
FOR THE MEETING OF: November 16, 2023 
AGENDA ITEM: 5.b  

TO: 
 
THROUGH: 

Historic Landmarks Commission  
 
Lisa Anderson-Ogilvie, AICP, Deputy Community 
Development Director and Planning Administrator 

FROM: Kimberli Fitzgerald, AICP, Historic Preservation Officer 

HEARING DATE: November 16, 2023 

CASE NO.: Historic Design Review Case No. HIS23-22 

APPLICATION 
SUMMARY: 

A proposal to install a new storefront and demolish the 
existing 1950 rear portion and construct a new 
structure at the rear of the England-Wade Building 
(1887/1950). 

LOCATION: 236 Commercial St. NE (See Attachment A) 

REQUEST Class 3 Major Historic Design Review of a proposal to 
re-open transom windows, and install new ground level 
storefronts, demolish the existing 1950 addition and 
construct a new structure at the rear of the England-
Wade Building (1887/1950), a historic contributing 
building in the Downtown Historic District, on property 
.12 acres in size, in the CB (Central Business District) 
zone and located at 236 Commercial St. NE - 97301 
(Marion County Assessor Map and Tax Lot Number: 
0073W22DC8200). 

APPLICANT(S): Gretchen Stone, CB Two Architects on behalf of 
Charles Weathers and ASM9 LLC and Electro Fund 
LLC.  

APPROVAL 
CRITERIA: 

Salem Revised Code (SRC) 230.095(d) Demolition and 
230.065 General Guidelines for Historic Contributing 
Buildings;  

RECOMMENDATION: APPROVE the proposal with the following CONDITION: 

Condition 1:  The applicant shall obtain a Class 2 Site Plan approval authorizing 
adaptive reuse of the England-Wade Building, demolition of the rear 
structure and the construction of a new 12-unit multi-family residential 
structure at the rear of the England-Wade Building.  

 
BACKGROUND 
 
On October 3, 2023 the applicant submitted an application to re-open transom windows, and 
install new ground level storefronts, demolish the existing 1950 structure and construct a new 
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structure at the rear of the England-Wade Building (1887/1950), a historic contributing building 
in the Downtown Historic District. The application was deemed complete for processing on 
October 25, 2023. Notice of public hearing was sent by mail to surrounding property owners 
and tenants pursuant to Salem Revised Code (SRC) requirements on October 27, 2023. 
Public hearing notice was also posted on the property in accordance with the posting provision 
outlined in SRC 300.620. The City of Salem Historic Landmarks Commission will hold a public 
hearing for the case on November 16, 2023 at 5:30 p.m. in Council Chambers, Civic Center at 
555 Liberty Street SE, Room 240. (https://bit.ly/planningpublicmeetings).  
 
The state-mandated 120-day deadline to issue a final local decision, including any local 
appeals in this case is February 22, 2024.  
 
PROPOSAL 
 
The applicant is proposing to re-open transom windows, and install new ground level 
storefronts, demolish the existing 1950 structure and construct a new structure at the rear of 
the England-Wade Building (1887/1950). The applicant is proposing to use the ground floor 
tenant spaces of the historic building for personal services (laundromat) and commercial 
entertainment (comedy club) uses and is proposing a multi-family residential use containing 
four units for the upper floor residential. The applicant is proposing to construct a new 
multifamily residential building containing 12 units at the rear of the site fronting the alley. A 
summary of the proposed alterations is below: 
 
Demolition:   The applicant is proposing to demolish the 1950 structure at the rear of 

the England/Wade Building, approximately 150’ by 200’ in size, clad in 
corrugated metal siding. 

 
England/Wade  Primary Façade (west): Re-Open Transom Windows; install new door for 
Alterations:  emergency exiting.  
 
   Secondary Façade (east): Re-open windows -- install one fixed and 4 

multi-paned double hung metal windows on the second story within 
existing blocked openings; Install new metal storefront entry door at both 
the ground level and second story. Installation of a full light metal 
residential patio door at the ground level. 

 
New Structure:  Construction of a new three story, 2,126 square foot structure at the rear 

of the England/Wade Building, fronting the alley. The building will be clad 
in corrugated metal with fixed metal windows on each of the three floors, 
some paired with a one over one narrow band window. 

   
SUMMARY OF RECORD 
 
The following items are submitted to the record and are available: 1) all materials and 
testimony submitted by the applicant, including any applicable professional studies such as 
traffic impact analysis, geologic assessments, stormwater reports, and; 2) materials, testimony, 
and comments from public agencies, City Departments, neighborhood associations, and the 
public. All application materials are available on the City’s online Permit Application Center at 

https://bit.ly/planningpublicmeetings
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https://permits.cityofsalem.net. You may use the search function without registering and enter 
the permit number listed here: 23 119363. 
 
APPLICANT’S STATEMENT 
 
A request for historic design review must be supported by proof that it conforms to all 
applicable criteria imposed by the Salem Revised Code. The applicants submitted a written 
statement, which is included in its entirety as Attachment C in this staff report.  
 
Staff utilized the information from the applicant’s statements to evaluate the applicant’s 
proposal and to compose the facts and findings within the staff report. Salem Revised Code 
(SRC) 230.095(d) Demolition and 230.065 General Guidelines for Historic Contributing 
Buildings; are the applicable criteria for evaluation of this proposal. 
 
FACTS & FINDINGS 
 
1. Historic Designation  
 
Under Salem Revised Code (SRC) Chapter 230, no exterior portion of a local historic 
resource, contributing building, non-contributing building, or new construction in a local historic 
district shall be erected, altered, restored, moved, or demolished until historic design review 
approval has been granted. The Historic Landmarks Commission (HLC) shall approve, 
conditionally approve, or deny the application on the basis of the project’s conformity with the 
criteria. Conditions of approval, if any, shall be limited to project modifications required to meet 
the applicable criteria.  
 
According to SRC 230.020(f), historic design review approval shall be granted if the  
application satisfies the applicable standards set forth in Chapter 230. The HLC shall render its 
decision supported by findings that explain conformance or lack thereof with relevant design 
standards, state the facts relied upon in rendering the decision, and explain the justification for 
the decision. 
 
2. Historic Significance and Background 
 
The England-Wade Building was constructed in 1887 and is a two-story stucco faced brick 
commercial building, which was remodeled c.1950 with Modern style features. The primary 
façade faces Commercial Street (west) and is marked by four multi-light sash fixed steel 
windows. A large 2 story storage building was constructed as a warehouse, most likely as 
storage for the hardware store in this location and the footprint is evident in the 1926-27 
Sanborn Fire Insurance map. The updated 1950 Sanborn Fire Insurance map shows that this 
storage building was enveloped and attached to the England-Wade Building, although it is not 
clear when. Regardless, this accessary structure is clad in metal siding, and does not have any 
windows or other character defining features (Attachment B). 
 
3. Neighborhood and Citizen Comments 

 
The subject property is located within Central Area Neighborhood Development Organization 
(CANDO). Notification of the public hearing was sent to the neighborhood association, tenants 

https://egov.cityofsalem.net/PACPortal
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and surrounding property owners within 250 feet of the property pursuant to Salem Revised 
Code (SRC) requirements on October 25, 2023. Notice of public hearing was also posted on 
the subject property. At the time of writing this staff report, no comments have been received 
from tenants within the historic district or from adjoining property owners. Comments were 
received from Michael Livingston representing the neighborhood association, on November 3, 
2023, who stated CANDO supports the proposal (Attachment D).  
 
4. City Department and Public Agency Comments 
 
The Building and Safety Division indicate that the applicant must obtain required building 
permits. Both the Fire Department and the Building and Safety Division stated that at the time 
of permit submittal, verification will be required for new occupancy type(s) proposed for each 
structure. The Public Works Department has no concerns with the proposal. The Planning 
Division indicated that a Class 2 Site Plan approval is required. The applicant has applied for 
the Class 2 Site Plan review (23 119364 PLN), however a Decision has not been issued yet. 
Nothing in this Decision shall be construed to have approved the Class 2 Site Plan. Staff 
recommends the HLC adopt a Condition of Approval to ensure compliance prior to 
construction: 
 
Condition 1:  The applicant shall obtain a Class 2 Site Plan approval authorizing 

adaptive reuse of the England-Wade Building, demolition of the rear 
structure and the construction of a new 12-unit multi-family residential 
structure at the rear of the England-Wade Building.  

 
5. Historic Design Review 
 
Salem Revised Code (SRC) 230.095(d) Demolition and 230.065 General Guidelines for 
Historic Contributing Buildings are the applicable criteria for this proposal. Following each 
criterion is a response and/or finding relative to the proposal.  
 
Demolition of the rear Pole/Storage Building 
 

230.095(e)(2) Demolition of Accessory Structure 

(A)The historic accessory structure is not individually significant nor comprised of distinctive 
stylistic features or examples of skilled craftsmanship that contribute significantly to the 
historic value of the primary historic structure on the site. 
 
Findings: The metal storage structure at the rear of the England-Wade Building is not 
comprised of distinctive stylistic features or examples of skilled craftsmanship that contribute 
either to the England-Wade Building or the Downtown Historic District. Staff recommends 
that the HLC finds that 230.095(e)(2) has been met. 
 
(B)The historic accessory structure lacks structural integrity and would be cost prohibitive to 
repair on site; and 
 
Findings: While the applicant has not submitted any evidence related to the structural 
integrity of the structure, they have stated that the existing structure only has load bearing 
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walls on the perimeter. There are currently no windows, and a single door fronting the alley. 
Staff recommends the HLC find that this structure lacks structural integrity for any other use 
other than storage and that SRC 230.095(e)(2)(B) has been met. 
 
(C)No feasible alternative exists to rehabilitate the historic accessory structure. 
 
Findings: The applicant has stated that this structure, as constructed, would not be feasible 
to adaptively reuse for the proposed residential use and therefore staff recommends the HLC 
find that SRC 230.095(e)(2)(C) has been met. 
 
Alterations and New Structure 
 
230.065. GENERAL GUIDELINES FOR HISTORIC CONTRIBUTING RESOURCES. In lieu of 
the standards for historic contributing buildings set forth in SRC 230.025 and SRC 230.040, an 
applicant may make a proposal for preservation, restoration, or rehabilitation activity, 
regardless of type of work, which shall conform to the following guidelines: 
 
(a) Except as otherwise provided in this Chapter, the property shall be used for its historic 
purpose, or for a similar purpose that will not alter street access, landscape design, 
entrance(s), height, footprint, fenestration, or massing. 
 
Findings: The applicant is proposing to continue to use the resource for commercial uses 
on the ground floor, its historic purpose. While the applicant is proposing adaptively reuse 
the upper floor for residential purposes, the proposed alterations will not adversely impact 
street access, height, or massing. New door openings are located either within the existing 
non-original storefront or on secondary facades, minimizing any adverse visual impact. Staff 
recommends that the HLC find that the proposed use will not alter street access, footprint or 
massing of the England-Wade Building and that SRC 230.065 (a) has been met. 
 
(b) Historic materials, finishes and distinctive features shall, when possible, be preserved and 
repaired according to historic preservation methods, rather than restored. 
 
Findings: The applicant is not proposing to restore or repair any original historic materials 
as part of this proposal; therefore, staff recommends that the HLC find that this guideline is 
not applicable to the evaluation of this proposal. 
 
(c) Distinctive stylistic features or examples of skilled craftsmanship significance shall be 
treated with sensitivity. 
 
Findings: The applicant is not proposing to alter any original distinctive stylistic features or 
examples of skilled craftsmanship as part of this proposal; therefore, staff recommends that 
the HLC find that this guideline is not applicable to the evaluation of this proposal. 
 
(d) Historic features shall be restored or reconstructed only when supported by physical or 
photographic evidence. 
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Findings: The applicant is proposing to reopen previously covered over transom window 
openings on the primary façade (based upon physical evidence), which will be restored. 
Staff recommends the HLC find that SRC 230.065(d) has been met. 
 
(e) Changes that have taken place to a historic resource over the course of time are evidence 
of the history and development of a historic resource and its environment, and should be 
recognized and respected. These changes may have acquired significance in their own right, 
and this significance should be recognized and respected. 
 
Findings: The applicant is proposing to demolish the metal storage building, which has 
blocked the rear façade of the England-Wade Building. The removal of this non-contributing 
accessory structure, and through repairing the brick façade and reopening the original 
window openings on this façade, this façade of the England-Wade Building will be restored. 
Staff recommends the HLC find that SRC 230.065(e) has been met. 
 
(f) Additions and alterations to a historic resource shall be designed and constructed to 
minimize changes to the historic resource. 
 
Findings: The applicant is proposing to re-open blocked transom windows on the primary 
façade. Overall, the changes on the primary façade are minimal and serve to restore the 
1950 modern style storefront of this historic resource. The proposal includes re-opening and 
installing new windows and doors on secondary facades of the England-Wade Building, 
minimizing the adverse visual impact of these alterations. The applicant is proposing to 
construct a new 2,126 square foot three story multi-family building at the rear of the 
England-Wade building site. The structure’s location at the rear of the site, set back from 
the historic resource and fronting the alley minimizes any adverse visual impact of this new 
structure to the England-Wade Building. The overall massing and size of the structure is 
half the square footage of the historic resource on the site and therefore staff recommends 
that the HLC find that SRC 230.065(f) has been met. 
 
(g) Additions and alterations shall be constructed with the least possible loss of historic 
materials and so that significant features are not obscured, damaged, or destroyed. 
 
Findings: The proposed alterations to the primary façade of the historic resource  
include installing one fixed and 4 multi-paned double hung metal windows on the second story 
within existing blocked openings and installing new metal storefront entry doors at both the 
ground level and second story. While a small amount of historic materials will be lost due to 
these alterations, overall no significant character defining features will be damaged or 
destroyed, and overall the proposed alterations will serve to restore many of the openings that 
have been blocked throughout the England-Wade Building. 
 
The proposed new structure will be located at the rear of the England-Wade building site, 
ensuring that overall no significant historic features of the England-Wade Building will be 
damaged, destroyed or obscured. Staff recommends that the HLC find that SRC 230.065(g) 
has been met for the proposal. 
 
(h) Structural deficiencies in a historic resource shall be corrected without visually changing 
the composition, design, texture or other visual qualities.  
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Findings: The applicant is not proposing to correct any structural deficiencies as part of this 
proposal; therefore staff recommends that the HLC find that this guideline is not applicable 
to the evaluation of this proposal. 
  
(i) Excavation or re-grading shall not be allowed adjacent to or within the site of a historic 

resource which could cause the foundation to settle, shift, or fail, or have a similar effect on 
adjacent historic resources.  

 
Findings: A minimal amount of ground disturbance is necessary to install the foundation for 
the new structure at the rear of the site. However, the new structure will be set back 
approximately 15’ from the England-Wade Building, reducing the potential for the proposed 
work to adversely impact the adjacent historic foundation. Staff recommends that the HLC 
find that SRC 230.065(i) has been met for the proposal.  
 
RECOMMENDATION 
 
Based upon the information presented in the application, plans submitted for review,  
and findings as presented in this staff report, staff recommends that the Historic Landmarks 
Commission APPROVE the proposal with the following CONDITION: 
 
Condition 1:  The applicant shall obtain a Class 2 Site Plan approval authorizing 

adaptive reuse of the England-Wade Building, demolition of the rear 
structure and the construction of a new 12-unit multi-family residential 
structure at the rear of the England-Wade Building.  

 
DECISION ALTERNATIVES 
 
1. APPROVE the proposal as submitted by the applicant and indicated on the drawings. 
 
2. APPROVE the proposal with conditions to satisfy specific standard(s). 
 
3. DENY the proposal based on noncompliance with identified standards in SRC 230, 
indicating which standard(s) is not met and the reason(s) the standard is not met.  
 
Attachments: A.  Vicinity Map 
 B. Excerpt from National Register Historic Resource Documents 
 C. Applicant’s Submittal Materials 
 D. Email testimony from CANDO  
      
Prepared by Kimberli Fitzgerald, Historic Preservation Officer  
 
G:\CD\PLANNING\HISTORIC\CASE APPLICATION Files - Processing Documents & Staff Reports\Major Type III\2023\Staff 
Reports\HIS23-23 236 Commercial St. NE.doc 
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Historic Alteration Review Worksheet 
   
 
Site Address: ____________________________________________________ 

Resource Status:  Contributing □      Non- Contributing □    Individual Landmark □ 

Type of Work Activity Proposed:   Major □ Minor □ 

Chose One: Commercial District □     Individual Resource □      Public District □               
                     Residential District □      Sign□ 
 

Replacement, Alteration, Restoration or Addition of: 
 
Architectural Feature:    Landscape Feature:     New: 

□ Awning     □ Fence      □ Addition    

□ Door      □ Streetscape      □ Accessory Structure 

□ Exterior Trim, Lintel   □ Other Site feature (describe)     □ Sign 

□ Other architectural feature  _________________________    □ Mural 

□ Roof/Cornice            □ Accessibility Ramp    
□ Masonry/Siding          □ Energy Improvements 

□ Storefront           □ Mechanical Equipment   
□ Window(s) Number of windows: _______       □ Primary Structure  

 
 
Will the proposed alteration be visible from any public right-of-way?  □ Yes  □ No 
 
Project’s Existing Material: _________________________ Project’s New Material: _________________________ 
 
Project Description 
 
Briefly provide an overview of the type of work proposed.  Describe how it meets the applicable design criteria in SRC 
Chapter 230.  Please attach any additional information (i.e., product specification sheets) that will help staff and the 
HLC clearly understand the proposed work: 

 
               
 
               
 
               
 
               
 
               
 
               
 
__________________________________________________________________________________  
Signature of Applicant                  Date Submitted/Signed 
 
City of Salem Permit Application Center – 555 Liberty Street SE / Room 320 – Salem, OR 97301 / (503) 588-6213 

Case No. ______________ 

Attachment C
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The project plans for an adaptive re-use of the existing resource to allow for residential units on second floor and the removal of a non-historic metal building addition.  Primary facade work is limited to re-establish clerestory/transom windows which are covered, install a second storefront door for emergency exiting of ground floor, and repainting.  Secondary facade work entails replacing second floor windows if required to for building or fire code reasons, installing a new storefront system on ground floor for tenant space access, installing a new storefront door at second floor for resident entry, repair to existing masonry.  Demolition of a historic accessory structure located behind the primary resource.Additional work is related to the construction of a new building within the footprint of the razed non-historic metal building addition.
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Kimberli Fitzgerald

From: MICHAEL LIVINGSTON <michaellivingston1@comcast.net>
Sent: Friday, November 3, 2023 3:42 PM
To: Zachery Cardoso
Cc: Kimberli Fitzgerald; Irma Coleman; Owens, Sarah; Bryant Baird
Subject: Re: Request for Comments - Case No. HIS23-23 for 236 Commercial St NE

f CANDO, I am submitting this comment in response to your revised request below in 
23-23 for 236 Commercial St NE :  

upports the proposal to install a new storefront and demolish the existing 1950 
and construct a new structure at the rear of the England-Wade Building 
The proposed new storefront is modest and tasteful in design and is in keeping 

ding's historic character.  The proposed new structure at the rear of the building 
nt improvement and will enhance the character and atmosphere of Electrical 

ston 

  

On 10/25/2023 3:42 PM PDT Zachery Cardoso <zcardoso@cityofsalem.net> wrote:  
   
   

Hello, 

  

The Request for Comments for Historic Design Review Case No. HIS23-23 for 236 Commercial St NE is attached 
for your information. Comments are due Wednesday, November 8, 2023 by 5:00 p.m. Hard copies go out in the 
mail today for those of you who are to receive one. 

  

Application Summary: A proposal to install a new storefront and demolish the existing 1950 rear portion and 
construct a new structure at the rear of the England-Wade Building (1887/1950). 

  

Please direct questions or comments to the CASE MANAGER: 

Kimberli Fitzgerald 

KFitzgerald
Typewritten Text
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