Date:

December 24, 2015

To:

Interested Person

From:

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

NOTICE OF A TYPE Ix 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 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 15-202382 HR – EXTERIOR
ALTERATIONS & NEW SIGNS ON THE HISTORIC BURNSIDE
HOTEL (SHORELINE HOTEL) BUILDING
GENERAL INFORMATION
Applicant/
Representative:

Justin Foster | Deca Architecture
935 SE Alder St
Portland, OR 97214

Applicant/ Owner:

Shoreline Bldg Ltd Partnership
2 NW 2nd Ave
Portland, OR 97209

Site Address:

2-12 NW 2ND AVE

Legal Description:

BLOCK 12 LOT 2 EXC PT IN STS LOT 3 POTENTIAL ADDITIONAL
TAX, COUCHS ADD
Tax Account No.:
R180200520
State ID No.:
1N1E34CA 09200
Quarter Section:
3029
Neighborhood:
Old Town Chinatown, contact Sarah Stevenson 503-226-4368 x2 or
Zach Fruchtengarten 503-227-1515.
Business District:
Old Town Chinatown Business Association, contact Zach
Fruchtengarten at 503-227-1515.
District Coalition: Neighbors West/Northwest, contact Mark Sieber at 503-823-4212.
Plan District:
Central City - River District
Other Designations: Skidmore/Old Town Historic District
Zoning:
CXd – Central Commercial with Design Overlay
Case Type:
HR – Historic Resource Review
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Procedure:

Type Ix – an administrative decision with appeal to the Oregon Land
Use Board of Appeals (LUBA).

Proposal:
The applicant seeks historic resource review for the proposed installation of four new signs
and for proposed exterior alterations to the primary contributing Burnside Hotel (Shoreline
Hotel) building in the Skidmore/Old Town Historic District. The proposed exterior
alterations include:
 The repainting of existing storefront trim on the south, southwest, and west
elevations to a ‘dark bronze’ color to match the existing window trim on the upper
floors. Existing infill panels within the storefront trim will be painted ‘light gray;’
 The installation of a new steel canopy with reclaimed wood soffit above the northern
storefront entry on the west elevation and mounted between the storefront windows
and transom windows above. Within the canopy soffit, new partially-recessed can
lights will be placed to provide down-lighting under the canopy;
 The installation of a new 4’ x 2’ metal blade sign above the proposed new canopy on
the west elevation. The sign will be mounted above the transom windows and below
the brick belt course. The proposed sign will be lit from below by two new, wallmounted accent light fixtures;
 The installation of a surface-mounted ‘job bell’ on the west elevation;
 The installation of new up-and-down lighting sconces on both the west and south
elevations. Each sconce will be mounted on brick pilasters which are located between
storefront windows on both elevations;
 The installation of an approximately 22 SF, pin-mounted sign on the brick wall above
the existing storefront windows on the southwest elevation. The sign is proposed to
be illuminated from below by new, wall-mounted accent lights located at either end
of the storefront windows;
 The installation of a new roll-down metal alcove gate at the northern storefront entry
on the west elevation;
 The optional installation of an approximately 17 SF, pin-mounted sign on the brick
wall on the southwest elevation and located at either the area between the windows
on the second and third stories, or located at the flat portion of the brick cornice
above the third story windows;
 The optional installation of a new steel canopy with reclaimed wood soffit on the
eastern side of the Burnside Street elevation. This new canopy will be hung above the
transom window area from new tie backs which tie into existing hooks on the upper
levels of the south elevation. These existing hooks remain in place from a previous
canopy which had existed at this same location historically. Within the canopy soffit,
new partially-recessed can lights will be placed to provide down-lighting under the
canopy;
 The optional installation of a new 4’ x 2’ metal blade sign located either above and to
the west of the proposed new steel canopy on the south elevation and attached above
the brick belt course, or located above the existing easternmost storefront entry on
the south elevation and between the transom windows and the brick belt course.
Both would be illuminated from below by new wall-mounted accent lights;
 The optional installation of new glazing into existing transom windows which
currently are closed off with panels. The existing transom heads, jambs, and sills will
remain in place;
 The optional installation of a new surface-mounted, full-height metal swing gate at
the southern storefront entry on the west elevation.
 The optional removal of the existing fabric awning over the easternmost storefront on
the south elevation. (This was previously indicated on the drawings, but it was not
called out in the original mailed notice of a proposal.)
Historic resource review is required for proposed 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 approval criteria are:
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33.846 Historic Resource Reviews
Central City Fundamental Design Guidelines
Design Guidelines for the Skidmore/Old Town Historic District

ANALYSIS
Site and Vicinity: The historic Burnside Hotel (Shoreline Building) is 19,820 square feet in
size and was constructed circa 1901. The three-story building is a contributing structure in
the Skidmore/Old Town Historic District, which is on the National Register of Historic
Places, as well as being a National Landmark. The District at one time was Portland’s
commerce and entertainment center. Currently the area has the City’s largest remaining
collection of mid- to late-19th century buildings. Typical characteristics of the District
include cast-iron front facades, wooden cornices, and masonry load-bearing walls. The site
is also located within the North of Burnside Pedestrian District.
The building is located in the southwest corner of the block bounded by NW Couch Street,
NW 1st Avenue, W Burnside Street [Major City Traffic Street, Regional Main Street, Major
Transit Priority Street, City Walkway, City Bikeway, Major Emergency Response Street], and
NW 2nd Avenue [City Walkway, City Bikeway, Minor Emergency Response Street]. The Phillips
Hotel, a contributing structure within the District, is located north of the building. Another
contributing structure, the Norton House, is located in the northeast portion of the block.
Portland Rescue Mission’s homeless shelter for men occupies the building directly to the
east.
The original Burnside Hotel building was built on the site circa 1901. At the time of the
widening of West Burnside in 1925-26, portions of the structure were demolished and the
hotel was rebuilt. Though much of the original structure was reused, the southwest corner
of the building was clipped and the south façade received a new front. The ground-floor level
of the Shoreline Building features a traditional wood storefront system with intermittent
brick piers. The plain façade of the red brick is adorned by two belt courses, one above the
storefront level and one above the third story. The second and third floors exhibit a brick
exterior with double-hung wood windows with a six-over-one sash. There is a row of
decorative brick detail at the cornice.
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.
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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.
The Skidmore/Old Town Historic District is nationally significant for its historical
associations with the early development and economic growth of the Pacific Northwest’s
most important urban center of the last half of the 19th century. It was once the center of
commerce and entertainment in Portland and contains the city’s largest remaining collection
of mid to late 19th century business buildings. The district is an area of approximately 20
blocks centered on W Burnside Street and bordered by the Willamette River on the east. The
district is known for its Italianate, High Victorian Italianate, Renaissance Revival,
Richardsonian Romanesque, and Sullivanesque architecture. The wooden cornices, masonry
bearing walls, and the use of architectural cast iron in the street level facades once typified
the streets of Portland and are well represented in the present district. The focal point and
source of the district’s name is the Skidmore Fountain built in 1888 and donated to the city
by Stephen G. Skidmore. The district’s period of significance extends from 1857-1929.
Land Use History: City records indicate that relevant, prior land use reviews include the
following:
 LU 95-012804 DZ (reference file # LUR 95-00911) – Approval for the removal of a fire
escape and counterbalance ladders, installation of new awnings, and repainting of
the ground-level storefront and window sash to match existing colors.
 LU 05-141464 HDZ – Historic design review approval for storefront alterations,
including recession of entrance for ADA requirements and a new exit for the interior
stair.
 LU 07-130691 HDZ – Historic design review approval of three blade signs.
 LU 14-122134 HR – Historic resource review approval for replacement windows on
the second and third stories.
Agency Review: A Notice of Proposal in your Neighborhood was mailed on September 14,
2015.
The Life Safety Section of BDS responded with general life safety comments. Please see
Exhibit E-1 for additional details.
Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on
September 14, 2015. 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 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 Skidmore/Old Town Historic District. Therefore
the proposal requires Historic Resource Review approval. The relevant approval criteria
are the Skidmore/Old Town Historic Design Guidelines and the Central City
Fundamental Design Guidelines.
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Central City Fundamental Design Guidelines and Historic Skidmore/Old Town 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.
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.
Central City Plan Design Goals
This set of goals are those developed to guide development throughout the Central City.
They apply within the River District as well as to the other seven Central City policy areas.
The nine goals for design review within the Central City are as follows:
1. Encourage urban design excellence in the Central City;
2. Integrate urban design and preservation of our heritage into the development process;
3. Enhance the character of the Central City’s districts;
4. Promote the development of diversity and areas of special character within the Central
City;
5. Establish an urban design relationship between the Central City’s districts and the
Central City as a whole;
6. Provide for a pleasant, rich and diverse pedestrian experience for pedestrians;
7. Provide for the humanization of the Central City through promotion of the arts;
8. Assist in creating a 24-hour Central City which is safe, humane and prosperous;
9. Ensure that new development is at a human scale and that it relates to the scale and
desired character of its setting and the Central City as a whole.
Staff has considered all guidelines and has addressed only those guidelines considered
applicable to this project.
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.
Findings: The original exterior materials and details of the building will be retained in
this proposal. New surface-mounted elements, including the proposed canopies, lights,
gate, and signs will have little impact on the historic material; they will be mounted in
a way which minimizes damage to the existing brick facade and could be removed
without causing damage to the original structure.
Therefore, this guideline is met.
E. Visual Integrity of Structure. The vertical lines of columns and piers, and the
horizontal definition of spandrels and cornices, and other primary structural elements shall
be maintained. Such structural lines should be restored if previous alterations have
substantially changed such elements.
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• The modulation of building facades was determined by lot parceling. Generally, buildings
were built at 25, 50 or 100-foot widths. Within those general building widths, the building
was further divided into smaller bay storefront systems.
• Where structural lines cannot be carried to the ground, integrate the upper and lower floor
design with color, materials and form simplicity.
Findings: The existing brick piers will be maintained, and the proposed exterior upand-down wall sconces will further help to define these structural elements. The
existing belt cornices and cornice will be retained, as will the existing wood storefront
window system, which will be repainted a dark bronze color. With the optional
restoration of the boarded-over transom windows, the building will regain additional
visual integrity.
Therefore, this guideline is met.
F. Scale and Proportion. The scale and proportion of altered or added building elements,
the relationship of voids to solids (i.e. openings such as doors and windows to walls and
column elements) shall be visually compatible with the traditional architectural character of
the Historic District. An important element within the Historic District was the emphasis on
the pedestrian scale activities, which were characterized with the addition of canvas awnings
or permanent canopies. This defined an important scale and proportion element of the
District and to the extent possible, this relationship at pedestrian level should be reestablished within the District.
Findings: The proposal will add new canopies to the existing building façade. The
proposed optional entry canopy at the south elevation, over the West Burnside
entrance, will reestablish a canopy that previously existed in this location and which
can be seen in historic photographs. The proposed canopy on the west elevation also
adds to the pedestrian scale of the building and is consistent with the architectural
character of the building and the district. Both are designed to fit within the existing
storefront bays between brick piers. The canopies will also have partially-recessed can
downlights which will provide additional pedestrian focus and safety.
The proposed blade signs, as well, are designed to the pedestrian scale and located
either above or below the lower belt course. The proposed exterior wall sconces,
similarly, emphasize the historic architecture at the pedestrian scale since they are
located below the lower belt course.
Therefore, this guideline is met.
G. Exterior Building Materials. Most of the buildings within the District were constructed
of bearing wall brick masonry (left exposed or covered with plaster), or stone. This feature
gives the area much of its textual surface character. Surfaces need to the treated, repaired,
and maintained in a manner which is sympathetic to the District.
1. Walls
• Original building materials shall be preserved wherever possible. Cleaning and/or
repointing masonry is preferred over replacement.
• If masonry has to be replaced, repair or replace existing masonry with masonry of
matching color, texture, size, coursing. Avoid using “used” brick in replacement. This
conflicts with traditional masonry surfaces.
• Mortar should match the color and joint configuration of the existing masonry wall.
• Masonry was painted to seal soft bricks from the weather or painted later for other
reasons. Where soft brick surfaces are found to be painted, surfaces should not be
stripped but should be repainted.
• Plastered surfaces should be cleaned, repaired with a similar plaster texture and
repainted. Avoid exposing brick to the weather by removing finish plaster as this will
speed deterioration of the brick.
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• Do not apply artificial and/or inappropriate coverings to masonry surfaces. Examples
are metal, plastic or wood sidings.
2. 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-overone. 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.
I. Color. The colors used in alterations or additions within the District shall be visually
compatible with the traditional architectural character of the historic buildings within the
area.
• Historically, in the era of the late 1800’s and early 1900’s, painting was usually done using
earth colors, i.e., hues tending towards brown, soft greens, and beiges.
• Bright colors and white were rarely used. Buildings, therefore, are perhaps most
appropriately painted using subdued colors. Little or nothing is gained by the use of
strong or loud colors, especially those with no tradition of local usage.
• Color combinations will occur, as nearly all buildings will have wood trim or metal
ornamentation in addition to their base materials. This, plus the further elaboration of
wood storefronts, suggests the use of an overall wall color plus one or two trim colors.
• A method for determining the original wall and trim colors consists of scraping chips from
the existing surface and analyzing them microscopically. This should be done whenever
the original color is unknown and major repainting is contemplated.
Findings for G & I: The existing storefronts, doors, windows, and existing brick walls
and piers will remain. No replacement of the existing brick is described in the
proposal, and none should be necessary. The existing storefronts and doors will be
repainted a “dark bronze” color to match the window trim on the upper stories of the
building. The wooden infill panels on the storefronts (including the bulkheads) and
doors will be painted a “light gray” color to provide subtle contrast and depth to the
dark bronze of the storefront trim and to emphasize the historic character of the
storefronts. Both of these colors also fit within the historic color palette that is desired
for this district.
Existing clear glazing in the storefronts and doors will remain. The existing transoms,
some of which are currently boarded over with wood infill panels, also contain clear
glazing that will remain. The transoms which are boarded over may optionally be
uncovered, exposing the existing windows behind, and repaired, as necessary. Any
glazing that is replaced, retaining the existing window sashes, should be clear glazing
to match the existing transoms and storefront windows.
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With the condition of approval that any glazing that is replaced in the existing window
sashes on the ground floor shall be clear glazing to match the existing transom and
storefront windows, these guidelines are 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.
Findings: The proposed blade signs are relatively small in size at 8 square feet and are
within the scale established by other nearby signs within the district. Their design is
simple, being capsule-shaped (i.e., rectangular with rounded ends) and constructed
out of a welded steel frame and prefinished metal panels. These signs will be installed
on the historic brick facades with metal plates and connections which will penetrate
through the grout joints, maintaining the historic material and providing for easier
repair should the signs be removed in the future. The applicant has indicated that the
proposed lettering may be either raised ¼” acrylic lettering or applied vinyl, though the
drawings indicated only “raised lettering”. Typical blade signs in the district have a
high level of dimensionality, often provided through built-up, overlapping sign planes
and the use of neon. Therefore, the proposed blade signs should use the dimensional
lettering, which, though less dimensional than other signs in the district, nevertheless
are more dimensional than they would be with applied vinyl lettering.
These blade signs are proposed to be located on both the west and south facades of the
building. On the west façade, the proposed blade sign will be located above the
transom windows and below the lower belt cornice. The sign should be aligned to be
on-center with the entire storefront system and the transoms—i.e., located on-center
between the northern-most brick pier and the central brick pier on this façade and
directly above the central mullion of the transom windows. The blade sign will be
illuminated from below by small, dark-colored aluminum, directional LED spot lights.
These spotlights will be mounted on the existing wooden header between the storefront
windows and the transom windows above. The junction box for the fixture will be
located on the interior of the building, and the wiring will run from there, through the
header, to the proposed fixture. The use of these small fixtures and the proposed
connection detail will ensure that the proposed lighting doesn’t overwhelm the historic
façade.
On the south façade, two possible locations are proposed for the same blade sign: one
location places the blade sign above the belt cornice and just west of the proposed new
steel canopy. The other optional location places it above the transom windows on the
easternmost storefront bay, where the top of the existing fabric awning is located at
present. Since the removal of this awning without replacement by the proposed canopy
would have negative effects, as indicated in Findings for L and Findings for B6, below,
the sign should not be placed in this optional location.
The two proposed pin-mounted signs on the southwestern façade, facing the
intersection of West Burnside and 2nd Avenue, are centered on the façade with outside
edges defined by the centerlines of the windows on the either end of the elevation. Both
proposed pin-mounted signs are scaled appropriately in relation to the architectural
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features of the contributing structure. Placement for the smaller of the two signs—
located immediately above the storefront windows and transom panels and
immediately below the lower belt course, is a historically appropriate place for signage
of this type and is consistent with placement of signage elsewhere in the district.
Similar to the blade signs described above, this sign is proposed to be illuminated by
two small, dark-colored aluminum, directional LED spot lights. These spotlights will be
mounted on the existing wooden header between the storefront windows and the
transom windows above, and one each will be placed at either end of the storefront bay
here. The junction boxes for these fixtures will also be located on the interior of the
building, and the wiring will run from there, through the header, to the proposed
fixture. The use of these small fixtures and the proposed connection detail will ensure
that the proposed lighting doesn’t overwhelm the historic façade.
Of the two optional locations for the larger of the two proposed pin-mounted signs (the
sign which reads “CENTRAL CITY CONCERN” on the drawings), only the location
described by ‘Option B’ in the drawings—located between the windows of the second
and third stories—is a location which is appropriate for the historic architecture and
the relationship to other signs in the district, and the other proposed location for this
sign between the upper belt cornice and the cornice itself is not historically
appropriate. Signage at the very top of buildings within this district is limited to that
placed within pediments and is typically very small in size relative to the facade on
which the signage is located. The sign proposed here spans over half of the width of the
façade, and this building has no pediment. In contrast, numerous buildings in the
district have signage located between windows on the second and third stories,
including the Erickson Saloon building located directly across NW 2nd Avenue from the
subject site.
Both of these pin-mounted signs will be mounted through pre-drilled holes in mortar
joints between the brick which will help to preserve the historic structure.
With the condition of approval that the blade signs shall use the proposed dimensional
acrylic lettering rather than applied vinyl lettering;
With the condition of approval that the proposed upper pin-mounted sign on the
southwest corner façade shall be located between the second and third stories; and,
With the condition of approval that the proposed optional location for the blade sign on
the south façade may only be located to the west of the easternmost storefront bay and
above the belt cornice as shown in the stamped and signed elevation drawing, this
guideline is 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.
Findings: The proposed wall sconces on the west and south facades are minimal in
design, composed of a simple cylindrical aluminum shell. The fixtures will be mounted
to the brick piers at the ground floor with attachments penetrating through the mortar
joints. Junction boxes will be located inside the building, and the electrical conduit
and wiring will penetrate through the mortar joints and be concealed behind the
mounting plate, as well.
Therefore, this guideline is 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.
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Findings: The two proposed steel canopies are located at public entries into the
building—one each on the south and west facades. Both will be constructed of steel
angles with a narrow top flange on their perimeter with internal steel angles and AEP
span-mini-v beam decking. The soffits will be constructed of reclaimed 1x6 wood
planks and finished in a clear coat or light stain.
The proposed canopy on the west façade will be located between the storefront entry
below and the transom windows above. This canopy will be anchored to a new steel
structural header that will be placed behind the existing wood storefront
header/transom sill. It will project 4’-6” over the sidewalk and will extend to the north
and south to cover the wooden piers on either side of the recessed entry.
The proposed optional canopy on the south façade will be located above the existing
transom windows (most of which are currently boarded over) in the same location as a
former metal canopy, evident on historic photographs. The canopy will utilize the same
mounting brackets at the wall, which remain from the previous canopy, and will also
utilize existing steel hooks in the wall to which structural cable tiebacks will be
attached, helping to support the street edge of this optional canopy. The existing fabric
awning in this location will be removed should this canopy be installed, and the
proposal shows its removal regardless. However, this existing awning helps the
building meet other guidelines, explained below, and must be retained if the optional
steel canopy is not installed.
With the condition of approval that the existing fabric awning on the south elevation shall
remain unless the proposed optional steel canopy is installed, this guideline is met.
Central City Fundamental Design Guidelines
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.
A7. Establish and Maintain a Sense of Urban Enclosure. Define public rights-of-way by
creating and maintaining a sense of urban enclosure.
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.
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.
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 elements, gathering places, and seating opportunities to develop
transition areas where private development directly abuts a dedicated public open space.
C10. Integrate Encroachments. Size and place encroachments in the public right-of-way
to visually and physically enhance the pedestrian environment. Locate permitted skybridges
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toward the middle of the block, and where they will be physically unobtrusive. Design
skybridges to be visually level and transparent.
Findings for A1, A7, B1, B2, B6, C6, & C10: The proposal includes two new steel
canopies which will be located over the primary ground floor entries: one located on
the west façade and another optional canopy to be located on the south façade. Both
canopies will extend 4’-6” over the sidewalk, providing protection from the weather for
pedestrians entering and exiting the building and pedestrians passing by—especially
on the Burnside sidewalk where the optional canopy will be over 19-feet long. Both
canopies will utilize the same steel with wood soffit design described in Findings for
Guideline I – Awnings/Canopies, above, and will help to improve the pedestrian
environment along both streets.
The proposed optional steel canopy on the south elevation provides better pedestrian
protection from the weather along a very important pedestrian corridor to the Burnside
Bridge and stairs from the bridge which lead to river connections. This optional canopy
would replace an existing fabric awning over the same storefront and would provide
better protection to pedestrians—and the storefront itself—along West Burnside. This
proposed optional canopy would also help to better identify the building entrance on
this façade, as opposed to the relatively narrow and inconspicuous existing fabric
awning. Should the proposed optional canopy not be installed, however, rather than
removing the existing fabric awning, as is proposed, this existing awning should
remain in place to continue providing a modicum of pedestrian and weather
protection. Thus, a condition of approval will be necessary to ensure that either the
existing fabric awning remain or that the optional steel canopy be installed.
The proposed optional full height swing gate at the southern entry alcove on the west
façade (and the conditioned optional full height swing gate at the northern entry
alcove—see Findings for A4, A5, A6, & C4, below) replaces a half-height metal swing
gate which swings out into the right of way. If the proposed replacement gate also
swings out into the right of way, a revocable encroachment permit will be required by
PBOT. Also, in order to ensure that pedestrian activity on the sidewalk isn’t impeded,
when in use, the gate must be kept pinned or locked against the wall rather than being
allowed to swing freely. The encroachment permit will also require such a condition.
With the condition of approval that the existing fabric awning on the south elevation shall
remain unless the proposed optional steel canopy is installed; and,
With the condition of approval that if the proposed full-height metal swing gates on the
west façade swing outward into the right-of-way, they shall be kept pinned or locked
against the wall when open and not allowed to swing freely, 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.
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.
A6. Reuse/Rehabilitate/Restore Buildings. Where practical, reuse, rehabilitate, and
restore buildings and/or building elements.
C4. Complement the Context of Existing Buildings. Complement the context of existing
buildings by using and adding to the local design vocabulary.
Findings for A4, A5, A6, & C4: The proposed new metal canopies help bring back a
more-historic sense of the street-facing elevations of the building, as evidenced by the
supplied photographs showing a previously-existing metal canopy on the south
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elevation. These canopies also harken to existing marquee canopies elsewhere in the
district, which are provided only at building entrances. The proposed optional
restoration of existing transom windows, meanwhile, will help to further restore the
existing building closer to its historic condition and make the spaces inside more
attractive and useable.
The proposed signage also adds unifying elements to the existing historic building. The
proposed pin-mounted lettering signage, for the option where the signage is located
between the second and third story windows, relates to existing signage located on
many other historic buildings in the district. These sings are typically mounted at
similar intermediate locations. The proposed blade signs, as well, relate to existing and
historic blade signs in the district and further add to the district’s character in the
right-of-way. Though the proposed signs do not incorporate neon, as several blade
signs in the district do, the use of dimensional lettering will help to add additional
depth to these signs and help them better relate to existing signs in the district.
The proposed new full height swing gate at the southern building entrance on the west
façade will replace an existing half-height swing gate. Half-height and full-height metal
swing gates are found elsewhere in the district, and this continues the trend, albeit
with additional security provided by the additional height. The proposed roll-down gate
at the northern entrance on the west façade, which will replace another existing halfheight swing gate, however, is not in keeping with the historic pattern of gates in the
neighborhood, and is instead more reminiscent of a gate on a more-modern storefront,
or perhaps even in a shopping mall. Rather, the half-height metal gate or a full-height
metal swing gate (or pair of swing gates) should be used here instead to maintain
compatibility with the existing gate vocabulary in the district. For any swing gate
which opens into the right of way, a revocable encroachment permit will be required by
PBOT.
Taken all together, these proposed alterations complement the existing historic
architecture of the building and other buildings in the district.
With the condition of approval that the signs shall use dimensional lettering rather than
applied vinyl lettering; and,
With the condition of approval that, if the half-height metal swing gate at the northern
entry alcove on the west façade is removed, it may be replaced only with a full-height
metal swing gate (or pair of full-height metal swing gates) that match the design of the
gate proposed for the southern entrance on the west façade, these guidelines are met.
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.
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.
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.
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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.
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.
Findings for A8, C1, C7, C8, & C12: The proposed exterior alterations help to create
a more-vibrant streetscape with the introduction of additional exterior lighting at the
brick piers, the addition of up to two new steel canopies, each with integrated downlighting, the optional replacement of boarded up transoms with new glazing, a “job
bell”, and the introduction of new signage on the building.
The proposed exterior lighting fixtures will be mounted to the brick piers at the ground
floor, highlighting this architectural element and further helping to differentiate the
sidewalk level of the building. The proposed new metal canopies, as well, will help to
further delineate the ground floor, and the integrated lighting within the canopies will
highlight the existing storefront windows and entries.
The addition of these canopies (one of which is optional) and the optional replacement
of boarded up panels in the existing transoms with new glazing will help to bring
additional life to the streetscape by providing additional visual connections into the
building’s exterior space and providing additional view opportunities out from the
building toward the street, sunlight, and nearby buildings.
Finally, the addition of new, pin-mounted signage and its associated lighting at the
southwest cut-off corner of the building will help to further enhance this unique corner
condition by providing additional visual activation at this facade.
Therefore, these guidelines are 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.
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.
Findings for C2, C3, & C5: The proposed exterior alterations and signs respect and
integrate well with the architectural character of the existing building, and utilize highquality materials. The proposed new canopies are composed of welded steel angles,
creating a simple frame with modest fascia detailing into which a reclaimed wood soffit
and partially-recessed down-lights are inset in the soffit. The proposed optional canopy
on the south elevation will utilize existing steel hooks on the upper stories of the
building, connected to the canopy by structural steel cabling, to help provide
additional support to the canopy while taking advantage of existing historic material.
This canopy is also located between the transom windows and the lower belt cornice.
While not the most typical location for such a canopy, it nonetheless sits at the ground
floor level, as it should, and also reestablishes a canopy which existed historically at
this location. Meanwhile, the proposed canopy at the west elevation sits between the
transom windows and the storefront entry below. While this is a more-typical historical
pattern, the placement here also serves to emphasize the traditional storefront pattern
on this historic building.
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The proposed new pin-mounted signs are composed of high-quality, ½” thick,
prefinished metal and will be mounted into predrilled holes in existing mortar joints
between the historic brick. As described in Findings for Guideline J and its associated
conditions of approval, the proposed optional location of the sign between the second
and third story windows is a more architecturally and historically compatible location
for the upper pin-mounted sign.
The proposed blade signs, similarly, are mounted to the building through the existing
mortar joints, rather than penetrating the brick, helping to preserve the original
character of the building. The blade signs are composed of ¼” thick prefinished
aluminum panels set into a 2” square tube frame that will be fashioned into a capsule
shape. As conditioned above in the Findings for J and in the Findings for A4, A5, A6, &
C4, the lettering will be composed of ¼” thick dimensional acrylic in an opaque white
color. In addition to providing additional depth and character on the sign, these acrylic
glyphs will be more durable than the alternatively proposed vinyl lettering, which could
be more easily damaged.
As discussed above in Findings for K and Findings for C12, the proposed exterior
lighting will be carefully mounted to the brick piers with pin mounts and wiring
penetrating the wall through the mortar joints rather than the historic brick. The
junction boxes will also be located inside the building, rather than attached to the
exterior, all helping to preserve the integrity of the existing architecture. The fixtures
themselves are simple in design and composed of a simple, black powder coated metal
cylinder. This simple shape and the dark color will integrate easily with the low level of
ornamentation on the existing building’s facades and with the proposed repainted
storefront windows.
As described above in Findings for G & I and its associated condition of approval, the
optional replacement glazing in the existing transoms will utilize clear glazing and will
be inserted into the existing window sashes, retaining and restoring an original
architectural detail which has since been boarded over.
Therefore, these guidelines are met.
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: The Findings for J, above, apply to this guideline as well. None of the
proposed signs will dominate the skyline—especially with the condition of approval
requiring the proposed upper pin-mounted sign located between the second and third
stories. Additionally, all of the remaining signs (except for the proposed optional blade
sign which would be located directly above the easternmost storefront bay on the
south façade, which has also been removed from the proposal by condition of approval)
and their structural attachments are well-integrated with the building’s overall design
and respect its historic architecture.
Therefore, this guideline is 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 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.
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CONCLUSIONS
The proposed exterior alterations to the historic Burnside (Shoreline) Hotel Building in the
Skidmore/Old Town Historic District and the River District Subdistrict of the Central City
Plan District will retain and potentially rehabilitate existing historical features on the
building. The proposed new metal canopies will add additional pedestrian protection while
reinstating a previously-existing historic condition along the south façade. The proposed
pin-mounted signs and blade signs are scaled appropriately to the building and will be
installed such that the historic brickwork will remain undamaged. New exterior lighting
located on the brick piers will help to highlight the existing brick structure and provide
additional lighting on the sidewalk. Optional replacement of paneled over transoms with new
clear glazing in the existing sashes will help to further reinvigorate and restore the existing
historic building.
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 the proposed exterior alterations—including new canopies, new pin-mounted
and blade signs, new exterior lighting, optional restoration of boarded up transom windows,
and optional alcove gates—in the Skidmore/Old Town Historic District and the River District
Subdistrict of the Central City Plan District, per the approved site plans, Exhibits C-1
through C-18, signed and dated 12/22/2015, subject to the following conditions:
A.

As part of the building permit application submittal, the following development-related
conditions (B through F) must be noted on each of the four 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 15-202382 HR."
All requirements must be graphically represented on the site plan, landscape, or other
required plan and must be labeled "REQUIRED."

B.

Any glazing that is replaced in the existing window sashes on the ground floor shall be
clear glazing to match the existing transom and storefront windows.

C.

The blade signs shall use the proposed dimensional acrylic lettering rather than applied
vinyl lettering.

D.

The proposed optional location for the blade sign on the south façade may only be
located to the west of the easternmost storefront bay and above the belt cornice as
shown in the stamped and signed elevation drawing.

E.

The existing fabric awning on the south elevation shall remain unless the proposed
optional steel canopy is installed.

F.

If the half-height metal swing gate at the northern entry alcove on the west façade is
removed, it may be replaced only with a full-height metal swing gate (or pair of fullheight metal swing gates) that match the design of the gate proposed for the southern
entrance on the west façade.

G.

The proposed upper pin-mounted sign on the southwest corner façade shall be located
between the second and third stories.

H.

If the proposed full-height metal swing gates on the west façade swing outward into the
right-of-way, they shall be kept pinned or locked against the wall when open and not
allowed to swing freely.
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Staff Planner:

Benjamin Nielsen

Decision rendered by: ____________________________________________ on December 22,
2015.
By authority of the Director of the Bureau of Development Services

Decision mailed December 24, 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 503-8237310 for information about permits.
Procedural Information. The application for this land use review was submitted on July
16, 2015, and was determined to be complete on September 1, 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 July 16, 2015.
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 did not
waive or extend the 120-day review period. Unless further extended by the applicant, the
120 days will expire on: December 31, 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.
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.
This decision, and any conditions associated with it, is final. It may be appealed to the
Oregon Land Use Board of Appeals (LUBA), within 21 days of the date the decision is mailed,
as specified in the Oregon Revised Statute (ORS) 197.830. Among other things, ORS
197.830 requires that a petitioner at LUBA must have submitted written testimony during
the comment period for this land use review. Contact LUBA at 775 Summer St NE Suite
330, Salem, OR 97301-1283 or phone 1-503-373-1265 for further 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-
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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.
Recording the final decision.
If this Land Use Review is approved, the final decision must be recorded with the
Multnomah County Recorder. A building or zoning permit will be issued only after the final
decision is recorded. The final decision may be recorded on or after December 24, 2015.
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 503-823-7617.
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, permitees 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 for 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)
2. Existing Photos
3. Historic Photos
4. Context Photos
5. Proposed South Elevation (attached)
6. South Elevation – Option D – No Canopy
7. Proposed Corner Elevation
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D.
E.
F.
G.

8. Proposed Corner Elevation – Optional (attached)
9. Proposed West Elevation
10. Proposed West Elevation – Option E – New Alcove Gate (attached)
11. Perspectives
12. Canopy Detail
13. Blade Sign Detail
14. Pin Mounted Letters and ‘Job Bell’ Detail
15. Up/Down Lighting Cut Sheet
16. Roll Down Gate Cut Sheet
17. Signage Lighting Cut Sheet
18. Spotlight Mounting Detail
Notification information:
1. Mailing list
2. Mailed notice
Agency Responses:
1. Site Development Review Section of BDS
Correspondence:
No correspondence was received.
Other:
1. Original LU Application
2. Incomplete Application Letter
3. Applicant’s Revised Statement, dated September 1, 2015
4. Email from Applicant, dated December 1, 2015

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).

