Date:

April 19, 2018

To:

Interested Person

From:

Emily Hays, Land Use Services
503-823-5676 / Emily.Hays@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 17-289334 HR – KEX PORTLAND
GENERAL INFORMATION
Applicant:

Mike Coyle | Faster Permits
2000 SW 1st Avenue, Suite 420 | Portland, OR 97201

Owner:

Vivian LLC
107 NE Grand Avenue | Portland, OR 97232

Architect:

Andrew Smith | Hennebery Eddy Architects, Inc
921 SW Washington Street, Suite 250 | Portland, OR 97205
asmith@henneberyeddy.com

Site Address:

100-110 NE MLK Jr. Boulevard

Legal Description:

BLOCK 108 S 10’ OF LOT 3 LOT 4 HISTORIC PROPERTY;
POTENTIAL ADDITIONAL TAX, EAST PORTLAND
R226507330, R226507330
1N1E35CB 03800, 1N1E35CB 03800
3031

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

Kerns, contact Elliott Mantell at commonchiro@yahoo.com
Central Eastside Industrial Council, contact ceic@ceic.cc.
Southeast Uplift, contact Leah Fisher at 503-232-0010.
Central City - Central Eastside
Individually Listed National Historic Landmark, January 17, 2017
EXd – Central Employment with Design and Historic Resource
Protection Overlays
HR – Historic Resource Review
Type II - an administrative decision with appeal to the Landmarks
Commission.

Proposal:
The applicant is seeking Historic Resource Review approval for alterations to a National Historic
Landmark in the Central Eastside Subdistrict in the Central City Plan District.
Alterations subject to review include:
• Windows – Replace non-original aluminum windows at the upper floors of the street
facing elevations with aluminum windows. An alternate aluminum-clad wood window
has also been proposed.
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Storefront – Replace all non-original storefront with an aluminum storefront system
with a lower sill and butt-glazed vertical mullions with small aluminum profiles. The
configuration is intended to simulate the historic condition.
Canopies – New fabric canopies supported by a thin metal frame are proposed for
entrances on the west and south elevations, mounted to the storefront frame below the
brick lintel.
Louvers – New exhaust and air intake louvers are proposed within transom space above
the existing ground floor courtyard windows on the north elevation.
Rooftop – New rooftop elements include covered outdoor seating and enclosed bar, new
stair and elevator, grouped mechanical units, and a green roof to accommodate
stormwater treatment.
Lighting – LED strip lighting is proposed to be applied to the top of the projecting brick
course to highlight the cornice. Recessed fixtures are also proposed in the soffit at all
recessed entries.
Signs – Optional aluminum tenant blade signs are proposed at each side of the entry
canopies and measure 3’-8”x1’-10”. A three-part projecting sign is proposed at the
southwest corner consisting of 3’x3’ aluminum panel boxes with backlit channel letters.
Fire Escapes – Existing stairs will be removed and replaced with an infill metal grate
flooring to match existing. The fire escape finish and structure will be repaired as
needed and the railing height will be increased to 3’-6” with a metal rail applied to the
top of the existing rail.

Exempt elements of the proposed work include:
• Masonry – The applicant proposes to repoint and clean deteriorated portions of the
masonry.
• Windows – New insulated glass is proposed for the existing original windows on north
façade at the 2nd and 3rd floors.
• Historic Canopy – Damaged portions of the fascia material on the existing historic
canopy will be replaced with new material to match existing.
• Transom Windows – Stucco panel cladding at the storefront level will be removed to
restore the original wood transom frames and sashes. Insulated glass panels are
proposed to meet energy code.
• Entrances – New full lite wood doors will be installed in aluminum storefront frames;
entry recess dimensions and door openings will be maintained.
Historic Resource Review is required for non-exempt exterior alterations to a National Historic
Landmark.
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:

Central City Fundamental Design Guidelines

Special Design Guidelines for the Design Zone of the Central Eastside District of the
Central City Plan

33.856.060.G – Other Approval Criteria

ANALYSIS
Site and Vicinity: The Vivian is a three-story mixed-use building located at the intersection of
NE Couch Street and NE MLK Jr. Boulevard near the Burnside Bridge. The building was
constructed in 1912 by Advance Construction Company. The building was originally named
Alco Apartments until 1939 when upgrades to the entryway and apartments were made by
Portland architect George M. Post.
The Vivian was listed on the National Register of Historic Places on January 17, 2017.
Contributing features include the building exterior, ground floor apartment lobby, the interior
stairway serving the apartment levels, and the corridors serving the apartments. The building
is a three-story, beige brick masonry building with a full basement, ground floor commercial
space, and two floors of residential apartments above. The building footprint is rectangular,
with the exterior walls at the northeast corner of the site are set back to form a small
rectangular lightwell.
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The two primary elevations – west and south – face NE MLK Boulevard and NE Couch Street,
respectively. The east and north elevations outside the light well are solid party walls abutting
adjacent structures. The roughly 40' high facades feature storefronts at the ground floor and
moderately sized window openings at the apartments. Components of the original wood
storefront system have been replaced, but recessed entry doors with transoms and storefront
transoms remain intact. The original double-hung wood windows at the apartment levels have
been replaced on the west and south elevations, but remain in the north lightwell. Other
decorative features include a projecting metal cornice at the parapet, brick banding, and brick
and concrete details.
Zoning: The Central Employment (EX) zone allows mixed uses and is intended for areas in the
center of the City that have predominantly industrial-type development. The intent of the zone
is to allow industrial and commercial uses which need a central location. Residential uses are
allowed, but are not intended to predominate or set development standards for other uses in
the area.
The “d” overlay promotes the conservation and enhancement of areas of the City with special
historic, architectural or cultural value. New development and exterior modifications to existing
development are subject to design review. This is achieved through the creation of design
districts and applying the Design Overlay Zone as part of community planning projects,
development of design guidelines for each district, and by requiring design review. In addition,
design review ensures that certain types of infill development will be compatible with the
neighborhood and enhance the area.
The Historic Resource Protection overlay is comprised of Historic and Conservation Districts, as
well as Historic and Conservation Landmarks and protects certain historic resources in the
region and preserves significant parts of the region’s heritage. The regulations implement
Portland’s Comprehensive Plan policies that address historic preservation. These policies
recognize the role historic resources have in promoting the education and enjoyment of those
living in and visiting the region. The regulations foster pride among the region’s citizens in their
city and its heritage. Historic preservation beautifies the city, promotes the city’s economic
health, and helps to preserve and enhance the value of historic properties.
The Central City Plan District implements the Central City Plan and other plans applicable to
the Central City area. These other plans include the Downtown Plan, the River District Plan,
the University District Plan, and the Central City Transportation Management Plan. The
Central City plan district implements portions of these plans by adding code provisions which
address special circumstances existing in the Central City area. The site is within the Central
Eastside Subdistrict of this plan district.
Land Use History: City records indicate that prior land use reviews include the following:
• VZ 328-62 – Title 34 Variance to increase the number of signs in an 'S' zone from the
permitted one sign to three signs and construct two partially illuminated 40" by 30'
identification and reader board signs located flat against the west and south wall of the
existing building at approximately 9' above the sidewalk level at the east corer of E
Couch and NE Union.
• EA 15-225030 – Rehab existing structure to establish commercial/retail space on
ground floor and upgrade apartments on the second and third floors.
Agency Review: A “Notice of Proposal in Your Neighborhood” was mailed February 2, 2018.
The following Bureaus have responded with no issues or concerns:
•
•
•
•
•
•
•

Water Bureau
Fire Bureau, See Exhibit E-1
Site Development Section of BDS, See Exhibit E-2
Life Safety Review Section of BDS, See Exhibit E-3
Bureau of Environmental Services, See Exhibit E-4
Bureau of Transportation, See Exhibit E-5
Multnomah County Rights-of-Way Permits, See Exhibit E-6
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Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on February 2,
2018. No written responses have been received from either the Neighborhood Association or
notified property owners in response to the proposal.

ZONING CODE APPROVAL CRITERIA
Chapter 33.846, Historic Reviews
Purpose of Historic Resource Review
Historic Resource Review ensures the conservation and enhancement of the special
characteristics of historic resources.
Historic Resource Review Approval Criteria
Requests for Historic Resource Review will be approved if the review body finds the applicant
has shown that all of the approval criteria have been met.
Findings: The site is a designated Historic/Conservation Landmark. Therefore, the
proposal requires Historic Resource Review approval. The relevant approval criteria are
listed in 33.846.060 G. 1.-10. In addition, because the site is located within the Central
City, the relevant approval criteria are the Central City Fundamental Design Guidelines.
G. Other Approval Criteria:
1. Historic character. The historic character of the property will be retained and preserved.
Removal of historic materials or alteration of features and spaces that contribute to the
property's historic significance will be avoided.
2. Record of its time. The historic resource will remain a physical record of its time, place,
and use. Changes that create a false sense of historic development, such as adding
conjectural features or architectural elements from other buildings will be avoided.
3. Historic changes. Most properties change over time. Those changes that have acquired
historic significance will be preserved.
4. Historic features. Generally, deteriorated historic features will be repaired rather than
replaced. Where the severity of deterioration requires replacement, the new feature will
match the old in design, color, texture, and other visual qualities and, where practical, in
materials. Replacement of missing features must be substantiated by documentary,
physical, or pictorial evidence.
5. Historic materials. Historic materials will be protected. Chemical or physical treatments,
such as sandblasting, that cause damage to historic materials will not be used.
Findings for 1, 2, 3, 4 & 5: The era of historic significance is from 1912, when the
building was constructed, to 1958 when the last of the streetcar lines in Portland were
terminated. This era includes a major building renovation by notable Portland architect,
George M. Post in 1939 which included a new apartment entry in the Art Deco style.
Existing building elements and features original to the era of significance are being
preserved. Other historic features in fair and good condition will be repaired rather than
be replaced. This work includes cleaning and repointing of existing masonry and trim,
repair of existing historic canopy, and restoration of original windows at the courtyard
elevations. Historic materials will be protected. No sandblasting or other destructive
treatments are proposed.
Existing building elements that are not original to the era of significance and that
detract from the historic building character are being removed and replaced with new
elements more in keeping with the building character. At the south and west elevations,
this includes removing the panels covering the existing transom windows and repairing
the windows, restoring original ground floor tenant entry locations, and reintroducing
wood and glass tenant entry doors. The additional replacement of non-original windows
at the 2nd and 3rd floors will not detract from the historic significance of the property.
The proposal is focused on restoration of historic character. Proposed alterations do not
create a false sense of historic development. Nearly all proposed improvements are
based on features of the historic building. Therefore, these guidelines have been met.
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6. Archaeological resources. Significant archaeological resources affected by a proposal will
be protected and preserved to the extent practical. When such resources are disturbed,
mitigation measures will be undertaken.
Findings for 6: No excavation of previously undisturbed areas is associated with the
proposal. Archaeological resources will not be affected by this proposal. This guideline
has been met.
7. Differentiate new from old. New additions, exterior alterations, or related new
construction will not destroy historic materials that characterize a property. New work will
be differentiated from the old.
8. Architectural compatibility. New additions, exterior alterations, or related new
construction will be compatible with the resource's massing, size, scale, and architectural
features. When retrofitting buildings or sites to improve accessibility for persons with
disabilities, design solutions will not compromise the architectural integrity of the historic
resource.
9. Preserve the form and integrity of historic resources. New additions and adjacent or
related new construction will be undertaken in such a manner that if removed in the
future, the essential form and integrity of the historic resource and its environment would
be unimpaired.
10. Hierarchy of compatibility. Exterior alterations and additions will be designed to be
compatible primarily with the original resource, secondarily with adjacent properties, and
finally, if located within a Historic or Conservation District, with the rest of the district.
Where practical, compatibility will be pursued on all three levels.
Findings for 7, 8, 9 & 10: The essential form and integrity of the structure will remain
intact. The rooftop addition is differentiated through significant setbacks from the
historic building facades. The proposed penthouse is distinctly different from the
existing building, but is designed to have a relatively low profile, with a simple form and
minimal extraneous detail. The two stairways that extend to the roof are sloped away
from the exterior walls and clad in a gray cementitious panel to minimize visibility.
At the fire escape on the west elevation, existing stairs will be removed and replaced
with an infill metal grate flooring to match existing. The fire escape finish and structure
will be repaired as needed and the railing height will be increased to 3’-6” with a metal
rail applied to the top of the existing rail. This sensitive alteration will preserve the form
of a historic building element in while meeting current code requirements.
Historic photographic evidence shows a storefront system with a wood base, transom
bar, and wood transom windows. These elements are being retained and replicated as
necessary. The photograph provided by the applicant also shows a metal storefront
glazing system with thin vertical mullions. Given that modern metal storefronts have
much wider dimensions, the applicant has proposed butt-glazed structural silicone
mullions with applied aluminum trim to more closely resemble the profile of original
storefront.
The proposed window profile and depth closely match the original conditions. Existing
windows on the north wall were measured to accurately replicate the historic window
punch. The face of the original exterior window frame is set back one brick wythe from
the face of the building. The new windows reflect the architecture of the commercial
buildings once common along the streetcar alignment. These guidelines have been met.
Special Design Guidelines for the Design Zone of the Central Eastside District of the
Central City Plan and Central City Fundamental Design Guidelines
The Central Eastside is a unique neighborhood. The property and business owners are proud of
the district’s heritage and service to the community and region. Light industry,
distribution/warehousing, and transportation are important components of the district’s
personality. To the general public, retail stores and commercial businesses provide the central
focus within the district.
The underlying urban design objective for the Central Eastside is to capitalize on and
emphasize its unique assets in a manner that is respectful, supportive, creative and compatible
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with each area as a whole. Part of the charm and character of the Central Eastside District,
which should be celebrated, is its eclectic mixture of building types and uses. An additional
strength, which should be built on, is the pattern of pedestrian friendly retail uses on Grand
Avenue, East Burnside and Morrison Streets, as well as portions of 11th and 12th Avenues.
The Central City Fundamental 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 Eastside Design Goals
The following goals and objectives define the urban design vision for new development and
other improvements in the Central Eastside
• Encourage the special distinction and identity of the design review areas of the Central
Eastside District.
• Provide continuity between the Central Eastside and the Lloyd District.
• Provide continuity between the Central Eastside and the river, downtown, and adjacent
residential neighborhoods.
• Enhance the safety, convenience, pleasure, and comfort of pedestrians.
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. Encourage urban design excellence in the Central City;
2. Integrate urban design and preservation of our heritage into the development process;
3. Enhance the character of the Central City’s districts;
4. Promote the development of diversity and areas of special character within the Central
City;
5. Establish an urban design relationship between the Central City’s districts and the
Central City as a whole;
6. Provide for a pleasant, rich and diverse pedestrian experience for pedestrians;
7. Provide for the humanization of the Central City through promotion of the arts;
8. Assist in creating a 24-hour Central City which is safe, humane and prosperous;
9. Ensure that new development is at a human scale and that it relates to the scale and
desired character of its setting and the Central City as a whole.
Staff has considered all guidelines and has addressed only those guidelines considered
applicable to this project.
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 accessways 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.
Findings for A1 & A2: The building is a streetcar era commercial structure typical to
the eastside of Portland, featuring ground floor retail and residential units on the upper
levels. Exterior improvements include the restoration of significant building elements.
The proposed alterations are intended to repair and maintain the historic building with
adjacency to the modern streetcar line.
Additionally, the new penthouse space activates the rooftop and affords views of the
surrounding district just east of the Willamette River. Awning coverage and activation of
sidewalk level will enhance the pedestrian experience on the east-west pedestrian route
to the river. These guidelines have been met.
A4. Use Unifying Elements. Integrate unifying elements and/or develop new features that
help unify and connect individual buildings and different areas.
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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.
C4. Complement the Context of Existing Buildings. Complement the context of existing
buildings by using and adding to the local design vocabulary.
Findings for A4, A5 & C4: The proposed alterations will achieve a consistent
streetscape with new commercial tenant entrances and storefront in keeping with those
in the area. The configuration of new ground floor entries will provide flexible
commercial tenant spaces to complement the ground floor uses of adjacent buildings.
These ground floor entries, with additional glazed doors, restored transoms, and
storefront with lower sills, will enhance the commerce and pedestrian activity adjacent
to the streetcar line and unify with surrounding buildings through a consistent
vocabulary of materials and configuration. These guidelines have been met.
A6. Reuse/Rehabilitate/Restore Buildings. Where practical, reuse, rehabilitate, and restore
buildings and/or building elements.
Findings for A6: The proposal is for renovation of the Vivian Apartments, a recently
designated historic Landmark in a rapidly developing area on the east side of the
Willamette River. For the past several years, the building has been relatively
underutilized and has been allowed to deteriorate. The current proposal shows a
dedication to investment in the building, including repair of damaged materials and
restoration of original material, including transom windows at the street level. This
guideline is met.
A7. Establish and Maintain a Sense of Urban Enclosure. Define public rights-of-way by
creating and maintaining a sense of urban enclosure.
A8. Contribute to a Vibrant Streetscape. Integrate building setbacks with adjacent sidewalks
to increase the space for potential public use. Develop visual and physical connections into
buildings’ active interior spaces from adjacent sidewalks. Use architectural elements such as
atriums, grand entries and large ground-level windows to reveal important interior spaces and
activities.
Findings for A7 & A8: The existing building was constructed to the street lot lines,
thereby defining the rights-of-way. The proposal will maintain the building footprint.
The enhanced and increased glazing will contribute to a vibrant streetscape by visually
and physically connecting pedestrians with new active uses at the ground floor of the
building. Repairs to the existing historic canopy and the addition of new awnings,
lighting, and optional tenant signage will reinforce the ground level. The proposal
includes commercial space and lobby functions in an open plan design that can be
highly flexible. These guidelines have been 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.
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.
B7. Integrate Barrier-Free Design. Integrate access systems for all people with the building’s
overall design concept.
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.
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C10. Integrate Encroachments. Size and place encroachments in the public right-of-way to
visually and physically enhance the pedestrian environment. Locate permitted skybridges
toward the middle of the block, and where they will be physically unobtrusive. Design
skybridges to be visually level and transparent.
Findings for B1, B2, B7, C6 & C10: The Vivian is a zero-lot line building, so
configuration of the pedestrian routes is not applicable. Repair of an existing historic
canopy will clearly demarcate the entry and contribute to a pleasant urban setting.
Mechanical equipment is set back from the building edges at the rooftop so that it does
not detract from the pedestrian environment. Exterior louvers are limited to the
courtyard façade to keep mechanical air intake and exhaust away from the public
realm. The new larger storefront windows with lower sills at the ground floor will
provide enhanced transparency. New ground floor commercial entries will have
improved accessibility with new outswing doors and concrete pavement transitions at
the sidewalk. These guidelines have been met.
B6. Develop Weather Protection. Develop integrated weather protection systems at the
sidewalk-level of buildings to mitigate the effects of rain, wind, glare, shadow, reflection, and
sunlight on the pedestrian environment.
B6-1. Provide Pedestrian Rain Protection. Rain protection is encouraged at the ground level
of all new and rehabilitated commercial buildings located adjacent to primary pedestrian
routes. In required retail opportunity areas, rain protection is strongly recommended.
Findings for B6 and B6-1: The proposed improvements at the sidewalk level include
new awnings to improve weather protection. These canopies will be provided at the main
entrance and the gastropub entrance to provide protection for pedestrians. New fabric
canopies are supported by a thin extruded metal frame, similar to the retractable,
sloped fabric canopies shown in historic a photograph. The canopies will be mounted to
the storefront frame just below the brick lintel and aligned with the bottom of the
transom bar. This provides adequate coverage for pedestrians while remaining
sympathetic to the historic architecture. The upgraded existing apartment entry
features a large historic canopy and recessed commercial entries provide protection at
the tenant entries. These guidelines have been met.
C2. Promote Quality and Permanence in Development. Use design principles and building
materials that promote quality and permanence.
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.
C3. Respect Architectural Integrity. Respect the original character of an existing building
when modifying its exterior. Develop vertical and horizontal additions that are compatible with
the existing building, to enhance the overall proposal’s architectural integrity.
C3-1. Design to Enhance Existing Themes in the District. Look to buildings from
throughout the district for contextual precedent. Innovation and creativity are encouraged in
design proposals, which enhance overall district character.
Findings for C2, C3, C3-1 & C5: The proposed design respects architectural integrity
by restoring the character of the historic building. The windows, glazing style, and trim
proportions have been designed to be in keeping with the architectural style. A coherent
composition is achieved through a consistent palette of materials and glazing systems.
Existing non-original stucco at the ground floor will be replaced with panel and trim
detailing. New aluminum storefront will replace existing deteriorated plywood and
cement board siding at the ground level. The storefront configuration will be
standardized and original transom windows will be restored. Further, the proposed
cleaning and repointing of the masonry exterior maintains the permanence of a high
quality historic façade material. These guidelines have been met.
C13. Integrate Signs. Integrate signs and their associated structural components with the
building’s overall design concept. Size, place, design, and light signs to not dominate the
skyline. Signs should have only a minimal presence in the Portland skyline.
C1-2. Integrate Signs.
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a. Retain and restore existing signage which reinforces the history and themes of
the district, and permit new signage which reinforces the history and themes of
the East Portland Grand Avenue historic district.
b. Carefully place signs, sign supports, and sign structures to integrate with the
scale, color and articulation of the building design, while honoring the
dimensional provisions of the sign chapter of the zoning code.
c. Demonstrate how signage is one of the design elements of a new or rehabilitation
project and has been coordinated by the project designer/ architect. Submit a
Master Signage Program as a part of the project’s application for a design review.
Findings for C13 and C1-2: The proposal includes optional tenant blade signs flanking
the covered entries on MLK and Couch Streets and a projecting corer blade sign at the
corner. The new corner blade sign is vertically oriented and internally illuminated,
evoking the historic character of the building in a contemporary manner. The location
and size of the signs and placement of structural support systems ensure significant
historical features are not concealed. The electrical conduit will be fully concealed
within the interior wall furring. The optional tenant blade signs are aluminum faced
with routed lettering and feature a strip of LED diodes along the perimeter of the sign.
This thoughtfully crafted sign option will reinforce the ground floor tenant space in a
commercial district with minimal impact beyond the adjacent pedestrian realm. These
guidelines have been met.
C7. Design Corners that Build Active Intersections. Use design elements including, but not
limited to, varying building heights, changes in façade plane, large windows, awnings,
canopies, marquees, signs and pedestrian entrances to highlight building corners. Locate
flexible sidewalk-level retail opportunities at building corners. Locate stairs, elevators, and
other upper floor building access points toward the middle of the block.
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.
C9. Develop Flexible Sidewalk-Level Spaces. Develop flexible spaces at the sidewalk-level of
buildings to accommodate a variety of active uses.
Findings for C7, C8 & C9: The proposal includes flexible ground floor spaces within
the existing building and lobby functions in an open plan design that can be highly
flexible. The building has a consistent ground level that is differentiated from the upper
levels by a continuous storefront system. The proposal will restore the ground floor
transom windows and includes sidewalk-level enhancement with lighting, canopies, and
signs. A three-part blade sign will project diagonally from the corner of NE MLK and NE
Couch Street to create visual interest and reinforce the distinction between base and
upper floors. These guidelines have been 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.
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 storm water
management tools.
Findings for C1 & C11: The rooftop is proposed to be designed to accommodate a
partially enclosed penthouse with views facing west, south, and east. The south facing
edge of the penthouse is designed to be fully open, with wood screen walls obscuring the
view of rooftop mechanical equipment from roof deck users to the east and west.
Mechanical equipment is concentrated internal to the block along the north roof edge and
proposed to be painted a gray color to match the cementitious panel cladding of the north
penthouse wall and stair enclosures. The proposed alterations will activate the rooftop
and provide for interesting views to and from the building. Consistent sidewalk level
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storefront will create visual connections between active interior spaces and adjacent
public space. These guidelines have been met.
C12. Integrate Exterior Lighting. Integrate exterior lighting and its staging or structural
components with the building’s overall design concept. Use exterior lighting to highlight the
building’s architecture, being sensitive to its impacts on the skyline at night.
Findings for C12: The applicant proposes continuous up-lighting of the cornice on the
west and south façades. The effect is a subtle glow highlighting an original decorative
element on a historic building in area of rapid contemporary growth and change. Lighting
is also proposed the form of recessed downlights within the penthouse structure and
within the soffit of the ground floor entry alcoves. The ground floor lighting scheme helps
illuminate the streetscape and the corner blade sign, with its illuminated sign face,
provide wayfinding information for the hostel. The proposed lighting celebrates the
building architecture while remaining sensitive to its impact on the skyline at night. This
guideline is met.

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

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. This proposal meets the applicable Historic Resource Review
criteria and therefore warrants approval.

ADMINISTRATIVE DECISION
Approval of Historic Resource Review for alterations to a National Historic Landmark in the
Central Eastside Subdistrict in the Central City Plan District, including:
• Windows – Replace non-original aluminum windows at the upper floors of the street
facing elevations.
• Storefront – Replace all non-original storefront with an aluminum storefront system
with a lower sill with butt-glazed vertical mullions with small aluminum profiles.
• Canopies – New fabric canopies supported by a thin metal frame at the entrances on the
west and south elevations, mounted to the storefront frame below the brick lintel and
aligned with the transom bar.
• Louvers – New exhaust and air intake louvers within transom space above the existing
ground floor courtyard windows on the north elevation.
• Rooftop – New rooftop elements include covered outdoor seating and enclosed bar, new
stair and elevator, wood planters, and mechanical units.
• Lighting – LED strip lighting applied to the top of the projecting brick course to
highlight the cornice and recessed fixtures in the soffit at all recessed entries.
• Signs – Aluminum tenant blade signs at each side of the entry canopies measuring 3’8”x1’-10” and a three-part projecting sign at the southwest corner consisting of 3’x3’
aluminum panel boxes with backlit channel letters.
• Fire Escapes – Existing stairs will be removed and replaced with an infill metal grate
flooring to match existing. The fire escape finish and structure will be repaired as
needed and the railing height will be increased to 3’-6” with a metal rail applied to the
top of the existing rail.
Approval per the approved site plans, Exhibits C-1 through C-44, signed and dated April 17,
2018, 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
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a sheet in the numbered set of plans. The sheet on which this information appears must be
labeled "ZONING COMPLIANCE PAGE - Case File LU 17-289334 HR." 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.portlandoregon.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: Emily Hays
Decision rendered by: ____________________________________________ on April 17, 2018
By authority of the Director of the Bureau of Development Services

Decision mailed: April 19, 2018
About this Decision. This land use decision is not a permit for development. Permits may be
required prior to any work. Contact the Development Services Center at 503-823-7310 for
information about permits.
Procedural Information. The application for this land use review was submitted on
December 28, 2017, and was determined to be complete on January 29, 2018.
Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed under
the regulations in effect at the time the application was submitted, provided that the
application is complete at the time of submittal, or complete within 180 days. Therefore, this
application was reviewed against the Zoning Code in effect on December 28, 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 complete. The 120-day review period may be
waived or extended at the request of the applicant. In this case, the applicant extended the
120-day review period (See Exhibit A-7). Unless further extended by the applicant, the 120
days will expire on: June 28, 2018.
Some of the information contained in this report was provided by the applicant.
As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is on the
applicant to show that the approval criteria are met. The Bureau of Development Services has
independently reviewed the information submitted by the applicant and has included this
information only where the Bureau of Development Services has determined the information
satisfactorily demonstrates compliance with the applicable approval criteria. This report is the
decision of the Bureau of Development Services with input from other City and public agencies.
Conditions of Approval. If approved, this project may be subject to a number of specific
conditions, listed above. Compliance with the applicable conditions of approval must be
documented in all related permit applications. Plans and drawings submitted during the
permitting process must illustrate how applicable conditions of approval are met. Any project
elements that are specifically required by conditions of approval must be shown on the plans,
and labeled as such.
These conditions of approval run with the land, unless modified by future land use reviews.
As used in the conditions, the term “applicant” includes the applicant for this land use review,
any person undertaking development pursuant to this land use review, the proprietor of the
use or development approved by this land use review, and the current owner and future
owners of the property subject to this land use review.
Appealing this decision. This decision may be appealed to the Landmarks Commission, which
will hold a public hearing. Appeals must be filed by 4:30 PM on May 3, 2018 at 1900 SW
Fourth Ave. Appeals can be filed at the 5th floor reception desk of 1900 SW 4th 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 property within the organization’s boundaries.
The vote to appeal must be in accordance with the organization’s bylaws. Assistance in filing
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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 will be recorded with the Multnomah
County Recorder.
• Unless appealed, the final decision will be recorded after May 4, 2018 by the Bureau of
Development Services.
The applicant, builder, or a representative does not need to record the final decision with the
Multnomah County Recorder.
For further information on your recording documents please call the Bureau of Development
Services Land Use Services Division at 503-823-0625.
Expiration of this approval. An approval expires three years from the date the final decision
is rendered unless a building permit has been issued, or the approved activity has begun.
Where a site has received approval for multiple developments, and a building permit is not
issued for all of the approved development within three years of the date of the final decision, a
new land use review will be required before a permit will be issued for the remaining
development, subject to the Zoning Code in effect at that time.
Zone Change and Comprehensive Plan Map Amendment approvals do not expire.
Applying for your permits. A building permit, occupancy permit, or development permit may
be required before carrying out an approved project. At the time they apply for a permit,
permittees must demonstrate compliance with:
• All conditions imposed herein;
• All applicable development standards, unless specifically exempted as part of this land use
review;
• All requirements of the building code; and
• All provisions of the Municipal Code of the City of Portland, and all other applicable
ordinances, provisions and regulations of the City.

Decision Notice for LU 17-289334 HR - KEX Portland

EXHIBITS
NOT ATTACHED UNLESS INDICATED
A. Applicant’s Submittal
1. Original Project Narrative
2. Original Daring Set
3. Updated Project Narrative, dated 1/29/18
4. Updated Drawing Set, dated 1/29/18
5. Stormwater Report
6. Site Survey
7. Extension of 120-Day Review, signed 3/15/18
B. Zoning Map (attached)
C. Plans/Drawings:
1. Site Plan
2. Utility Plan
3. Site Plan (attached)
4. Basement Plan
5. First Floor Plan
6. Second Floor Plan
7. Third Floor Plan
8. Roof Plan
9. Penthouse Roof Plan
10. Lighting Plan
11. South Elevation (attached)
12. West Elevation (attached)
13. North Elevation
14. East Elevation
15. South Elevation View Diagram
16. West Elevation View Diagram
17. Perspective - Hostel Entry & Canopy Perspective
18. Typical Ground Floor Bay
19. E/W Section Thru Elevator
20. N/S Section Thru Stair
21. Enlarged Penthouse Section
22. Enlarged Penthouse Section
23. Wall Sections
24. Existing Canopy Wall Section
25. Ground Floor Entrances
26. Storefront Details - Section
27. Storefront Details -Plan
28. Window Details
29. Details – Window and Canopy Edge
30. Signage Details
31. Signage Details
32. Signage Details
33. Exterior Details - Roofing
34. Stair Enclosure Details
35. Upper Roof Details
36. Exterior Elevator Enclosure Details
37. Trifab Framing System
38. Window Cutsheets
39. Wall Panel
40. Tile Tech Pavers
41. Decking
42. Heat Pump Units
43. Elevator
44. Retainer Tee Stud
45. Door
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D. Notification information:
1. Mailing list
2. Mailed notice
E. Agency Responses:
1. Fire Bureau
2. Site Development Section of BDS
3. Life Safety Review Section of BDS
4. Bureau of Environmental Services
5. Bureau of Transportation
6. Multnomah County ROW Permits
F. Correspondence: None
G. Other:
1. Original LU Application
2. Incomplete Letter
3. Email Correspondence
4. Early Assistance Summary Memo
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).

