
 

 

 

Date:   October 22, 2019  
 

To:   Interested Person  
 

From:   Tanya Pagli a, Land Use Services  
  503 -823 -4989  / Tanya.Paglia@portlandoregon.gov  

 

NOTICE OF A TYPE II DECISION ON A PROPOS AL IN 
YOUR NEIGHBORHOOD  
 
The Bureau of Development Services has  approved  a pr oposal in your neighborhood.   The 
mailed copy of this document is only a summary of the decision.  
The reasons for the decision are in cluded 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 n umber.  If you disagree with the decision, you 
can appeal.  Information on how to do so is included at the end of this de cision . 
 

CASE FILE NUMBER : LU  19 -188551  DZ  ð 10  WEST ð 
REMODEL 5  STORY FLIEDNER BUILDING  
 

GENERAL INFORMATION  
 
Applicant:  Kathy Johnson & Meaghan Bullard  | Jones Architecture  

120 NW 9th Avenue, Suite 210 | Portland, OR 97209  
 503.477.9165  
 
Owner:  Talon Fl iedner  QOZB LLC  

929 108th Ave NE, Suite 1510 | Bellevue, WA 98004  
 

Site Address:  1003 -1017 SW WASHINGTON ST  
 
Legal Description:  BLOCK 254 E 99.5' OF LOT 3&4, PORTLAND  
Tax Account No.:  R667728150  
State ID No.:  1N1E34CC  05200  
Quar ter Section:  3029  
 
Neighborhood:  Portland Downtown, contact Wendy Rahm at wwrahm@aol.com  
Business District:  Downtown Retail Council, contact at lfrisch@portlandalliance.com  
District Coalition:  Neighbors West/Northwest, contact Mark Sieber at 503 -823 -4212 . 
 
Plan District : Central City - West End  
Other Designations:  Listed on Portlandõs Historic Resource Inventory 
 
Zoning:  CXd , Central Commercial with Design Overlay  
Case Type:  DZ , Design Review  
Procedure:  Type II , an administrative decision with appeal to th e Design 

Commi ssion.  
 
Proposal:  The applicant seeks Design Review approval for exterior alterations to accompany a 
core and shell renovation  with building system u pgrades and seismic upgrade of the five story 

http://www.portlandonline.com/bds/index.cfm?c=46429
http://www.portlandonline.com/bds/index.cfm?c=46429
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Fliedner Building built in 1905 and located i n the West End Subarea of the Downt own 
Subdistrict of the Central City Plan District. Exterior improvements include:  

¶ storefront rep lacement with new painted steel s torefront on south façade at existing 
lobby,  

¶ storefront modifications at new egress door  on east façade at the northmost bay,  
retaining the original wood transom and one third of the original storefront within the 
bay an d replacing the rest with a new pai nted steel storefront system;  

¶ replacement of 126 windows, 71 of which are original wood win dows in de teriorated 
condition , 38 that wer e originally wood but have been repl aced with other materials over 
the years, and 17 original hollow core fire windows , 

¶ relocated elevator  with new rooftop penthouse , 

¶ new second  exit stair with new rooftop penthou se, 

¶ new egress door  located on the east elevation in the northernmost bay ,  

¶ new outdoor terra ce on the north -west corner of the second story,  

¶ new outdoor decks on t he north side of the fourth and fifth stories , 

¶ new ro of deck , 

¶ stucco and terracotta repairs , paint, and  

¶ refurbished exterior l ighting . 

Note that t he window replacement  portion of the project inv olves replacing a total of 126 
windows, 71 of which are original wood windows, 38 th at wer e originally wood but have been 
repl aced with other materials o ver the years, and 17 original hollow core fire windows. All 
replacement windows (except rear fire wind ows) to be installed will be high -quality wood 
windows which reflect the original hi storic  windows of the building. The 71 ori ginal wood 
windows being re pl aced with in -kind wood windows are not subject to review (per per 

33.420.045 Exempt From Design Revie w , B. Repair, maintenance, and replacement with 

comparable materials or the same col or of paint ) and are noted here and in the  plan setõs 

appendix for cl ar ification only. The 38 non -original windows to be replaced with wood windows 
are not exempt and are i ncluded in this design review as are the 17 original hollow core fire 
windows to be replac ed with new steel fire -rated windows  of similar appearance. See Exhibit s 
A-3.p,q,r,s  for detailed diagram s of the window replacements.  

Design review is required because the proposal is for exterior alterations in the Central City 
Plan Distr ict.  
 
Relevant Approval Criteria:  
In order to be approved, this proposal must com ply  with the approval criteria of Title 33 .  The 
relevant approval criteria are:  
 
< Central City Fundamental  Design Guidelines   
 

ANALYSIS  
 
Site and Vicinity:   The Fliedner Building is located in the West End Subarea of the  Downtown 
Subdistr ict of the Centra l C it y Plan District. The surrounding downtown area contains a variety 
of uses, including offices, retail storef ronts, restaurants, cafés, hotels, theaters, public plazas, 
and parking lots/parking structures, and various cultural and relig ious institutions . The Pearl 
District is a bl ock to  the north inclu ding major commercial destinations such as Powell's Book s 
located at 10th and W Burnside.  

The 10,000 SF, quarter block site is located in the southeast quadrant of a block bounded by 
SW Stark to the north,  SW Washington to the south,  SW 10 th to the east, and SW 11 th to the 
west. The 5 -story commercial/office b uilding of heavy timber construction is built to the 
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property lines with 100 ft frontages on SW Washington and SW 10 th . The Portland Institute for 
Con tem porary Art abuts the buil ding t o its immediate north and a two -story  commercial 
building sits to its im mediate west. The block also includes an eighth -block surface parking lot 
and the Ace Hotel Portland which is located in the Clyde Hotel building, a h ist or ic landmark. 
Other hist oric l andmarks are als o found on the blocks east and west of the subject block . To 
the east is the Pittock Block and the block to the west contains the historic Telegram building 
which sits at the corner of Washington and 11 th .  

The Fliedner Building was b uilt i n 1905 and was e xtensively remodeled in 1931 in the zig -zag 
moderne styl e. The building is on the City of Portlandõs Historic Resource Inventory (HRI). Itõs 
exterior is smooth stucco with ornamental plasterwork including b and s with chevron and zig -
zag moti fs above the gro und floor and at the parapet and bands of dentils above and below the 
fifth -story windows and above the second -story windows. The main entrance in the southwest 
corner of the building facing onto SW Washing ton  St has a unique entablat ure wi th incised 
diago nal lines. The doorway is flanked by fluted pilasters wi th stylized lotus capitals which 
continue around the building, sitting between storefronts.  

The site is located in the Downtown Pedestrian District. The street car runs along SW  10th with 
the closest  street car stop a block away at SW 10th & Alder and the  closest max stop two 
blocks away at Galleria/SW 10th Ave MAX Station. Both SW 10th Avenue and SW Washington 
Street are Local Service Bikeways and Tra nsi t Access Streets. In addi tion, SW 10th is a Cen tral 
City Transit Street, a Central City Pedestrian Stre et, a Community Main Street, and a Traffic 
Access Street, and SW Washington Street is a City Walkway.  

Zoning:   The Central Commercial  (CX) zone is int ended to provide for commerc ial  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 bui ld ing coverage, large bui ldings, and buil dings placed close 
together. Development is intended to be ped estrian -oriented with a strong emphasis on a safe 
and attractive streetscape.  

The òdó overlay  promotes the conservation and enhancement of areas of t he City with special 
histori c, architectural or cultural value. New development and exterior modifications  to existing 
development are subject to design review. This is achieved through the cr eation of design 
districts and applying the Design Overlay Zone as part of community plannin g projects, 
development of design guidelines for each district, and by requiri ng design review. In addition, 
design review ensures that certain types of infill deve lopment will be compatible with the 
neighborhood and enhance the  area.  

The Central City Pla n 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 Pla n, 
the University District Plan, and the Central City Transporta tio n Management Plan. The 
Central City plan district implements portions of these plans by adding code pro visions which 
address special circumstances existing in the Central City area. The sit e is within the 
Downtown Subdistrict of this plan district.  

Land  Use History:   City records indicate that prior land use reviews in clude the following:  

¶ LU 87 -004965 (DZ 6 3-87) ð Design Review approval for replacement windows and doors.  

¶ LUR 95 -00138 ð Design Review approval with conditions for of a 12' lon g by 6 -foot w ide 
projecting sign.  

¶ LU 04 -044334 DZ ð Alteration to a storefront bay including the addition of two 
match ing metal louvered vent covers at the upper transom windows painted to match.  

¶ LU 16 -290122 DZ ð Withdrawn  case. 

¶ LU 17 -180220 DZ  ð Design Review  appro val  by Design Commission  for  exterior 
alterations to accompany a core and shell renovation and seismic upgrade ð project 
never implemented.  
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Agency Review:  A òNotice of Proposal in Your Neighborhoodó was mailed on 8/12/2019.  The 
following seven Bureaus, Di vis ions and/or Sections responded with no objections and five of 
these included comments found in Exhibits E1 -E4: 

¶ Bureau of Environ mental Services  (Exhibit E. 1) 

¶ Fire Bureau (Exhibit E. 2) 

¶ Life Safety Division of the Bureau of Development Services (Exhibit E .3) 

¶ Site Development Section of BDS  (Exhibit E.4)  

¶ Bur eau of Transportation Engineering and Development Review  

¶ Water B ure au  

Neighborhood Review:  A Notice of Proposal in Your Neighbo rhood was mailed on 8/12/2019 .  
One wri tten response  has been received from  eith er the  Neighborhood Association or notif ied 
property owners in response to the prop osal.  

1.  Wendy Rahm and W alter Wyler, Chairs of the Portland Downtown Neighborhood 
Association, 9 / 3/201 9, stating enthusiastic support for the project . The letter also 
not ed a recommendation  to protect  the  òEasternó sign  embedded  in  the  sidewalk  at  the  
north  west  corner  of the  intersection  of SW 10 th  Avenue  and  SW Washington  St.  It  
consists  of brass  letters  dating  from  1904  referring  to the  òEastern Outfitting  Companyó. 
It  is li sted  in  the 1984  Historic  Resourc e Inventory  as Rank  2.  

 

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 desig n 
values of a site or area.  Design revie w is used to ensure the 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 in fill development will be 
compatible with th e neighborh ood and enhance 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 Crite ria  
A design review application will  be approved if the review 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 z oning (d), therefore the  prop osal 
requires Design Review approval .  Because of  the siteõs location, the applicable design 
guidelines are the Central City Fundamental Design Guidelines.  
 

Central City Fundamental Design Guidelines  
These guidelines  provide th e constitutional framewo rk fo r all design review areas in the Cen tr al 
City.  
 
The Central City Fundamental Design Guidelines focus on four general categories. (A) Portland 
Personality, addresses design issues and elements that reinforce and enhance Portland õs 
character. (B) Pedest rian Emphasis, addresses design issues an d elements th at contribute to 
a successful pedestrian environment. (C) Project Design,  addresses specific building 
characteristics and their relationships to the public environment. (D) Speci al Areas, provides 
design gui delines for the four special areas o f 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 a reas. The nine goals for  design review within the 
Central City ar e as follows:  

1.  Encourage urban design excellence in the Central City;  
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2.  Integrate urban design and preservation of our heritage into the development process;  
3.  Enhance the character of the Central  Cityõs districts; 
4.  Promo te th e development of diversity and areas  of special c haracter 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 di verse pedestrian experie nce f or pedestrians;  
7.  Provide for the huma ni zation of t he 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 an d that it relates to the  scal e and 

desired character of its setti ng and the Ce ntral City as a whole . 
 

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

applicable to this project.  
 

A2.   Emphasize Portland Themes.  When provided, integrate Port land -related themes with the 
developmentõs overall desig n concept.  
A4.   Use Unifying Elements.  Integrate u nifying elements and/or develop new features that 
help u nify and connect indiv idual buildings and different areas.   

A5.   Enhance, Embellish, and Id entif y Areas. Enhance an area by reflecti ng the local 
character within the right -of-way. Embellish an area by integrating elements in new 
development that build on  the area õs character. Identify an areaõs special features or qualities 
by integrating them i nto n ew development.  

C12.   Integrate Ext er ior Lighting.  Integrate exterior lighting and its staging or str uctural 
components with the buildingõs overall design concept. Us e exterior li ghting to highlight the 
buildingõs architecture, being sensitive to its impa cts on the skyline at night.  

Findin gs for A2, A4, A5, and C12:  The project will rehabilitate an iconic d owntown 
structure, one that unifies its neighborhood wit h other a reas of the c entral city featuring 
historic buildings. The existing building is a uni que and recognizable structure that 
contributes gre atly to the character of the West End. The restoration of the buildingõs 
unique design, including its stucco an d terraco tta ornamenta tion, will enhance the 
identity and character of the area. Preservi ng th e 100+ year old building is aligned wi th 
the renew/ reuse/recycle ethic found in the cultural identity of t he neighborhood and the 
City, and enhances the areaõs character b y maintaining  an important connection to its 
history. The existing main building  entr y, retail storefronts and upper  level fenestration 
pat terns remain intact and continue to contribute to the character of the neighborhood. 
The new building elements are designed to relate to the existing building features without  
competing with them.  

The a ddition of the roof amen ity space  reflects the loca l enthusiasm and desire for 
outdoor gathering and will act as a unifying element with ot her buildings throughout the 
downtown where rooftop acti vation is  becoming mor e and more common. The new exit 
ut ilize s a steel storefront system with a s li m steel profi le to be similar to the existing wood 
retail st orefronts with stopped -in glazing. The extent of the s torefront at the new exit is 
limited to the area bene ath the existing transom and the transom remai ns in tact , and the 
new door is set back t o align with th e plane of the existing doors in the adjacent bays for 
a consistent rhythm from bay to bay.  

The existing building lighting will be  replaced in the same locations. The original fixt ures 
at the  main bu ildin g entry will be  refurbished and reinstalled. The existing fixtures in the 
retail alcoves have been  replaced over time and do not match. Each alcove will receive  the 
same replacement fixture for a consistent  level of light at each entry bay. The new ex it 
alcove will receive  the same fixture as the retail entries.  The primary lighting at the roof 
courts will be a t the entrances to the stair penthouses and elevator. Some  wall -mounted 
fixtures will be included at the roof courts. These fixtures will direct  ligh t down.  

These guidelines are met.  
 

A6.   Reuse/ Rehabilitate/Restore Buildings. Wher e practica l, re use, rehabilitate, and restore 
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buildings and/or bui lding ele ments.  

C3.   Respect Architectural Integrity.  Respect the original character of an existing b uildi ng 
when modifying its exterior. Develop vertica l and horizontal additions that are compatible  with  
the existing building, to enhance the overall prop osalõs architectural i ntegrity.  

C4.   Complement the Context of Existing Buildings.  Complement the co ntext  of existing 
buildings by using and adding to t he local design vocabulary.  

Findings  for A6, C 3, an d C4:  The proposal is an opportunity for a building  that 
con tributes hist oric context and craftsmanship to the central city to be preserved and 
modernize d for  contemporary use while retaining its character  and significant 
architectural featu res. The a pplic ant has stated that the primary objective of the pr oject is 
to rehabilita te a building that has been underutilized and fallen into disrepair, and to 
rest ore i t to its full potential. This will be done by m aking the core and shell 
improvement s necessar y to allow for full occupancy, including new occupancies  in the 
basement level . At the same time, the applicant has noted that maintaining the buildingõs 
uniq ue ch aracter is a major goal of the project. The pro posed work includes a full 
structura l seismic upgra de, new second exit and stair, new roof court , window 
replacement, stucco and terracotta repairs, and new exterior paint.  

The window replacement will reg ulari ze the fenestration of the buildin g and restore  it to 
its historic architectural ex pr ession by usi ng windows tha t replicate the originals in both 
material and design. A large percentage of the existing wood windows have been replaced 
over time with no n-sym pathetic replacements. These will be removed, a long with the 
remaining original win dows, w hich are  in severe dis repair. The replacement windows on 
the two street -facing facades will be high -quality wood windows, and will closely resemble 
the remaining  exis ting wood windows. The use of fire -rated window s on the north and 
west facades will  allow the orig inal window op enings to remain, despite their proximity to 
the property line. This was negotiated by a Building Code Appeal and additional fire/life -
safety me asures. The fire -rated windows wil l be as close  as possible in appearance to the 
existing hollow -core metal wind ows Additionally, the large masonry openings on the north 
façade remain with new exterior terraces behind  them.  

The roof level ligh twell in fill area is used as an opportunity to create a uniq ue lowered roof 
court with a  òsunken-gardenó character. Portions of the lightwell infill areas on the fourth 
and fifth floors are developed  as exterior covere d terraces, which allow the repurposin g of 
the  exis ting large masonry openings on the  north wall. The addition of a roof level stop to 
the existing elevator allo ws the roof to become active space with litt le visual im pact to t he 
building f rom the ground. D espite extending somewhat beyond a tall parape t on the roof, 
the addition will be minimally visibl e from the public right -of-way. The rooftop element 
materials w ill provide a visually quiet and straightfor ward backdro p that co mplements the  
exi sting buildin g without competing with it or adding visual c lutte r. The new penthouse 
locations are set back fro m the building edges and will no t overpower the existing  
architecture or be out of proportion to the scale of the building  and will minimize visibility 
from the ground.  

The buildings õ stucco and terr acott a wil l b e repaired and repainted. The brick on the 
north and west facades will be cleaned and repointed. Exterior building lighting will be 
added to highlight the unique  decorative features. The existing original building ent ry is 
located on SW Wa sh in gton Stree t a nd will remain the main building entry. This  entry will 
be reconfigured to allow for a code -compliant exit door with sidelites. The replacement 
door and sidelite s will fit into the existing opening so that  the existin g decorat ive 
surround wi ll  be m ainta ine d, as well as the existing metal filigree tr ansom. The 
replacement door and sidelites will be a slim -profile steel storefront system to be 
compatible with the ex isting retail wood storefront with stopped -in glazing.  The existing 
filigree at the tra nsom and the existing decorative light  fixtures will  be repaired and 
reinstalled.  

The alteration of the his toric storefron t bay facing onto SW 10th  Ave located in the 
northeast corner of the building  will involve the most minimal intervention possible whil e 
sti ll allowing for a  building code r equired egress . The project  propo ses to change the 
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existing bay which  currently feat ures a storefront door flanked by two display windows to 
a recessed door on one side of the bay, retaining the display window on the o ther side and 
the transom above across the entire ba y. The new exit storefront also utilizes a slim -
profile steel storefront system . The new  exit door i s recessed to align with the  plane of the 
existing adjacent retail doors.  The addition of the second exi t at the nort heast  corner 
allows the bui lding to be occupied  on the upper floors after decades of vacancy. Keeping 
the majority of the bay intact will  retain  the regular rhythm of the buildingõs existing 
ground floor bays.  

These guidelines a re met.  
 

A8.   Cont ribute t o a Vibra nt  Streetscap e.  Integrate building set backs with adjacent 
sidewalks t o increas e the space f or potential public use.  Develop visual and physical 
connections into buildingsõ active interior spaces from adjacent sidewalks.  Use architec tural  
element s such as  atriums, gra nd  entries and large grou nd -level windows to reveal impo rtant 
int erior spaces and activities.  

B1.   Reinforce and Enhance the Pedestrian System. Maintain a convenient access route for 
pedestrian travel where  a public righ t -of-way exis ts or has  existed. Dev elop and define the 
diffe rent zones of a sidewalk: build ing front age zone, str eet furniture zone, movement zone, and 
the curb. Develop pedestrian access routes to supplement the public right -of-way system 
th rough superblo cks o r other large blo cks. 

B2.   Pr ot ect the Pedestrian. Protect the pedestrian environment  from veh icular moveme nt. 
Develop integrated identification, sign, and sidewalk -oriented night -lighting systems that offer 
safety, interest, and divers ity to the ped estri an. Inco rporate b ui lding equip ment, mechanical 
exhaust routing systems, and/or service  areas in  a manner tha t does not detract from the 
pedestrian environment.   

B4.   Provide Stopping and Viewing Places.  Provide safe, comfortable places where people c an 
stop, view , sociali ze and rest. En sure that these places do not conflict with other side walk uses . 

B6.   Devel op Weather Protection.  Develop integrated weather protection systems at the 
sidewalk -level of buildings to mitigate the effects o f rain, wind, glare , shadow , reflect ion, and 
sunl ight on the pedestrian en vironment.  

C1.   Enhance View O pportunit ies.  Orient w indows, entrances, balconies and other building 
elements to surrounding points of interest and activity. Size and place new build ings to protec t 
existing vi ews and v iew corridors . Develop building façade s that create visual connection s to 
adja cent public s paces.   

C6.   Develop Transitions between Buildings and Public Spaces.  Develop transitions 
between private development and public  open space. U se si te desig n feature s such as 
mov ement zones, landscape el ement, gathering places, and se ating opp ortunities to  develop 
transition areas where private development directly abuts a dedicated public open space.   

C7.   Design Corners that Bui ld Active Inte rsect ions.  Use design elements incl ud ing, but not 
limited to , varying building heights, cha nges in f açade plane, large windows, awnings, 
canopies, marquees, signs and pedestrian entrances to highlight building corners. Locate 
flexible sidewal k-level retail  opportunitie s at buil di ng corners.  Locate stairs, elevators , and 
other upper floor buildin g access points toward  the middle of the block.   

Findings for A8, B1, B2, B4, B6, C1, C6, and C7:   The proposal maintains the buildingõs 
historic acti ve ground leve l con dition o f tall, h ighly glazed storefront bays wrapping the 
two street -facing facades o f the bui lding which c ontributes to a vibrant streetscape. The 
existing ground story retail use will also remain. This provides activity at the multipl e 
retail entra nces as well as the op portunity for  window -shopping along bo th street 
frontages. The two bu ilding en trances will be recessed creating semi -public/semiprivate 
transition areas into the building. The restoration and preservation of the original  
entrance with  its unique e ntablatur e in the sout hw est corner facing onto Washington St 
creates a grand m ain entry  for the buil ding, easily identifiable to people approaching on 
foot. The lobby will be expanded into the adjacent bay to provide space for a gathering 
area and the  potential for a coffee shop adjacent to the entry l obby.  The exp anded office 
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lobby on SW Washington St provides more visual conne ction to the  buildingõs main 
interio r area and fosters i nterior activity.   

The addition of a second exit allow s the up per s tories o f the building to be occupied, 
which will bring  more activity to the block  and to the streetcar alig nment along SW 10 th  
Ave. The addition of this entry/exit on SW  10 th  Ave also compl ements t he existi ng main 
entry  location on SW Washington Stre et, s o that e ach street frontage has an entry and 
exit point  that serves the upper floor tenant spaces. 

The existing building is well artic ulated at the sidewalk level creatin g a highly interesti ng 
visual landsc ape for pedes tr ians. The ground level is almo st en tirely c omposed of large 
dis play windows with a high ra tio of window to wall and features fluted pilasters with 
stylized lotus capital s, and a decorative grill over the s torefront transoms. The facade 
resto ration and ne w paint job will emphasize  the b uildi ngõs existing elaborate  
ornamentation and  im prove  the view  from the sidewalk and building approaches.  

The project maintains the existing  bay widths so that the rhythm of st orefront bays along 
the sidewalk is cohesive. The new entry/exit recess aligns  with  the existi ng retail entra nce 
recesses to maintain a consi stent setback of doors. The new recessed alcove creates a 
stopping and viewing space, sheltered from the elements. The buildingõs corner at the 
intersection of SW 10 th  and  SW Washington will re ma in hi ghlighted  by the existing design 
elements and retail sto refront u se, and upper  floor access remains as far from the 
intersection as pos sible in the southwest and northeast  corners of the building which are 
midblock locations. T he existing wood retai l sto refr ont at the corner of SW 10 th  and 
Washington featuring large win dows and glaz ed transoms will not be modified, and the 
existing corner  sign will remain in place.  

A large portion o f the exterior alterations  occurs at the roof l evel, with the develop ment of 
a sunken  roof court . Providing active roof space takes  advantage of multip le views to 
Downtown, the Pearl District, the West Hills , an d Nor thwest Indust rial area with 
mou nt ains beyond. A portion of the existing parapet at the north building wall wi ll be  
lowered an d replaced with a glass guardrail to provide a view to the north from the roof 
court. This intervention also  will allow  for a glimpse of the roof court from the s idewalk 
level below.  These rooftop alterations will allow for increased use of  the rooftop spa ce thus 
enhancing the duration and frequency th at the rooftopõs view is available to building 
users.  New open -air covered terr aces will be  created at the fourth a nd  fifth stories behin d 
the existing large  masonry openings. The terraces will  have views to t he north. The 
existing openings and new glass  guardrails will be  visible from the sidewalk below.  An 
additional new terrace with a view to the northwest  will be created in the exi st ing setback 
at the second story in an optional future  phase . The modifications to the north wall 
provi de interesting glimpses of the roof c ourt  and fourth and fifth story terraces from the 
sidewalk below  and the new ro of court  and penthouses will improve  the buildin gõs 
appearance when viewed from upper stories of adjac ent buildings. All mechanica l units 
will be below the height of the parapet , and not visible from th e street , thus will not 
detract from the pedestrian en vironment.  

These guidelines are met.  
 

B3.   Bridge Pedestrian Obstacles.  Brid ge across barriers a nd ob stacles to pedestrian 
moveme nt by connecting the pedestrian system with inn ovative, well -marked crossings and 
consistent sidewalk de signs.  

B7 .   Integrate  Barrier -Free Design.  Integrate acce ss systems for all people with the buildi ngõs 
overall design concept.  

C8.   Differentiate the Sidewalk -Level of Buildings. Differentiate the sidewalk -level of the 
building from the middle and top by  using el ements includ ing, but not limited to, different 
ext erior materials, awnings, signs, and la rge windows.  

C13.   Integ rate Signs.  Integrate signs and their associated structural components with  th e 
buildingõs overall design concept. Size, place, design, and l igh t signs to  not dominate the 
skyline. Signs sho ul d have only a minimal presence in the P ortland skyline.  
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Fin dings  for B3, B7, C8, and C13:  The proposed alterations will improve conditions  for 
those of all mobility types. The buildingõs current condition  pr esents obs tacles to people 
with mobility limit at ions. The main entry door in the s outheast corner on SW Was hingt on 
St requires minimal modif ication to bring it into code compliance. The e xisting double 
door does not meet  curren t egress and ac cessibility code requ ir ements. The storefront will 
be reconfigured to include  a single  door with sidelites. The  existing overa ll width of the 
storefront will be maintained, a nd  the metal filigree screen at the transom leve l will b e 
repai red and reinsta lled in the same loca ti on.  The new exit door on the SW 10 th  Ave side 
of th e building  meets accessibility standards  and will be recessed from the pedestrian 
path  of traffic. The existing sidewalk vault doors on SW 10 th  Ave will be removed and the 
openings filled in with pavi ng. Additionally, the existing eleva tor penth ouse will be raised 
to add a roof level stop, whi ch allows the  roof  court  to be accessibl e. 

Despite these changes, the sidewalk -level of the building will c ontinue to be expre ssed 
differentl y from the upper leve ls retaining its original tripartit e archite ctural divisi on of 
base, middle and top. The build ing will cont inue to have a tall ground floor f eaturing 
human -scale elements such as large storefront windo ws wrapping the bas e, exterior 
lig ht ing, integrated sig nage, decorative pilasters, and hor izontal b anding at the  second 
story line. The existing icon ic corner sig n wil l remain. Bui lding identifica tion at the 
existing main entry and ne w entry/e xit will be i ncorporated into th e storefront. Existing 
retail signag e areas above the reta il entries will remain.  

These guidelines are met.  
 

C2.   Promote Qualit y and Permanen ce in  Developme nt . Use design pri nciples and building 
materials that pr omote qua lity and perm anence.  

C5.   Desi gn for Coherency. Integrate the diff erent building and des ign elements including, 
but not limited to, construction materials, roof s, entrances, as well as wind ow, door, sign, an d 
lighting systems, to achieve a coher ent compo sition.  

Findi ngs for C2, and C5:   The proposed alterations will main ta in the quality and 
permanence found in the original 100+ year old Fliedner Building and in t he Central Cit y 
in general. I t will also preser ve the coherent composition found in t he five -story, quarter  
block buildingõs original form and architecture. Mater ia ls proposed are high -quality, 
consistent with the original materials used at the building ex terior, and wi ll ma intain an 
at tractive appeara nce over time. They include slim -line steel sto refront syste ms, high -
quality wo od windows closely resembling the or iginal windows, and re pair of stucco, 
terracotta and brick. Retention and repair of original h igh -quality ex terio r ma terials will 
allow the b uildingõs history to continue to be visib le and to ret ain the unique 
craftsmans hip of its period. The fire -ra ted wind ows on the nor th façade and in the 
existing stairwell will be high -quality steel frames, and  will be as cl ose as possible in 
appearance to the existing hollow -core metal w indows. P aint colors w ill be used to 
reinforce the buildingõs existing visual hierarc hy of architec tural elements.  

At the roof level, a limited n umber of mate rials and colors will be utilize d and  are designed 
to c all mini mal attention to themselves and to work together as a cohesi ve compos ition  
while being compa tible with the building. The materials will be durable and will withst and 
the effects of weather. The penthouse cladding  will be zinc -colored metal for a simple, 
un ified, and  cohesive appearance. The roof court  include s durable  concrete pedestal 
pavers and painted  steel  planters . The pr oposed alterations will be a compatible addi tion 
which respects the buildingõs int egrity and supports its o verall coherency.   

These guidelines are met.  
 

C11.   Integrate Roof s an d Use Rooftops.  Integrate roof function, sh ape, surface materials , 
and colors with the buildingõs overall design concept. Size and pl ace rooftop mechanical  
equi pment, penthouses, o ther components, and related screening elements to enhance views of 
the Cent ral Cityõs skyline, as well as views from other building s or vant age points. D evelop 
rooftop terraces, gardens, and associ ated landsc aped areas to be effec tive stormwater 
managemen t too ls.  
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Findings for C11:  The addition of a roof court  will activate t he buildingõs roof and take 
advantage of the bu ildingõs location i n the bustlin g West End. Creating a new rooftop 
amenity wil l allow t he building t o fully realize the potential of its view opportunities  while 
bringing a cont empor ary addition to the histori c building promoting its ongoing use and 
preser vation. The creation o f a rooftop deck will provide an outdoor space on an 
otherwise òlandlockedó building and make it more competitive w ith 2 0 th  and 21 st  century 
buildings.  

The visual impact of bringing rooft op amenity space to the building has been mitigated to 
the greatest extent possible in the design of the rooftop additions. While the y will only b e 
visible from limited vantage points , the  forms are as  minimal  as possible a nd ar e 
designed to not compete wi th the primary existing building features, and to not clutter 
the bu ildingõs appearance. In order to allow occupancy at the roof, both stairs and the 
elevator must  extend to the roof court  level. The penthouse s are locate d for minimal 
visibility from the s idewalks below.  The existing stair penthouse is in severe disrepair 
and is rebuilt. The elevator machine room in the  existing penthouse is eliminated and 
the rebuilt penthouse is smal ler t han the existing. The  south wall of the rebuilt 
penthouse is set bac k 27õ from SW Washington Street. The new second stair penthouse 
is  located in the center of the building within the area of the existing light well, set back 
46õ from SW 10th  Avenue. The n ew elevator penthouse  is located between the rebuilt 
penthouse for t he existing stair and  the new stair penthouse. It is set back 35õ from SW 
Washington Street.  Rooftop equipment w ill be placed in an or derly  fashion, grouped 
together  and will not exte nd ab ove the height of the  parapet.  

This guideline is met.  

DEVELOPMENT ST ANDARDS  
 
Un less speci fic ally required in the approval criteria liste d above, th is proposal does not h ave t o 
meet the development standards in order to be approve d d uring this review p rocess.  The pla ns  
submitt ed for a building or zoning perm it must demonst rate that a ll require men ts of Title 11 
can be met, and that all deve lopment sta ndards of Title 33 can  be m et or have received an 
Adjustment or Modifica tion via a  land use review, prio r to the approva l of a bui lding or zoning 
permit.  
 

CONCLUS IONS  
 

The propo sed alterat ions to the F liedner Building are an op portunity for a bu ilding that  
contributes historic conte xt and craftsmanship to the central city to be modernized for 
contemporary us e whi le retaining its  char acter and significant architectural features. T he 
rehabili tation of a s ignificant building in a h ighly foot -traffic ked neighbo rhood of Portlandõs 
downtow n will bring renewed energy to the area. The detailing and materials of the p ropos ed 
alteration s are de signed to be compatible with the building and n eighborhood . The rooftop  
additions will ensure the  buildingõs continued use and  preservation while be ing m inimally 
visible from the public way. The window replacements and cladding re habil itation will restore 
the building to an approximation of its origina l condition . The ground floor alterations will 
pro vide access that w ill allow t he building to be occu pied above the ground level and will 
preserve as much of the historic condition as  possible given th e needs created by the 
expectations of modern occupants  as well as  by the stand ards of contemporary build ing code. 
The desi gn review p rocess exists to promo te th e conservation, enhancement, and continued 
vitality of areas of the City with  special scenic, a rch itect ural, or cultural value. The proposal 
will allo w the Flied ner Building to retain its historic aes thetic while makin g the build ing 
seismically resili ent a nd allowing the now -vacant upper four floors to be occupied. The 
alterations will have a relati vely min imal visual impact to pedestrians while helping  to preserv e 
the buildin g and allowing it to conti nue its important role in con tributing to the chara cter of 
downtown. The proposal  meets the applica ble d esign guidelines and therefo re warrants  
approval . 
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ADMINISTRATIVE DECISION  
 
Approval of exterior alterations to accompany a core an d she ll renovation and seismic upgrade 
of the five s tory Fliedn er Building  located in West End Subarea of the Downtown S ubdistrict of 
the Central City Pl an Di strict to include: storefront modifications at existing lobby an d at new 
egress door  on east façade at the northmost bay , window replacement , stucco and terracotta 
repairs, paint, n ew exterior  lighting, and  new penthouses at the new stai r  and relocated  
elevator along with a new rooftop amenity space.  Approvals per Exhibits C.1 -C.58 , si gned, 
stamped, and dat ed 10 / 17 / 2019 , subject to the following conditio ns:  
 
A. As part of the b uild ing permit ap plication submittal, the following developm ent -related 

condi tions  (B throu gh C) must be noted o n each of the 4 required site plans or included as 
a sheet in the number ed set of pla ns.  The sheet on which this information appe ars mu st be 
labeled "ZONING COM PLIANCE PAGE - Case File  LU 19 -188551  DZ." All requirem ent s must 
be graphi cal ly r epresented on  the site plan, landscape, or other required plan and must be 
labeled "RE QUIR ED. " 

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

(ht tps ://w ww.portlandor egon.gov/bds/article/623658 ) must be submitted to ensure the 
permit plan s compl y with  the Design/Historic Resource Review decisio n and a pprove d 
exhi bits.  

 
C. No field changes allowed.  
 
Staff Planner:  Tanya Pagli a 

Decisi on re ndered b y:           on 10 / 17 /2019.  
            By authority of the Direc tor of the Bureau of Develop ment Services  

 
Decision mailed: October 22, 2019  
 
About th is Dec isio n. This  land use dec ision is not a permit  for development.   Perm its  may be 
requir ed pr ior to any work.   Contact the Development Services Center at 503 -823 -731 0 for 
information about permit s. 
 
Procedur al Information.   The application for this land  use r eview was s ubmitted on July 3, 
2019 , and was determined to be comple te on 8/ 6/2019 . 
 

Zonin g Code Section 3 3.700.080  states that Land Use Review applications are reviewed un der 

the regulations in effect at the ti me the application was submitted, provided th at  the 
application  is complete at the time of submittal, or complete  within  180  days.  Ther efore this 
appli cation w as reviewed against the Zoning Code in effect on July 3 , 2019 . 
 

ORS 227.178  states the City must issue a final decision on Land Us e Review app lications 

within 1 20-days of th e application bei ng deemed complete.  The 120 -day revi ew pe riod may be 
waiv ed or ex tended at the request of the applicant.  In this case, th e applicant requested  that 
the 120 -day review period be ex tended 15  days . Unless furt her extended by the applicant , the  
120 day s will expire on: 12/19/20 19 . 
 
Some o f the infor mation con ta ined in  this report was provided by the app licant.  
As required by Section 33.800.060 of th e Portla nd  Zoning Code, the burden of proof is on the 
applicant to show that the ap proval criter ia are met.  Th e Bureau of Developme nt Services  has 
indepe ndently re viewed th e information  submitted by the appli cant and has included this 
information only whe re the B ur eau of Development Servic es has determined the informa tion 
satisfactorily  demonstrates  compliance wit h the applicable appr oval criter ia.  T his r eport is t he 
decisi on of the Bur eau of Development Serv ices with input from other City and public agen cies.  
 

https://www.portlandoregon.gov/bds/article/623658
https://www.portlandoregon.gov/bds/article/623658
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Con ditions of Approval.   If approved, this project may be  subject to a numbe r of specific  
conditions, li sted above.  Complian ce with the  appli cable  condition s of appr oval must be 
documented in all relat ed permit applications.  Plans and drawings sub mitted d ur ing the 
permitting proces s must illustrate how applica ble conditions of a pproval are m et.  Any projec t 
elements that are s pecifically  requi red b y conditio ns  of app roval must be  shown on the plans, 
and labeled as such.  
 
These conditions of approva l run wi th  the land, unless modifie d by future land use reviews.   
As used in the co nditions, the  term òapplicantó includes the applicant for th is lan d use  review, 
any  person  undertaking development pursuant to  this land use review, the proprietor of the 
us e or dev elopment approved by this l and use review, and the curre nt owner and future  
owners of th e property subj ect to this land use review.  
 
Appealin g thi s decision .  This d ecision may b e appealed to the  Design Commission , which will 
hold a public hearing.   Appeal s must be filed by 4:30 PM on 11/5/2019  at 1900 SW Fourth 
Ave.  Appeals can be f iled at the 5 th  floor recept ion desk of 1900 SW 4 th  Avenue Mo nda y 
through Friday between 8 :00 am and 4: 30  pm.   An appeal fee o f $250 will be charged .  The 
appeal fee wi ll be refunde d if the appellant prevails .  There is no fee for ONI re cognized 
organizati ons appealing  a land use dec ision for property wi thin the org ani zationõs boundaries.  
The vote to appea l must be in accordance  with the organizationõs bylaws.  Assistance in filing 
th e appeal and information on fee waivers is available f rom BDS in the Deve lopment Servi ces 
Center. Ple ase see the appeal fo rm for addit ion al  information.  
 
The file and all evide nce on this case are av ailable for your review by appointment onl y.  Please 
call  the Request Line at our office, 1900 SW Fourth Avenue , Suite 5 000, phone  503 -823 -7617 , 
to schedule a n appointment.  I can  provide som e inf ormation over t he phone.   Copies of a ll  
information in the f ile can be obtained for a fee equal to the  cost of serv ices.  Additional 
informati on about the City of Portland , city bu reaus, and  a digital co py of the Portl and Zoning 
Code is av ailable on t he in ternet at  www.por tlandonline.com . 
 
Attending the hearing.   If this deci sion is appealed, a hearing  will be scheduled, and you w ill 
be no tified of the date and ti me of the hea ring.  The decision o f the Design  Comm ission  is final ; 
any fur ther appeal m us t be made to the Oreg on Land Use Board of Appeals (LUBA) within  21 
days of t he date of mailing the deci sion, pursuant to ORS 197.620  and 197.830.   Cont act LUBA 
at 775  Summer St NE , Suite 330, Salem, O regon 97301 -1283 , or phone 1 -503 -373-1265  for 
further in formation.  
 
Failure t o raise an issue by the close of the recor d at or follo wing the final hearing on t his case, 
in person or by let ter, may prec lude a n appeal to t he Land Use Boa rd of Appeals (LUBA) on that 
issu e.  Also, if you do not raise  an issue wit h enough specificity to  give the Design Commission  
an opportunity  to respond t o it, that also may preclud e an appeal to LUBA on that i ssue.  
 
Recording th e final decis io n.    
If this Land Use Review is ap proved the f inal decision will b e recorde d with the Mu lt nomah 
County Recorder .  

¶ Unless appealed,  the final decision wil l be recorded  after 11/ 6/2019  by the Bureau o f 

Development Services.  
 
The applicant, builder,  or a represe nt ative does no t need to record the final d ecisi on with the 
Multnoma h County Recorder.  
 
For  further information on your recording documents please ca ll the Bureau of D evelopment 
Services Land Us e Services Division at 5 03-823-0625.    
 
Expirati on of this ap proval.   An app roval expires three y ears fr om th e date the final dec ision 
is rendered unle ss a building permit ha s been issued, or the approved activi ty has begun.  
 

http://www.ci.portland.or.us/
http://www.ci.portland.or.us/
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Where a site has received app roval for multiple developmen ts, and a b uilding permit is not  
issued for all  of the approved deve lopment  with in three years of th e date of  the final de cision, a 
new land use review will be required before a perm it will be issued for the remaining 
developme nt, subject to the Zoning Cod e in effect  at that  time.  
 
Applying for yo ur  permits.   A building  permit, occupancy permit, or develop ment permit may 
be required before carrying o ut an approved project.  At t he time they apply for a permit,  
permittees mus t demonstrate complia nce wit h:  

¶ All conditions impose d herein;  

¶ All applicab le development standard s, unless specifically exempted as pa rt of this land us e 
review;  

¶ All requirements of the building code; and  

¶ All  provisions of the Municipal Cod e of the City o f Portland, and all o ther ap plica ble 
ordinances, prov isions an d regulations  of t he City.  

 
EXHIBITS  

NOT ATTACHED  UNLESS  INDICATED  
 
A. Appl icantõs Submittal 

1.  Applicantõs Project Descrip t ion , Zoning Summary  and  Response to Approval Criteria  
2.  Or iginal full plan set ð NOT APPROVED/re ference on ly , July 3 , 2019 
3.  Appendices  

a. Plan Set Cover Sheet  
b.  Drawing Index  
c. Perspective - South Roof Court  
d.  Perspective - North Roof Court  
e. Exterior Lighting - Lighting Cutsheets  
f.  Exterior Ligh ting - Lighting Cutsheets  
g. Civil - Existing C onditions Plan  
h.  Civil - Utility Plan  
i.  Mechanical - Rooftop Equipment Cutsheets  
j.  Mechanical - Rooftop Equi pment Cutsheets  
k.  Appendix Cover Sheet  
l.  Appendix Drawing In dex 
m.  Appendix Rendering  
n.  Appendix View Angle Diagram  
o. Appendix View Angle Diagram  
p.  Appendix Window Diagram - Existing South Ele vatio n 
q. Appendix Window Diagram - Existing West Elevation  
r.  Appendix Window Diagram - Existing East Elevation  
s. Appendix Window Diagram - Existing North Elevation  
t.  Appendix Existing Window Installation - Photos  
u.  Appendix Existing Roo f Condition - Photos  

4.  Request for Extens ion of 120 -Day Review Period for 20  days dated Oct ober 3, 20 19 
B.  Zoning Map (attached)  
C. Plans/Drawings:  

1.  Site Plan  (attached)  
2.  Existing Plan - Basement  
3.  Existing Plan - Ground Story  (attached)  
4.  Existing Plan - Second Story  
5.  Existing  Plan - Third Story  
6.  Existin g Plan - Fourth Story  
7.  Existing Plan - Fifth Story  
8.  Existing Plan - Roof Court  (attached)  
9.  Existing Plan - Penthouse Roof  
10.  Floor Plan - Baseme nt  
11.  Floor Plan - Ground Story  
12.  Floor Pl an - Second Story  
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13.  Floor Plan - Third Story  
14.  Floor Plan - Fourth St ory  
15.  Floor Plan - Fifth Story  
16.  Floor Plan - Roof Cou rt  
17.  Roof Plan  
18.  Existing South Elevation  
19.  Existing East El evation  
20.  Existing North Elevation  
21.  Existing West Ele vation  
22.  South Elevation - Black + Whit e (attached)  
23.  South Elevation - Color  
24.  East Elevation - Black + White  (attached)  
25.  East Ele vation - Color  
26.  North Elevation - Black + White  
27.  Nor th Elevation - Color  
28A . West Elevation - Black + White  
28B.  West Elevation - Black + White - Optional Future Pha se 
29.  West Elevation - Color  
30.  Existing Ea st - West Section  
31.  Existing North - South Section  
32.  East - West Sect ion  
33.  North - South Section  
34.  Existing Enlarged South Entry Lobby Plan and Elevation  
35.  Enlarged South Entry Lobby Plan and Elevation  
36.  Enlarged South Entry Lobby Color Elevation  
37.  Existing Enlarged Nor th Entry Plan and Elevation  
38.  Enlarged North Entry Plan and Elevati on 
39.  Enlarged North Entry Co lor Elevation  
40.  Existing E nlarged West Roof Terrace Plan and Elevation  
41A. Enlarged West Roof Terrace Plan and Elevation - Black + Whi te 
41B. Enlarged West Roof Terrace Plan an d Elevation - Optional Future Phase  
42.  Enl arged West Roof Terrace Co lor Elevation - Optional F uture Phase  
43.  Existing Enl arged North Lightwell Plan and Elevation  
44.  Enlarged North Lightwell Plan and Elevation  
45.  Enlarged North Ligh twell Color Elevation  
46.  Existing Window  Details  
47.  Fixed Wood Window Details  
48.  Oper able Wood Window Det ails  
49.  Roof Court - North Penthouse Elevations and Materials  
50.  Roof Court - South Penthouse Eleva tions and Materials  
51.  Roof Court - Elevator Penthouse Elevations and Materials  
52.  Tree Protection and Remov al Plan  
53.  Site Plan - Level 2 - Optional Fu ture Phas e 
54.  Site Plan - Roof 
55.  Planting Plan - Roof 
56.  Existing Exterior Lighting - Facade Diagrams  
57.  Exterior Lighting - Facade Diagrams  
58.  Exterior Lighting - Roof Court Dia gram  

D.  Notificat ion in formation:  
 1.  Mailing list  
 2.  Mai led notice  
E. Agency Respon ses:   

1.  Bureau of Environ mental Services  
2.  Fire Bureau  
3.  Life Safety Division of the Bureau of Development Services  
4.  Site Development Section of BDS  

F. Correspondence:  
1.  Wendy Rahm and W alter Wyler, Chairs  of the Portland Downtown Neighborhood 

Association, September 3, 2019, writing in support . 
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G. Other:  
1.  Original LU Application  
2.  Oregon H istoric  Site Record  
3.  Incomplete Letter  

 
 
The Bureau of Deve lopmen t Service s is committed to providing eq ual ac cess to  
inform ation and hearings.  Please notify us no le ss th an five business da ys prior to the 
event if you need special accommo dations.  C al l 503 -823 -7300 (TTY 503 -823 -6868).  
 
 
 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 


