Date:

April 6, 2015

To:

Interested Person

From:

Benjamin Nielsen, Land Use Services
503-823-7812 / Benjamin.Nielsen@portlandoregon.gov

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
mailed copy of this document is only a summary of the decision. The reasons for the decision,
including the written response to the approval criteria and to public comments received on this
application, are included in the version located on the BDS website
http://www.portlandonline.com/bds/index.cfm?c=46429. Click on the District Coalition then
scroll to the relevant Neighborhood, and case number. If you disagree with the decision, you
can appeal. Information on how to do so is included at the end of this decision.

CASE FILE NUMBER: LU 14-249044 HR—OVERLAND
WAREHOUSE CO. BUILDING EXTERIOR ALTERATIONS
GENERAL INFORMATION
Applicant/
Representative:

Sarah Lavoie | Emerick Archtiects
208 SW 1st Ave, Ste. 320 | Portland, OR 97204

Applicant/Owner:

Tom Willey | Willsing LLC
13886 RD 20 | Madera, CA 93637

Site Address:

205-219 NW 4TH AVE

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

Couch’s Addition, Block 34, Lot 1 & 4
R180202660
1N1E34CA 05600
3029
Old Town-China Town, contact Paul Verhoeven at 503-222-6072 ext
12.
Old Town Chinatown Business Association, contact Dorian Yee at 503224-7006.
Neighbors West/Northwest, contact Mark Sieber at 503-823-4212.
Central City - River District
New Chinatown/Japantown Historic District
CXd – Central Commercial with Design Overlay
HR – Historic Resource Review
Type II, an administrative decision with appeal to the Landmarks
Commission.

Business District:
District Coalition:
Plan District:
Other Designations:
Zoning:
Case Type:
Procedure:

Proposal:
The applicant seeks Historic Resources Review approval for exterior alterations to the existing
south, east, and north facades of the Overland Warehouse Co Building. The building occupies a
full quarter block and is a primary contributing structure in the New Chinatown/Japantown
Historic District. The Overland Warehouse Co. Building is a three story unreinforced masonry
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building, constructed c.1892, and was originally used as a warehouse building. Around 1910,
the building was leased exclusively to Chinese occupants at which time it was converted to
retail storefronts on the ground floor and tenement housing on the upper floors.
Currently, the building is in a general state of disrepair. The ground floor most recently had
three retail tenants whose storefronts face NW 4th Avenue. Only the southern-most tenant
space, which occupies two retail bays, retains its existing relation to the street. All have been
extensively modified. Stucco covers the brick on the ground floor portion of the south façade
and the entire east façade. The upper floors of the east façade are essentially divided into two
bays, each with a triangular parapet projecting above the primary parapet datum. Below are
double-hung wood sash windows in either single four-over-one or paired four-over-one
configuration, many of which are boarded up. Each bay also has a façade-mounted fire escape.
The south façade is broken up into fourteen bays, divided by brick pilasters. Four-over-one
double-hung wood sash windows were previously located on the upper floors in the recesses,
though all are now boarded up.
Proposed alterations to the Overland Warehouse Co. Building include the replacement of
existing windows with aluminum clad wood windows on the south and east facades and the
addition of new windows to the north façade. The storefronts along NW 4th Avenue are proposed
to be replaced with new aluminum clad wood windows. Two additional new storefronts are
proposed on NW Davis Street, also utilizing aluminum clad wood windows. Above the
storefronts facing NW 4th Avenue, a continuous sign band runs between two piers at the
corners of the building. Additional sign bands lie above the two storefronts facing NW Davis
Street. New flat steel canopies are proposed at the storefront entries along both facades.
Two of the long recesses between the pilasters lining the south façade, which currently have no
windows, are proposed as a location for a potential art installation. Stucco siding on the east
façade will be rehabilitated and added back to the south façade. A new painted metal cornice is
proposed to wrap around the east and south facades of the building between the third floor
windows and the parapet. The existing brick wall of the north façade will be cleaned and tuck
pointed, as required. The brick parapet at the north façade will also be raised to match the
parapet at the east façade.
Finally, three new painted lettering signs (25 square feet each) are proposed to be located in the
new sign band facing NW 4th Avenue. Two other painted lettering signs (27 square feet and 37
square feet) are proposed at the sign bands facing NW Davis Street. These signs are proposed to
be down-lit. Two additional framed building marquee signs, with solid, pin-mounted letters, are
proposed at the triangular parapets facing 4th Avenue. These would be up-lit above the cornice
with an LED strip.
Since this proposal includes exterior alterations in the New Chinatown/Japantown Historic
District, historic resource review is required.
Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33. The
relevant criteria are:


33.846 Historic Resource Review




Central City Fundamental Design
Guidelines
River District Design Guidelines

ANALYSIS
Site and Vicinity: The subject property is located at the northwest corner of the intersection
of NW 4th Avenue [Traffic Access Street, Major Emergency Response Street, Local Service
Bikeway] and NW Davis Street [Minor Emergency Response Street, Local Service Bikeway] in the
New Chinatown / Japantown Historic District. A three story brick building known as the
Overland Warehouse occupies the full quarter block site and was originally constructed c.1892.
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It is now a primary contributing building within the district. Though the building was originally
designed and used as a warehouse for the Overland Company, by the early 1910s and through
World War II, the period of historic significance, the building housed numerous Chinese
businesses, shops, and restaurants on the ground floor—including the noodle-manufacturing
Sun Meen Company, the Far East Trading Company, and the Bamboo Inn—and contained
residences on the upper two floors.
The Overland Warehouse shares its block with a vacant property, occupied by a parking lot, to
the north, the two story, contributing Zellerbach Warehouse to west, and the contributing
Mason-Ehrman building to the northwest. Across NW Davis Street lies a full-block parking lot.
One-story buildings retail buildings occupied by Chinese restaurants lie across NW 4th Avenue.
A two-story, noncontributing and mostly-unoccupied brick-faced building with hexagonal
windows and a projecting mansard roof lies across the intersection of NW 4th & Davis to the
southeast.
The site is located within the North of Burnside Pedestrian District.
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 “d” overlay promotes the conservation and enhancement of areas of the City with special
historic, architectural or cultural value. New development and exterior modifications to existing
development are subject to design review. 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. In addition,
design review ensures that certain types of infill development will be compatible with the
neighborhood and enhance the area.
The Historic Resource Protection overlay is comprised of Historic and Conservation Districts, as
well as Historic and Conservation Landmarks and 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.
The Central City Plan District implements the Central City Plan and other plans applicable to
the Central City area. These other plans include the Downtown Plan, the River District Plan,
the University District Plan, and the Central City Transportation management Plan. The
Central City plan district implements portions of these plans by adding code provisions which
address special circumstances existing in the Central City area. The site is within the River
District Subdistrict of this plan district.
Land Use History: City records indicate no recent prior land use reviews.
Agency Review: A “Notice of Proposal in Your Neighborhood” was mailed February 3, 2015.
The Bureau of Development Services – Life Safety Division responded with the general life
safety comments: Please see Exhibit E-1 for additional details.
Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on February 3,
2015. One written response has been received from either the Neighborhood Association or
notified property owners in response to the proposal.
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1. Patrick Gormaker & Paul Verhoeven, Co-chairs of the Old Town Chinatown Land
Use Committee, February 24, 2015, via email and attachment. Both Mr. Gormaker
and Mr. Verhoeven wrote on behalf of their committee to express “strong support for
the renovation of the Overland Warehouse” building and stress that the building is a
“key element” in the district that “should be preserved and put back into adaptive
reuse.”
Staff responded by forwarding the letter of support to the applicant.

ZONING CODE APPROVAL CRITERIA
Chapter 33.846.060 - Historic Resource Review
Purpose of Historic Resource Review
Historic Resource Review ensures the conservation and enhancement of the special
characteristics of historic resources.
Historic Resource Review Approval Criteria
Requests for Historic Resource 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 within the New Chinatown/Japantown Historic District
and the proposal is for a non-exempt treatment. Therefore Historic Resource Review
approval is required. The approval criteria are the River District Design Guidelines and
the Central City Fundamental Design Guidelines.
Staff has considered all guidelines and addressed only those applicable to this proposal. The
Central City Fundamental Design Guidelines and the River District Design Guidelines are
considered concurrently.
Central City Fundamental Design Guidelines
River District Design Guidelines
Copies of these guidelines are available at the Bureau of Planning and Sustainability.
A1. Integrate the River. Orient architectural and landscape elements including, but not
limited to lobbies, entries, balconies, terraces, and outdoor areas to the Willamette River and
greenway. Develop access ways for pedestrians that provide connections to the Willamette River
and Greenway.
A1-1. Link the River to the Community. Link the Willamette River to the Community
reinforcing the river’s significance.
A2. Emphasize Portland Themes. When provided, integrate Portland-related themes with the
development’s overall design concept.
A3-1. Provide Convenient Pedestrian Linkages. Provide convenient linkages throughout the
River district that facilitate movement for pedestrians to and from the river, and to and from
adjacent neighborhoods.
A5. Enhance, Embellish, and Identify Areas. Enhance an area by reflecting the local
character within the right-of-way. Embellish an area by integrating elements in new
development that build on the area’s character. Identify an area’s special features or qualities
by integrating them into new development.
A5-1. Reinforce Distinct Areas. Enhance the qualities that make each area distinctive within
the River District, using the following “Area Design Guidelines” (A5-1-1 – A5-1-8).
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A5-1-3. 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.
A5-4. Incorporate Works of Art. Incorporate works of art or other special design features that
increase the public enjoyment of the District.
Findings for A1, A1-1, A2, A3-1, A5, A5-1, A5-1-3, & A5-4: The Overland Warehouse
lies the intersection of NW Davis Street, one of two important east-west pedestrian
connections between the Pearl District and the Willamette River, and NW 4th Avenue. The
renovation of the existing storefronts facing NW 4th Avenue, with a much greater level of
transparency and order than the existing, decaying storefronts, and the addition of two
new storefronts facing NW Davis Street will help to strengthen the pedestrian realm at
this important intersection. The new storefronts facing NW Davis, in particular, will help
to break up the 100-foot long blank wall which currently faces the street. They will
replace three of the vertical “bays”—which are created by the brick pilaster and recess
pattern on this elevation—at the southeast corner with three bays of aluminum clad wood
storefront windows and a recessed entry. Another four bays will be replaced at the ground
floor further west with additional aluminum clad wood storefront windows and a pair of
doors recessed behind the primary plane of the façade.
Between these two new storefronts, the four existing vertical bays of recessed brick will
remain, two of which currently have no windows. Stucco will cover the existing brick here,
and older decaying stucco will be removed. The stucco will extend to an existing stone
masonry base. The two vertical bays with no windows may potentially become an
installation area for public art provided through the Regional Arts & Culture Commission
and could incorporate historic themes from the neighborhood. This would not only further
improve the pedestrian environment at this important intersection, but it would also have
the potential increase the artistic character of the street by adding another piece of work
to the existing illuminated glass pitcher plant art installation which runs from the North
Park Blocks through Chinatown and towards the river along NW Davis and the sculptures
at either end of the Davis Street “festival street” between NW 4th and NW 3rd Avenues.
Therefore, these guidelines are met.
A4. Use Unifying Elements. Integrate unifying elements and/or develop new features that
help unify and connect individual buildings and different areas.
Findings: The existing streetscape along NW 4th Avenue, which is unique to the New
Chinatown / Japantown Historic District, will remain in place. A new sidewalk will be
installed along the NW Davis Street frontage but will still retain the existing street lamps
and will replace the missing street trees in their original locations.
Therefore, this guideline is met.
A6. Reuse/Rehabilitate/Restore Buildings. Where practical, reuse, rehabilitate, and restore
buildings and/or building elements.
Findings: The proposal to reuse the existing three story brick building will restore the
exterior facades closer to their original historic condition and rehabilitate the existing
ground floor retail space while converting the upper stories from former tenements to new
creative office space.
The exterior rehabilitation of the Overland Warehouse will include:

Repairs to the existing stucco façade on the second and third floors of the east
elevation;

The replacement of severely damaged or missing double-hung four-over-one wood
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windows and trim on the east and south elevations with identically-patterned
four-over-one double hung aluminum clad wood windows and trim;
The removal of non-original steel fire-escape systems on the east façade;
The restoration of the full stucco façade on the south elevation, including
maintaining the existing corbelling detail at the top of the recessed bays;
Complete storefront restoration to a more historic state on the east elevation—
using aluminum clad wood storefront windows and transoms with divided lite
patterning, a wooden sign band above with small simple light fixtures extending
out from above to provide down-lighting, and new flat steel-frame canopies with fir
soffits over the building entries;
The restoration of the cornice on the south and east elevations with a metal- or
wood-framed cornice with a painted 22 gauge metal profile wrap; and,
Cleaning and tuck pointing the exposed brick on the north and west elevations.

As part of the adaptive reuse of this existing building, two additional storefronts, similar
in design and identical in materials, will be added to portions of the south elevation. Two
framed building marquee signs will be added to the two triangular stepped parapets on
the east elevation and will utilize solid bronze, pin-mounted letters. The parapet at the
north façade will be raised to align with the parapet on the east façade. This parapet,
rather than being new brick, which would contrast too much with the old, existing brick
below, will be framed with steel studs and covered with a standing seam steel cap
flashing. Twelve new aluminum clad wood, double-hung, four-over-one windows will be
added to the north façade if an easement with the adjacent property owner can be
secured.
The Overland Warehouse’s prominence in the heart of the New Chinatown / Japantown
Historic District at the intersection of NW 4th Avenue and NW Davis Street sets the
building up to serve as a symbol for the district as a whole. Indeed, its long-lasting state
of disrepair reflects the state of Chinatown as a whole, and its revitalization could
portend, or at least symbolize, broader changes occurring within the district and the
adjacent Skidmore Fountain / Old Town Historic District to the east.
Therefore, this guideline is met.
A7. Establish and Maintain a Sense of Urban Enclosure. Define public rights-of-way by
creating and maintaining a sense of urban enclosure.
A8. Contribute to a Vibrant Streetscape. Integrate building setbacks with adjacent sidewalks
to increase the space for potential public use. Develop visual and physical connections into
buildings’ active interior spaces from adjacent sidewalks. Use architectural elements such as
atriums, grand entries and large ground-level windows to reveal important interior spaces and
activities.
B1. Reinforce and Enhance the Pedestrian System. Maintain a convenient access route for
pedestrian travel where a public right-of-way exists or has existed. Develop and define the
different zones of a sidewalk: building frontage zone, street furniture zone, movement zone, and
the curb. Develop pedestrian access routes to supplement the public right-of-way system
through superblocks or other large blocks.
B1-1. Provide Human Scale to Buildings along Walkways. Provide human scale and interest
to buildings along sidewalks and walkways.
B4. Provide Stopping and Viewing Places. Provide safe, comfortable places where people can
stop, view, socialize and rest. Ensure that these places do not conflict with other sidewalk uses.
C1. Enhance View Opportunities. Orient windows, entrances, balconies and other building
elements to surrounding points of interest and activity. Size and place new buildings to protect
existing views and view corridors. Develop building façades that create visual connections to
adjacent public spaces.
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C8. Differentiate the Sidewalk-Level of Buildings. Differentiate the sidewalk-level of the
building from the middle and top by using elements including, but not limited to, different
exterior materials, awnings, signs, and large windows.
Findings for A7, A8, B1, B1-1, B4, C1, & C8: The renovated storefront windows and
doors along the east elevation on NW 4th Avenue will replace the existing storefronts, two
of which have almost no fenestration at all. The other two existing storefronts have
glazing which is perpetually covered and have a combined recessed entry with doors that
do not face the street. A column at the sidewalk edge in the middle of the recessed entry
only adds to the sense that these storefronts are completely closed off from pedestrian
activity, currently.
The new storefront system will extend fenestration north and establish a tripartite
language within the storefront system that will encompass the entire ground floor on the
east elevation. The storefront system will be articulated with plastered parge coated stem
walls with recessed “panels” below each storefront window. Aluminum clad wood frames,
trim, and muntins will divide the storefront into bays and further into four lites per
window, except at the recessed lobby entry where the glazing will be continuous. An
aluminum clad wood trim band will separate the storefront windows from aluminum clad
wood framed transom windows above. Each transom will align with one storefront window
below, and each transom will be further divided into lites which match the patterning on
the storefront window below as well, setting up a coherent rhythm of openings along the
length of the façade. The transom windows will be capped with a continuous painted
wood sign band cornice which ties all the individual elements together.
Two new storefront openings utilizing an identical system and detailing to that on the east
elevation will be cut into the ground floor of the south elevation as well. This will increase
the transparency of the ground floor and provide more opportunities for views into new
retail or restaurant spaces in the building from the sidewalk and the street. The new
storefronts will also help to activate what is currently a blank wall with possibilities for
activities to spill out onto the street. The recessed bays in the stucco covered brick wall
will be retained along the rest of the elevation. Aside from maintaining the historic design
of the structure, these bays provide a little extra visual interest for passing pedestrians
and establish a more humanized scale to the elevation.
The focus on adding additional transparency at the ground floor and utilizing detailing
which helps reinforce the historic character of the building, while at the same time
creating a more intimate scale of building elements at the ground level, will help provide
additional interest at the ground level and views into the building. Improved views will be
provided into storefronts and the new building lobby. The increased transparency and
storefront detailing will also help to clearly define the base of the building as distinct from
the upper stories, and the cornice and parapet above that, and establish its edge against
the sidewalk.
Therefore, these guidelines are met.
B2. Protect the Pedestrian. Protect the pedestrian environment from vehicular movement.
Develop integrated identification, sign, and sidewalk-oriented night-lighting systems that offer
safety, interest, and diversity to the pedestrian. Incorporate building equipment, mechanical
exhaust routing systems, and/or service areas in a manner that does not detract from the
pedestrian environment.
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.
B6-1. Provide Outdoor Lighting at a Human Scale. Provide outdoor lighting at a human
scale to encourage evening pedestrian activity.
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C10. Integrate Encroachments. Size and place encroachments in the public right-of-way to
visually and physically enhance the pedestrian environment. Locate permitted skybridges
toward the middle of the block, and where they will be physically unobtrusive. Design
skybridges to be visually level and transparent.
C13. Integrate Signs. Integrate signs and their associated structural components with the
building’s overall design concept. Size, place, design, and light signs to not dominate the
skyline. Signs should have only a minimal presence in the Portland skyline.
Findings for B2, B6, B6-1, & C13: The new storefronts will incorporate flat steel-frame
canopies, extending 3 feet over the sidewalk, with clear vertical grain fir tongue-andgroove soffits at each primary building entry. They will be placed at a height to align with
the trim band between the storefront windows and transom windows, which is also at the
top of each pair of doors. The entry doors will be recessed behind the main plane of the
building elevation, and the tongue-and-groove fir soffits will continue through this recess
and visually tie the two pieces together. Recessed can downlights will be provided in this
portion of the soffit.
At the top of the storefront system, an integrated wood cornicepiece will serve as a sign
band for painted letter signage for each tenant. On the east elevation, each of the two
tenant entries and the lobby entry will have a 25 square foot space on which to place
signage. On the south elevation, the entire wood cornice sign band will allow room for
signage: the western storefront will have a 37 square foot space for painted letter signage,
and the eastern storefront will have a 27 square foot space for painted letter signage.
Above each sign area and extending from the stucco wall, small, powdercoated aluminum,
straight-arm downlights will illuminate the painted letter signage and provide additional
ambient light on the sidewalk. There will be no signage on the steel-frame canopies.
Two 28 square foot building marquee sign frames will be integrated into the stucco façade
of the east elevation. Within each sign frame, solid bronze pin-mounted letters will be
used for the text. A wall-mounted linear LED fixture, no longer than 12’-6”, will illuminate
the signage from below. This fixture will be mounted just above the new painted metal
cornice at the top of the building and will not be visible from the street.
Therefore, these guidelines are met.
B7. Integrate Barrier-Free Design. Integrate access systems for all people with the building’s
overall design concept.
Findings: Most of the accessible features of this proposal will be located inside the
building, including a new elevator system. Ramps will be provided inside each groundlevel storefront, and the storefront entries will incorporate an apron with minimal slope to
adjust for variations in the adjoining sidewalk.
Therefore, this guideline is met.
C2. Promote Quality and Permanence in Development. Use design principles and building
materials that promote quality and permanence.
C3. Respect Architectural Integrity. Respect the original character of an existing building
when modifying its exterior. Develop vertical and horizontal additions that are compatible with
the existing building, to enhance the overall proposal’s architectural integrity.
C4. Complement the Context of Existing Buildings. Complement the context of existing
buildings by using and adding to the local design vocabulary.
C5. Design for Coherency. Integrate the different building and design elements including, but
not limited to, construction materials, roofs, entrances, as well as window, door, sign, and
lighting systems, to achieve a coherent composition.
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Findings for C2, C3, C4, & C5: The Overland Warehouse building is currently suffering
from a long-term lack of maintenance, and its exterior has significantly deteriorated. The
proposal calls for repairs to the existing stucco on the east façade and replacement of the
stucco on the south façade with three-coat integrated color stucco. On the south façade,
the stucco will be detailed with control joints at the windows to help the façade weather
better. The corbelling detail in the brick will also remain with the new stucco coating.
Though desirable, it may not be possible to install control joints to the east façade without
removing major portions of the existing stucco; however, the repairs to the existing stucco
and continued maintenance should help maintain the quality of this durable material.
The proposal calls for the removal of all discordant façade elements that have been added
to the building since the period of historic significance. This includes removing and
restoring all ground floor storefronts along NW 4th Avenue to a design closer to their
original state, including windows and transoms with divided lites and a wooden sign band
cornice with down-lighting above. Flat steel canopies will extend out over the sidewalk at
building entries and will be aligned with an aluminum clad wood trim band between the
storefront and transom windows. Other exterior changes include rebuilding pilasters
along NW Davis Street and extending them to street level where they have been removed.
New storefronts will also be added along NW Davis which match those along the NW 4th
Ave facade in design and materials and will help maintain the coherency of the ground
floor and the storefront character of the district.
On the upper portion of the building, the proposal will replace missing and deteriorated
windows with historically compatible, new double-hung wood sash windows which are
identical to the original window design. Existing concrete sills on the east elevation will
remain in place, though may be adjusted to slope away from the building. Existing brick
sills on the south elevation will also remain in place. The painted sheet metal cornice
proposed for the south and east facades also restores an architectural element which has
been missing for many years. The 22 gauge metal on wood or steel framing will be a
durable addition to the façade and will feature a profile that is compatible with the overall
building design. Existing scuppers and downspouts will be replaced with copper scuppers
and downspouts that extend through the new cornice to about 6 feet above grade. More
durable (and less desirable to steal) cast iron downspouts will continue to grade. The
central downspout will be removed, and drainage from the central roof valley will occur
internally. The scupper will be replaced with a copper overflow scupper. The two building
marquee signs will be integrated into the stucco façade and sit at the proper locations in
both halves of the triangular stepped parapet. While the marquee signs may not be
historic architectural details on this building, they are compatible with the district and
other buildings from the period.
On the roof, a missing flag pole will be reinstalled at the southeast corner of the building.
This is an element which, historic photographs show, was typical on buildings along NW
4th Avenue; two of the building’s three historic flag poles still remain at the east-center
edge and the northeast corner of the building. A new elevator penthouse will be installed
near the center of the roof area and over 18 feet west of the eastern parapet. A new stair
penthouse will be built at the western edge of the building. Both will be sided with painted
stucco, and neither will be visible from the sidewalks along NW 4th Avenue, NW Davis
Street, NW 5th Avenue, or NW Everett Street.
On the north elevation, new windows are proposed to be cut into the existing brick wall.
The windows will only be installed if an easement from the adjacent property owner can
be secured. They will be of the same design and detailing as those found on the east and
south elevations, and placed in a similar, simple window pattern that is cohesive with the
rest of the building. Above, the parapet will be extended approximately 3 feet to match the
height of the parapet at the east elevation. This parapet will be steel framed and covered
with standing seam steel coping to avoid trying to match the weathered, existing brick
below.
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At the west end of the south façade, a steel egress door be recessed into one vertical bay
between pilasters. The stucco façade will wrap around into the recess. In the adjacent
bay, a steel roll-up door will be installed between pilasters to provide access to the trash
room. The head heights of both will align with each other.
All told, the materials and detailing proposed will be high quality, long-lasting, and
historically compatible with the contributing building and the historic district. The new
storefronts and signage at the ground floor, the raised parapet and new windows at the
north elevation, the new cornice at the east and south elevations, and the building
marquee signs at the stepped triangular parapets integrate well with the design and
detailing of the existing building.
Therefore, these guidelines are met.
C6. Develop Transitions between Buildings and Public Spaces. Develop transitions between
private development and public open space. Use site design features such as movement zones,
landscape element, gathering places, and seating opportunities to develop transition areas
where private development directly abuts a dedicated public open space.
Findings: The proposal includes several new storefront entries along NW 4th Avenue and
NW Davis Street as well as a new lobby entry at the middle of the ground floor along NW
4th Avenue. All of the new entries are recessed 3 feet behind the primary face of both
elevations and behind the edge of the public sidewalk. Additionally at the lobby entry, the
storefront entries along NW 4th Avenue, and the western storefront entry along NW Davis
Street, a flat, steel frame canopy will extend an additional 3 feet over the sidewalk.
Therefore, this guideline is met.
C7. Design Corners that Build Active Intersections. Use design elements including, but not
limited to, varying building heights, changes in façade plane, large windows, awnings,
canopies, marquees, signs and pedestrian entrances to highlight building corners. Locate
flexible sidewalk-level retail opportunities at building corners. Locate stairs, elevators, and
other upper floor building access points toward the middle of the block.
Findings: The proposal will open up the ground floor of the building at the corner by
adding a new row of storefront windows along NW Davis Street which will allow views into
and through the ground floor storefront at the corner. The lobby entrance for the upper
floors will be located at the middle of the building on the east elevation, between the
southern storefront at the corner of NW 4th & Davis and the northern storefront.
Therefore, this guideline is met.
C9. Develop Flexible Sidewalk-Level Spaces. Develop flexible spaces at the sidewalk-level of
buildings to accommodate a variety of active uses.
Findings: The ground floor will have a retail space at the corner of NW 4th & Davis with
storefront entries on both elevations. This storefront will extend approximately half the
distance of each elevation. Another large L-shaped retail space will wrap around the back
of the building, with storefront entries at the west end of the south elevation and the
north end of the east elevation. This space could conceivably be easily divided into smaller
retail spaces.
The design and detailing of the ground floor storefront spaces also sets up a design kit of
parts which would allow for addition or removal of new storefront entries, as necessary.
Therefore, this guideline is met.
C11. Integrate Roofs and Use Rooftops. Integrate roof function, shape, surface materials,
and colors with the building’s overall design concept. Size and place rooftop mechanical
equipment, penthouses, other components, and related screening elements to enhance views of
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the Central City’s skyline, as well as views from other buildings or vantage points. Develop
rooftop terraces, gardens, and associated landscaped areas to be effective stormwater
management tools.
Findings: New mechanical units will be placed on the roof as part of this proposal. These
will include new rooftop units (RTUs) and air conditioning units as well as two new
mechanical shafts for possible kitchen venting. The RTUs and air conditioning units have
not yet been engineered, so the sizing of the units may fluctuate. The current proposal
shows the presumed maximum size for both. It is possible that the final design may
include smaller rooftop units, though with the smaller size, they may increase in number.
Because the roof has a double ridge form and the eastern elevation has a stepped
triangular parapet that is unique to the district and an historic detail, adding screening to
the roof around these new mechanical units would likely add additional clutter and could
impact the historic character of the building. Rather, the mechanical units as proposed
will be arranged in an organized pattern on the roof. The proposed air conditioning units
will be located along the central valley on the down-slope away from NW Davis Street. The
proposed RTUs will be located similarly on the down-sloping north side of each roof peak
to minimize visual impacts on the NW Davis Street elevation. All four RTUs will be placed
within a portion of the roof defined by the eastern and western edges of the large skylight
proposed for the southern face of the northern roof peak. The southern RTUs will align
roughly with the southeastern mechanical shaft. The western mechanical shaft will be
located away from the parapet and close to the proposed large skylight. All mechanical
units and associate shafts should be colored or painted to match the primary roofing
material.
Additional rooftop elements include the proposed elevator and stair penthouses (described
above), one large skylight located on the northern peak at the center of the roof. Five
additional skylights are proposed on the north-facing slope of the northern peaked roof;
these will be shielded from views below by the proposed parapet extension at the north
edge of the roof. Two flagpoles currently sit atop the eastern parapet at the northeast
corner and at the center of the parapet. An additional (and currently missing) flagpole will
be added to the southeastern corner of the parapet. Three small, adjustable spotlights are
proposed, one for each pole, to shine on the flags at night. The spotlight fixtures will be
mounted to the roof behind the parapets; they have a very small footprint and should be
barely visible on the roof from above during the daytime, and completely hidden by the
parapets when viewed from the street.
All proposed additions to the roof—including mechanical units, elevator penthouse, stair
penthouse, skylights, and light fixtures—though not including the proposed flag pole, will
not be visible from the eastern sidewalk on NW 4th Avenue, the southern sidewalk on NW
Davis Street. Additionally, as a condition of approval, neither the mechanical units, the
penthouses, the skylights, nor the roof-mounted light fixtures shall be visible from the
northern sidewalk on NW Everett Street or the western sidewalk on NW 5th Avenue.
With the condition of approval that the mechanical units and shafts and the elevator
penthouse shall be set back from the eastern, western, and northern parapets by at least 16
feet, and shall be set back from the southern parapet by at least 32 feet; and,
With the condition of approval that all mechanical units, including rooftop units, air conditioning
units, and mechanical shafts, shall be no taller than 6’-6” above the roof plane; and,
With the condition of approval that all mechanical units, including rooftop units, air
conditioning units, and mechanical shafts, shall be painted to match the roof, this guideline
can be met.
C12. Integrate Exterior Lighting. Integrate exterior lighting and its staging or structural
components with the building’s overall design concept. Use exterior lighting to highlight the
building’s architecture, being sensitive to its impacts on the skyline at night.
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Findings: There are four types of external lighting proposed: recessed can lights in the
soffits over the recessed storefront and lobby entries; a short series of adjustable downlighting fixtures on simple metal arms located above the storefront sign band cornicepiece
at each tenant sign; two linear LED fixtures located just above the building cornice—one
at each building marquee sign; and three small, articulated spotlights located on the roof
of the building—one aimed at each flagpole.
The recessed can lights will be a well-integrated component in the wood soffit recess of
the entries and will help illuminate the sidewalk. The adjustable down-lighting fixtures
will be installed only at the portions of the sign band which will have painted letter
signage. While the lighting is modern in design, it is minimal in character and small in
size and, aside from illuminating the tenant signage, will have little effect on the overall
design of the storefront. The linear LED fixtures will be hidden from view by the cornice
and will only be placed directly under the building marquee signs. The signs are small
and appropriately placed on the building parapet and will have little impact on the New
Chinatown/Japantown skyline. Similarly, the spotlights on the roof will have little impact
on the overall design of the building and also little impact on the district’s skyline at
night.
Though details for the electrical wiring and connection to the walls are not provided, all
electrical conduits and junction boxes will be hidden behind the exterior walls or within
the soffit ceiling. Light fixtures mounted to the stucco covered brick wall will be secured
through the grout lines of the brick, where possible.
D1. Park Blocks. Orient building entrances, lobbies, balconies, terraces, windows, and active
use areas to the Park Blocks. In the South Park Blocks, strengthen the area’s emphasis on
history, education, and the arts by integrating special building elements, such as water
features or public art. In the Midtown Park Blocks, strengthen the connection between the
North and South Park Blocks by using a related system of right-of-way elements, materials,
and patterns. In the North Park Blocks, strengthen the area’s role as a binding element
between New China/Japantown and the Pearl District.
D4. New China/Japantown Unique Sign District. Provide opportunities for the development
of suitably ornate signs, using motifs, symbols, bright colors, and celebrative forms that add to
the atmosphere and character of New China/Japantown. Size and place signs and their
structural support systems so that significant architectural or historical features of the
building are not concealed or disfigured. Ensure that all signs receive proper maintenance.
Findings for D1 & D4: While the proposal does not include any ornate or brightly colored
signage currently, it does dedicate two, three-story tall vertical bays on the south
elevation for possible installation of public art provided through the Regional Arts and
Culture Commission. This potential public art has the potential to add “symbols, bright
colors, and celebrative forms that add to the atmosphere and character” of the district.
Care should be taken to ensure that possible connections and attachments to the
building do not damage the historic brick located behind the stucco.
Further, the potential public art may add another link to the chain of public art which
begins with the festival street portion of NW Davis between NW 3rd & 4th Avenues, and
continues at the corner of NW 5th Avenue with a series of illuminated pitcher plant light
sculptures which extends west along NW Davis and into the North Park Blocks,
connecting the two districts together.
Therefore, these guidelines are met.

DEVELOPMENT STANDARDS
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
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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
The proposed renovation and exterior alterations to the Overland Warehouse Building, a
contributing structure in the New Chinatown/Japantown Historic District, will restore historic
architecture details and enliven a critical intersection in the district. The renovation of existing
storefronts along NW 4th Avenue, the addition of new storefronts along NW Davis, the
restoration of the stucco façade, and the replacement of missing and severely damaged
windows on the upper stories are among the most important components of the proposed
renovation and meet the Central City Fundamental Design Guidelines and the River District
Design Guidelines.
The purpose of the Historic Resource 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 Resource Review
criteria and therefore warrants approval.

ADMINISTRATIVE DECISION
Approval of proposed exterior alterations, including:
 Restoration of the existing stucco façade on the east elevation and the missing stucco
façade on the south elevation;
 Replacement of the existing storefronts on the east elevation with a new, aluminum-clad
wood storefront window and door system and including divided lite windows and
transoms and including a wooden cornicepiece sign band at the top;
 The addition of two new storefront entries on the south elevation and utilizing the same
detailing as the storefronts on the east elevation;
 New painted lettering signage to be placed on the wooden cornicepiece sign band atop
the new storefronts and illuminated from above with simple, articulating-arm downlighting. Signs on the east elevation will be approximately 25 square feet each in size
and placed in three locations; signs on the south elevation will be 27 square feet and 37
square feet in size and placed in two locations;
 The replacement of all missing and damaged windows on the upper stories with fourover-one aluminum clad wood sash, double-hung windows;
 A new, wood- or steel-framed metal cornice;
 Two new building marquee signs, one below each stepped triangular parapet; each will
be approximately 28 square feet in size and consist of a frame within the stucco façade
within which will be placed pin-mounted bronze letters; and each illuminated from
below with an LED strip light;
 A new steel egress door and steel roll-up door at the west end of the south elevation;
 A steel-framed parapet extension on the north elevation, with its height at the top
aligned with the top of the parapet on the east elevation and sided with standing-seam
steel coping;
 A replacement flag pole at the southeast corner of the parapet and new small, roofmounted, articulated spotlighting behind the parapet at each flag pole;
 New mechanical equipment, skylights, elevator penthouse, and stair penthouse on the
roof, subject to the conditions below;
 Optional RACC-approved public art to be installed in two vertical bays on the south
façade;
 Optional new upper story windows at the north elevation, with the same design as those
on the south and east elevations, and dependent upon securing a light and air
easement from the adjacent property owner; and,
Per the approved site plans, Exhibits C-1 through C-27, signed and dated 04/01/2014,
subject to the following conditions:
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A. As part of the building permit application submittal, the following development-related
conditions (B through D) must be noted on each of the 4 required site plans or included as
a sheet in the numbered set of plans. The sheet on which this information appears must be
labeled "ZONING COMPLIANCE PAGE - Case File LU 14-249044 HR." All requirements
must be graphically represented on the site plan, landscape, or other required plan and
must be labeled "REQUIRED."
B. All mechanical units and shafts and the elevator penthouse shall be set back from the
eastern, western, and northern parapets by at least 16 feet, and shall be set back from the
southern parapet by at least 32 feet.
C. All mechanical units, including rooftop units, air conditioning units, and mechanical shafts,
shall be no taller than 6’-6” above the roof plane
D. All mechanical units, including rooftop units, air conditioning units, and mechanical shafts,
shall be painted to match the roof.
Staff Planner: Benjamin Nielsen
Decision rendered by: ____________________________________________ on April 1, 2015.
By authority of the Director of the Bureau of Development Services

Decision mailed: April 6, 2015
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
December 12, 2014, and was determined to be complete on January 28, 2015.
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 December 12, 2014.
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
waived or extended at the request of the applicant. In this case, the applicant requested that
the 120-day review period be extended for one 30-day period, as stated with Exhibit G-6.
Unless further extended by the applicant, the 120 days will expire on: June 26, 2015.
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.
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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 Landmarks Commission, which
will hold a public hearing. Appeals must be filed by 4:30 PM on April 20, 2015 at 1900 SW
Fourth Ave. Appeals can be filed at the Development Services Center Monday through
Wednesday and Fridays between 8:00 am to 3:00 pm and on Thursdays between 8:00 am to
12:00 pm. After 3:00 pm Monday through Wednesday and Fridays, and after 12:00 pm on
Thursdays, appeals must be submitted at the reception desk on the 5th 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. Assistance in filing the appeal and information on fee waivers is available from BDS in
the Development Services Center. 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 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 775 Summer St NE, Suite 330, Salem, Oregon 97301-1283, 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
issue. Also, if you do not raise an issue with enough specificity to give the 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 April 21, 2015 – (the day
following the last day to appeal).
• 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.
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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.
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.
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EXHIBITS
NOT ATTACHED UNLESS INDICATED
A. Applicant’s Statement
B. Zoning Map (attached)
C. Plans/Drawings:
1. Concept Perspective –LUR-1
2. Vicinity Map & Index –LUR-2
3. Historic Photos –LUR-3
4. Existing Photos –LUR-4
5. Site & Roof Demolition – LUR-5
6. Basement Demolition Plan – LUR-6
7. First Floor Demolition Plan – LUR-7
8. 2nd Floor Demolition Plan – LUR-8
9. 3rd Floor Demolition Plan – LUR-9
10. Demolition Elevations – LUR-10
11. Demolition Elevations – LUR-11
12. Proposed Site & Roof Plan – LUR-12 (attached)
13. Proposed Basement Plan – LUR-13
14. Proposed 1st Floor Plan – LUR-14
15. Proposed 2nd Floor Plan – LUR-15
16. Proposed 3rd Floor Plan – LUR-16
17. East Exterior Elevation – LUR-17 (attached)
18. South Exterior Elevation – LUR-18 (attached)
19. North and West Exterior Elevations – LUR-19 (attached)
20. Building Sections – LUR-20
21. Mechanical Unit Site Line – From East – LUR-21
22. Mechanical Unit Site Line – From South – LUR-22
23. Existing Window Assessment Schedule – LUR-23
24. South Elevation Window Key – LUR-24
25. East Elevation Window Key – LUR-25
26. Storefront Details – LUR-26
27. Details – LUR-27
D. Notification information:
1. Mailing list
2. Mailed notice
E. Agency Responses:
1. Bureau of Development Services – Life Safety Division
F. Correspondence:
1. Patrick Gormaker & Paul Verhoeven, Co-chairs of the Old Town Chinatown Land Use
Committee, February 24, 2015, letter in strong support of the proposed renovation.
G. Other:
1. Original LU Application
2. Incomplete application memo
3. Revised applicant’s statement
4. Revised cost sheet
5. Historic photo (c. mid-20th century)
6. Request for extension of 120-day review period
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 503-823-6868).

