
S • M • I • L • E                                                                                                                                               
SELLWOOD MORELAND IMPROVEMENT LEAGUE 

8210 SE 13TH AVENUE • PORTLAND, OR 97202 

STATION (503) 2343570    • CHURCH (503) 2331497 

          

April 13, 2016 

 

Comprehensive Plan Testimony 

c/o Council Clerk 

1221 SW 4th Ave. Room 130 

Portland, OR  97204 

 

Honorable Mayor and City Commissioners: 

        

We are writing to oppose Commissioner Saltzman’s Comprehensive Plan amendment 12 which 

would retain exceptionally high-density RH zoning in North Westmoreland.      

HISTORY - As we have submitted in previous testimony, SMILE supports the Bureau of 

Planning and Sustainability staff proposal to these two areas, (previous Comprehensive Plan 

Map proposals 366 and 260 to less dense R2.5 and R1 respectively) as presented on the Planning 

and Sustainability Commission approved Comprehensive Plan Land Use Map (now revised to 

reflect the newly proposed Amendment designations). We oppose retaining the high density RH 

designations in these two areas. We will once again reiterate the rationale from our previous 

testimony here and document involvement of the neighbors.  If adopted, this last-minute 

proposal to retain the RH designation would circumvent the extensive BPS and SMILE 

neighborhood public process that has taken place.  Please note that BPS Staff continues to 

support the changes they initiated with the community in 2014 and does not support the 

Saltzman/Novick Amendment made at the request of Planning and Sustainability Commissioner 

Jeff Bachrach, owner of 5505 SE 17th Avenue.        

In early 2014, BPS staff approached the SMILE neighborhood association to initiate a 

conversation primarily to address downzoning of the earlier 1998 upzoning meant to create more 

density in support of the neighborhood supported Harold Street light rail station at the north end 

of our neighborhood. The stop was initially planned for a location along McLoughlin between 

17th Avenue and Reedway Street as part of the South-North Light Rail project in the 1990s, and 

later refined to the intersection of Harold and McLoughlin during the planning of Portland-

Milwaukie Light Rail (PMLR). We have included a map of the 2 proposal areas as well as the 

adjacent area (Figure 1).  

The public process for the proposed designation changes was extensive as is illustrated in the 

timeline below of SMILE Neighborhood Association meetings: 



 prior to any public meetings, BPS mailed postcards to each property owner in the 

impacted area alerting them to the coming conversation with SMILE. 

 2/5/14 - SMILE General Meeting with BPS’s Marty Stockton, our Southeast District 

Liaison, and Deborah Stein, BPS District Planning Manager. Trimet staff was also 

present to answer questions about the Harold Street PMLR station. Neighbors submitted 

comment cards to staff after the presentation. 

 3/3/14 - neighborhood walk with Marty Stockton, SMILE Board Members and neighbors 

 3/19/14 - SMILE Board Meeting w/ Marty Stockton & Deborah Stein to present draft 

Comprehensive Plan proposal. 

 4/11/14 - comment deadline to Marty Stockton or Ellen Burr (SMILE Land Use 

Committee chair at the time) 

 All affected property owners received a required Measure 56 notice from BPS for both 

the draft Comprehensive Plan (PSC) and the proposed Comprehensive Plan 

 July 2015, the PSC recommended a new Comprehensive Plan to City Council, including 

the staff proposal for N Westmoreland. 

 

Supporting additional public outreach, each SMILE meeting was announced and subsequently 

summarized in the Sellwood Bee Land Use Report submitted each month by the SMILE land use 

chair, as well as emailed to SMILE land use listserve subscribers, and an email list of interested 

parties gathered from each meeting. Phone calls were also made to one property owner who did 

not have email access. 

CONTEXT - As you are aware, the light rail has been running since September 12, 2015 and as 

you also know, the Harold Street Station was not built nor is it anticipated to be built in the next 

20 years. We want to preserve this area of N. Westmoreland as a place where we still have 

affordable single family homes as well as some lower-density apartment buildings and 

townhomes (the missing middle housing currently being explored in the Residential Infill 

Project). When we worked with BPS on the down-zoning proposal we considered all of N 

Westmoreland as a whole in the strategy to increase neighborhood oriented commercial and 

balance single and multi-family housing throughout the area. Many homeowners between 17th 

and Milwaukie would have preferred to match existing development and be down-zoned to R5, 

but looking to the future and knowing we needed to increase density to support the development 

of commercial, we proposed something in between the existing RH density and single family - 

R1 and R2.5. Hopefully as the area develops, new Mixed Use zoning along McLoughlin will 

provide additional possibilities for neighborhood oriented commercial. Taller mixed use 

development will also provide a welcome buffer to the noise and air pollution from McLoughlin 

and Brooklyn Yard.  

TSP/TRAFFIC/PEDESTRIAN & BICYCLE SAFETY - The TSP proposals for McLoughlin 

include a widening of Hwy 99E to 6 lanes with improved pedestrian and bike facilities on the 

east side along the light rail tracks. Although traffic control will certainly be improved at 17th and 

McLoughlin, the roadway improvements are to accommodate an increase in commuters from the 



south, not for the benefit of the adjacent neighborhood. This increase in traffic is actually a 

disincentive to N Westmoreland residents to head across McLoughlin to Brooklyn’s light rail 

station at Holgate Boulevard. It’s more than a mile walk from SE Harold and 17th to the Bybee 

Street Station, but certainly more peaceful to head south through the neighborhood to get to 

MAZ.  Unlike other east side neighborhoods, Sellwood Westmoreland is geographically isolated 

from our neighbors by Hwy 99E on the east and north, the river on the west, and lack of a 

southern access except 17th on our border with Clackamas County. Neighbors also site concerns 

about the speed of traffic on Milwaukie and difficulty of pedestrian crossing on Milwaukie north 

of Tolman. Currently this is of particular concern as Trimet buses full of Cleveland High School 

students head down Milwaukie into the neighborhood after school. In the future we hope for 

more intensive Mixed Use zoning on the west side of Milwaukie which means more pedestrians 

crossing Milwaukie and 17th between Insley and Reedway. The bus stop at Milwaukie and 

Mitchell is particularly dangerous as there are no cues to southbound drivers that they are 

entering a neighborhood and need to slow down. In our testimony, we are not even addressing 

bicycle safety in this two lane narrow street area, but there are similar safety concerns. There are 

some bike improvements slated near the awkward North Parking Lot entrance to Oaks Bottom 

and the Springwater Corridor.   

HOUSING DENSITY - While we share Commissioner Saltzman’s concern regarding housing 

density in Portland and in our neighborhood, in our recent correspondence with Matt Grumm in 

the Commissioner’s office, it appears that this amendment is triggered primarily by one property 

owner’s request. It seems that transit and proximity to the Holgate Light Rail Station is the 

primary criteria showing that this location would be good for increased density. We disagree 

with this assessment. While RH zoning allows for commercial use as a limited conditional use 

within 1000 feet of a light rail station, the station is actually at least 1600 ft from the proposed 

RH area, so no commercial would be allowed in any of this RH area. RH is also supposed to be 

near “supportive commercial services.” which is not the case here.  

There are only two new 3 story apartment buildings in North Westmoreland, one recently leased 

and one nearing the end of construction, which are built to the existing RH density. SMILE 

Committee members have walked and surveyed the area property by property and have attached 

a summary of the existing dwelling types (Figure 2). We would be happy to provide more 

information on the survey if necessary.  

WHERE SHOULD RH BE LOCATED? – This is the Comprehensive Plan definition of High 

Density Multi-Dwelling (RH): 

This designation is intended for the Central City, Gateway Regional Center, Town Centers, and 

transit station areas where a residential focus is desired and urban public services including 

access to high-capacity transit, very frequent bus service, or streetcar service are available or 

planned. This designation is intended to allow high-density multi-dwelling structures at an urban 



scale. Maximum density is based on a floor-area-ratio, not on a unit-per-square-foot basis. 

Densities will range from 80 to 125 units per acre. The corresponding zone is RH.    

Our neighborhood, including North Westmoreland, is not RH: we are not the Central City, 

Gateway Regional Center, a Town Center, or a ‘transit station area’.  In the Proposed 

Comprehensive Plan Land Use Map there is no new RH proposed anywhere in the 

neighborhood. We do not believe that any new RH is being proposed in any of the streetcar 

neighborhoods. The RH in our neighborhood is specifically for higher rise condominiums on the 

Willamette Riverfront, and one high rise low-income housing apartment at SE 17th and Tenino. 

Throughout the City, RH is appropriately designated for high density, high rise low income 

housing and for larger lots with enough square footage to take full advantage of the RH increase 

in FAR. These buildings are typically on larger lots but it would be difficult to aggregate our 

smaller lots here in this narrow strip. When you look at areas around the city where RH is 

prevalent they are adjacent to the Central City (Terwilliger Plaza), near Lloyd Center (Holladay 

Park Plaza or adjacent to Broadway), NE Russell west of MLK, on major corridors like Martin 

Luther King Blvd. and Vancouver/Williams, the Denver Ave light rail stop in the Kenton 

neighborhood, NW Portland between NW 21st and NW 23rd Ave., south of W Burnside / west of 

the 405. We are at the south end of close-in SE Portland, where the RH scale is not prevalent. 

The designations staff proposed for N. Westmoreland provide a density which is an appropriate 

buffer to the adjacent lower density Residential 5000 and Residential 2500 as well as our 

proposed Mixed Use – Neighborhood commercial designation. The proposed RH-75ft height 

would back up to or be across the street from R2.5-35ft height, CM1-35ft height, or R5-30ft 

height. That’s certainly not an appropriate transition. Buildings in the RH zone require no front 

setback, allow an 85% lot coverage, and require no outdoor area for residents. 

In summary, we oppose Commissioner Saltzman’s Amendment 12.  We support the BPS staff 

proposal which through extensive public involvement found a middle ground between what 

exists on the ground today and the increased density proposed in the late 1990’s to support the 

Harold St light rail station.  We see many barriers to adapting to the amount of density RH would 

bring to this area of our neighborhood. Among those are the limited access to our neighborhood 

due to two lane commercial streets and geographical barriers, the distance to and difficulty 

accessing the Holgate Light Rail Station across Hwy 99/McLoughlin Blvd, the continuing 

increase in traffic along McLoughlin even with planned future improvements proposed in the 

TSP, the multiple traffic/pedestrian/bicycle safety issues on two lane SE Milwaukie and SE 17th, 

and the lack of buffer to the adjacent properties with lower density and height than RH and to 

low rise commercial zoning on Milwaukie, rather than stepping down from one zone to the next, 

as is common practice in planning throughout the city. . We ask that you approve the 

Comprehensive Plan Land Use Map as it was approved and passed to you by the Planning and 

Sustainability Commission last year and reject the Commissioners Saltzman and Novick’s 

Amendment S12 to retain Harold Street Station dependent RH zoning.  The amendment is based 



on a last-minute request of one property owner, which is contrary to our City’s strong 

community involvement ethic which produced the recommended Comprehensive Plan. 

This testimony was approved by the SMILE Board of Directors by a vote of 11-0 on April 11, 

2016. 

Sincerely, 

 

Corinne Stefanick, President 

Sellwood-Moreland Improvement League 

  



 



 

 

 
 

 

Figure 1.  North Westmoreland Draft Comprehensive Plan designation changes.  In other 

testimony, SMILE supported all of the Draft Comprehensive Plan designation changes.  In this 

testimony, SMILE provides a detailed explanation of why it opposes retaining RH zoning in 

areas 260 and 366. 

 



 

Figure 2.  Lots in areas 366 and 260 are 93.1% single family dwellings or multifamily dwellings 

of R1 or less density.  ‘Other’ includes a church and parking lot.  Two lots (4.3%) will be built to 

RH density when ongoing construction is completed.   

 

 


