6 . 0 7 0  h a v e  n ot  b e e n 
a d dr ess e d or m et.  T h es e s e cti o ns of t h e c o d e c o v er a br o a d r a n g e of iss u es a n d Mr. S c h w art z 
h as n ot a d e q u at el y i d e ntifi e d s p e cifi c err ors.  I n a n y c as e, al l a p pli c a bl e r e q uir e m e nts i n t h es e 
c o d e s e cti o ns h a v e b e e n b ot h a d dr ess e d a n d s atisfi e d. 

                                                 
4 6  N W D A A p p e al L ett er, N o v. 1 9, 2 0 1 8, p a g e 1 3 ( “ W h et h er t h e h o usin g pr o p os e d f or t his s it e is aff or d a bl e is 
n ot r el e v a nt t o t h e a p pr o v al crit eri a f or t his c as e. ”). 
4 7  S e e i d.  
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C o n cl usi o n  

T h e pr oj e ct t e a m h as w or k e d dili g e ntl y a n d c oll a b or ati v el y wit h  a v ari et y of st a k e h ol d ers a n d 
offi ci als t o cr e at e a c o m p ati bl e pr oj e ct i n t h e Hist ori c Al p h a b et Distri ct. M ulti pl e m e eti n gs 
wit h t h e N W D A Pl a n ni n g C o m mitt e e a n d c o n c er n e d citi z e ns i n t h e n ei g h b or h o o d i nf or m e d 
t h e  t e a m’s  d esi g n  d e cisi o ns.  E n g a g e d  dis c ussi o ns  wit h  B ur e a u  of  D e v el o p m e nt  S er vi c es 
pl a n n ers  g a v e  s h a p e  t o  a  pr oj e ct  t h at  a d dr ess e d  t h e  a p pr o v al  crit eri a.  T hr e e  D esi g n  A d vi c e 
R e q u ests wit h t h e Hist ori c L a n d m ar ks C o m missi o n pr o vi d e d d et ail e d c o m m e nts a n d dir e cti o n. 
Cit y St aff r e c o m m e n d e d a p pr o v al of t h e pr oj e ct a n d f o u n d t h at e v er y a p pr o v al crit eri o n h as 
b e e n m et. T h e Hist ori c L a n d m ar ks C o m mi ssi o n c o nsi d er e d t his st a ff r e p ort a n d t h e c o pi o us 
t esti m o n y  pr es e nt e d  i n  t h eir  d eli b er ati o n,  a n d  a p pr o v e d  t h e  pr oj e ct  b y  a  5  t o  1  v ot e.  T h e 
C o m missi o n’s D e cisi o n off er e d t his c o n cl u di n g s u m m ar y: “ B y t a ki n g c u es fr o m t h e e xisti n g 
c o ntri b uti n g r es o ur c e, a dj a c e nt pr o p erti es, a n d t h e r est of t h e  distri ct f or t h e sit e, t h e m assi n g, 
t h e m at eri al p al ett e, a n d t h e d et ails, Bl o c k 1 6 2 a p art m e nts will s u c c essf ull y fit i nt o a n d e nri c h 
t h e Al p h a b et Hist ori c Distri ct. ” 

T h e  a p pli c a nt  will  bri n g  a  m u c h  n e e d e d  pr oj e ct  t h at  e nri c h es  t h e  Distri ct  w hil e  pr o vi di n g 
criti c al h o usi n g.  O ur t e a m as ks Cit y C o u n cil t o r es p e ct t h e Hi st ori c L a n d m ar ks C o m mi ssi o n’s 
d e cisi o n b y d e n yi n g t h e t w o a p p e als, a n d all o wi n g t his pr oj e ct t o pr o gr ess a n d b e gi n s er vi n g 
its i nt e n d e d g o als. 

V er y tr ul y y o urs, 

L A N E  P O W E L L  P C 

C o z ett e Tr a n- C aff e e 
C T C: a h 

0 7 0 8 7 9. 0 0 1 2/ 7 4 6 9 7 6 8. 2 



1 5  

A P P R O V A L C RI T E RI A 

E x hi bit 1



1 9  




