
 

 

 

Date:   May 8, 2017  
 

To:   Interested Person  
 

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

 

NOTICE OF A TYPE II DECISION ON A PROPOS AL 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 
htt p://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 d ecision.  
 

CASE F ILE NUMBER : LU  17 -124482  DZ  ð MODISH BUILDING 

ADDITION AND EXTERIOR ALTERATIONS  
 

GENERAL INFORMATION  
 
Applicant/  
Representative:  Doug Skidmore | Beebe Skidmore Architects LLC  

917 SW Oak Street #412  
Portland, OR 97205  
 

Party of Interest:  Ryan Weaver | Yorke & Curtis  
4480 SW 101st Avenue  
Beaverton, OR 97005  
 

Owner:  Tom Cody | 333 SW Park LLC  
1116 NW 17th Avenue  
Portland, OR 97209  

 
Site Address:  333 SW Park Avenue  
 
Legal Description:  BLOCK 86  S 1/2 OF LOT 5  E 80õ OF LOT 6, PORTLAND 
Tax Acco unt No.:  R667708860  
State ID No.:  1N1E34CC  03100  
Quarter Section:  3029  
 
Neighborhood:  Portland Downtown, contact Rani Boyle at 503 -725 -9979.  
Business District:  None 
District Coalition:  Neighbors West/Northwest, contact Mark Sieber at 503 -823 -4212.  
 
Plan D istrict:  Central City ð Downtown  
Zoning:  CXd ð Central Commercial with Design Overlay  
Case Type:  DZ ð Design Review  
Procedure:  Type II ð an administrative decision with appeal to the Design 

Commission.  

http://www.portlandonline.com/bds/index.cfm?c=46429
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Proposal:  
The applicant requests design review for a  proposed additions and exterior alterations to the 
Modish Building in the Downtown Subdistrict of the Central City Plan District. The proposal 
includes:  

< A 998.8 SF penthouse addition atop the existing building and located at the east façade;  
< A new roof de ck and ecoroof;  
< Eighteen new mechanical units on the roof;  
< A new aluminum clad wood window system, new entry, and other exterior alterations ñ

all on the east façade of the ground floor;  
< A new exterior courtyard cutout of the roof of the building at its wes t elevation at the 

ground floor; and,  
< Removal of eight windows on the west façade of the building where a shotcrete shear 

wall will be constructed inside the building.  
 
Other portions of the proposed work are exempt from design review through zoning code 
section 33.420.045. This work includes proposed repair of existing windows and exterior doors, 
repair of existing stucco and brick, repainting, and installation of parapet angle bracing to help 
maintain the structural integrity of the parapet during a seism ic event.  
 
Design review is required for proposed, non -exempt exterior alterations in the òdó design overlay 
zone of the Central City Plan District.  
 
Relevant Approval Criteria:  
In order to be approved, this proposal must comply with the approval criteria of Title 33 , 
Portland Zoning Code .  The relevant approval criteria are:  
 
< 33.825 Design Review  
< Central City Fundamental Design Guidelines  

 

ANALYSIS  
 
Site and Vicinity:  The Modish Building is located on the west side of SW Park Avenue, mid -
clock between SW O ak and Stark Streets. This area within the Midtown Park Blocks is notable 
for its narrow streets and small blocks  at the intersection of two street grids , creating a unique 
character apart from the rest of downtown Portland. Built in 1907, the unreinforced  masonry 
building is square shaped with a flat roof, stucco front façade, and brick sidewalls. The building 
is flanked by surface parking lots to the north and south. The other structure on the block is a 
two -story tan brick retail and office building buil t in 1922. Both structures are listed in the 
Historic Resources Inventory as examples of Streetcar Era Commercial architecture and are 
built to a substantially lower height than the surrounding blocks  (though the Modish Building 
was delisted from the HRI o n 02/13/2017) . The Pacific Telephone and Telegraph Building sits 
across from the site on SW Park Avenue and is listed on the National Register of Historic 
Places.  
 
The site is located within the Downtown Pedestrian District. SW Park Avenue is a designated  
City Walkway. SW Stark and SW Oak Streets are classified Traffic Access Streets , Major 
Emergency Response Streets, and Local Service Bikeways ñthough each has a full designated 
bicycle lane. SW Stark Street is also a City Walkway . All streets are local ser vice for all other 
modes.  
 
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 streetscap e. 
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The òdó 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 thr ough 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 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 a rea. The site is within the 
Downtown Subdistrict of this plan district.  
 
Land Use History:   City records indicate that there are no prior land use reviews for this site.  
 
Agency Review:  A òNotice of Proposal in Your Neighborhoodó was mailed March 24, 2017 .  
The following Bureaus have responded with no issues or concerns:  

< Water Bureau  
 

The Bureau of Environmental S ervices  respon ded with no objection s to  the proposal , but  with a 
recommended condition of approval:  

1.  The applicant is required to extend the combin ed sewer to provide service to the 
proposed development. Prior to building permit approval, the applicant must 
complete one of the following to the satisfaction of BES:  

a. Through a Public Works Permit submit approved engineered plans, provide a 
financial gu arantee, pay all outstanding fees, and provide a signed permit 
document.  

b.  Construct the public sewer and pay associated fees under a BES Simplified 
Permit.  

BES also responded with  information about sanitary sewer service and stormwater 
management requiremen ts . Please see Exhibit E -1 for additional details.  
 

Staff notes that this will be a requirement at the time of permitting, but staff cannot add this as a 

condition of approval to this land use review since it does not relate to the approval criteria. Staff  

has forwarded this comment to the applicant.  

 
The Fire Bureau  responded with comments regarding requirements at time of permit review. 
Please see Exhibit E -2 for additional details.  
 
The Life Safety Section of BDS  responded with information regarding buil ding code  
requirements at time of permit review. Please see Exhibit E -3 for additional details.  
 
The Bureau of Transportation Engineering  responded with no concerns and noted that the 
applicant has received approval of a Revocable Encroachment Permit for e xisting features. 
Please see Exhibit E -4 for additional details.  
 

Staff forwarded these service bureau responses to the applicant.  
 
Neighborhood Review:  A Notice of Proposal in Your Neighborhood was mailed on March 24, 
2017 .  One written response  has  been received from either the Neighborhood Association or 
notified property owners in response to the proposal.  

< Julie Livingston, 04/24/2017: email in response to request for additional information . 
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Staff provided the requested information to Ms. Livingston.  

 

ZONING CODE APPROVAL CRITERIA  
 
Chapter 33.825 Design Review  
Section 33.825.010 Purpose of Design Review  
Design review ensures that development conserves and enhances the recognized special design 
values of a site or area.  Design review is used to ensure th e conservation, enhancement, and 
continued vitality of the identified scenic, architectural, and cultural values of each design 
district or area.  Design review ensures that certain types of infill development will be 
compatible with the neighborhood and e nhance the area.  Design review is also used in certain 
cases to review public and private projects to ensure that they are of a high design quality.  
 
Section 33.825.055 Design Review Approval Criteria  
A design review application will be approved if the re view body finds the applicant to have 
shown that the proposal complies with the design guidelines for the area.  

 
Findings:  The site is designated with design overlay zoning (d), therefore the proposal 
requires Design Review approval.  Because of the site õs location, the applicable design 
guidelines are the Central City Fundamental Design Guidelines.  
 

Central City Fundamental Design Guidelines  
These guidelines  provide the constitutional framework for all design review areas in the Central 
City.  
 
The Centra l City Fundamental Design Guidelines focus on four general categories. (A) Portland 
Personality, addresses design issues and elements that reinforce and enhance Portlandõs 
character. (B) Pedestrian Emphasis, addresses design issues and elements that contri bute 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 all of the Central City policy areas. The nine goals for design review within the 
Central City are as follows:  

1.  Encourag e 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 Cityõs 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 Cityõs 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 Centra l 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 Cit y as a whole . 
 

Staff has considered all guidelines and has addressed only those guidelines considered 

applicable to this project.  
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A1.   Integrate the River. Orient architectural and landscape elements including, but not 
limited to, lobbies, entries, balco nies, terraces, and outdoor areas to the Willamette River and 
greenway. Develop accessways for pedestrians that provide connections to the Willamette River 
and greenway.  

 
Findings:  The proposal features a new penthouse that orients east in the direction of  the 
Willamette and provides views north and south on S W Park  Ave. This penthouse provides 
views to  the street grid shift that conforms to the bend in the River at Burnside Bridge.  
 

Therefore, this guideline is met.  
 

A3.   Respect the Portland Block Struc tures.   Maintain and extend the traditional 200 -foot 
block pattern to preserve the Central Cityõs ratio of open space to built space. Where 
superblock exist, locate public and/or private rights -of-way in a manner that reflects the 200 -
foot block pattern, a nd include landscaping and seating to enhance the pedestrian 
environment.  
 

Findings:  This area within the Midtown Park Blocks is notable for its narrow streets and 
small blocks at the intersection of two street grids, creating a unique condition for the si te 
of this building. The proposal will create a mid -block anchor to a typical 200 -foot frontage, 
especially valuable given the context of the adjacent corner parcels that flank the building 
with surface parking lots.  
 

Therefore, this guideline is met.  
 
A2 .   Emphasize Portland Themes. When provided, integrate Portland -related themes with the 
developmentõs overall design concept. 
 
A4.   Use Unifying Elements.  Integrate unifying elements and/or develop new features that 
help unify and connect individual buil dings 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 areaõs character. Identify an areaõs special features or qualities 
by integrating them into new development.  
 

Findings  for A2, A4 & A5 : The proposal employs a color scheme that references the 
nearby Park Blocks and pays tribute to the buildingõs location between the North and 
South  Park Blocks. The design  incorporates window patterns and window types along the 
right -of-way that are indicative of period commercial buildings within the nearby Central 
City neighborhoods bordering  Burnside: full height glass, double hung windows, new fu ll 
light swinging doors and restored oak double doors with transom windows.  
 
The alterations will revitalize and preserve the historic name of the structure built in 
1907 ñthe Modish Building ñusing integrated architectural graphics of an early occupant 
and  contributor to downtown Portland commerce, maintaining another element of this 
buildingõs historic character on the street. 
 

Therefore, these guidelines are met.  
 
A6.   Reuse/Rehabilitate/Restore Buildings.  Where practical, reuse, rehabilitate, and restor e 
buildings and/or building elements.  
 

Findings:  The proposed penthouse will meet  the needs of future tenants without 
significantly altering the original historic structure, continuing the viability of a historic 
fabric building. The proposal re -establishe s the slope d pediment sha pe in the east 
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masonry parapet and restores and refinishes original wood sash windows and doors on all 
floors. The proposal reinforces the original horizontal frieze line of the storefront and entry 
systems across t he full width of  the structure, currently concealed or damaged by 
previous  remodels.   
 

Therefore, this guideline is met.  
 
A7.   Establish and Maintain a Sense of Urban Enclosure. Define public rights -of-way by 
creating and maintaining a sense of urban enclosure.  
 
A8.   Co ntribute to a Vibrant Streetscape. Integrate building setbacks with adjacent 
sidewalks to increase the space for potential public use.  Develop visual and physical 
connections into buildingsõ active interior spaces from adjacent sidewalks.  Use architectural 
elements such as atriums, grand entries and large ground -level windows to reveal important 
interior spaces and activities.  
 
B1.   Reinforce and Enhance the Pedestrian System. Maintain a convenient access route for 
pedestrian travel where a public right -of-way exists or has existed. Develop and define the 
different zones of a sidewalk: building frontage zone, street furniture zone, movement zone, and 
the curb. Develop pedestrian access routes to supplement the public right -of-way system 
through superblock s or other large blocks.  
 

Findings  for A7, A8, & B1 : The proposal introduces a well -detailed storefront experience 
along the full width of the existing building. The ground level alterations create a vibrant 
new storefront with vision glass, operable windo ws, and new vestibules suitable for a mix 
of retail or hospitality uses.  The penthouse  addition further reinforce s the street edge and 
bring s the building up in scale and closer in massing congruency with the larger 
buildings (Benson Hotel, Century Link Bu ilding) immediately across the street.  

 
The proposal will include street trees to establish a protective zone between the curb and 
the movement zones of the existing sidewalk. The sidewalk also extends into the new 
vestibules to create a strong sense of p edestrian connection to the buildingõs future tenant 
entrances.  The proposal also includes a 4õ deep cantilevered canopy that extends the full 
width of the new storefront to protect pedestrians from rain and which creates a sense of 
enclosure on the sidewa lk.  

 

Therefore, these guidelines are met.  
 
A9.   Strengthen Gateways. Develop and/or strengthen gateway locations.  
 

Findings:  Though not an identified gateway in the Central City Plan, the  proposal marks 
a gateway location between the North and South Park Blocks along Park A venue. The new 
penthouse is a  strong orienting architectural element  for pedestrian and vehicular 
movement along this corridor. The proposal is based on a strong symmetrical design in 
order to equalize the gesture North and South to the nearby parks.   
 

Therefore, this guideline is met.  
 
B2.   Protect the Pedestrian. Protect the pedestrian environment from vehicular movement. 
Develop integrated identification, sign, and sidewalk -oriented night -lighting systems that offer 
safety, interest, and diversity to the pedestrian. Incorporate building equipment, mechanical 
exhaust routing systems, and/or service areas in a manner that does not detract from the 
pedestrian environment.   
 
B4.   Provide Stopping and Viewing Places.  Provide safe, comforta ble places where people can 
stop, view, socialize and rest. Ensure that these places do not conflict with other sidewalk uses.  
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B6.   Develop Weather Protection.  Develop integrated weather protection systems at the 
sidewalk -level of buildings to mitigate t he 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 element, gathering places, and seating opportunities to develop 
transition areas where private development directly abuts a dedicated public open space.   
 

Findings  for B2, B4, B6, & C6 : The proposal includes integrated s ignage  (below the 
threshold for design review)  and lighting for public safety. All new mechanical equipment 
is placed on the roof and hidden from views from the sidewalk by the parapet and by 
integrated screening for two of the larger units . Utility impedi ments to unrestricted 
movement along the property line ñfor example, a large existing gas meter ñwill be  
relocated completely onto the pr ivate side of the property line to remove it from 
obstructing the public sidewalk .  
 
The proposal includes a 4õ deep cantilevered canopy that extends the f ull width of the new 
storefront  to protect pedestrians from the weather . Two new vestibules are also deeply 
recessed for weather protection and provide room for small stopping spaces. These 
vestibules, as well as smaller r ecesses at the oak doors on either end of the building, also 
help to define the transition between the public space of the sidewalk and the private 
development.  
 

Therefore, these guidelines are met.  
 
B7.   Integrate Barrier -Free Design.  Integrate access sy stems for all people with the buildingõs 
overall design concept.  

 
Findings:  The sidewalk extends into the new vestibules to create a strong sense of 
pedestrian connection to the buil dingõs future tenant entrances. This transition is flush 
and well -lit  with  integrated lighting. Barrier -free access is provided directly to the 
building õs distinct tenant spaces as well as its common core spaces such as mail lobby 
and secure long -term bike st orage through these entries on the east façade.  
 

Therefore, this guidel ine is met.  
 
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 enh ance the public open space. Develop 
locally oriented pocket parks that incorporate amenities for nearby patrons.  
 

Findings:  Both the existing and new doorways into this proposed project, spaced 
frequently and regularly across the full width of the frontage , will enhance the sense of 
activity and physical and visual access from OõBryant Square to the south and towards 
the  North Park Blocks at  SW Park Ave and SW Ankeny  St. The additional doors and new 
storefront windows will also help to reinvigorate the publ ic sidewalk directly in front of the 
building, which also connects the two parks.  
 

Therefore, this guideline is met.   
 
C1.   Enhance View Opportunities.  Orient windows, entrances, balconies and other building 
elements to surrounding points of interest and activity. Size and place new buildings to protect 
existing views and view corridors. Develop building façades that create visual connections to 
adjacent public spaces.   
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Findings:   The proposalõs new penthouse will create  a dramatic, glassy room, visible f rom 
the sidewalk and perched on the top center of the existing building, that provides 
opportunities to directly engage in the north -south view corridor along SW Park Avenue. 
The windows in this new penthouse turn the corner to provide transparency and vis ual 
connection from all angles.  Similarly, the new storefront windows at the ground floor will 
incorporate clear vision glazing in windows of the same style as those used in the 
penthouse above. These windows will allow views into the building from the sid ewalk as 
well as out of the building towards the street.  
 

Therefore, this guideline is met.  
 
C2.   Promote Quality and Permanence in Development.  Use design principles and building 
materials that promote quality and permanence.  
 
C4.   Complement the Conte xt of Existing Buildings.  Complement the context of existing 
buildings by using and adding to the local design vocabulary.  
 
C5.   Design for Coherency. Integrate the different building and design elements including, 
but not limited to, construction materia ls, roofs, entrances, as well as window, door, sign, and 
lighting systems, to achieve a coherent composition.  
 

Findings  for C2, C4, & C5 : The existing massing of the building will be largely retained; 
however, two new massing elements will help to define t he east elevation. These are the 
new storefront mass at the ground level and the new penthouse proposed atop the 
existing roof. These massing elements are, essentially, identical in their scale and 
proportion, and read as elements that sandwich the existin g upper stories of the building. 
Other rooftop elements, such as the corridor wings connecting the penthouse and egress 
stairs, the roof deck, and the eco -roof, are set back from the face of the east elevation 
and, therefore, become subordinate to the prim ary massing. In addition to achieving a 
cohesive composition on the east elevation, these desig n moves also reference other 
subordinate rooftop additions in the neighborhood, such as the penthouse atop the 
Federal Reserve Building.  
 
The proposed  exterior patterning of the new storefront and of the penthouse massing  
evokes and enhance s the patterns of double hung windows present in the original 
building. The new areas of ganged double -hung windows at the ground level storefront 
and at the proposed new pentho use ensure that the entire composition of existing and 
new components of the building are congruent and compatible as a whole, yet still 
visually distinct as bands and zones.  
 
Proposed materials  will be durable and of high -quality:  
< The proposal restores t he original wood sash windows on the east elevation  and the 

original steel sash windows on the west elevation  of the building. The new storefront 
windows are large  double hung window s with a clad, coated aluminum sash on the 
exterior and a wood interior th at will be visible where the windows turn corners to 
form the vestibules. Windows will be supported by precise painted steel frames and 
flanges that evoke the cast -iron building traditions throughout downtown Portland.   

< Additional storefront windows used a t the vestibules and at the penthouse are a 
proven aluminum system .  

< Painted three -coat stucco is proposed at the new penthouse addition . This is a 
traditional, resilient cladding system used historically and contemporaneously.  

< Ceramic tiles are proposed a round each oak door on the east elevation, and similar 
tiles are already installed.  These have proven to be resilient materials, and they are 
a defining feature of the current iteration of the building that will be retained in 
part.  
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< Cast -in -place shotcrete  will be visible on portions of the west side of the building 
where some of the existing steel sash windows will be removed. This shotcrete will 
serve to structurally reinforce the building and bring it closer to conformance with 
current building code. The  exposed shotcrete will read through the existing punched 
openings, which will remain, and it will be painted.  
 

Taken altogether the proposed  materials are of high -quality and reinforce the coherency of 
the proposed composition of the buildingõs exterior. 
 

Therefore, these guidelines are met.  
 
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, sig ns, and large windows.  
 
C9.   Develop Flexible Sidewalk -Level Spaces.  Develop flexible spaces at the sidewalk -level of 
buildings to accommodate a variety of active uses.  

 
Findings:  The proposal differentiates the sidewalk -level of the building and develops  
flexible sidewalk -level spaces in the following ways:  
< New exterior transitional spaces are provided at the new tenant vestibules where 

none existed  previously.  
< The proposal differentiates the sidewalk level of the building with an unbroken 

stretch of dou ble hung storefront glazing and a strong cantilevered canopy that 
picks up the horizontal frieze band established by the top of the storefront.  This 
contrasts with the regular rhythm of individual double -hung windows on the façade 
above.  

< The proposal incor porates opportunity for compartmentalized retail or hospitality 
opportunities that can take either one -half or the full width of the new storefront.  
Clear vision glazing will provide views into and out of this flexible ground -level 
space.  
 

Therefore, these  guidelines are met.  
 
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.  
 
C12.   Integrate Exterior Lighting. Integrate exterior lighting and its staging or structural 
components with the buildingõs overall design concept. Use exterior lighting to highlight the 
buildingõs architecture, being sensitive to its impacts on the skyline at night.  
 
C13.   Integrate Signs.  Integrate signs and their associated structural components with the 
buildingõs 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 proposal integrates a projecting canopy that shelters approximately one 
third the width of the existing sidewalk right of way.  The 48ó deep canopy projects above 
the clad wood storefront windows. The painted steel canopy fascia continues the datum of 
the painted steel fascia above entries and matches the material at the painted steel base 
plate below, integrating this right -of-way encroachment into the overall composition.  
 
Exterior lighting is integrated to highlight the original entrances and to illuminate the new 
vestibules at street level. Brass cylinder surface mount downlights are proposed  on the 
vestibule soffits and at the recesses at th e wood doors on either end of the east elevation.  
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Proposed  signage  is below the design review threshold; however, it  is indicated above the 
wood doors  in  transom windows at each corner entrance . These transoms  will contain 
clear glass with gold leaf letter s bearing the historic name of the building, communicating 
the identity without creating visual clutter.  
 

Therefore, these guidelines are met.  

 
C11.   Integrate Roofs and Use Rooftops.  Integrate roof function, shape, surface materials, 
and colors with the buildingõs overall design concept. Size and place rooftop mechanical 
equipment, penthouses, other components, and related screening elements to enhance views of 
the Central Cityõs 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:  The original roofline ña sloped pediment parapet ñwill be restored in a gesture 
to the original building silhouette. The proposed penthouse is de tailed to float above the 
parapet as a way to clearly distinguish the addition and preserve the integrity of  the form 
of the original structure. The penthouse also echoes the design and patterning of the new 
storefront windows at the ground floor, creating  a unique òbookendó effect with both 
elements. Eco -roofs and an open air deck  are proposed behind the penthouse. These will 
be obscured from  view from the sidewalk, and they are symmetrically placed on the roof, 
like the penthouse, to integrate well and f orm a cohesive òfifth elevationó. New split-
system HVAC units are proposed on either side of the penthouse and are screened from 
view by the penthouse and the existing roof parapets. Larger HVAC units are located on 
the west side of the penthouse and situa ted symmetrically on either side of the roof deck. 
These include an integrated screen to shield them from view of rooftop inhabitants.  
 

Therefore, this guideline is met.  
 
D1.   Park Blocks.  Orient building entrances, lobbies, balconies, terraces, windows, and active 
use areas to the Park Blocks. In the South Park Blocks, strengthen the areaõs emphasis on 
history, education, and the arts by integrating special building elements, such as water 
features or public art. In the Midtown Park Blocks, strengthen the  connection between the 
North and South Park Blocks by using a related system of right -of-way elements, materials, 
and patterns. In the North Park Blocks, strengthen the areaõs role as a binding element 
between New China/Japantown and the Pearl District.  

 
Findings:  The existing building lies near the north end of the so -called òMidtown Park 
Blocksó which lie between the South Park Blocks and the North Park Blocks along SW 9th  
Ave and SW Park Ave. Restoration of this building ñand of the ground -level storefro nt in 
particular ñwill help to bring activity back to this building and the sidewalk outside, 
strengthening the connection between the North and South Park Blocks. New street trees 
will also create a more -park -like and pedestrian feel along SW Park Ave, whi ch is largely 
characterized by the blank facades of the Pacific Telephone & Telegraph Buildings at 819 
SW Oak St, 310 SW Park Ave (a landmark building), and 735 SW Stark St.  
 

Therefore, this guideline is met.  
 

DEVELOPMENT STANDARDS  
 
Unless specifically req uired 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 standa rds 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 additions and exterior alterations to the Modish Building in the Downtown 
Subd istrict of the Central City Plan Distr ict will help to revitalize this building and this section 
of the Midtown Park Blocks ñan important part of the connection between the South Park 
Blocks and the North Park Blocks ñwith new ground -level windows with clear  glazing, 
providing views into ground floor active uses. The proposed penthouse addition will 
complement the new ground -level storefront massing, inserting a contemporary twist onto the 
historic east façade. A new canopy and additional entry doors at the g round floor will help to 
further improve the pedestrian environment.  
 
The design review process exists to promote the conservation, enhancement, and continued 
vitality of areas of the City with special scenic, architectural, or cultural value. The proposal  
meets the applicable design guidelines and therefore warrants approval . 
 

ADMINISTRATIVE DECISION  
 
Approval of additions and exterior alterations to the Modish Building in the Downtown 
Subdistrict of the Central City Plan District, including:  

< A 998.8 SF pe nthouse addition atop the existing building and located at the east façade;  
< A new roof deck and ecoroof;  
< Eighteen new mechanical units on the roof;  
< A new aluminum clad wood window system, new entry, and other exterior alterations ñ

all on the east façade of the ground floor;  
< A new exterior courtyard cutout of the roof of the building at its west elevation at the 

ground floor;  
< Removal of eight windows on the west façade of the building where a shotcrete shear 

wall will be constructed inside the building; and , 
 

Per the approved site plans, Exhibits C -1 through C -24 , signed and dated 05/03/2017 , subject 
to the following conditions:  
 
A. As part of the building permit application submittal, the following development -related 

conditions (B through C) must be noted on each of the 4 required site plans or included as 
a sheet in the numbered set of plans.  The sheet on which this information appears must be 
labeled "ZONING COMPLIANCE PAGE - Case File  LU 17 -124482  DZ." All requirements must 
be graphically represented on  the site plan, landscape, or other required plan and must be 
labeled "REQUIRED."  

 
B.  At the time of building permit submittal, a signed Certificate of Compliance form 

(https://www.portlandor egon.gov/bds/article/623658 ) must be submitted to ensure the 
permit plans comply with the Design/Historic Resource Review decision and approved 
exhibits.  

 
C. No field changes allowed.  
 
Staff Planner:  Benjamin Nielsen  
 
 
Decision rendered by:  __________ __________________________________ on May 3, 2017.  

            By authority of the Director of the Bureau of Development Services  

 
Decision mailed: May 8, 2017  
 
 

https://www.portlandoregon.gov/bds/article/623658
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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 February 
21, 2017 , and was determined to be complete on March 21, 2017 . 
 

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 February 21, 2017 . 
 

ORS 227.178  states the City must issue a final decision on Land Use Review applications 

within 120 -days of the application being deemed comp lete.  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: July 18, 2017 . 
  
 
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 Developme nt 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 appr oval 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.  Complian ce 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 s pecifically 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 òapplicantó includes the applicant for this land use review, 
any person undertaking development pursuant to this land use review, the proprietor of the 
use or development approved by this land use review, and the current owner and future 
owners of the property subject to this land use review.  
 
Appealing this decision.   This decision may be appealed to the Design Commission, which will 
hold a public hearing.  Appeals must be filed by 4:30 PM on May 22, 2017,  at 1900 SW 
Fourth Ave.  Appeals can be filed at the 5 th  floor reception desk of 1900 SW 4 th  Avenue Monday 
through Friday between 8:00 am and 4:30 pm.  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 pr operty within the organizationõs boundaries.  
The vote to appeal must be in accordance with the organizationõs 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 appointmen t.  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 . 

http://www.ci.portland.or.us/
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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 d ecision of the Design 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 Appeal s (LUBA) on that 
issue.  Also, if you do not raise an issue with enough specificity to give the Design 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 Rev iew 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 May 23, 2017  ð (the day 

following the last day to appeal).  

¶ A building or zoning permit will be issued only after the final decision is recorded.  
 
 
The applicant, builder, or a representative may record the final decision as follows:  
 

¶ By Mail:  Send the two recording sheets (sent in separate mailing) and the final Land Use 
Review decision with a check made payable to the Multnomah County Recorder to:  
Multnomah County Recorder, P.O. Box 5007, P ortland 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 mad e payable to the Multnomah County Recorder to the 
County Recorderõs 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 Coun ty 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 fi nal 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 year s 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, o r 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 exemp ted as part of this land use 
review;  

¶ All requirements of the building code; and  

¶ All provisions of the Municipal Code of the City of Portland, and all other applicable 
ordinances, provisions and regulations of the City.  
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EXHIBITS  

NOT ATTACHED  UNLESS  INDICAT ED 
 
A. Applicantõs Submittals  

1.  Original Narrative  
2.  Original Drawing Set  
3.  Revised Narrative, received 03/20/2017  
4.  Revised Drawing Set, received 03/20/2017  
5.  Revised Drawing Set, received 03/21/2017  
6.  Revised Ground Floor Plan, received 03/21/2017  
7.  Stormwater Report , dated and received 04/21/2017  
8.  Flow -through Stormwater Planter Detail, received 04/21/2017  

B.  Zoning Map (attached)  
C. Plans/Drawings:  

1.  Vicinity Plan, Site Utilities Feasibility Plan, and Site and Tree Plan   
2.  Existing Ground Floor Plan  
3.  Existing Mezzanine Pla n 
4.  Existing Roof Pla n 
5.  Basement Plan  
6.  Ground Floor Plan (attached)  
7.  Second Floor Plan  
8.  Third Floor Plan  
9.  Fourth Floor Plan  
10.  Mezzanine Floor Plan  
11.  Fifth Floor Plan (attached)  
12.  Roof Plan  (attached)  
13.  Section B: East to West   
14.  Section F: North to South   
15.  Existing Eas t Elevation  
16.  East Elevation  (attached)  
17.  West Elevation  (attached)  
18.  North Elevation  (attached)  
19.  South Elevation (attached)  
20.  Storefront/Canopy/Penthouse Partial Views/ Detail s 
21.  Storefront/Canopy/Penthouse Partial Views/ Details  
22.  Storefront/Canopy/Penthouse Partial V iews/Details  
23.  Storefront/Penthouse Roof Deck/Details   
24.  Flow -through Stormwater Planter Detail  
25.  Product Cutsheets  

D.  Notification information:  
 1.  Mailing list  
 2.  Mailed notice  
E. Agency Responses:   
 1.  Bureau of Environmental Services  
 2.  Fire Bureau  
 3.  Life Safety Section of BDS  
 4.  Bureau of Transportation Engineering  
F. Correspondence:  

1.  Julie Livingston, 04/24/2017  
G. Other:  

1.  Original LU Application  
2.  Incomplete Application Letter  
3.  Email from Doug Skidmore re: Incomplete application letter, received 03/08/20 17 
4.  Applicantõs Response to Incomplete application letter, received 03/20/2017 
5.  Email from Doug Skidmore with corrected plan set, received 03/21/2017  
6.  Email from BES re: missing stormwater report, received 04/14/2017  
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The Bureau of Development Services is com mitted 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).  
 
 
 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 


