Date:

December 20, 2010

To:

Interested Person

From:

Dave Skilton, Land Use Services
dave.skilton@portlandoregon.gov

503-823-0660

NOTICE OF A TYPE II DECISION ON A PROPOSAL IN
YOUR NEIGHBORHOOD
The Bureau of Development Services has approved a proposal in your neighborhood. The
reasons for the decision are included in this notice. If you disagree with the decision, you can
appeal it and request a public hearing. Information on how to appeal this decision is listed at
the end of this notice.

CASE FILE NUMBER: LU 10-188872 HDZ – NEW STOREFRONT,
CANOPY, SIGNS, AND LIGHTS
GENERAL INFORMATION
Applicant:

Louis K C Lee,
318 NW Davis St
Portland, OR 97209
Hang Fong Lee,
318 NW Davis St
Portland, OR 97209

Representative:

Michael Roberts,
Lrs Architects
720 NW Davis
Portland, OR 97209

Site Address:

119-139 NW 3rd Avenue

Legal Description:
Tax Account No.:
State ID No.:
Quarter Section:

COUCHS ADD, BLOCK 28, LOT 5&8
R180202110
1N1E34CA 08200
3029

Neighborhood:
Business District:

Old Town-China Town, contact Paul Verhoeven at 503-222-6027.
Old Town Chinatown Business Association, contact Dorian Yee at 503224-7066.
Neighbors West/Northwest, contact Mark Sieber at 503-823-4212.
Central City - River District
Non-contributing resource in the New Chinatown/Japantown Historic
District, which was listed in the National Register of Historic Places on
March 4, 1991

District Coalition:
Plan District:
Other Designations:
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Zoning:
Case Type:
Procedure:
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CXd, Central Commercial with Historic Resource Protection and Design
overlay zoning.
HDZ, Historic Design Review
Type II, an administrative decision with appeal to the Historic
Landmarks Commission.

Proposal:
The applicant is seeking Historic Design Review Approval for a proposal to create new
storefront area on both street-facing sides of the building; install a canopy over the storefront;
install four new signs, two externally illuminated and two internally illuminated; install
building lighting; and alter one existing sign. Historic Design Review is required because the
proposal is for non-exempt exterior alterations in a historic district.
Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33. The
relevant criteria are:




Skidmore/Old Town Historic District Design Guidelines
Central City Fundamental Design Guidelines
River District Guidelines

Note: Because the site is within two historic districts and the Central City Plan Area, regulations
related to all three apply.

ANALYSIS
Site and Vicinity: The subject building is a single story structure occupying a quarter block
site. It was constructed in ca. 1924 and altered beyond recognition through the brick infilling
of most structural bays in 1972. It is a noncontributing resource in both the New
Chinatown/Japantown Historic District and the Skidmore/Old Town Historic District.
The New Chinatown/Japantown Historic District is significant under Eligibility Criterion “A” for
its association with late Nineteenth and early Twentieth Century commerce; under Criterion “B”
for its association with Chinese and Japanese immigrants after the displacement of the original
Chinatown; and under Criterion “C” for some of its architectural expressions.
The Skidmore/Old Town Historic District is nationally significant for its association with the
initial phase of commercial development of Portland. In addition to listing in the National
Register of Historic Places, the district is recognized as a National Historic Landmark (one of
only sixteen in Oregon and two in Portland) because of the importance of Portland in the
development of commerce and transportation in the western United States from the midnineteenth century through the early twentieth. The area is especially rich in Italianate
commercial buildings with elaborate cast iron facades, set against a background of less
spectacular but nonetheless significant brick buildings.
Zoning: The Central Commercial (CX) zone is intended to provide for commercial development
within Portland's most urban and intense areas. A broad range of uses is allowed to reflect
Portland's role as a commercial, cultural and governmental center. Development is intended to
be very intense with high building coverage, large buildings, and buildings placed close
together. Development is intended to be pedestrian-oriented with a strong emphasis on a safe
and attractive streetscape.
The Design Overlay Zone promotes the conservation, enhancement, and continued vitality of
areas of the City with special scenic, architectural, or cultural value. The Design Overlay Zone
also promotes quality high-density development adjacent to transit facilities. This is achieved
through the creation of design districts and applying the Design Overlay Zone as part of
community planning projects, development of design guidelines for each district, and by
requiring design review or compliance with the Community Design Standards. In addition,
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design review or compliance with the Community Design Standards ensures that certain types
of infill development will be compatible with the neighborhood and enhance the area.
The Historic Resource Protection Zone protects certain historic resources in the region and
preserves significant parts of the region’s heritage. The regulations implement Portland's
Comprehensive Plan policies that address historic preservation. These policies recognize the
role historic resources have in promoting the education and enjoyment of those living in and
visiting the region. The regulations foster pride among the region’s citizens in their city and its
heritage. Historic preservation beautifies the city, promotes the city’s economic health, and
helps to preserve and enhance the value of historic properties.
Land Use History: City records indicate there are no recent land use reviews for this site.
Notice of Proposal: A “Notice of Proposal in Your Neighborhood” was mailed on November 18,
2010.
Agency Review: None of the notified Bureaus has responded with issues or concerns.
Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on November
18, 2010. No written responses have been received from either the Neighborhood Association
or notified property owners in response to the proposal.

ZONING CODE APPROVAL CRITERIA
Chapter 33.846, Historic Reviews
Purpose of Historic Design Review
Historic Design Review ensures the conservation and enhancement of the special
characteristics of historic resources.
Historic Design Review Approval Criteria
Requests for historic design review will be approved if the review body finds the applicant has
shown that all of the approval criteria have been met.
Findings: The site is located in the Skidmore/Old Town and New Chinatown/Japantown
Historic Districts, and the proposal is for non-exempt exterior alterations. Therefore the
proposal requires Historic Design Review approval. The relevant approval criteria are the
Skidmore/Old Town Historic Design Guidelines, the Central City Fundamental Design
Guidelines, and the River District Guidelines.
Staff has considered all guidelines and addressed only those applicable to this proposal.
Skidmore/Old Town Historic District Design Guidelines
The Skidmore/Old Town Historic District is a unique asset to Portland and has been recognized
nationally by its placement on the National Register of Historic Places. In addition, the
Skidmore/Old Town Historic District has been identified as a National Landmark, of which
there is only one other in Portland, Pioneer Courthouse. There are certain procedures and
regulations the City has adopted for the protection and enhancement of the Skidmore/Old
Town Historic District.
Historic Skidmore/Old Town Design Guidelines
General Guidelines: Alterations and Additions to Historic Landmarks, Potential Landmarks,
and other Compatible Buildings
A. Retention of Original Construction. So far as practicable, all original exterior materials
and details shall be preserved.
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Findings: To the slight extent that original construction remains, it is retained. This
guideline is therefore met.
1. Storefronts, Doors and Windows. The shape, size, placement and trim of storefront
openings are a key element in establishing the character of a building.
• Where original storefronts remain, preserve and repair. Where covered with other
materials, remove and determine condition of original materials.
• Storefronts requiring new materials could consider a wide variety of replacement systems.
Building Codes require non-combustible materials (steel, aluminum, etc.), but wood
systems may be acceptable provided other means of fire protection are installed. Wood
systems should be painted, rather than stained or treated naturally.
• New window and door openings should maintain a similar horizontal and vertical
relationship as the originals. Traditionally, windows were two-over-two or one-over-one.
Large panes of glass, as used in contemporary storefronts, should be avoided.
• Glazed portions of windows were important elements to the building and should not be
altered, painted over or eliminated.
• Clear glass is traditional and should be used instead of tinted glass. Additionally, signs
cannot be painted on tinted glass without the possibility of breakage due to the effect of
sunlight.
• Re-use original hardware whenever possible. If possible, new hardware should be in
keeping with original designs.
• On sidewalls, avoid walling-in openings with masonry, if possible. Rather, maintain the
opening and replace the glazing if necessary with appropriate hard surface materials.
Findings: The proposal reopens two bricked-up building bays at the street corner that
were probably storefronts historically. This action in itself improves the character of the
building and the historic districts by restoring part of an important historic street-level
pattern. The new storefront system includes a plaster and wood bulkhead, a traditional
display window and transom pattern, and full bay installation, all of which are in the
spirit of historic storefronts. Several of the display window panels are designed to slide
open and are therefore offset from their neighbors. This slight variation is acceptable in
the context of restoration of openings because it makes them subtly distinguishable as
non-historic fabric. This guideline is therefore met.
J. Signs. Exterior building signage should be visually compatible with the traditional
architectural character of the historic buildings in the District. A variety in signage is
encouraged, incorporating excellence in graphic design and lettering, careful color coordination
with the building, good mounting, readability, and materials, all of which are compatible with
and sensitive to the character of the building. Lighting may also be permissible which is
creative without being overwhelming. Sign design should be done in an “identification” sense
rather than an “advertising” sense. All types of exterior signs are reviewed.
Signs are controlled by three ordinances. One is the Signboard Control Zone (S Zone) which
includes the area at the Morrison and Burnside Bridgeheads and along Front Avenue; another
is the newly adopted ordinance which regulates signs in C1 Zones (downtown); and finally, the
Landmarks Ordinance provides for sing review. Projects should address all ordinances in
addition to District compatibility.
C1-2. Integrate Signs and Awnings. Integrate signs and awnings to be complementary and
respectful of a building’s architecture. This guideline may be accomplished by:
a. Placing signs and awnings to fit with and respect a building’s architecture;
b. Avoiding large, excessively illuminated or freestanding signs that contribute to visual
clutter; or
c. Integrating with a building’s design, an exterior sign program/system for flexible
sidewalk level space that accommodates changing tenants.
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Findings for J and C1-2: There are four sign types discussed in the proposal, identifying
three tenants. One sign will remain the same and is therefore not subject to review; one
will receive only a copy change and is therefore exempt; and the third and fourth, which
are new, are discussed in the following paragraphs.
Two similar, new signs, 3 '- 9.5" wide, 2 '- 8" tall, and 5" thick, will be installed under the
new corner canopy on the NW Davis Street and NW 3rd Avenue frontages, to identify the
newly created tenant space. They will be internally illuminated, lantern-like, metal
structures with three image types: cut-out openings, a translucent red acrylic field, and
push through translucent white acrylic letters. These elements combine to make
unusual, bright, and attractive signs in character with the traditional lighted signs of the
New Chinatown/Japantown Historic District. Their small size and sheltered installation
keep them appropriate to both historic districts.
The final sign type is cut-out metal letters, 1' – 4" tall and 1" thick, mounted on top of the
canopy at the corner, and in two sections, 6' – 0" long, and 4' – 7" long. They will be
externally backlit from below by LED lighting strips mounted out of sight on top of the
canopy. Like the other new signs, these are in keeping with the two historic districts
because of their traditional placement, modest size, visual interest, and interesting,
atypical illumination pattern. These guideline are therefore met.
K. Lighting. Historically, lighting within the District was provided by lighting in the public
right-of-way with the use of gas lamps, electrical lights, etc. First floor storefront lighting
should be consistent with the overall character of the building and the District.
B6-1. Provide Outdoor Lighting at a Human Scale. Provide outdoor lighting at a human
scale to encourage evening pedestrian activity.
Findings for K and B6-1: The four existing building lighting fixtures, four substantial
downlights mounted at the top of the parapet are larger in scale and placed higher on the
building than is typical for single story structures in the historic districts. They will be
removed. The proposed new fixtures will be smaller and will cast focused light down
columns as opposed to the current area lighting approach. The four new fixtures will also
be well-integrated with the architecture of the building and the new changes, by virtue of
their modest size, limited number, human scale, logical placement at the head height of
openings on engaged columns, and lantern-like design, which mimics the proposed
illuminated signs. These guideline is therefore met.
L. Awnings/Canopies. Alterations and/or additions to historic buildings within the District
should consider the use of awnings and/or canopies. These should be consistent with the
function of the building and the relationship of the awning to adjacent buildings and to the
District.
B6. Develop Weather Protection. Develop integrated weather protection systems at the
sidewalk-level of buildings to mitigate the effects of rain, wind, glare, shadow, reflection, and
sunlight on the pedestrian environment.
C1-2. Integrate Signs and Awnings. Integrate signs and awnings to be complementary and
respectful of a building’s architecture. This guideline may be accomplished by:
a. Placing signs and awnings to fit with and respect a building’s architecture;
b. Avoiding large, excessively illuminated or freestanding signs that contribute to visual
clutter; or
c. Integrating with a building’s design, an exterior sign program/system for flexible
sidewalk level space that accommodates changing tenants.
Findings L, B6, and C1-2: The proposed canopy will reinforce the opening up of two
currently enclosed corner building bays. The pattern of a corner opening sheltered by a
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canopy is a traditional in both the Skidmore/Old Town and New Chinatown/Japantown
historic districts. The canopy design is straightforward and unadorned, characteristics
which suit it well to simple building. This guideline is therefore met.
River District Design Guidelines and Central City Fundamental Design Guidelines
The River District is planned to become a place that is remarkable within the region. The area
is intended to grow rich with special and diverse qualities that are, or will become characteristic
of Portland. Further, the River District will accommodate a significant portion of the region’s
population growth. The plan calls for the creation of a new community of dense neighborhoods,
housing a resident population of over 15,000 people, and providing jobs, services, and
recreation to this population and others. This area is intended to emphasize the joy of the river,
connections to it, and create a sense of community. The goals frame the urban design direction
for Central City and River District development.
The Central City Fundamental Design Guidelines and the River District Design Guidelines
focus on four general categories. (A) Portland Personality, addresses design issues and
elements that reinforce and enhance Portland’s character. (B) Pedestrian Emphasis, addresses
design issues and elements that contribute to a successful pedestrian environment. (C) Project
Design, addresses specific building characteristics and their relationships to the public
environment. (D) Special Areas, provides design guidelines for the four special areas of the
Central City.
A6. Reuse/Rehabilitate/Restore Buildings. Where practical, reuse, rehabilitate, and restore
buildings and/or building elements.
A5-1-5. Reinforce the Identity of the Skidmore/Old Town Historic District. Use the
Skidmore/Old Town Historic District Design Guidelines for projects located within the Historic
District to reinforce the identity of the district. Copies of these guidelines are available at the
Bureau of Planning and Sustainability.
A5-1-6. Reinforce the Identity of Chinatown. This guideline may be accomplished by:
a.
Emphasizing the Asian ambiance of Chinatown with visual and cultural design
features that relate to, and are appropriate to, the District’s ethnic history and
character; or
b.
Using ornate signs that enhance the ethnic character of the District. Lighted
signs may be approved which exceed maximum area, number, projection, height and
lighting regulations, or which flash or include exposed incandescent lamps, provided
they constructively add to festive atmosphere of the District. Traditional sign lighting
methods, such as incandescent lamps and neon tubing are preferred. If internal
lighting is used, letter forms should be illuminated brighter than the sign background.
The background should use a predominance of deep-toned color; Signs that are not
lighted, and which conform with regulations governing projection but exceed
maximum number, area, and height regulations, may be approved. Signs made of
impermanent materials which can be moved by the wind, such as banners, flags, and
ornaments, may be permitted if found to be consistent with Chinatown’s character.
Findings for A6, A5-1-5, and A5-1-6: The building is a non-contributing resource within
both the New Chinatown/Japantown and Skidmore/Old Town historic districts, and by
adapting it sympathetically, the proposal improves the overall experience of the district.
The proposed signage and lighting, incorporating Chinese characters and featuring
special illumination effects, is especially appropriate to Chinatown. These guidelines are
therefore met.

DEVELOPMENT STANDARDS
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Unless specifically required in the approval criteria listed above, this proposal does not have to
meet the development standards in order to be approved during this review process. The plans
submitted for a building or zoning permit must demonstrate that all development standards of
Title 33 can be met, or have received an Adjustment or Modification via a land use review prior
to the approval of a building or zoning permit.

CONCLUSIONS
This proposal, the opening and enhancement of a long enclosed corner, is a treatment which
stands to strengthen the perceived character of the both historic districts where the site is
located. The storefronts, canopy, signage, and lighting will all help to enliven a corner which
currently detracts from its surroundings. This is especially important at the intersection of NW
Davis Street and 3rd Avenue, because NW Davis is a designated "celebration street".
The purpose of the Historic Design Review process is to ensure that additions, new
construction, and exterior alterations to historic resources do not compromise their ability to
convey historic significance. This proposal meets the applicable Historic Design Review
guidelines and therefore warrants approval.

ADMINISTRATIVE DECISION
Approval of new storefront area, a new canopy, two new signs, each 10 square feet in face area,
and new building lighting, on a non-contributing resource in the New Chinatown/Japantown
and Skidmore/Old Town historic districts;
Approval per Exhibits C-1 through C-12, signed and dated December 14, 2010, subject to the
following condition:
A. As part of the building permit application submittal, each of the 4 required site plans and
any additional drawings must reflect the information and design approved by this land use
review as indicated in Exhibits C-1 through C-12. The sheets on which this information
appears must be labeled, "Proposal and design as approved in Case File # LU 10-188872
HDZ. No field changes allowed.”
Staff Planner: Dave Skilton
Decision rendered by: ____________________________________________ on December 14, 2010.
By authority of the Director of the Bureau of Development Services

Decision mailed: December 20, 2010
About this Decision. This land use decision is not a permit for development. Permits may be
required prior to any work. Contact the Development Services Center at 503-823-7310 for
information about permits.
Procedural Information. The application for this land use review was submitted on
November 2, 2010, and was determined to be complete on November 12, 2010.
Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed under
the regulations in effect at the time the application was submitted, provided that the
application is complete at the time of submittal, or complete within 180 days. Therefore this
application was reviewed against the Zoning Code in effect on November 2, 2010.
ORS 227.178 states the City must issue a final decision on Land Use Review applications
within 120-days of the application being deemed complete. The 120-day review period may be
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waived or extended at the request of the applicant. In this case, the applicant did not waive or
extend the120-day review period.
Some of the information contained in this report was provided by the applicant.
As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is on the
applicant to show that the approval criteria are met. The Bureau of Development Services has
independently reviewed the information submitted by the applicant and has included this
information only where the Bureau of Development Services has determined the information
satisfactorily demonstrates compliance with the applicable approval criteria. This report is the
decision of the Bureau of Development Services with input from other City and public agencies.
Conditions of Approval. If approved, this project may be subject to a number of specific
conditions, listed above. Compliance with the applicable conditions of approval must be
documented in all related permit applications. Plans and drawings submitted during the
permitting process must illustrate how applicable conditions of approval are met. Any project
elements that are specifically required by conditions of approval must be shown on the plans,
and labeled as such.
These conditions of approval run with the land, unless modified by future land use reviews.
As used in the conditions, the term “applicant” includes the applicant for this land use review,
any person undertaking development pursuant to this land use review, the proprietor of the
use or development approved by this land use review, and the current owner and future
owners of the property subject to this land use review.
Appealing this decision. This decision may be appealed to the Historic Landmarks
Commission, which will hold a public hearing. Appeals must be filed by 4:30 PM on January
3, 2011 at 1900 SW Fourth Ave. Appeals can be filed Tuesday through Friday on the first floor
of the Development Services Center until 3 p.m. After 3 p.m. and Mondays, appeals must be
submitted to the receptionist at the front desk on the fifth floor. An appeal fee of $250 will be
charged. The appeal fee will be refunded if the appellant prevails. There is no fee for ONI
recognized organizations appealing a land use decision for property within the organization’s
boundaries. The vote to appeal must be in accordance with the organization’s bylaws. Lowincome individuals appealing a decision for their personal residence that they own in whole or
in part may qualify for an appeal fee waiver. In addition, an appeal fee may be waived for a low
income individual if the individual resides within the required notification area for the review,
and the individual has resided at that address for at least 60 days. Assistance in filing the
appeal and information on fee waivers is available from BDS in the Development Services
Center. Fee waivers for low-income individuals must be approved prior to filing the appeal;
please allow 3 working days for fee waiver approval. Please see the appeal form for additional
information.
The file and all evidence on this case are available for your review by appointment only. Please
call the Request Line at our office, 1900 SW Fourth Avenue, Suite 5000, phone 503-823-7617,
to schedule an appointment. I can provide some information over the phone. Copies of all
information in the file can be obtained for a fee equal to the cost of services. Additional
information about the City of Portland, city bureaus, and a digital copy of the Portland Zoning
Code is available on the internet at www.portlandonline.com.
Attending the hearing. If this decision is appealed, a hearing will be scheduled, and you will
be notified of the date and time of the hearing. The decision of the Historic Landmarks
Commission is final; any further appeal must be made to the Oregon Land Use Board of
Appeals (LUBA) within 21 days of the date of mailing the decision, pursuant to ORS 197.620
and 197.830. Contact LUBA at 550 Capitol St. NE, Suite 235, Salem, Oregon 97301, or phone
1-503-373-1265 for further information.
Failure to raise an issue by the close of the record at or following the final hearing on this case,
in person or by letter, may preclude an appeal to the Land Use Board of Appeals (LUBA) on that
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issue. Also, if you do not raise an issue with enough specificity to give the Historic Landmarks
Commission an opportunity to respond to it, that also may preclude an appeal to LUBA on that
issue.
Recording the final decision.
If this Land Use Review is approved the final decision must be recorded with the Multnomah
County Recorder. A few days prior to the last day to appeal, the City will mail instructions to
the applicant for recording the documents associated with their final land use decision.
• Unless appealed, The final decision may be recorded on or after January 4, 2011.
• A building or zoning permit will be issued only after the final decision is recorded.
The applicant, builder, or a representative may record the final decision as follows:
•

By Mail: Send the two recording sheets (sent in separate mailing) and the final Land Use
Review decision with a check made payable to the Multnomah County Recorder to:
Multnomah County Recorder, P.O. Box 5007, Portland OR 97208. The recording fee is
identified on the recording sheet. Please include a self-addressed, stamped envelope.

•

In Person: Bring the two recording sheets (sent in separate mailing) and the final Land Use
Review decision with a check made payable to the Multnomah County Recorder to the
County Recorder’s office located at 501 SE Hawthorne Boulevard, #158, Portland OR
97214. The recording fee is identified on the recording sheet.

For further information on recording, please call the County Recorder at 503-988-3034
For further information on your recording documents please call the Bureau of Development
Services Land Use Services Division at 503-823-0625.
Expiration of this approval. An approval expires three years from the date the final decision
is rendered unless a building permit has been issued, or the approved activity has begun.
Where a site has received approval for multiple developments, and a building permit is not
issued for all of the approved development within three years of the date of the final decision, a
new land use review will be required before a permit will be issued for the remaining
development, subject to the Zoning Code in effect at that time.
Zone Change and Comprehensive Plan Map Amendment approvals do not expire.
Applying for your permits. A building permit, occupancy permit, or development permit may
be required before carrying out an approved project. At the time they apply for a permit,
permittees must demonstrate compliance with:
•
•
•
•

All conditions imposed herein;
All applicable development standards, unless specifically exempted as part of this land use
review;
All requirements of the building code; and
All provisions of the Municipal Code of the City of Portland, and all other applicable
ordinances, provisions and regulations of the City.
EXHIBITS
NOT ATTACHED UNLESS INDICATED

A. Applicant’s Statement
B. Zoning Map (attached)
C. Plans/Drawings:
1. Site Plan (attached)
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F.
G.
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2. East and North Existing Elevations (attached)
3. East and North Elevations (attached)
4. Corner Perspective
5. Canopy Signage Perspective
6. Existing Building Corner Photograph
7. Proposal Photosimulation at Corner
8. Storefront and Canopy Vertical Section
9. Storefront Corner Horizontal Section
10. Illuminated Signage Perspectives
11. Illuminated Signage Details (attached)
12. Proposed Light Fixture Information
Notification information:
1. Mailing list
2. Mailed notice
Agency Responses:
1. Bureau of Environmental Services
2. Bureau of Transportation Engineering and Development Review
3. Water Bureau
4. Fire Bureau
5. Site Development Review Section of BDS
6. Bureau of Parks, Forestry Division
Correspondence: none
Other:
1. Original LU Application
2. Site History Research

The Bureau of Development Services is committed to providing equal access to
information and hearings. Please notify us no less than five business days prior
to the event if you need special accommodations. Call 503-823-7300 (TTY 503823-6868).

