
 

 

 

Date:  October 22, 2019 
 

To:  Interested Person 
 

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

 

NOTICE OF A TYPE II DECISION ON A PROPOSAL IN 
YOUR NEIGHBORHOOD 
 
The Bureau of Development Services has approved a proposal in your neighborhood.  The 
mailed copy of this document is only a summary of the decision. 
The reasons for the decision are included in the version located on the BDS website 
http://www.portlandonline.com/bds/index.cfm?c=46429.  Click on the District Coalition then 
scroll to the relevant Neighborhood, and case number.  If you disagree with the decision, you 
can appeal.  Information on how to do so is included at the end of this decision. 
 

CASE FILE NUMBER: LU 19-188551 DZ – 10 WEST – 

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 Fliedner 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 
Quarter 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 Portland’s Historic Resource Inventory 
 
Zoning: CXd, Central Commercial with Design Overlay  
Case Type: DZ, Design Review 
Procedure: Type II, an administrative decision with appeal to the Design 

Commission. 
 
Proposal: The applicant seeks Design Review approval for exterior alterations to accompany a 
core and shell renovation with building system upgrades 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 in the West End Subarea of the Downtown 
Subdistrict of the Central City Plan District. Exterior improvements include:  

• storefront replacement with new painted steel storefront 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 and replacing the rest with a new painted steel storefront system; 

• replacement of 126 windows, 71 of which are original wood windows in deteriorated 
condition, 38 that were originally wood but have been replaced 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 penthouse, 

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

• new outdoor terrace on the north-west corner of the second story,  

• new outdoor decks on the north side of the fourth and fifth stories, 

• new roof deck, 

• stucco and terracotta repairs, paint, and 

• refurbished exterior lighting. 

Note that the window replacement portion of the project involves replacing a total of 126 
windows, 71 of which are original wood windows, 38 that were originally wood but have been 
replaced with other materials over the years, and 17 original hollow core fire windows. All 
replacement windows (except rear fire windows) to be installed will be high-quality wood 
windows which reflect the original historic windows of the building. The 71 original wood 
windows being replaced with in-kind wood windows are not subject to review (per per 

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

comparable materials or the same color of paint) and are noted here and in the plan set’s 

appendix for clarification only. The 38 non-original windows to be replaced with wood windows 
are not exempt and are included in this design review as are the 17 original hollow core fire 
windows to be replaced with new steel fire-rated windows of similar appearance. See Exhibits 
A-3.p,q,r,s for detailed diagrams of the window replacements. 

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

ANALYSIS 
 
Site and Vicinity:  The Fliedner Building is located in the West End Subarea of the Downtown 
Subdistrict of the Central City Plan District. The surrounding downtown area contains a variety 
of uses, including offices, retail storefronts, restaurants, cafés, hotels, theaters, public plazas, 
and parking lots/parking structures, and various cultural and religious institutions. The Pearl 
District is a block to the north including major commercial destinations such as Powell's Books 
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 10th to the east, and SW 11th to the 
west. The 5-story commercial/office building of heavy timber construction is built to the 
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property lines with 100 ft frontages on SW Washington and SW 10th. The Portland Institute for 
Contemporary Art abuts the building to its immediate north and a two-story commercial 
building sits to its immediate 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 historic landmark. 
Other historic landmarks are also 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 11th.  

The Fliedner Building was built in 1905 and was extensively remodeled in 1931 in the zig-zag 
moderne style. The building is on the City of Portland’s Historic Resource Inventory (HRI). It’s 
exterior is smooth stucco with ornamental plasterwork including bands with chevron and zig-
zag motifs above the ground 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 Washington St has a unique entablature with incised 
diagonal lines. The doorway is flanked by fluted pilasters with 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 Transit Access Streets. In addition, SW 10th is a Central 
City Transit Street, a Central City Pedestrian Street, a Community Main Street, and a Traffic 
Access Street, and SW Washington Street is a City Walkway. 

Zoning:  The Central Commercial (CX) zone is intended to provide for commercial development 
within Portland's most urban and intense areas. A broad range of uses is allowed to reflect 
Portland's role as a commercial, cultural and governmental center. Development is intended to 
be very intense with high building coverage, large buildings, and buildings placed close 
together. Development is intended to be pedestrian-oriented with a strong emphasis on a safe 
and attractive streetscape.  

The “d” overlay promotes the conservation and enhancement of areas of the City with special 
historic, architectural or cultural value. New development and exterior modifications to existing 
development are subject to design review. This is achieved through the creation of design 
districts and applying the Design Overlay Zone as part of community planning projects, 
development of design guidelines for each district, and by requiring design review. In addition, 
design review ensures that certain types of infill development will be compatible with the 
neighborhood and enhance the area.  

The 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 
Downtown Subdistrict of this plan district. 

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

• LU 87-004965 (DZ 63-87) – Design Review approval for replacement windows and doors.  

• LUR 95-00138 – Design Review approval with conditions for of a 12' long by 6-foot wide 
projecting sign.  

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

• LU 16-290122 DZ – Withdrawn case. 

• LU 17-180220 DZ – Design Review approval by Design Commission for exterior 
alterations to accompany a core and shell renovation and seismic upgrade – project 
never implemented.  
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Agency Review: A “Notice of Proposal in Your Neighborhood” was mailed on 8/12/2019. The 
following seven Bureaus, Divisions and/or Sections responded with no objections and five of 
these included comments found in Exhibits E1-E4: 

• Bureau of Environmental 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) 

• Bureau of Transportation Engineering and Development Review 

• Water Bureau  

Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on 8/12/2019.  
One written response has been received from either the Neighborhood Association or notified 
property owners in response to the proposal. 

1. Wendy Rahm and Walter Wyler, Chairs of the Portland Downtown Neighborhood 
Association, 9/3/2019, stating enthusiastic support for the project. The letter also 
noted a recommendation to protect the “Eastern” sign embedded in the sidewalk at the 
north west corner of the intersection of SW 10th Avenue and SW Washington St. It 
consists of brass letters dating from 1904 referring to the “Eastern Outfitting Company”. 
It is listed in the1984 Historic Resource 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 design 
values of a site or area.  Design review 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 infill development will be 
compatible with the neighborhood 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 Criteria 
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 zoning (d), therefore the proposal 
requires Design Review approval.  Because of the site’s location, the applicable design 
guidelines are the Central City Fundamental Design Guidelines. 
 

Central City Fundamental Design Guidelines 
These guidelines provide the constitutional framework for all design review areas in the Central 
City. 
 
The 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 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; 
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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. 
 

A2.   Emphasize Portland Themes. When provided, integrate Portland-related themes with the 
development’s overall design concept. 
A4.   Use Unifying Elements. Integrate unifying elements and/or develop new features that 
help unify and connect individual buildings and different areas.   

A5.   Enhance, Embellish, and Identify Areas. Enhance an area by reflecting the local 
character within the right-of-way. Embellish an area by integrating elements in new 
development that build on the area’s character. Identify an area’s special features or qualities 
by integrating them into new development. 

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 A2, A4, A5, and C12:  The project will rehabilitate an iconic downtown 
structure, one that unifies its neighborhood with other areas of the central city featuring 
historic buildings. The existing building is a unique and recognizable structure that 
contributes greatly to the character of the West End. The restoration of the building’s 
unique design, including its stucco and terracotta ornamentation, will enhance the 
identity and character of the area. Preserving the 100+ year old building is aligned with 
the renew/reuse/recycle ethic found in the cultural identity of the neighborhood and the 
City, and enhances the area’s character by maintaining an important connection to its 
history. The existing main building entry, retail storefronts and upper level fenestration 
patterns 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 addition of the roof amenity space reflects the local enthusiasm and desire for 
outdoor gathering and will act as a unifying element with other buildings throughout the 
downtown where rooftop activation is becoming more and more common. The new exit 
utilizes a steel storefront system with a slim steel profile to be similar to the existing wood 
retail storefronts with stopped-in glazing. The extent of the storefront at the new exit is 
limited to the area beneath the existing transom and the transom remains intact, and the 
new door is set back to align with the 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 fixtures 
at the main building 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 exit 
alcove will receive the same fixture as the retail entries. The primary lighting at the roof 
courts will be at the entrances to the stair penthouses and elevator. Some wall-mounted 
fixtures will be included at the roof courts. These fixtures will direct light down. 

These guidelines are met. 
 

A6.   Reuse/Rehabilitate/Restore Buildings. Where practical, reuse, rehabilitate, and restore 
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buildings and/or building elements. 

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.  

C4.   Complement the Context of Existing Buildings. Complement the context of existing 
buildings by using and adding to the local design vocabulary. 

Findings for A6, C3, and C4: The proposal is an opportunity for a building that 
contributes historic context and craftsmanship to the central city to be preserved and 
modernized for contemporary use while retaining its character and significant 
architectural features. The applicant has stated that the primary objective of the project is 
to rehabilitate a building that has been underutilized and fallen into disrepair, and to 
restore it to its full potential. This will be done by making the core and shell 
improvements necessary to allow for full occupancy, including new occupancies in the 
basement level. At the same time, the applicant has noted that maintaining the building’s 
unique character is a major goal of the project. The proposed work includes a full 
structural seismic upgrade, new second exit and stair, new roof court, window 
replacement, stucco and terracotta repairs, and new exterior paint. 

The window replacement will regularize the fenestration of the building and restore it to 
its historic architectural expression by using windows that replicate the originals in both 
material and design. A large percentage of the existing wood windows have been replaced 
over time with non-sympathetic replacements. These will be removed, along with the 
remaining original windows, which are in severe disrepair. The replacement windows on 
the two street-facing facades will be high-quality wood windows, and will closely resemble 
the remaining existing wood windows. The use of fire-rated windows on the north and 
west facades will allow the original window openings to remain, despite their proximity to 
the property line. This was negotiated by a Building Code Appeal and additional fire/life-
safety measures. The fire-rated windows will be as close as possible in appearance to the 
existing hollow-core metal windows Additionally, the large masonry openings on the north 
façade remain with new exterior terraces behind them. 

The roof level lightwell infill area is used as an opportunity to create a unique lowered roof 
court with a “sunken-garden” character. Portions of the lightwell infill areas on the fourth 
and fifth floors are developed as exterior covered terraces, which allow the repurposing of 
the existing large masonry openings on the north wall. The addition of a roof level stop to 
the existing elevator allows the roof to become active space with little visual impact to the 
building from the ground. Despite extending somewhat beyond a tall parapet on the roof, 
the addition will be minimally visible from the public right-of-way. The rooftop element 
materials will provide a visually quiet and straightforward backdrop that complements the 
existing building without competing with it or adding visual clutter. The new penthouse 
locations are set back from the building edges and will not overpower the existing 
architecture or be out of proportion to the scale of the building and will minimize visibility 
from the ground. 

The buildings’ stucco and terracotta will be 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 entry is 
located on SW Washington Street and 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 sidelites will fit into the existing opening so that the existing decorative 
surround will be maintained, as well as the existing metal filigree transom. The 
replacement door and sidelites will be a slim-profile steel storefront system to be 
compatible with the existing retail wood storefront with stopped-in glazing. The existing 
filigree at the transom and the existing decorative light fixtures will be repaired and 
reinstalled. 

The alteration of the historic storefront bay facing onto SW 10th Ave located in the 
northeast corner of the building will involve the most minimal intervention possible while 
still allowing for a building code required egress. The project proposes to change the 
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existing bay which currently features a storefront door flanked by two display windows to 
a recessed door on one side of the bay, retaining the display window on the other side and 
the transom above across the entire bay. The new exit storefront also utilizes a slim-
profile steel storefront system. The new exit door is recessed to align with the plane of the 
existing adjacent retail doors. The addition of the second exit at the northeast corner 
allows the building 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 building’s existing 
ground floor bays.  

These guidelines are met. 
 

A8.   Contribute to a Vibrant Streetscape. Integrate building setbacks with adjacent 
sidewalks to increase the space for potential public use.  Develop visual and physical 
connections into buildings’ active interior spaces from adjacent sidewalks.  Use architectural 
elements such as atriums, grand entries and large ground-level windows to reveal important 
interior spaces and activities. 

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.  

B4.   Provide Stopping and Viewing Places. Provide safe, comfortable places where people can 
stop, view, socialize and rest. Ensure that these places do not conflict with other sidewalk uses. 

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. 

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.  

C6.   Develop Transitions between Buildings and Public Spaces. Develop transitions 
between private development and public open space. Use site design features such as 
movement zones, landscape element, gathering places, and seating opportunities to develop 
transition areas where private development directly abuts a dedicated public open space.   

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.   

Findings for A8, B1, B2, B4, B6, C1, C6, and C7:  The proposal maintains the building’s 
historic active ground level condition of tall, highly glazed storefront bays wrapping the 
two street-facing facades of the building which contributes to a vibrant streetscape. The 
existing ground story retail use will also remain. This provides activity at the multiple 
retail entrances as well as the opportunity for window-shopping along both street 
frontages. The two building entrances will be recessed creating semi-public/semiprivate 
transition areas into the building. The restoration and preservation of the original 
entrance with its unique entablature in the southwest corner facing onto Washington St 
creates a grand main entry for the building, 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 lobby. The expanded office 
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lobby on SW Washington St provides more visual connection to the building’s main 
interior area and fosters interior activity.  

The addition of a second exit allows the upper stories of the building to be occupied, 
which will bring more activity to the block and to the streetcar alignment along SW 10th 
Ave. The addition of this entry/exit on SW 10th Ave also complements the existing main 
entry location on SW Washington Street, so that each street frontage has an entry and 
exit point that serves the upper floor tenant spaces. 

The existing building is well articulated at the sidewalk level creating a highly interesting 
visual landscape for pedestrians. The ground level is almost entirely composed of large 
display windows with a high ratio of window to wall and features fluted pilasters with 
stylized lotus capitals, and a decorative grill over the storefront transoms. The facade 
restoration and new paint job will emphasize the building’s existing elaborate 
ornamentation and improve the view from the sidewalk and building approaches.  

The project maintains the existing bay widths so that the rhythm of storefront bays along 
the sidewalk is cohesive. The new entry/exit recess aligns with the existing retail entrance 
recesses to maintain a consistent setback of doors. The new recessed alcove creates a 
stopping and viewing space, sheltered from the elements. The building’s corner at the 
intersection of SW 10th and SW Washington will remain highlighted by the existing design 
elements and retail storefront use, and upper floor access remains as far from the 
intersection as possible in the southwest and northeast corners of the building which are 
midblock locations. The existing wood retail storefront at the corner of SW 10th and 
Washington featuring large windows and glazed transoms will not be modified, and the 
existing corner sign will remain in place. 

A large portion of the exterior alterations occurs at the roof level, with the development of 
a sunken roof court. Providing active roof space takes advantage of multiple views to 
Downtown, the Pearl District, the West Hills, and Northwest Industrial area with 
mountains beyond. A portion of the existing parapet at the north building wall will be 
lowered and 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 sidewalk 
level below. These rooftop alterations will allow for increased use of the rooftop space thus 
enhancing the duration and frequency that the rooftop’s view is available to building 
users. New open-air covered terraces will be created at the fourth and fifth stories behind 
the existing large masonry openings. The terraces will have views to the 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 existing setback 
at the second story in an optional future phase. The modifications to the north wall 
provide interesting glimpses of the roof court and fourth and fifth story terraces from the 
sidewalk below and the new roof court and penthouses will improve the building’s 
appearance when viewed from upper stories of adjacent buildings. All mechanical units 
will be below the height of the parapet, and not visible from the street, thus will not 
detract from the pedestrian environment. 

These guidelines are met. 
 

B3.   Bridge Pedestrian Obstacles. Bridge across barriers and obstacles to pedestrian 
movement by connecting the pedestrian system with innovative, well-marked crossings and 
consistent sidewalk designs. 

B7.   Integrate Barrier-Free Design. Integrate access systems for all people with the building’s 
overall design concept. 

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. 

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. 
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Findings for B3, B7, C8, and C13:  The proposed alterations will improve conditions for 
those of all mobility types. The building’s current condition presents obstacles to people 
with mobility limitations. The main entry door in the southeast corner on SW Washington 
St requires minimal modification to bring it into code compliance. The existing double 
door does not meet current egress and accessibility code requirements. The storefront will 
be reconfigured to include a single door with sidelites. The existing overall width of the 
storefront will be maintained, and the metal filigree screen at the transom level will be 
repaired and reinstalled in the same location. The new exit door on the SW 10th Ave side 
of the building meets accessibility standards and will be recessed from the pedestrian 
path of traffic. The existing sidewalk vault doors on SW 10th Ave will be removed and the 
openings filled in with paving. Additionally, the existing elevator penthouse will be raised 
to add a roof level stop, which allows the roof court to be accessible. 

Despite these changes, the sidewalk-level of the building will continue to be expressed 
differently from the upper levels retaining its original tripartite architectural division of 
base, middle and top. The building will continue to have a tall ground floor featuring 
human-scale elements such as large storefront windows wrapping the base, exterior 
lighting, integrated signage, decorative pilasters, and horizontal banding at the second 
story line. The existing iconic corner sign will remain. Building identification at the 
existing main entry and new entry/exit will be incorporated into the storefront. Existing 
retail signage areas above the retail entries will remain. 

These guidelines are 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. 

Findings for C2, and C5:  The proposed alterations will maintain the quality and 
permanence found in the original 100+ year old Fliedner Building and in the Central City 
in general. It will also preserve the coherent composition found in the five-story, quarter 
block building’s original form and architecture. Materials proposed are high-quality, 
consistent with the original materials used at the building exterior, and will maintain an 
attractive appearance over time. They include slim-line steel storefront systems, high-
quality wood windows closely resembling the original windows, and repair of stucco, 
terracotta and brick. Retention and repair of original high-quality exterior materials will 
allow the building’s history to continue to be visible and to retain the unique 
craftsmanship of its period. The fire-rated windows on the north façade and in the 
existing stairwell will be high-quality steel frames, and will be as close as possible in 
appearance to the existing hollow-core metal windows. Paint colors will be used to 
reinforce the building’s existing visual hierarchy of architectural elements.  

At the roof level, a limited number of materials and colors will be utilized and are designed 
to call minimal attention to themselves and to work together as a cohesive composition 
while being compatible with the building. The materials will be durable and will withstand 
the effects of weather. The penthouse cladding will be zinc-colored metal for a simple, 
unified, and cohesive appearance. The roof court includes durable concrete pedestal 
pavers and painted steel planters. The proposed alterations will be a compatible addition 
which respects the building’s integrity and supports its overall coherency.  

These guidelines are met. 
 

C11.   Integrate Roofs and Use Rooftops. Integrate roof function, shape, surface materials, 
and colors with the building’s overall design concept. Size and place rooftop mechanical 
equipment, penthouses, other components, and related screening elements to enhance views of 
the Central City’s skyline, as well as views from other buildings or vantage points. Develop 
rooftop terraces, gardens, and associated landscaped areas to be effective stormwater 
management tools. 
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Findings for C11:  The addition of a roof court will activate the building’s roof and take 
advantage of the building’s location in the bustling West End. Creating a new rooftop 
amenity will allow the building to fully realize the potential of its view opportunities while 
bringing a contemporary addition to the historic building promoting its ongoing use and 
preservation. The creation of a rooftop deck will provide an outdoor space on an 
otherwise “landlocked” building and make it more competitive with 20th and 21st century 
buildings.  

The visual impact of bringing rooftop amenity space to the building has been mitigated to 
the greatest extent possible in the design of the rooftop additions. While they will only be 
visible from limited vantage points, the forms are as minimal as possible and are 
designed to not compete with the primary existing building features, and to not clutter 
the building’s appearance. In order to allow occupancy at the roof, both stairs and the 
elevator must extend to the roof court level. The penthouses are located for minimal 
visibility from the sidewalks 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 smaller than the existing. The south wall of the rebuilt 
penthouse is set back 27’ 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 
46’ from SW 10th Avenue. The new elevator penthouse is located between the rebuilt 
penthouse for the existing stair and the new stair penthouse. It is set back 35’ from SW 
Washington Street. Rooftop equipment will be placed in an orderly fashion, grouped 
together and will not extend above the height of the parapet. 

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 requirements of Title 11 
can be met, and 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 proposed alterations to the Fliedner Building are an opportunity for a building that 
contributes historic context and craftsmanship to the central city to be modernized for 
contemporary use while retaining its character and significant architectural features. The 
rehabilitation of a significant building in a highly foot-trafficked neighborhood of Portland’s 
downtown will bring renewed energy to the area. The detailing and materials of the proposed 
alterations are designed to be compatible with the building and neighborhood. The rooftop 
additions will ensure the building’s continued use and preservation while being minimally 
visible from the public way. The window replacements and cladding rehabilitation will restore 
the building to an approximation of its original condition. The ground floor alterations will 
provide access that will allow the building to be occupied above the ground level and will 
preserve as much of the historic condition as possible given the needs created by the 
expectations of modern occupants as well as by the standards of contemporary building code. 
The design review process exists to promote the conservation, enhancement, and continued 
vitality of areas of the City with special scenic, architectural, or cultural value. The proposal 
will allow the Fliedner Building to retain its historic aesthetic while making the building 
seismically resilient and allowing the now-vacant upper four floors to be occupied. The 
alterations will have a relatively minimal visual impact to pedestrians while helping to preserve 
the building and allowing it to continue its important role in contributing to the character of 
downtown. The proposal meets the applicable design guidelines and therefore warrants 
approval. 
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ADMINISTRATIVE DECISION 

Approval of exterior alterations to accompany a core and shell renovation and seismic upgrade 
of the five story Fliedner Building located in West End Subarea of the Downtown Subdistrict of 
the Central City Plan District to include: storefront modifications at existing lobby and at new 
egress door on east façade at the northmost bay, window replacement, stucco and terracotta 
repairs, paint, new exterior lighting, and new penthouses at the new stair and relocated 
elevator along with a new rooftop amenity space. Approvals per Exhibits C.1-C.58, signed, 
stamped, and dated 10/18/2019, subject to the following conditions: 

A. As part of the building permit application submittal, the following development-related
conditions (B through C) must be noted on each of the 4 required site plans or included as
a sheet in the numbered set of plans.  The sheet on which this information appears must be
labeled "ZONING COMPLIANCE PAGE - Case File LU 19-188551 DZ." All requirements must
be graphically represented on the site plan, landscape, or other required plan and must be
labeled "REQUIRED."

B. At the time of building permit submittal, a signed Certificate of Compliance form
(https://www.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:  Tanya Paglia 

Decision rendered by:  on 10/17/2019. 
By authority of the Director of the Bureau of Development Services 

Decision mailed: October 22, 2019 

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 July 3, 
2019, and was determined to be complete on 8/6/2019. 

Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed under 

the regulations in effect at the time the application was submitted, provided that the 
application is complete at the time of submittal, or complete within 180 days. Therefore this 
application was reviewed against the Zoning Code in effect on July 3, 2019. 

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 requested that 
the 120-day review period be extended 15 days. Unless further extended by the applicant, the 
120 days will expire on: 12/19/2019. 

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. 

https://www.portlandoregon.gov/bds/article/623658
https://www.portlandoregon.gov/bds/article/623658
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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 Design Commission, which will 
hold a public hearing.  Appeals must be filed by 4:30 PM on 11/5/2019 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 
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 Design Commission is final; 
any further appeal must be made to the Oregon Land Use Board of Appeals (LUBA) within 21 
days of the date of mailing the decision, pursuant to ORS 197.620 and 197.830.  Contact LUBA 
at 775 Summer St NE, Suite 330, Salem, Oregon 97301-1283, or phone 1-503-373-1265 for 
further information. 
 
Failure to raise an issue by the close of the record at or following the final hearing on this case, 
in person or by letter, may preclude an appeal to the Land Use Board of Appeals (LUBA) on that 
issue.  Also, if you do not raise an issue with enough specificity to give the Design Commission 
an opportunity to respond to it, that also may preclude an appeal to LUBA on that issue. 
 
Recording the final decision.   
If this Land Use Review is approved the final decision will be recorded with the Multnomah 
County Recorder.  

• Unless appealed, the final decision will be recorded after 11/6/2019 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.  
 

http://www.ci.portland.or.us/
http://www.ci.portland.or.us/
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Where a site has received approval for multiple developments, and a building permit is not 
issued for all of the approved development within three years of the date of the final decision, a 
new land use review will be required before a permit will be issued for the remaining 
development, subject to the Zoning Code in effect at that time. 
 
Applying for your permits.  A building permit, occupancy permit, or development permit may 
be required before carrying out an approved project.  At the time they apply for a permit, 
permittees must demonstrate compliance with: 

• All conditions imposed herein; 

• All applicable development standards, unless specifically exempted as part of this land use 
review; 

• All requirements of the building code; and 

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

 
EXHIBITS 

NOT ATTACHED UNLESS INDICATED 
 
A. Applicant’s Submittal 

1. Applicant’s Project Description, Zoning Summary and Response to Approval Criteria 
2. Original full plan set – NOT APPROVED/reference only, 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 Lighting - Lighting Cutsheets 
g. Civil - Existing Conditions Plan 
h. Civil - Utility Plan 
i. Mechanical - Rooftop Equipment Cutsheets 
j. Mechanical - Rooftop Equipment Cutsheets 
k. Appendix Cover Sheet 
l. Appendix Drawing Index 
m. Appendix Rendering 
n. Appendix View Angle Diagram 
o. Appendix View Angle Diagram 
p. Appendix Window Diagram - Existing South Elevation 
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 Roof Condition - Photos 

4. Request for Extension of 120-Day Review Period for 20 days dated October 3, 2019 
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. Existing Plan - Fourth Story 
7. Existing Plan - Fifth Story 
8. Existing Plan - Roof Court (attached) 
9. Existing Plan - Penthouse Roof 
10. Floor Plan - Basement 
11. Floor Plan - Ground Story 
12. Floor Plan - Second Story 
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13. Floor Plan - Third Story 
14. Floor Plan - Fourth Story 
15. Floor Plan - Fifth Story 
16. Floor Plan - Roof Court 
17. Roof Plan 
18. Existing South Elevation 
19. Existing East Elevation 
20. Existing North Elevation 
21. Existing West Elevation 
22. South Elevation - Black + White (attached) 
23. South Elevation - Color 
24. East Elevation - Black + White (attached) 
25. East Elevation - Color 
26. North Elevation - Black + White 
27. North Elevation - Color 
28A. West Elevation - Black + White 
28B. West Elevation - Black + White - Optional Future Phase 
29. West Elevation - Color 
30. Existing East - West Section 
31. Existing North - South Section 
32. East - West Section 
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 North Entry Plan and Elevation 
38. Enlarged North Entry Plan and Elevation 
39. Enlarged North Entry Color Elevation 
40. Existing Enlarged West Roof Terrace Plan and Elevation 
41A. Enlarged West Roof Terrace Plan and Elevation - Black + White 
41B. Enlarged West Roof Terrace Plan and Elevation - Optional Future Phase 
42. Enlarged West Roof Terrace Color Elevation - Optional Future Phase 
43. Existing Enlarged North Lightwell Plan and Elevation 
44. Enlarged North Lightwell Plan and Elevation 
45. Enlarged North Lightwell Color Elevation 
46. Existing Window Details 
47. Fixed Wood Window Details 
48. Operable Wood Window Details 
49. Roof Court - North Penthouse Elevations and Materials 
50. Roof Court - South Penthouse Elevations and Materials 
51. Roof Court - Elevator Penthouse Elevations and Materials 
52. Tree Protection and Removal Plan 
53. Site Plan - Level 2 - Optional Future Phase 
54. Site Plan - Roof 
55. Planting Plan - Roof 
56. Existing Exterior Lighting - Facade Diagrams 
57. Exterior Lighting - Facade Diagrams 
58. Exterior Lighting - Roof Court Diagram 

D. Notification information: 
 1. Mailing list 
 2. Mailed notice 
E. Agency Responses:   

1. Bureau of Environmental 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 Walter 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 Historic Site Record 
3. Incomplete Letter 

 
 
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). 
 
 
 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 


