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Whiteside	Theatre	(HPP15‐00010)	
Corvallis 	Planning 	Division 		
Staff 	Report 	to 	the 	Historic 	Resources 	
Commission 	
May 	5, 	2015 	
	

Public 	Hearing 	– May	12, 	2015 	
Planner: 	Carl	Metz, 	Associate 	Planner 	
(541) 	766‐6576 		
carl.metz@corvallisoregon.gov	
	

 

Request	
The applicant requests Historic Preservation Permit (HPP) approval to remove two 
stuccoed wall panels. The two panels front Madison Avenue, and are located beneath 
the marquee where poster cases once were. 

Location	
The Whiteside Theatre is located at 361 SW Madison Ave., and is identified on Benton 
County Assessors’ map 11-5-35 DC as Tax Lot 7900. 

Historic	Classification	
The Whiteside Theatre is listed on the Corvallis Register of Historic Landmarks and 
Districts and the National Register of Historic Places. 

Applicant/Owner	
Whiteside Theatre Foundation 
PO Box 1105 
Corvallis, OR 97339 

Public	Comment	
On April 21, 2015, public notices were mailed to adjacent property owners and tenants 
within 100 ft. of the subject site, and other interested parties. As of May 4, 2015, staff 
had not received any public testimony. 

Attachments	
 

A. Application, Narrative, and Supporting Materials (submitted March 31, 2015) 
 

B. Whiteside Theatre Historic Resources Survey Form (March 29, 1984) 

Designated	Historic	Resource	Overview	&	Proposal	
According to the 1984 historic inventory the Whiteside Theatre was built in 1922 in the 
Italian Renaissance (Revival) style of architecture (Attachment B.2). It is located at the 
northeast corner of 4th St. and Madison Ave. and retains many of the ornate features of 
its original architecture, though its entrance is dominated by a 1950’s era neon marquee 
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(see Attachment A.17). At some point, perhaps around the time of its closing in 2002, 
stuccoed panels were placed where there were once poster cases (see Attachments 
A.16-18). In 2000 (HPP00-00002), the owners at the time received approval to install 
new poster cases at this location. Staff is not sure as to whether or not these cases 
were ever installed and if the existing panels enclose them.  
 
According to the applicant of the subject case, and evidenced by photographs they’ve 
provided (Attachments A.15-16), the panels are pulling away from the building’s 
exterior and structurally failing where they meet the ground. The applicant is requesting 
to remove these stucco panels so that they may inspect the portions of building exterior 
behind the panels to determine the next course of action. Since actions considered to 
be Routine Maintenance and/or In-kind Repair or Replacement would be exempt from 
HPP approval (per LDC Section 2.9.70.b), the necessity of future HPP approval is 
unknown at this time due to the unknown condition of the wall behind the panel. 
 

 
Figure 1: Whiteside Theatre Vicinity Map 
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Report	Format	
The balance of this Staff Report is divided into five sections. The first section identifies 
the parameters for review, the next three sections address applicable review criteria, 
and the last provides a summary of conclusions, and staff recommendations. 
 
A. Parameters (LDC 2.9.100.04(a)) 
 
B. Review Criteria: Compliance with Codes and Ordinances (LDC2.9.90.06) 
 
C. Review Criteria: General (LDC 2.9.100.04.b.1 and 2.9.100.04.b.2) 
 
D. Review Criteria: Compatibility Criteria for Structures and Site Elements (LDC 
 2.9.100.04.b.3 
 
E. Summary of Conclusions, and Staff Recommendations  

A.	 Parameters	
 
Staff have determined that HRC-level HPP approval is required per the applicable LDC 
provisions described below. 
 
2.9.100.04 –  Alteration or New Construction Parameters and Review Criteria for an HRC-level 

Historic Preservation Permit 
 
Some exterior Alterations or New Construction involving a Designated Historic Resource may be 
needed to ensure its continued use.  Rehabilitation of a Designated Historic Resource includes an 
opportunity to make possible an efficient contemporary use through such alterations and 
additions.  Flexibility in new building design may be considered to accommodate contemporary 
uses, accessibility requirements, compliance with current zoning and development standards, 
and cultural considerations. 
 
A Historic Preservation Permit request for any of the following Alteration or New Construction 
activities shall be approved if the Alteration or New Construction is in compliance with the 
associated definitions and review criteria listed below.  Such Alteration or New Construction 
activities are classified as an HRC-level Historic Preservation Permit.   
 
a. Parameters - Any Alteration or New Construction activity involving a Designated Historic 
 Resource that is not exempt per Section 2.9.70, or eligible for review as a Director-level 
 Alteration or New Construction activity per Section 2.9.100.03, is an HRC-level Alteration 
 or New Construction activity.  This includes, but is not limited to: 
 

16.  Other - Any other Alteration or New Construction activity that meets the definition 
for an Alteration or New Construction activity in Section 2.9.100.01, and is not 
exempt per Section 2.9.70 or allowed to be reviewed as a Director-level Historic 
Preservation Permit in accordance with Section 2.9.100.03. 
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LDC Section 2.9.100.04.a.16 states that alterations that is not exempt from HPP 
approval or eligible for Director-level HPP approval require HRC-level HPP approval. 
The proposed removal of the stuccoed panels is not exempt or eligible for Director-level 
HPP review, and, therefore, is subject to HRC-level HPP review and approval. 

B.		 Review	Criteria:	Compliance	with	City	Codes	and	Ordinances	
 
2.9.90.06 - Review Criteria 
 
a. General Review Criteria for All Historic Preservation Permits -  All Historic Preservation 

Permits shall comply with the Building Code, as adopted and amended by the State of 
Oregon; and other applicable state and local Codes and ordinances related to building, 
development, fire, health, and safety, including other provisions of this Code.  When 
authorized by the Building Official, some flexibility from conformance with Building Code 
requirements may be granted for repairs, alterations, and additions necessary for the 
preservation, restoration, rehabilitation, or continued use of a building or structure.  In 
considering whether or not to authorize this flexibility from some Building Code 
standards, the Building Official will check to ensure that: the building or structure is a 
Designated Historic Resource; any unsafe conditions as described in the Building Code 
are corrected; the rehabilitated building or structure will be no more hazardous, based on 
life safety, fire safety, and sanitation, than the existing building; and the advice of the State 
of Oregon Historic Preservation Officer has been received. 

 

Land Development Code Section 2.9.90.06.a requires any Alteration or New 
Construction activity to comply with the applicable City codes and ordinances. In 
addition to HPP approval, the proposed alteration requires Building Permits. Through 
these permit reviews, the applicant is required to comply with the Corvallis Land 
Development Code, and other applicable state and local Codes and ordinances related 
to building, development, fire, health, and safety (see Condition of Approval 2). As 
proposed and conditioned, the application complies with the criterion in Section 
2.9.90.06.a. 

C.	 Review	Criteria:	General	
Land Development Code Section 2.9.100.04.b requires an HRC-level HPP application 
to be evaluated against the following criteria to ensure the design or style of the 
Alteration or New Construction is compatible with the Designated Historic Resource: 
 
b. Review Criteria  
 
 1. General - The Alteration or New Construction Historic Preservation Permit   
  request shall  be evaluated against the review criteria listed below.  These criteria  
  are intended to ensure that the design or style of the Alteration or New  
  Construction is compatible with that of the existing Designated Historic   
  Resource, if in existence, and proposed in part to remain, and with any existing  
  surrounding comparable Designated Historic Resources, if applicable.   
  Consideration shall be given to: 
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a) Historic Significance and/or classification; 
 
b) Historic Integrity;  
    
c) Age; 
 
d) Architectural design or style; 
         
e) Condition of the subject Designated Historic Resource; 
 
f) Whether or not the Designated Historic Resource is a prime example or one 
 of the few remaining examples of a once common architectural design or 
 style, or type of construction; and 
 
g) Whether or not the Designated Historic Resource is of a rare or unusual 
 architectural design or style, or type of construction.   

 
2. In general, the proposed Alteration or New Construction shall either: 
 
 a) Cause the Designated Historic Resource to more closely approximate the  
  original historic design or style, appearance, or material composition of the 
  resource relative to the applicable Period of Significance; or  
 
 b) Be compatible with the historic characteristics of the Designated Historic  
  Resource and/or District, as applicable, based on a consideration of the  
  historic design or style, appearance, or material composition of the   
  resource.  

 
Many of these resource characteristics were previously discussed under the Designated 
Historic Resource Overview & Proposal section above. The proposed alteration consists 
of the removal of stuccoed exterior panels. In considering the historic characteristics 
listed in LDC Section 2.9.100.04.b.1, staff note the following: 

 The panels are located where there were once poster cases. 
 The applicant and staff are unsure of the physical condition of the exterior wall 

behind the panels.  
 
In taking the resource’s historic characteristics into consideration, staff find the 
proposed alteration, as proposed and conditioned, to be historically compatible with the 
design style, and appearance of the Whiteside Theatre building, consistent with LDC 
Sections 2.9.100.04.b.1 and “2.b.” Additionally, staff find that the proposed alteration 
has potential to cause the Designated Historic Resource to more closely approximate 
the original historic appearance of the resource, consistent with LDC Section 
2.9.100.04.b.2(a).  
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D.	 Review	 Criteria:	 Compatibility	 Criteria	 for	 Structures	 and	 Site	
	 Elements	
 
LDC Section 2.9.100.04.b.3 requires Alteration or New Construction activities to 
“complement the architectural design or style of the primary resource,” based on the 
evaluation of 14 compatibility considerations for structures and site elements. The 
following evaluates the proposal’s compatibility based on these review criteria.  
 
 3. Compatibility Criteria for Structures and Site Elements – Compatibility 

considerations shall include the items listed in “a -n,” below, as applicable, and 
relative to the applicable Period of Significance.  Alteration or New Construction 
shall complement the architectural design or style of the primary resource, if in 
existence and proposed in part to remain; and any existing surrounding 
comparable Designated Historic Resources. Notwithstanding these provisions and 
“a-n,” below, for Nonhistoric/Noncontributing resources in a National Register of 
Historic Places Historic District or resources within such Historic District that are 
not classified because the nomination for the Historic District is silent on the 
issue, Alteration or New Construction activities shall be evaluated for compatibility 
with the architectural design or style of any existing Historic/Contributing resource 
on the site or, where none exists, against the attributes of the applicable Historic 
District’s Period of Significance. 

Facades,	Building	Materials,	and	Architectural	Details	
 
a) Facades - Architectural features, such as balconies, porches, bay windows, dormers, or 
 trim details shall be retained, restored, or designed to complement the primary structure 
 and any existing surrounding comparable Designated Historic Resources.  Particular 
 attention should be paid to those facades that are significantly visible from public areas, 
 excluding alleys.  Architectural elements inconsistent with the Designated Historic 
 Resource’s existing building design or style shall be avoided. 
 
b) Building Materials - Building materials shall be reflective of, and complementary to, those 
 found on the existing primary Designated Historic Resource, if in existence and proposed 
 in part to remain, and any existing surrounding comparable Designated Historic 
 Resources.  Siding materials of vertical board, plywood, cement stucco, aluminum, 
 exposed concrete block, and vinyl shall be avoided, unless documented as being 
 consistent with the original design or style, or structure of the Designated Historic 
 Resource. 
 
c) Architectural Details - Retention and repair of existing character-defining elements of a 
 structure, such as molding or trim, brackets, columns, cladding, ornamentation, and other 
 finishing details and their design or style, materials, and dimensions, shall be considered 
 by the property owner prior to replacement.  Replacements for existing architectural 
 elements or proposed new architectural elements shall be consistent with the resource’s 
 design or style.  If any previously existing architectural elements are restored, such 
 features shall be consistent with the documented building design or style.  Conjectural 
 architectural details shall not be applied. 
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The stuccoed panels and poster cases are not described in the 1984 historic inventory 
(Attachment B). However, alterations to these portions of the building’s exterior have 
been conducted over the years, as evidenced in the photographs provided by the 
applicant (Attachments A.17-18) and the installation of new poster cases was 
approved in 2000 with HPP00-00002. The existing stuccoed panels are not original 
architectural features, and not character-defining elements of the structure. If the 
proposed alteration is approved, any additional alterations, beyond In-kind Repair and 
Replacement, will require an HRC-level HPP. Staff find that the Facades, Building 
Materials, and Architectural compatibility considerations are met. 

Scale	 and	 Proportion,	 Height,	 Roof	 Shape,	 Pattern	 of	 Window	 and	 Door	
Openings,	 Building	 Orientation,	 Site	 Development,	 Accessory	
Development/Structures,	 Garages,	 Chemical	 or	 Physical	 Treatments,	
Archeological	Resources,	and	Differentiation	
 
d) Scale and Proportion - The size and proportions of the Alteration or New Construction 
 shall be compatible with existing structures on the site, if in existence and proposed in 
 part to remain, and with any surrounding comparable structures.  New additions or New 
 Construction shall generally be smaller than the impacted Designated Historic Resource, if 
 in existence and proposed in part to remain.  In rare instances where an addition or New 
 Construction is proposed to be larger than the original Designated Historic Resource, it 
 shall be designed such that no single element is visually larger than the original 
 Designated Historic Resource, if in existence and proposed in part to remain, or any 
 existing surrounding comparable Designated Historic Resources.   
 
e) Height - To the extent possible, the height of the Alteration or New Construction shall not 
 exceed that of the existing primary Designated Historic Resource, if in existence and 
 proposed in part to remain, and any existing surrounding comparable Designated Historic 
 Resources.  However, second story additions are allowed, provided they are consistent 
 with the height standards of the underlying zoning designation and other chapters of this 
 Code, and provided they are consistent with the other review criteria contained herein. 

 
f) Roof Shape - New roofs shall match the pitch and shape of the original Designated 
 Historic Resource, if in existence and proposed in part to remain, or any existing 
 surrounding compatible Designated Historic Resources.   
 
The Scale and Proportion, Height, and Roof Shape compatibility considerations do not 
apply.  
 
g) Pattern of Window and Door Openings -  To the extent possible window and door 
 openings shall be compatible with the original features of the existing Designated Historic 
 Resource, if in existence and proposed in part to remain, in form (size, proportion, 
 detailing), materials, type, pattern, and placement of openings. 



 
 

 
Whiteside Theatre (HPP15-00010) 
8 of 10 
 

 
The pattern of window and door openings are not anticipated to be affected by the 
proposed removal of the panels. Beyond the two photographs (circa 1925 and 1984, 
respectively), applicant has given no indication of what may be found behind the panels. 
However, the 1984 historic inventory states that “(m)ovie poster today cover the original 
window display” (Attachment B.2). It is not entirely clear to staff if this was referring to 
what appears to be windowed poster cases in the 1925 photo (Attachment A.18) or 
some other storefront system. Again, any further work to the exterior of the resource will 
be subject to the applicable provisions of the LDC Chapter 2.9 as it relates to In-kind 
Repair or Replacement or Alterations. Staff find that the proposed alteration complies 
with the Pattern of Window and Door Openings compatibility consideration. 
 
h) Building Orientation - Building orientation shall be compatible with existing development 
 patterns on the Designated Historic Resource site, if in existence and proposed in part to 
 remain, and any existing surrounding comparable Designated Historic Resources.  In 
 general, Alteration or New Construction shall be sited to minimize impacts to facade(s) of 
 the Designated Historic Resource that are significantly visible from public areas, 
 excluding alleys. 

 
i) Site Development - To the extent practicable, given other applicable development 
 standards, such as standards in this Code for building coverage, setbacks, landscaping, 
 sidewalk and street tree locations, the Alteration or New Construction shall maintain 
 existing site development patterns, if in existence and proposed in part to remain.   
 
j) Accessory Development/Structures - Accessory development as defined in Chapter 4.3 - 
 Accessory Development Regulations and items such as exterior lighting, walls, fences, 
 awnings, and landscaping that are associated with an Alteration or New Construction 
 Historic Preservation Permit application, shall be visually compatible with the architectural 
 design or style of the existing Designated Historic Resource, if in existence and proposed 
 in part to remain, and any comparable Designated Historic Resources within the District, 
 as applicable.   
 
k) Garages - Garages, including doors, shall be compatible with the Designated Historic 
 Resource site’s primary structure, if in existence and proposed in part to remain, based on 
 factors that include design or style, roof pitch and shape, architectural details, location 
 and orientation, and building materials.  In a National Register of Historic Places Historic 
 District, the design or style of Alteration or New Construction involving an existing or new 
 garage, visible from public rights–of-way or private street rights-of–way, shall also be 
 compatible with the design or style of other garages in the applicable Historic District that 
 were constructed during that Historic District’s Period of Significance. 

 
l) Chemical or Physical Treatments - Chemical or physical treatments, if appropriate, shall 
 be undertaken using the gentlest means possible.  Treatments that cause damage to 
 historic materials shall not be used. 
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These compatibility considerations do not apply to the proposed alteration. 
 
m) Archeological Resources - Activities associated with archeological resources shall be 
 carried out in accordance with all State requirements pertaining to the finding of cultural 
 materials, including ORS 358.905, as amended, which pertains to the finding of cultural 
 materials; ORS 390.235, as amended, which describes steps for State permits on sites 
 where cultural materials are found; and OAR 736.051.0080 and OAR 736.051.0090, as 
 amended, which describe requirements for cultural materials found on public verses 
 private land, respectively. 

 
Ground disturbing activities are not anticipated to be required to conduct the proposed 
development. Condition of Approval 2 requires the applicant to comply with the 
applicable state laws including provisions in the Oregon Revised Statutes and the 
Oregon Administrative Rules pertaining to the finding of cultural materials. As 
conditioned, the proposal satisfies the Archeological Resources compatibility 
consideration. 
 
n) Differentiation - New freestanding buildings and additions to buildings shall be 
 differentiated from the portions of the site’s existing Designated Historic Resource(s) 
 inside the applicable Period of Significance.  However, they also shall be compatible with 
 said Designated Historic Resource’s Historically Significant materials, design or style 
 elements, features, size, scale, proportion, and massing to protect the Historic Integrity of 
 the Designated Historic Resource and its environment.  The differentiation may be subtle 
 and may be accomplished between the Historically Significant portions and the new 
 construction with variations in wall or roof alignment, offsets, roof pitch, or roof height.  
 Alternatively, differentiation may be accomplished by a visual change in surface, such as a 
 molding strip or other element that acts as an interface between the Historically 
 Significant and the new portions.  

 
The Differentiation compatibility consideration does not apply to the subject request. 

E.		 Summary	of	Conclusions,	and	Staff	Recommendations		
Based on the analysis above, staff find that the applicant’s proposal is consistent with 
the applicable review criteria in LDC Chapter 2.9 - Historic Preservation Provisions.  

Recommended	Action	
The Historic Resources Commission has three options with respect to the subject 
Historic Preservation Permit application: 
 
Option 1: Approve the application as proposed; or 
 
Option 2: Approve the application with conditions; or 
 
Option 3: Deny the application. 
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Based on the analysis in this report, staff recommend the Historic Resources 
Commission approve the Historic Preservation Permit application subject to the 
Conditions of Approval provided at the end of this report.  If the HRC accepts this 
recommendation, the following motion to approve is suggested: 

Recommended	Motion	
I move to approve the Yates House Historic Preservation Permit application (HPP15-
00010), as conditioned in the May 5, 2015, staff report to the Historic Resources 
Commission.  This motion is based on findings in support of the application presented in 
the May 5, 2015, staff report to the Commission, and findings in support of the 
application made by the Commission during deliberations on the request. 
	
Recommended	Conditions	of	Approval	
 
1. Consistency with Plans – Development shall comply with the plans and 

narrative in the applicant's proposal (Attachment A of the May 5, 2015, staff 
report to the HRC) except as modified by the following conditions of approval, or 
future Historic Preservation Permits.  
 

2. Building Permits and other LDC Standards – The applicant shall obtain 
required Building Permits associated with the proposal.  Work associated with 
the proposal shall comply with the Building Code, as adopted and amended by 
the State of Oregon; and other applicable state and local Codes and ordinances 
related to building, development, fire, health, and safety, including other 
provisions of the Land Development Code. 
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