
FOR THE MEETING OF: OCTOBER 17, 2024 
AGENDA ITEM: 5.b 

 

TO: 
 
THROUGH: 

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

FROM: Jake Morris, Preservation Planner 

HEARING DATE: October 17, 2024 

CASE NO.: Historic Design Review Case No. HIS24-19 

APPLICATION 
SUMMARY: 

A proposal to install a reconstruction of the historic 
"ELSINORE" blade sign c.1928 and restore aspects of 
the marquee and entrance area of the Elsinore Theatre. 

LOCATION: 170 High Street SE 

REQUEST: A Class 3 Major Historic Design review of a proposal to 
install a reconstruction of the c. 1928 historic "Elsinore" 
blade sign, install more period appropriate lighting to 
replace non-historic fixtures, add 2 message boards on 
the marquee, and replace deteriorated non-historic tile in 
the entrance alcove and door hardware on the Elsinore 
Theatre (1926), a historic contributing building in Salem's 
Downtown Historic District, zoned CB (Central Business 
District), and located at 170 High Street SE; 97301; 
Marion County Assessor's Map and Tax Lot number: 
073W27AB02100. 

APPLICANT: Historic Elsinore Theatre (Tom Fohn) 

APPROVAL 
CRITERIA: 

Salem Revised Code (SRC) 230.65 General Guidelines 
for Contributing Resources  

RECOMMENDATION: DENY the electronic message boards. 
 
APPROVE the remainder of the proposal. 

BACKGROUND 
 

On September 3, 2024, the applicant submitted materials for a Major Historic Design Review 
for a proposal to install a reconstruction of the c. 1928 historic "Elsinore" blade sign, install 
reproductions of decorative roof parapet elements, install more period appropriate lighting to 
replace non-historic fixtures, add 2 message boards on the marquee, and replace deteriorated 
non-historic tile in the entrance alcove and door hardware on the Elsinore Theatre (1926), 
(Attachment B). Staff requested additional information on September 16, 2024, which was 
provided September 19, 2024.The application was deemed complete for processing on 
September 25, 2024. 
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Notice of public hearing was sent by mail to surrounding property owners and tenants pursuant 
to Salem Revised Code (SRC) requirements on September 27, 2024. 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 October 17, 2024 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 January 23, 2025, unless an extension is granted by the applicant. 
 
PROPOSAL 
 

The applicant is requesting approval to reconstruct the c. 1928 historic "Elsinore" blade sign, 
install reproductions of decorative roof parapet elements,install more period appropriate 
lighting to replace non-historic fixtures, and replace deteriorated non-historic tile in the 
entrance alcove and door hardware on the Elsinore Theatre (1926). Additionally, the applicant 
proposes to install two electronic message boards on the marquee. Specific elements of the 
proposal are as follows: 
 
Blade Sign:  A reconstruction of the historic “Elsinore” vertical blade sign, based on c. 

1930 photographs of the historic sign (Exhibits A and B) that was present on 
the building until replaced c.1970 with a different design which was then also 
removed in 1983 (Exhibit C). Sign body is painted aluminum approximately 23 
feet by 4 feet by 12 inches wide. Perimeter and lettering are open channel 
finished white inside and gold outside. The body color is cast bronze. Lighting 
consists of S14 LED sign bulbs designed to mimic historic incandescent sign 
bulbs in appearance and illumination characteristics. Sign to be affixed in 
historic location on the building. 

 
Top Structures:  A reconstruction of the historic pediment ornamentation based on historic 

photographs c. 1928 (Exhibits A and B). Design consists of ornamental 
crown/balustrades with vertical pickets capped with finials, each connected 
with panels feturing pointed arch cutouts. Center assembly is crown shaped 
and the side assemblies are flat, to match historic appearance. All to be 
constructed of painted aluminum. 

 
Marquee:  Overall structure of marquee to be refinished in kind except for the following 

details: Install reproduction shades based on c. 1928 image to the currently 
bare perimeter drop lights. Each proposed shade is approximately 4 inches 
square and constructed of painted aluminum. Replace current globe marquee 
soffit light fixtures with more accurate schoolhouse fixtures. Add gold accent 
detail to each soffit panel. 

 
Entry Alcove:  Propose to refinish doors in-kind, and replace worn non-historic handle plates 

with slightly more detailed versions. Propose to replace deteriorated red clay 
floor tile in-kind, and add a logo inlay and gold finished inlay accents to direct 
traffic to the entrance doors.Propose to replace current non-historic poster 
holder which is currently non-matching aluminum finished, to one with gold 
accents to better match the overall level of finish of the building, and sized to 
fit the historic wall recess. 

 

https://bit.ly/planningpublicmeetings
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LED Displays:  Propose to install two LED electronic display signs measuring 28” by 96” to 
the marquee front, flanking the existing Elsinore marquee sign 

 
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://permits.cityofsalem.net. You may use the search function without registering and enter 
the permit number listed here: 24 118662. 
 
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 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) Salem Revised Code (SRC) 230.065 General Guidelines for Contributing 
Resources are the applicable criteria for evaluation of this proposal.  
 
FACTS & FINDINGS 
 
1. Historic Designation  
 
Under Salem Revised Code (SRC) Chapter 230, no development permit for a designated 
historic resource shall be issued without the approval of the Historic Landmarks Commission 
(HLC). The 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 justification for the decision. 
 
2. Historic Significance 

 
The Elsinore Theatre was constructed in 1926 by George B. Guthrie in the Tudor Gothic style. 
The designer of this theatre was Ellis F. Lawrence of the Portland firm of Lawrence and 
Holford. Lawrence is known as the founder and dean of the University of Oregon School of 
Architecture. The general contractor was local builder Cuyler Van Patten. The building is 
individually listed on the National Register of Historic Places, while also a contributing building 
within Salem’s downtown historic commercial district. The nomination states: “The Elsinore 
Theatre is significant as the most intact example of 1920’s theatre design in Salem and the 
only example of a Gothic style theatre of this period within the state of Oregon.” It is also 
significant as the only existing theatre design from the firm of Lawrence and Holford. 

https://egov.cityofsalem.net/PACPortal
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3. Neighborhood Association and Public Comments 
 

The subject property is located within Central Area Neighborhood Development Organization 
(CANDO).  
 
Neighborhood Association Comment: Notice of the application was provided to the 
neighborhood association pursuant to SRC 300.620(b)(1)(B)(v), which requires notice to be 
sent to any City-recognized neighborhood association whose boundaries include, or are 
adjacent to, the subject property. On September 25, 2024, Michael Livingston submitted 
comments on behalf of CANDO in support of the proposal (Attachment D). 
 
Homeowners Association: The subject property is not located within a Homeowners 
Association. 
 
Public Comment: Notice was also provided, pursuant to SRC 300.620(b)(1)(B), to all property 
owners and tenants within 250 feet of the subject property and all property owners within the 
historic district. At the time of writing this staff report, one public comment in support has been 
received.  
 
Public Comment: Notice of public hearing was also posted on the subject property. 
 
4. City Department and Public Agency Comments 
 
Building and Safety Division – Reviewed the proposal and commented that building permits 
are required for this project.  
 
Development Services Division – Reviewed the proposal and recommends that the application 
be conditioned to obtain any necessary structural Building Permits to ensure that the sign is 
structurally sound and does not pose a risk to the public right-of-way. They also recommend 
that a condition of approval be established to ensure the applicant obtain a Revocable License 
to Encroach prior to issuance of a Building Permit for this sign.  
 
Public Works Department - Did not provide any comments regarding the proposal.  
 
Fire Department - Did not provide any comments regarding the proposal.  
 
Planning Division - Reviewed the proposal and commented that per SRC 900.200 
“reconstruction or installation of historic signs in historic districts are not subject to” the 
standards for free standing signs, hanging signs, projecting signs, roof signs, and wall signs 
and a sign permit will be required. However, pursuant to SRC 900.070(a), “no electronic 
display sign shall be allowed within a historic district.” Therefore, staff is compelled to 
recommend that HLC deny the electronic message boards per SRC 900.070(a). 
 
5. Historic Design Review 

 
Salem Revised Code (SRC) 230.065 General Guidelines for contributing resources are the 
criterion applicable to the evaluation of this proposal. Historic Landmarks Commission staff 
reviewed the project proposal and have the following findings for the applicable standards.  
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FINDINGS 
 
230.065. GENERAL GUIDELINES FOR HISTORIC CONTRIBUTING RESOURCES 
 
(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. 
 
Finding: Property is used as a theater/performing arts center. This is a continuation of the 
historic purpose of the resource. Staff recommends that the HLC find 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. 
 
Finding:  
 
Although the current marquee and entry/ticket area visually resemble the appearance of the 
theatre during the historic period, these elements were restored in 1983, reversing previous 
alterations. Historic images taken in the mid-1970s depict a marquee and entrance alcove that 
had been heavily modified, which removed or damaged related historic materials, finishes and 
distinctive features. Since the original materials no longer exist, preservation and repair are no 
longer options, leaving restoration as the most sensitive viable treatment, since the historic 
design is retained. 
 
Similarly, the most recent rooftop parapet ornamentation was made of wood as a replacement 
for the original terra cotta and was likely installed in 2002. Photos suggest that this was the 
third iteration of these distinctive, architectural pieces. After 20 years, the most recent pieces 
required removal for safety. Therefore, restoration of this design feature is the most sensitive 
remaining treatment. 
  
The proposed Elsinore blade sign is a reconstruction of a missing distinctive feature, so no 
historic materials, finishes or distinctive features are available. Reconstruction is the only 
available treatment to restore the historic visual appearance of the theatre. 
 
Based on this analysis, staff recommends that the HLC find that SRC 230.065(b) has been 
met. 
 
(c) Distinctive stylistic features or examples of skilled craftsmanship significance shall be 
treated with sensitivity. 
 
Finding: The portions of the proposal related to reconstructing the parapet and “Elsinore” 
blade sign elements are not impacting historic materials, instead they are replacing missing 
features, therefore the craftsmanship embodied in any historic material assemblies are not 
impacted. However, the treatments proposed retain the features necessary to convey the 
distinctive theme of the theater. The addition of the blade sign will return a stylistic feature 
integral to the design of this and almost all historic theatres of the era. The remaining aspects 
of the proposal, such as the proposed alterations of details, such as the added ornamentation 
to the entrance tile and the marquee soffit pinstriping, are minor, and do not significantly 
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impact the overall character of the exterior and are consistent with the style of the building. For 
these reasons, staff recommends that the HLC find that SRC 230.065 (c) has been met. 
 
(d) Historic features shall be restored or reconstructed only when supported by physical or 
photographic evidence. 
 
Finding: This project does include restoration or reconstruction of features, including the 
vertical blade sign, the rooftop crown ornamentation, and the under-marquee light fixtures, and 
tiled wall base. Photographic evidence is included for the following items: 
 

• Vertical “Elsinore” blade sign (Exhibits A and B) 

• Rooftop parapet ornamentation (Exhibits A and B) 

• School house lights under the marquee (Exhibit E) 

• Soffit ornamentation under the marquee (Exhibit D) 

• Individual aluminum shades for marquee lightbulbs (Exhibit B) 

• Tile base on exterior walls (Exhibit E) 
 

All of the proposed features above relatively closely follow historic images. Only one image 
has been found that is of an angle that shows how the soffit panels under marquee appeared 
historically. This angle of this image does not allow close inspection of the exact design, but it 
does clearly show that there was more ornamental detail historically than currently exists. The 
pinstripes subtly return some of the level of detail. Therefore, staff recommends that 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. 
 
Finding: The proposal does not adversely impact any intact features that have acquired 
significance to the Elsinore. The early 1970s alterations that were reversed in 1983 fall outside 
of the Period of Significance for the property and district. Therefore, staff recommends that 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. 
 
Finding: Overall, the proposal has been designed to restore historically significant features, 
most notably the sign and parapet elements. Since the sign is proposed to be attached in the 
same location as the historic sign, installation will require little or no changes to the historic 
resource. 
 
Other changes, such as the proposed alterations of details like the added ornamentation to the 
tile and the marquee soffit pinstriping, are only minimal changes that are compatible and do 
not adversely affect the significant features of the Elsinore. 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. 
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Finding: Significant features will not be damaged or destroyed. The blade sign and rooftop 
features were historic features, so the new installations will use historic attachment points. The 
entrance tile was similarly installed as a replacement in 1983, so no historic tile is being 
replaced, but the historic size, color, and field pattern of the historic tile are significant features 
that are being retained. 
Therefore, staff recommends that the HLC find that SRC 230.065(g) has been met. 
 
(h) Structural deficiencies in a historic resource shall be corrected without visually changing 
the composition, design, texture or other visual qualities.  
 
Finding: 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.  
  
Finding: The applicant is not proposing to any excavation or regrading as part of this proposal; 
therefore, Staff recommends that the HLC find that this guideline is not applicable to the 
evaluation of this 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:  
 
DENY the electronic message boards. 
 
APPROVE the remainder of the proposal. 
 
DECISION ALTERNATIVES 
 
1. APPROVE the proposal as submitted by the applicant and indicated on the drawings. 
 (Please note that HLC approval of the electronic sign would not override the code 

provision prohibiting it and would not result in the sign permit being issued.)  
2. APPROVE the proposal with conditions to satisfy specific guideline(s). 
3. DENY the proposal based on noncompliance with identified guidelines in SRC 230, 
indicating which guideline(s) is not met and the reason(s) the guideline is not met.  
 
Attachments: A.  Vicinity Map 
 B. Exhibits A-E 
 C. Applicant’s Submittal Materials 
 D. Comments 
   
Prepared by Jake Morris, Historic Preservation Planner  
 
G:\CD\PLANNING\HISTORIC\CASE APPLICATION Files - Processing Documents & Staff Reports\Major Type 
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