Date:

August 24, 2016

To:

Interested Person

From:

Tanya Paglia, Land Use Services
503-823-4989 / Tanya.Paglia@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 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 16-180756 HRM — ALTERATIONS TO
A BUILDING DESIGN PREVIOUSLY APPROVED BY THE
LANDMARKS COMMISSION
GENERAL INFORMATION
Applicant:

Jenny Jenkins / Ankrom Moisan Architects
6720 SW Macadam Ave, Ste 100
Portland, OR 97209
Jill Sherman / Gerding Edlen
1477 NW Everett St
Portland, OR 97209

Site Address:

38 NW DAVIS ST

Legal Description:

BLOCK 8 LOT 1&4&5-8 TL 200, COUCHS ADD; BLOCK 8, CANCEL
INTO R140322 / COUCHS ADD, BLOCK 8, LOT 1 TL 201; BLOCK 8,
CANCEL INTO R140322 / COUCHS ADD, BLOCK 8, LOT 4 TL 202
R180200070, R180200060, R180200066
1N1E34DB 00200, 1N1E34DB 00201, 1N1E34DB 00202
3030

Tax Account No.:
State ID No.:
Quarter Section:
Neighborhood:
Business District:
District Coalition:
Plan District:
Other Designations:

Old Town-China Town, contact Sarah Stevenson 503-226-4368 x2 or
Zach Fruchtengarten 503-227-1515.
Old Town Chinatown Business Association, contact at
chair@oldtownchinatown.org.
Neighbors West/Northwest, contact Mark Sieber at 503-823-4212.
Central City - River District
Non-contributing resource in the Skidmore Old Town Historic District,
which was listed in the National Register of Historic Places on
December 6, 1975.
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Zoning:

CXd – Central Commercial with Historic Resource Protection and
Design Overlays

Case Type:
Procedure:

HRM – Historic Resource Review and Modification Request
Type II, an administrative decision with appeal to the Landmarks
Commission.

Proposal:
The applicants request historic resource review approval for changes to an already approved
project. The building, known as “Block 8L”/60 NW Davis Street, was approved by the
Landmarks Commission through a previous Type III Historic Resource Review LU 14-211555
HRM in December 2014 and is currently under construction. In this current Type II Design
Review, the applicants request approval of the following changes to the previously approved
design:


Pedestrian Alley Gates Design: The metal infill panel design for the gates was not
resolved in the Type III approval. The applicants are now proposing perforated steel
panels with laser cut imagery as the gates’ infill panels. The designs feature imagery of
architectural elements located within the district. As blow-ups of architectural details
found in the area, the images are identifiable, but in a subtle way. The circular
perforations will be water-jet cut to ensure accuracy of imagery as well as consistency in
gate strength.



Cast Iron Column Grove Along NW Naito Parkway: The layout of a mini-plaza as a
decorative cast iron column grove along NW Naito Parkway has changed in response to
post-approval information provided by the Bureau of Environmental Services (BES) and
the Water Bureau (Water) pertaining to a water pipe that runs under the sidewalk along
Naito through the center of the proposed installation. This underground waterline
requires a 5' clearance horizontally to either side. No built objects of any kind are
allowed within that zone. Because the proposed grove’s columns must stay on either
side of this pipe zone, fewer columns can be placed in the grove than previously
proposed. A condition of approval on the 2014 decision was that if the grove design were
to change due to constraints imposed by Water and BES, the new design would undergo
a Type II review which is the present review.



Changes to Approved Building Signage: The main entry’s canopy signage letters have
changed location from the top of the canopy to its underside, and the design of the
letters has changed in materials, illumination and copy size. The channel letters will be
internally illuminated and composed of a series of colored Plexiglas panels sandwiched
together between ¼” aluminum front and back faces. They will be attached to an
aluminum, rectangular wire way which will be mounted to the steel c-channel on the
canopy by ½” aluminum angle brackets. In addition, the retail blade signs have moved
from being attached to the side of the building at the brick pilasters to being attached to
the underside of the building’s metal canopies.

Modification requests [PZC 33.846.070]:
A Modification is also requested to sanction an increase in the height of the elevator overrun
by 2’-0” bringing it above the height allowed by zoning code and above what was approved
during Type III Design Review. This is due to unforeseen changes in the elevator system.
1. Increase the height of the elevator penthouse to 18’-0”, 2’-0” taller than the allowed 16’-0”
(33.130.210.B.2.a)
Historic Resource Review is required because the proposal is for non-exempt exterior alteration
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:

Page 2

Decision Notice for LU 16-180756 HRM—Alterations to a Landmarks Commision Approved Building




33.846 Historic Resource Review
Design Guidelines for the Skidmore/Old
Town Historic District (1987 version)




Central City Fundamental Design Guidelines
33.846.070 Modifications Considered During
Historic Resource Review

ANALYSIS
Site and Vicinity: The new mixed-use, six story building under construction sits on a threequarter block site (Block 8L) of approximately 29,100 sq. ft. with a building footprint of
approximately 19,900 sq. ft. The sixth level sets back 8'-6" from the fifth level on all sides.
When complete, the building will contain approximately 141,140 gross square feet and include
65 residential units (top 2 floors), 62,813 sq. ft. of office use (floors 1-4), 11,840 sq. ft. of
university space, and 4,845 sq. ft. of retail (ground floor). Primary cladding will be light colored
brick, with other materials to include stucco, metal, and concrete with glazed fiberglass
storefront windows at the ground floor.
The new building has frontages on NW 1st Avenue, NW Davis Street, NW Couch Street, and NW
Naito Parkway. Its block abuts six buildings which are contributing to the district, three of
which have landmark designation. To the immediate east of the site are Waterfront Park, the
Japanese American Historical Plaza and the Willamette River. The site is within a five minute
walk of a number of other parks and amenities. Park and open space areas within a quartermile from the site include the Lan Su Chinese Garden to the north, and North Park Blocks to
the west. Other amenities local to the site include numerous commercial, retail, tourism,
government and institutional establishments ranging from the Oregon College of Oriental
Medicine, to Voodoo Donuts, the corporate headquarters for Pendleton Woolen Mills, the
Darcelle XV Showplace, MercyCorps Headquarters, the entranceway to the Portland Shanghai
tunnels, and Portland Fire Station One.
The site is within a pedestrian district and is well served by public transportation within a five
minute walk. Numerous bus lines run nearby including one block to the south on W Burnside
Street, one block to the north on NW Everett, and immediately east on NW Naito Parkway. The
MAX Light Rail runs immediately adjacent to the site on the west side and the new building is
144 ft. from the Old Town/Chinatown MAX Station. The site is well served with bicycle
infrastructure on NW 2nd, 3rd, Couch and W Burnside.
This three-quarter block site of Block 8 has been the focus of many studies in the past ten to
fifteen years. The building under construction brings a new mixed-use community that will
contain ground floor active use including the flexibility for a dining establishment, three ﬂoors
of office, and two floors of workforce housing. The residential spaces will be workforce housing
averaging 440 net square feet per unit. The office is designed to attract creative professionals,
by creating a flexible, dynamic office space. In addition to a building lobby and support spaces,
a pedestrian alley is intended to activate the ground floor uses.
Prior to the new building, the site was occupied by an at-grade parking facility. Previously, the
site was home to the headquarters of the Northern Pacific Railroad and Oregon Railway and
Navigation Company. The original cast iron building was built in the late 1800s and demolished
in the late 1930’s and the site remained without a building on it until the construction
underway began. The subject site is located in the Skidmore/Old Town Historic District. This
district was designated on May 5, 1977. An excerpt from the nomination for the district reads
as such:
The Skidmore/Old Town Historic District is significant for its exceptional mid-nineteenth- to
early twentieth century commercial buildings. They present a broad range of commercial
architectural styles that lend variety to the district’s urban character, while working in concert
to create a cohesive and distinct historic sense of place. The district includes a variety of
styles, the most predominant being the Victorian Italianate, Richardsonian Romanesque and
Commercial styles, but includes buildings in other styles such as Victorian Gothic and 20th
Century Classical, as well as transitional expressions and amalgams. But the most
noteworthy and defining elements of the district’s historic character derive from its Victorianera masonry and cast-iron façade buildings, primarily in the Italianate style. The district’s
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cast-iron structures are the backbone of a distinctive historic cityscape marking Portland’s first
commercial core. This collection is one of the largest and best preserved in the American West.
Zoning:
The Central Commercial (CX) zone is intended to provide for commercial development within
Portland's most urban and intense areas. A broad range of uses is allowed to reflect Portland's
role as a commercial, cultural and governmental center. Development is intended to be very
intense with high building coverage, large buildings, and buildings placed close together.
Development is intended to be pedestrian-oriented with a strong emphasis on a safe and
attractive streetscape.
The Design overlay (“d”) 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
Subdistrict of this plan district.
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.
Land Use History: City records indicate that prior land use reviews include:
 LU 66-033323 (reference number VZ 200-66) Approval for more than one identification
sign in an “S” zone – Denied.
 LU 76-006195 (reference number HL 5-76) Approval for alleyway improvements and
lights
 LU 85-005848 (reference number HL 21-85) Approval for storefront remodel
 LU 86-003081 (reference number CU 080-86) Approval to expand existing surface
parking lot
 LU 86-003082 (reference number CU 080-86) Approval to expand existing surface
parking lot
 LU 86-005828 (reference number HL 2-86) Approval to painting
 LU 86-006126 (reference number HL 43-86) Approval for parking lot improvements
 LU 89-005762 (reference number HL 149-89) Approval for signage. Denied.
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 LU 96-013543 PR (reference number LUR 96-00656) Approval/review of surface parking
lot
 LU 14-190952 DZM Approval for mixed-use community on a three-quarter block site.
Void/Withdrawn (transferred to this current case file, LU 14-211555).
 EA 14-146426 DA Design Advice Request, for the 6-story mixed use building currently
under construction.
 EA 14-154523 PC Pre-application Conference, for the 6-story mixed use building
currently under construction.
 LU 14-211555 HRM Type III approval for new mixed-use building on a three-quarter
block site (Block 8L).
 LU 16-187180 HR On-going Land Use review of University of Oregon Signs
Agency Review: A “Notice of Proposal in Your Neighborhood” was mailed on July 8, 2016. The
following eight Bureaus, Divisions and/or Sections responded with no objections, and four of
these included comments found in Exhibits E1-E4:
 Fire Bureau (Exhibit E-1)
 Life Safety Division of the Bureau of Development Services (Exhibit E-2)
 Bureau of Transportation Engineering and Development Review (Exhibit E-3)
 Development Services Section of the Bureau of Environmental Services (Exhibit E-4)
 Water Bureau
 Site Development Review Section of the Bureau of Development Services
 Source Control Section of the Bureau of Environmental Services
 Watershed Section of the Bureau of Environmental Services
Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on July 8, 2016.
No written responses have been received from either the Neighborhood Association or notified
property owners in response to the proposal.

ZONING CODE APPROVAL CRITERIA
HISTORIC RESOURCE REVIEW
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.
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.
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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.
Historic Skidmore/Old Town Design Guidelines
General Guidelines: New Construction
An analysis of old photographs depicting the area at the turn of the century indicates the
District was a compact, urban environment. With the addition of Harbor Drive and the
reconstruction of Front Avenue in 1942, the eastern edge of the District was seriously
weakened. Additionally, the loss of buildings within the District for the conversion to surface
parking lots added to the historic loss. An essential ingredient to the development of the
District is re-establishing the compact urban feeling it once had with compatible new infill
buildings.
Staff has considered all guidelines and has addressed only those guidelines considered
applicable to this project.
A. Siting. In addition to zoning requirements, the relationship of the new building to the
street, and to the open spaces between it and other historic buildings should be visually
compatible with the adjacent buildings and with the architectural character of the District.
C4. Complement the Context of Existing Buildings. Complement the context of existing
buildings by using and adding to the local design vocabulary.
Findings for A and C4: The previously approved building placement will not be altered by
the proposal, but there will be a few visual changes relevant to these guidelines. The
designs of the alley gates and of the outdoor space in the site’s NE corner have been
further developed following the building’s Type III approval in 2014. These changes will
not however negatively impact the relationship of the building to the street or the
compatibility of the building to adjacent buildings or the architectural character of the
district.
The building’s gates are an important element of the building’s street-wall. The gates were
designed to help the alley present less as a void and more as a continuation of the block’s
buildings, bringing the design more in line with the full block street-walls of the district.
The design of the gates approved in 2014 achieved this goal, but left the detail of the steel
infill panels to be resolved later. The infill panel design has now been completed, and does
not detract from the street-wall function of the gates. In addition, the infill panel designs
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will provide unique artistic elements to the building and district which will aid wayfinding
for pedestrians and honor the history of the district.
The “cast iron grove” located at the NE corner of the site was designed to strengthen the
relationship of the new structure with adjacent buildings as well as with the greater
historic district. While the proposed design has been slightly modified, cast iron columns
remain a key element of the outdoor space, continuing to provide a strong connection to
the district. It also remains a visually compatible linkage for the site with the Waterfront
Park and the Willamette River both sitting immediately to the east of the site. These
guidelines are met.
B. Height and Bulk. In addition to zoning requirements, the height and width of a new
building should not exceed the height and width of the largest landmark building in the
District, and should be visually compatible with adjacent landmark buildings. It is the
intention of these guidelines to ensure District compatibility with respect to new construction.
It is recognized that development could occur which combine several parcels. In this event, the
project should respond to the above guidelines through major vertical “breaks” in the façade
design. The maximum height should not exceed 75 feet.
C. Scale and Proportion. The size and form of a new building, the relationship of voids to
solids, the size and relationship of windows, doors, porches, and other architectural elements,
should be of a scale, and have a proportion that is visually compatible with adjacent landmark
buildings, and with the architectural character of the District.
 The horizontal dimension of a façade of any new building should not exceed 100 feet on
east –west streets and 50 feet on north-south avenues. It is further recommended that
there be major façade breaks at 25 or 50-foot bay modules, consistent with traditional
District development.
 An important element within the District was the emphasis on the pedestrian scale
activities, emphasized with awnings or canopies. New development should include
provisions for this element.
 New development should avoid blank walls at the pedestrian level.
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
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 for B, C, and C11: While increasing the height of the elevator overrun from
what had been previously approved adds 2’ to the building’s overall height from a
technical perspective, the increase is only in one small part of the roof which is set-back
from all street facades to the greatest extent possible. There will be no visual impact to
the already approved design as the site line visibility of the elevator’s rooftop structure
will not be altered by the increase. At both the original 16’, and at the currently proposed
18’, the overrun will only be visible from a significant distance. The rooftop elevator
overrun element will be clad in stucco and painted to match the penthouse. The
building’s width and overall visual bulk will not change. The other elements of change
from the approved design (changes to gate infill panels, canopy signs, and cast iron grove)
are not applicable to these guidelines. These guidelines are met.
D. Materials, Colors and Texture. The exterior materials, colors and textures used in new
buildings should be visually compatible with adjacent landmark buildings, and with the
architectural character of the District. Refer to previous guidelines outlined under Alterations
and Additions to Historic Landmarks, Potential Landmarks and Other Compatible Buildings for
guidelines.
 Use of masonry and stuccoed masonry as a major building material should be given
consideration. Attention should be given to new brickwork as follows: (a) the color, texture
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and size of the brick themselves; (b) the width of the joints between the bricks; (c) the color
and tone of the mortar in the joints; and (d) the profile of the mortar joint.
 The use of artificial finish materials shall be avoided. Also, the use of wood as a major
surface material should be avoided.
C2. Promote Quality and Permanence in Development. Use design principles and building
materials that promote quality and permanence.
Findings for D and C2: There is very little change in materials between the 2014
approved design and the current proposal. The only element for which there is a modicum
of materials-related change is the canopy channel letter signage. In the original proposal,
they were externally illuminated aluminum letters, while in the new proposal, they have
aluminum rear and front faces, but sandwiched between them is colored Plexiglas with
internal illumination. These changes to a small, but prominent element of the overall site,
do not detract from the building in any way. The new materials are appropriate for their
function of calling attention to the building’s main entrance. The other elements
undergoing changes, the gate infill panels, cast-iron grove, and elevator overrun, will
utilize the same high quality and permanent materials already approved. These guidelines
are met.
E. Rear and Side Walls. Generally, the standards which apply to the fronts of buildings also
apply to rear and side-walls, although the conditions to meet are usually much more simple. A
strong effort should be made to coordinate and subdue the clutter of mechanical/electrical
equipment on exterior surfaces.
Findings for E: As stated in the 2014 decision, all facades of the building are expected to
be of high quality. An excerpt from the decision:
Street-facing facades are at NW Naito, Davis, Couch and 1st, and main entrances to the
site are off of NW Davis and NW Naito. However, due to the incorporation and active
use programming of the alleyway that separates the site from the existing OCOM
building, there is not a rear side to the building, in the traditional sense. To this point,
quality materials are expected on all elevations of the proposed building with an
understanding that the alleyway facades could receive a simplified material as long as
it maintained the expected quality of a main facade…
There has been significant discussion regarding a portion of the alleyway elevation –
the portion of the alley façade that is in alignment with the opening at SW 1st, because
it is blank from floors 2-4 due to the internal programming of shared stacked areas.
The applicant has studied various options to address the blank expanse of wall
(hanging panels, decorative grillwork, images, art, etc.). After reviewing the various
ideas and taking into consideration the various elements within the alleyway (the brick
threshold at the property line, the projecting stair, the use of both brick and stucco,
ample windows, a tall entry bay, hanging lights) and other blank walls in the district,
the Commission agrees with the applicant’s argument that some amount of blank wall
helps to quiet the alleyway and is not inconsistent with other examples in the district.
It is unfortunate that the wall is in direct alignment with the SW 1st Avenue opening;
however, the anticipated activity and vibrancy of the alleyway should help detract
from glaring views of a blank wall.
The proposal for the alley gate infill panels utilizes steel, the same material as originally
proposed; however, the design has been resolved in a way that acknowledges the district
without being too busy. Each gate will have a design featuring blown up architectural
elements from the district. When the gates are closed, these dramatic images will give
the NW 1st and NW Couch facades some of the vibrancy that the alleyway itself will
bring when the gates are open, and people are actively utilizing the public space. This
guideline is met.
F. Signs, Lighting and Other Appurtenances. Signs, exterior lighting, and other
appurtenances such as walls, fences, awnings/canopies, and landscaping should be visually
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compatible with adjacent landmark buildings, and with the architectural character of the
District.
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.
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.
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.
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 F, B2, C5, C8, C12, and C13: The original building approval noted that
there would be five sign types on the building, all well detailed with regard to materials,
scale, concealed lighting (if any), and minimal copy size (10” at the canopy). The current
proposal includes fairly small changes to the approved sign designs and addresses only
two of the five types: 1. canopy sign at main building entry canopy; and 2. small, unlit
blade signs at building pilasters. These changes retain compatibility with the district and
remain well integrated with the building’s design, preserving a coherent composition.
While the canopy copy size will be 4” larger than the previous proposal of 10” (bringing
the channel letters to a height of 1’-2”), and internally illuminated, these and other
changes do not detract from the appropriateness of the signage. Bringing the letters below
the canopy and illuminating them helps differentiate the sidewalk-level of the building by
making the canopy signage more visually integrated with the ground-level, and helping to
differentiate it from the level above. The relocation and resizing also do a better job of
calling attention to the building’s main entry for pedestrians, and offers them more visual
interest at eye level. Changing the mounting condition of the unlit blades from the wall to
the canopy will improve their visibility while not detracting from their compatibility with
the building or district. The new locations are better integrated with the canopies, more
legible to a fast moving pedestrian than the previous wall mounted locations, and will
preserve the condition of the brick pilasters. These guidelines are met.
G. Cast Iron. For new buildings the appropriate re-use of available cast iron elements is
encouraged.
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.
A2. Emphasize Portland Themes. When provided, integrate Portland-related themes with the
development’s overall design concept.
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.
A9. Strengthen Gateways. Develop and/or strengthen gateway locations.
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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.
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.
Findings for G, A1, A2, A4, A5, A9, C7 and C10: As stated in the original approval, the
NE corner of the site (at the intersection of NW Naito and NW Davis) has a strong gateway
connotation. To strengthen this gateway location and build a strong connection to the
adjacent Waterfront Park and the Japanese American Historical Plaza, an outdoor plaza
proposed for this corner and approved in the Type III review process was designed to
reflect the local character of the district within the right-of-way. This design
acknowledged its historic neighborhood through the incorporation and integration of
Portland-related themes found within the Skidmore/Old Town historic district. Historic
cast iron columns and historic cobblestones were featured in the design. These elements
were used to form a cast iron grove/sculpture garden honoring the historic cast iron
legacy of the district while also providing emphasis to the corner as a gateway to the
Historic District, Waterfront Park, and the river. As one of only a few cast iron districts in
the United States, the design sought to celebrate this unique heritage. The grove allowed
the new development to incorporate the use of cast iron columns tying the site to other
cast iron buildings within the district, without using the material directly on the new
building. Cobblestones at the ground plane recalled the historic materials of the district’s
streets.
Because the original design has had to respond to post-approval information provided by
the Bureau of Environmental Services (BES) and the Water Bureau (Water) regarding a
water pipe that runs under the sidewalk along Naito, the new proposal differs from the
original design in the number of cast iron columns featured. This underground waterline
requires a 5' clearance to either side. The columns must stay on either side of the pipe
zone while also staying out of the pedestrian sidewalk zone. Given these constraints, only
eight columns were able to fit into the new design, as compared to the previously
anticipated 13. The new design has maintained the cobblestone exactly as featured in the
previous design. With the cobblestone unchanged, and the lower number of columns
spaced to the best advantage possible, the new design upholds its role as an engaging
gateway and public space and continues to honor the historic legacy of the district.
The new gate infill panel designs join the cast iron grove in paying direct tribute to
Portland themes with the laser cut architectural imagery drawn from area landmarks.
The use of cast iron, historic cobblestones, and images drawn from the building’s
surroundings, help unify the site with its neighborhood. These unifying elements also
embellish and identify the area by integrating special features of the Skidmore/Old Town
district in the new development, and build on the district’s very unique character. These
guidelines are met.
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.
B3. Bridge Pedestrian Obstacles. Bridge across barriers and obstacles to pedestrian
movement by connecting the pedestrian system with innovative, well-marked crossings and
consistent sidewalk designs.
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.
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B5. Make Plazas, Parks and Open Space Successful. Orient building elements such as main
entries, lobbies, windows, and balconies to face public parks, plazas, and open spaces. Where
provided, integrate water features and/or public art to enhance the public open space. Develop
locally oriented pocket parks that incorporate amenities for nearby patrons.
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.
Findings for B1, B3, B4, B5, and C6: The site plan is not significantly altered from the
previously approved design, and the small changes in no way alter its successful
pedestrian system and public spaces. It retains the enhanced pedestrian space at the
north-east corner, serving to connect the site to the waterfront. This pedestrian space
continues to include historic installations as well as additional plantings and street
furniture resulting in a variety of experiences in the pedestrian zone. The size and
function of the plaza will not be changing. The cobblestone areas remain the same size,
and seating and landscaping amenities remain the same, with the exception of the
installation of fewer historic cast iron columns than in the design created before the water
pipe no build zone was clearly identified.
The pedestrian system of the previously approved site design provides safe, comfortable
places where people can stop, view, and socialize and includes all City required sidewalk
zones as well as additional width where possible. The only proposed change that in any
way relates to pedestrian access routes is the revision to the cast iron grove area.
However, the revised grove design makes no changes to the pedestrian system. Careful
attention was paid to avoid any incursion of columns into the pedestrian sidewalk zone
running along NW Naito Parkway east of the grove. The pedestrian zone immediately west
of the grove, sitting between the grove and the building, although not a required access
route by PBOT, was also left clear. Pedestrian travel will be unimpaired. Proposed changes
in the design of the pedestrian alley gate infill panels, canopy signs, and elevator height
will have no effect on pedestrian access routes. The gate infill panels will be a successful
design element, enhancing the pedestrian experience in the transition zone from the
public street, to the quasi-public alley space. The gate design as well as the signage
changes will all contribute to better wayfinding for pedestrians in the district. These
guidelines are met.
MODIFICATION REVIEW
33.846.070 Modifications Considered During Historic Resource Review
The review body may consider modification of site-related development standards, including the
sign standards of Chapters 32.32 and 32.34 of the Sign Code, as part of the historic resource
review process. These modifications are done as part of historic resource review and are not
required to go through the adjustment process. Adjustments to use-related development
standards (such as floor area ratios, intensity of use, size of the use, number of units, or
concentration of uses) are required to go through the adjustment process. Modifications that
are denied through historic resource review may be requested as an adjustment through the
adjustment process. The review body will approve requested modifications if it finds that the
applicant has shown that the following approval criteria are met:
A.

Better meets historic resource review approval criteria. The resulting development will
better meet the approval criteria for historic resource review than would a design that
meets the standard being modified; and
B. Purpose of the standard.
1. The resulting development will meet the purpose of the standard being modified; or
2. The preservation of the character of the historic resource is more important than
meeting the purpose of the standard for which a modification has been requested.
Modification #1: Elevator Mechanical Equipment Height, PZC 33.130.210.B.2.a -increase
the height of the elevator penthouse from the standard of 16 feet to 18 feet.
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Purpose Statement: The height limits are intended to control the overall scale of buildings.
The height limits in the CN1, CN2, and CO1 discourage buildings which visually dominate
adjacent residential areas. The height limits in the CO2, CM, CS, and CG zones allow for a
greater building height at a scale that generally reflects Portland's commercial areas. Light,
air, and the potential for privacy are intended to be preserved in adjacent residential zones.
The CX zone allows the tallest buildings, consistent with its desired character.
Standard: 33.130.210 Exception 2.a, Roof top mechanical equipment. Elevator mechanical
equipment may extend up to 16 feet above the height limit.
A. Better meets historic resource review approval criteria. The resulting development will
better meet the approval criteria for historic resource review than would a design that meets
the standard being modified; and
Findings: The proposal meets the requirements by not increasing the height of the building
itself which in this particular location was already found to meet historic resource review
approval criteria C, Scale and Proportion of the Historic Skidmore/Old Town Design Guideline:
General Guidelines: New Construction. According to the prior approval for this building,
“Resulting from several meetings with the Landmarks Commission, the massing and
articulation of the proposed building is also consistent with, and relates to, other buildings in
the district.” The 2’ increase is not to the building’s primary massing, as the overrun is only in
one small part of the roof which is set-back from all street facades to the greatest extent
possible. There will be no visual impact to the already approved design as the site line visibility
of the elevator’s rooftop structure will not be altered by the increase. At both the original 16’,
and at the currently proposed 18’, the overrun will only be visible from a significant distance.
B. Purpose of the standard. The resulting development will meet the purpose of the standard
being modified or the preservation of the character of the historic resource is more important
than meeting the purpose of the standard for which a modification has been requested.
Findings: The modification to increase the height of the elevator mechanical equipment meets
the purpose of the standard because the standard states that the buildings will be consistent
with desired character, in this case, the desired character of Skidmore/Old Town. Due to the
elevator’s structural hoist way requirements, the overrun cannot be reduced at this point. The
proposed building is not increasing in height, only the elevator overrun which is set-back from
all street facades to the greatest extent possible, and maintaining the same site line visibility as
at the previously approved height. The prior review found that the building massing and
articulation are consistent with, and relate to, other buildings in the Skidmore/Old Town
district and this proposal maintains that.
Therefore these Modifications merit approval.

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.

CONCLUSIONS
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. The proposal is sensitive to the originally-approved design for the
new building in the Skidmore/Old Town Historic District and meets the applicable design
guidelines for design review approval. This proposal meets the applicable Historic Resource
Review criteria and modification criteria and therefore warrants approval.

ADMINISTRATIVE DECISION
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Approval of the proposal to make various exterior changes to an already-approved building:
changes in the design of the pedestrian alley gate infill panels; canopy signs; elevator
penthouse height; and cast iron grove layout.
Approval of a modification to 33.130.210.B.2.a Height standard, allowing the elevator
mechanical equipment to extend more than 16’ above the height limit.
Approval for the following Modification request:
1. Increase the height of the elevator penthouse to 18’-0”, 2’-0” taller than the allowed 16’-0”
(33.130.210.B.2.a)
Approval is per the approved site plans, Exhibits C-1 through C-30, signed and dated
8/16/2016, subject to the following conditions:
A. As part of the building permit application submittal, each of the 4 required site plans
and any additional drawings must reflect the information and design approved by this
land use review as indicated in Exhibits C.1-C.30. The sheets on which this
information appears must be labeled, "Proposal and design as approved in Case File #
LU 16-180756 HRM. No field changes allowed.”
Staff Planner: Tanya Paglia
Decision rendered by:

on 8/22/2016.
By authority of the Director of the Bureau of Development Services

Decision mailed: August 24, 2016
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 May 31,
2016, and was determined to be complete on June 29, 2016.
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 May 31, 2016.
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.
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.
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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 September 6, 2016 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 September 7, 2016.
 A building or zoning permit will be issued only after the final decision is recorded.
The applicant, builder, or a representative may record the final decision as follows:




By Mail: Send the two recording sheets (sent in separate mailing) and the final Land Use
Review decision with a check made payable to the Multnomah County Recorder to:
Multnomah County Recorder, P.O. Box 5007, Portland OR 97208. The recording fee is
identified on the recording sheet. Please include a self-addressed, stamped envelope.
In Person: Bring the two recording sheets (sent in separate mailing) and the final Land Use
Review decision with a check made payable to the Multnomah County Recorder to the
County Recorder’s office located at 501 SE Hawthorne Boulevard, #158, Portland OR
97214. The recording fee is identified on the recording sheet.

For further information on recording, please call the County Recorder at 503-988-3034
For further information on your recording documents please call the Bureau of Development
Services Land Use Services Division at 503-823-0625.
Expiration of this approval. An approval expires three years from the date the final decision
is rendered unless a building permit has been issued, or the approved activity has begun.
Where a site has received approval for multiple developments, and a building permit is not
issued for all of the approved development within three years of the date of the final decision, a
new land use review will be required before a permit will be issued for the remaining
development, subject to the Zoning Code in effect at that time.

Page 14

Decision Notice for LU 16-180756 HRM—Alterations to a Landmarks Commision Approved Building

Applying for your permits. A building permit, occupancy permit, or development permit may
be required before carrying out an approved project. At the time they apply for a permit,
permittees must demonstrate compliance with:
 All conditions imposed herein;
 All applicable development standards, unless specifically exempted as part of this land use
review;
 All requirements of the building code; and
 All provisions of the Municipal Code of the City of Portland, and all other applicable
ordinances, provisions and regulations of the City.
EXHIBITS
NOT ATTACHED UNLESS INDICATED
A. Applicant’s Submittal
1. First original plan set before revisions – NOT APPROVED/reference only
B. Zoning Map (attached)
C. Plans/Drawings:
1. Site Plan (attached)
2. Table of Contents
3. Project Team
4. City Context Photographs: City Overview from North
5. City Context Photographs: City Overview from South
6. Zoning Summary
7. Write up of Focused Topics of Change from Type III Design Review
8. Pedestrian Alley Gates Change Diagram
9. Cast Iron Grove Change Diagram (attached)
10. Building Signage Change Diagram
11. Roof Level Elevator Overrun Diagram (attached)
12. Pedestrian Alley Gate Elevation and Section – Previously Proposed
13. Pedestrian Alley Gate Elevation and Section – Currently Proposed (attached)
14. Main Entry Canopy Sign Elevation and Section – Previously Proposed
15. Main Entry Canopy Sign Elevation and Section – Currently Proposed (attached)
16. Retail Blade Signs Elevation and Section – Previously Proposed
17. Retail Blade Signs Elevation and Section – Currently Proposed (attached)
18. Cast Iron Grove Plan and Details – Previously Proposed
19. Cast Iron Grove Plan and Details – Currently Proposed
20. Cast Iron Grove Rendering – Previously Proposed
21. Cast Iron Grove Rendering – Currently Proposed
22–25. Cast Iron Columns to Be Used, Photos and Elevations
26. Elevator Penthouse Plan and View Angle Section – Previously Proposed
27. Elevator Penthouse Plan and View Angle Section – Currently Proposed
28-29. Canopy Signage Details
30. Canopy Signage Rendering
D. Notification information:
1. Mailing list
2. Mailed notice
E. Agency Responses:
1. Fire Bureau
2. Life Safety Division of the Bureau of Development Services
3. Bureau of Transportation Engineering and Development Review
4. Development Services Section of the Bureau of Environmental Services
F. Correspondence: None received
G. Other:
1. Original LU Application
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).
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