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July 26, 2016

Northwest District Association

Bureau of Planning and Sustainahility
900 SW 4th Ave #7100
Portland, OR 97201

RE: Comprehensive Plan Update: Miscellaneous Zoning Amendments
Reguest re: Alphabet Historic District

Dear Commissioners:

The NWDA Planning Committee writes concerning zoning in the Alphabet Historic District described in
the Miscellaneous Zoning Amendments Project (MZA]. NWDA appreciates the City’s receptiveness to
NWDA feedback provided in the form of public testimony concerning historic preservation, reflected in
the recently adopted Comprehensive Plan policies.

Consistent with such policies, NWDA requests deletion of Map 120-9 (formerly Map 120-7) and Map
120-6 (formerly Map 120-8} in order to eliminate 4:1 FAR allowances in RH-zoned parcels in the
Alphabet Historic District (see attached) so the default of 2:1 FAR allowances apply in such areas.

NWDA's request is based upon:
e The 2035 Comprehensive Plan’s Historic Preservation Policies, inciuding Policy 4.49
¢ The Alphabet Historic District Addendum to Community Design Guidelines
e Existing FAR in Alphabet Historic District, and FAR in other Historic Districts

f. Compliance with Policy 4.49 — Resolve Conflicts.

The 2035 Comprehensive Plan calls for a resolution of conflicts between base zoning and design
guidelines in historic districts:
“Policy 4.49 Resolution of conflicts in historic districts. Adopt and
periodically update design guidelines for unique historic districts. Refine
base zoning in historic districts to take into account the character of the
historic resources in the district.”

BPS acknowledged recently, while recommending denial of destruction of a contributing resource in
favor of a 6-story apartment complex on a RH-zoned parcel with 4:1 FAR, that such zoning in the
Alphabet Historic District could jeopardize the character of the historic district and encourage
destruction of historic structures:

“There are miany historic buildinigs within thé district that are four or

five, or even six, stories tall, and this density is noted in the National

Register nomination as part of the significance of this neighborhood.

However, staff notes that the RH zone covers broad areas of the

district, thereby seemingly encouraging demolition of the older

smaller-scaled buildings that fall within this zone; this zening

designation was, in fact, noted in the Alphabet Historic District
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Northwest District Association

National Register nomination as a ‘threat to the remaining single-
family homes in the neighborhood’.” {emphasis added)
-Staff Report and Recommendation for LU 14-210073 DM — Buck-Prager Building Pages 13-14

Eliminating 4:1 FAR in favor of 2:1 FAR in RH-zones will help reduce propasals for such out-of-scale
projects. Indeed, BPS Staff acknowledged the risk of encouraging such projects given existing zoning in
the district:

“In the past several years, there have been many new buildings’

constructed within the Northwest neighborhood and within the

Alphabet Historic District. One of these is a six story £X-zoned

residential building one block away. Two blocks away is another 5-story

EX-zoned residential building with a 5-story RH-zoned building across

the street. Since construction, staff and the Historic Landmarks

Commission have determined that these new buildings are excessively

large and relatively incompatible, particularly in one case where the

new building is adjacent to, and dwarfs, a Landmark 3-story apartment

building directly to its south.” (emphasis added)

-Staff Report and Recommendation for LU 14-210073 DM — Buck-Prager Building Page 14.

I, Lonsistency with Community Design Guidelines.

Eliminating 4:1 allowances in RH-zones ensures development that is consistent with the Community
Design Guidelines applicable to proposed development projects in the Alphabet Historic District:

ALPHABET HISTORIC DISTRICT ADDENDUM TO COMMUNITY DESIGN GUIDELINES

* Historic Alphabet District Guideline 2: “The design of new construction
will be compatible with the historic qualities of the district as identified
in the Historlc Context Statement.”

* Historic Alphabet District Guideline 3: “Hierarchy of Compatibility.
Exterior alterations and additions will be designed to be compatible
primarily with the original resource, secondarily with adjacent
properties, and finally, if located within a historic or conservation
district, with the rest of the District. Where practical, compatibility will
be pursued on all three levels. New development will seek to
incorporate design themes characteristic of similar buildings in the
Historic Alphabet District.”

RH-zaning with 4:1 FAR in this area was established prior to the designation of the Alphabet Historic
District, and during a period when such zoning was intended to encourage the type of high-density
development that is now commonplace throughout the Northwest District!, of which the Alphabet
Historic District is a small part.

' According to the MUZ 10/10/14 assessment (see attached), the Northwest District has the highest density and
fargest number of housing units among the mixed-used areas studied Citywide.
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1 Allowances in RH-Zoned Parcels in Alphabet Historic District
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From: Mixed-Use Zoning —10/10/14 Assessment

Northwest District Association
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DRAFT

TABLE 2: HOUSING PROFILE
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FIGURE 1: RENTAL HOUSING RATES, NORTHWEST, 2000 — 2014 (Ql)
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