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Introduction.....1.01

EXECUTIVE SUMMARY 

The First Evangelical Church, now called the Korean Church, was built in 1905 on the corner of 10th and 
Clay in Portland, Oregon. The building has undergone a variety of name changes and owners since 1905 
and currently sits vacant. The exterior facade and windows are the focus of this condition assessment. 
The windows are original to 1905, with slight moderations over time. The siding underwent a complete 
replacement in 1980 for unknown reasons. Due to poor maintenance and environmental factors, the 
church has experienced degradation in a variety of forms including biological, ultraviolet, and moisture 
related damage. The goal of this assessment is to develop a proposal to guide the restoration of the 
Korean Church’s facade.



Portland Korean Church | Condition Assessment | November 21, 2018 3

HISTORICAL SIGNIFICANCE 

Originally built by the Evangelical Association, the First Evangelical Church was completed in 1905. All 
members of the church were German speaking. When originally designed, the siding was supposed to 
be stone. Due to the high cost of stone, horizontal wood siding was installed. Ornamental wood were 
used to highlight openings of the church. The total project cost was $18,000.

The architect, Henry C. Dittrich, moved from Germany in 1890 to Portland, Oregon. He designed many 
buildings in Portland, which included a house directly adjacent to the church, also owned by the church 
and used as a rectory. In addition to the First Evangelical Church, Dittrich also designed the Stiles 
Apartments, as well as multiple residential properties throughout the city. One of Dittrich’s residential 
work designed for Mark Ashley, a prominent banker in Portland, is listed on the National Registry of 
Historic Places for its architectural signi�cance of the Georgian-style period.

In February 1978, the building was sold to Portland Korean Church, af�liated with Northwest Yearly 
Meeting of Friends. In 1980, the church underwent a complete wood siding replacement. There is no 
records explaining the issues which were evident to require a complete replacement in-kind. The original 
stained glass windows were removed in 1978 and stored on site. When the building underwent new 
ownership  in 1994, the windows were placed back in their original location.

DESCRIPTION 

SITE
The Portland Korean Church (formerly First Evangelical Church) sits at the intersection of SW Clay 
Street and SW 10th Avenue Directly to the east of the building is a single-family house with a driveway 
it between the two. On the north end of the site is a public parking lot. The entry doors are positioned in 
the southwest corner of the site in the bell tower. 

Along Clay Street two (2) trees sit approximately two (2) feet away from the building, with branches 
abutting the building. The site slopes towards to southeast. The building has improper drainage, creating 
soil erosion and excess moisture on the building.

This building sits within a few blocks of multiple historic churches in downtown Portland. These include 
The Old Church, First Christian Church, First Congregational United Church of Christ, Sixth Church of 
Christ Scientist Portland and St. James Lutheran Church.

BUILDING 
The building is a two-story, Twentieth-Century Gothic style, brick and wood siding building. A bell tower 
sits at the southeast corner, which offsets from the rest of the structure. The foundation of the building is 
common bond brick stretching from below grade to ten (10) feet above grade. This characteristic is on 
three of the elevations; west, south, and east facades. Above the brick is white, horizontal siding which 
extends up to the pitched roof. 

NORTH ELEVATION 
The north facade is entirely brick with no openings. This a design feature from a building that sat to the 
north but is now a parking lot.  The brick extends up to form a parapet wall.  

EAST ELEVATION 
Along the east facade, in the brick, are �ve (5) wooden windows. Four (4) of those windows are four (4) 
over one (1), single hung windows. The window furthest south is a casement window with yellow tint 
and pebble texture to the glass. The glass appears to have been replaced. A door into the building sits 
roughly in the center of the elevation. Above the brick is a painted red, wooden belt course, with white, 
horizontal siding stretching up from there. There are �ve (5) double hung windows; three (3) stained class 
and two (2) single glass panes. All windows have an ogee lug detail on the sash. In the center of the 
facade, a circular, stained glass window is positioned above. 

SOUTH ELEVATION 
On the south facade, there are two (2) wooden doors. One is on the southeast corner of the building. 
The door is a replacement that does not match the previous frame. There are small side lights on either 
side, with a stained glass panel. Above the door is a pitched overhang with decorative fascia board 
supported by knee braces with sof�t board underneath. Above the door is a single-hung, one (1) over 
one (1), stained glass window. The roof line has exposed rafter tails and sof�t board.

In the center of the south facade, the �rst �oor has �ve (5), single-hung, three (3) over one (1), wooden 
windows with a yellow or white tint glass. They are grouped with three (3) windows centered with the 
roof pitch and one (1) window on each side. The large stained glass window features intricate wooden 
tracery in traditional Gothic forms. The window is made up of thirteen (13) large stained glass designs 
and shapes. The roof forms a gable with a cast-iron �nial above.

The main bell tower on the southwest corner of the site holds the main, wooden, double-doors. Above 
the door is a pointed arch with decorative, stained glass windows. A pitched overhang with decorative 
fascia trim and a cast-iron �nial on the peak stretches over the entry. There are three (3) casement 
windows with different panes of glass in each above the overhang. Above that is a pairing of three (3) 
lancet windows tied together with a pointed arch. This pairing is made up of single-hung windows with 
an ogee lug detail, a picture window, and a pointed arch transom window. The original panes were a 
lead lined, diamond pattern; which still exist in most panels.

The roof line has exposed rafter tails and sof�t board underneath. The roof has a dormer with a louver 
covering the opening. On each side of the dormer is a small extruding tower with a pyramid hyped roof. 
At the peaks of both roofs there is a cross shaped cupola. 

WEST ELEVATION 
A wooden, single door sits on the far north side of the facade. Above the door is a single-hung, one (1) 
over one (1), stained glass window. A window air conditioning unit sits on the sill and is held down by the 
bottom sash.
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In the center of the west facade, the �rst �oor has three (3), single-hung, three (3) over one (1), wooden 
windows with a yellow or white tint glass. Above the three (3) single-hung windows is an identical stained 
glass window with intricate wooden tracery. The window is made up of thirteen (13) large stained glass 
designs and shapes. A large rose window with similar tracery design is centered under the roof.  The 
roof forms a gable with a cast-iron �nial above. The roof line has exposed rafter tails and sof�t board 
underneath. The roof has a dormer with a louver covering the opening. On each side of the dormer is a 
similar extruding tower with a pyramid hyped roof. A cross shaped cupola sits on the peak. 
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North Elevation not to scale East Elevation not to scale
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Scope of Work.....1.02

SCOPE OF WORK 

In order to assess the condition of the building’s wood components, a visual and non-damaging 
evaluation from the ground was be performed.  A zoom lens on a camera was used to access the 
elements higher up from the ground. A moisture reader was used to determine the moisture content of 
wooden elements. The building is easily accessible with few obstructions for the visual examination. A 
measuring tape will be used to record the average size of the features. 

The moisture content reader was used on the window frames on the east facade and on the south 
facade in the shade. Another reading was taken on the main entrance door on the south facade.
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Condition Assessment.....1.03

SUMMARY 

The wood features on the exterior have multiple levels of decay. Elements range from ornamental pieces 
to the building envelope. The following elements make up the scope of work: wood trim along windows 
and doors, horizontal wood siding, decorative fascia board, and rafter tails sof�t boards.
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NORTH ELEVATION 
There are no wood elements on the north elevation. 
The facade it a red-brown brick, laid in a common 
bond pattern.

EAST ELEVATION
WINDOW

The east elevation has �ve (5) casement windows 
on the lower level, surrounded by brick. Out of the 
�ve (5), only one (1) is accessible from the sidewalk. 
The wooden trim is painted white with four (4) 
yellow-orange, pebble textured glass panes. This 
paint is spalling off the wood window sill which has 
left the wood exposed. This has caused the wood 
to develop ultraviolet deterioration and erosion. 
Although the deterioration is not signi�cant, spalling 
paint could cause the wood to receive excess 
moisture when exposed to water. The window 
frame and sill both have a moisture content of 12%. 
Structurally, the windows seem to be in a stable 
condition. The hinges of the windows are different 
from each other, which suggest that they were 
replaced at different times. They also appear to be 
painted shut, preventing them from being operable. 
There are four (4) stained glass, single-hung 
windows that stretch across the facade. From the 
ground, the window sills appear to be rotting. The 
frame has missing pieces but have been painted 
over. There are pieces of the glass that have cracks 
or holes in them.

There is one (1) single-hung window on the east 
elevation. It has a rotting sill and missing trim on 
each side of the glass. The trim appears to be offset 
from its original location, with the new sash sitting 
on the interior. The lower sash from the original 
location is completely gone, as well as the upper 
pane of glass.

Centered in the hipped roof is a large circular rose 
stained glass window. This window mirrors the 
similar window on the west facade with its Gothic 
inspired wood tracery.

BELT COURSE

The wooden belt course that spans the entire 
length of the east elevation is the transition 
between the wood siding and the brick. Although 
the paint appears to be in fair condition, the 
wood was previously exposed to ultraviolet light 
and has sustained erosion and deterioration. The 
construction of the belt course was not up to 
traditional standards and elements have separated 
from each other. Holes had been cut out for 
electrical wiring purposes. When the electrical 
equipment or �xtures was removed, the hole was 
not �lled back in, allowing water to reach to the 
exterior wall. The red paint was applied without 
properly preparing the surface for a new �nish. 
This has left a rough texture and appearance of 
the surface.

SIDING

The horizontal wood siding extends from the belt 
course to the roof line. They are roughly six (6) 
inches wide and painted white. There is minor 
warping on the edges where two boards come 
together. This happens when water gets into the 
edge without drying out properly. This is also 
causing the paint to crack on the surface.

SOUTH ELEVATION
DOOR

The door on the southeast corner is in poor 
condition. It appears to be a replacement from its 
original. To �t the existing door into the frame, an 
additional piece of wood trim was installed. The 
wood was exposed to ultraviolet light that caused 
deterioration of the �nish. The old hinges from the 
previous door were left on the frame. There is an 
excess of epoxy on the door face. The doors �nish 
has marbled, creating an unsightly �nish. 

The main double doors on the southwest corner 
are in decent shape. The paint has begun to chip 
off, exposing the wood to excess moisture. One 
board on the door has begun to rot in one corner. 

Figure 1: Window sill on east facade with spalling paint and 
ultraviolet deterioration.

Figure 2: Moisture content reading of window sill on east facade.

Figure 3: Stained glass window with missing components in frame.

Figure 4: Single-hung window with a rotted sill, missing trim and 
boarded up top pane of glass.

Figure 5: Belt course with previous holes for electrical wiring.  

Figure 7: The door on the southeast corner with marbling texture, 
uneven door frame, and excess hardware

Figure 8: Front entry doors with rot damage on lower panels.

Figure 6:  Ultraviolet deterioration on the siding.
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The overhang has biogrowth and mildew on the 
underside. On the front of the overhang, the fascia 
board is beginning to detach from the bottom brace 
as well.

WINDOW

On each side of the door on the southeast corner, 
there are two (2) small side lights. They are in good 
condition. They have surface insect activity and 
dirt on the surface, but do not appear to affect the 
integrity of the frame. In the center of the facade, 
there are three (3) single-hung windows. Due to 
them being under a large tree, they have an increase 
in moisture. The moisture content of the sill is 15%. 

There is vegetation growing in the window sill and 
the stone ledge. This is adding to the wood rotting 
and the frame to begin splintering. Along the frame, 
the paint is spalling off which allows more moisture 
to get into the wood. The glass panes are all 
different colors and textures. The putty sealing the 
glass to the frame was painted to match the wood. 
This paint has spalled off, allowing more water to get 
into the frame. 

The pointed arch stained glass window has notable 
water damage on the sill. The trim on the exterior 
has cracks going vertical. Overall, the window is in 
good condition.

SIDING

Sections of the siding display notable mildew. This 
biological growth appears green and is in focused 
patches. The mildew occurs where the facade is 
shaded, either by the large trees or the overhangs 
over the facades two doors. The shading allows 
for the moisture content to increase, creating an 
environment for mildew to occur. 

LOUVER

Horizontal louvers cover an opening on the south 
elevation tower. Visual inspection was limited from 
ground level. They appear to have spalling paint. No 
sign of rot damage. 
ROOF

Figure 9: Sidelight with soil on window frame.

Figure 10: Vegetation growing in window sill on south facade. The 
glass panes have multiple colors and textures.

Figure 11: Pointed arch window with sill damage and cracking 
frame.

Figure 12: Louvers on the south elevation have moderate damage 
and paint spalling. 

Figure 13: De-laminated wood under roof shingles on the overhang 
and detached fascia board. 

Figure 15:  Windows along the base of the west elevation show 
discoloration, missing glass and frame damage.

The overhang over the door is also in poor condition. 
It has sof�t boards that are separating from each 
other and beginning to rot along the edge. This 
is caused by the poor drainage on the overhang. 
The roof shingles are not properly attached, which 
alludes to there not having proper waterproo�ng. The 
substrate under the asphalt shingles is delaminating 
from exposure to water. On the front of the 
overhang, the fascia board is beginning to detach 
from the bottom brace.

On the underside of the roof are sof�t boards which 
are painted white to match the other elements. The 
boards are starting to separate from each other, 
creating gaps. While most are in fairly good shape, 
there are a few boards that have begun rotting. 
The rafter tails that extrude from the roof line are 
beginning to separate from themselves which is 
causing cracking and spalling paint.

WEST ELEVATION
DOOR

The main double doors on the southwest corner are 
in fairly good shape. The paint has begun to chip 
and spall, exposing the wood to excess moisture. 
One board on the door has begun to rot in one 
corner. The rotting is contained to the bottom of the 
frame.

The single door to the north of the facade is 
structurally stable but has poor visual appearance. 
There is graf�ti in many areas. The metal kick panel 
is rusting, as well as the hinges. It appears that there 
used to be four (4) panes of glass in the upper panel, 
but were later replaces with wood.

WINDOW 

The three (3) single-hung, windows on the �rst �oor 
are in poor condition. There is notable rot in the sill 
and frame from water being able to sit on the surface 
for prolonged periods of time. Along the frame, 
the paint is spalling off which is allowing additional 
moisture into the wood. The glass panes vary in 
colors and textures. The putty used to seal the glass 
is failing, resulting in decayed muntins.

Figure 14:  Base of double doors on west facade show moisture 
and paint damage. 
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The single stained glass window is in decent 
condition. The frame has minor rot damage on the 
bottom where it met with the sill. There are minor 
cracks in the paint where two wooden pieces attach.

On the circular stained glass window under the 
gable roof, there is notable paint spalling and 
cracking. The wood in the frame separating from 
the surrounding wood facade. Biological growth is 
evident along the seam between the window frame 
and the surrounding facade as well, most likely due 
to the separation allowing moisture to intrude into 
the gap. 

The pointed arch, stained glass window beneath is 
in moderate condition. These is mild paint spalling 
and cracking. However, overall the window as a 
whole is in good condition. 

SIDING

The siding is in fair condition. The white paint 
is spalling off in areas which causes the boards 
to collect additional moisture. There is minor 
warping on the edges where two boards meet. 
The protruding tower on the northwest corner has 
sustained the most damage. The boards have 
completely detached from the substrate and have 
shifted to create large gaps in the facade. In areas 
where the wood meets the brick, the siding is not 
constructed neatly. The brick wall has buckled in 
many places, causing the wood siding to shift on 
top. The mortar in the brick had been lost, therefore 
holding extra moisture for the wood to absorb. The 
drainage pipe does not extend up to the roof line, 
forcing more water to shed down the siding.

Horizontal louvers cover an opening on the west 
elevation tower. The individual louvers appear to 
have spalling paint. No sign of rot damage.

ROOF

The overhang over the door has biogrowth and 
mildew on the underside. The mildew appears in 
patches of green growth in the dark, shaded areas 

on the site. On the front of the overhang, the fascia 
board is beginning to detach from the bottom brace 
and also showing signs of cracking and breaking.

On the main roof, the sof�t shows signs rotting in 
areas, as well separating boards. The majority of the 
separation occurs along the top of the protruding 
tower on the northwest corner. The most severe 
separation occurs at the top of the protruding tower 
where a board is close to falling off the facade 
entirely. 

The rafter tails show signs of separation along 
the top pieces. This is most likely due to moisture 
intruding between the board components. The 
increased moisture content is a result of the shaded 
area along the underside of an overhand. 

Figure 17:  Rose window on west facade with pieces missing from 
frame.

Figure 18:  The arched  stained glass window assembly on the west 
facade shows damage and separation in the frames. 

Figure 21:  Rotting and detaching sof�t under roof. Cracking paint 
where wood elements attach. 

Figure 20:  West Facade louvers on the top of the tower show signs 
of paint damage but overall are in good condition. 

Figure 19:  Damage to siding on northwest extrusion.

Figure 16:  Single-hung window with minor deterioration on frame 
and sill.
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Proposal.....1.04

EVALUATION 

The conditions are evaluated and ranked by level of priority which guide the proposal. The priorities are:

Priority-Critical (1-2 years)
Priority-Moderate (2-5 years)
Priority- Recommended (5-10 years)
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PRIORITY – CRITICAL (1-2 YEARS)
Repair/replace roof

The majority of the degradation issues seen along the perimeter of the roof can be contributed to poor 
maintenance. The shingles have detached from the structure. A complete replacement is necessary. The 
roof structure should be evaluated for further water damage under the shingles.

Water management, such as gutters and drains, need to be replaced. The lack of proper management is 
leading to accelerated water damage on the facades. The elements under the 

Replace rotting window sills

Replacement of most window sills is critical. The wood should be replaced in-kind with similar species of 
wood and size. Finish to match original.

Replace missing window frame elements

Windows that have missing frame and sash pieces should be replaced with appropriate materials. Finish 
to match original.

Repair stained glass windows

Windows with missing glass should be replaced in-kind. Openings in the windows allow for water to 
make its way inside and sit on the interior sill.

Remove biogrowth and vegetation

Treat facade where biogrowth is present. Use approved materials with bristle brush to ensure complete 
removal of biogrowth. Trim back trees on the south edge of site to prevent excessive moisture. Remove 
vegetation that has begun to grow in window sills.

Replace/repair rotting sof�t and fascia board

Replace identi�ed sof�t and fascia boards that have exhibited rot. Repair fascia board that is detaching 
from bottom brace. Use wood of the same species and dimension. Paint to match existing �nish. 

Repair damaged siding

Repair siding on west facade that had detached from structure. If boards have rot damage, then replace 
in-kind.

PRIORITY – MODERATE (2-5 YEARS)
Re�nish window sills and frames with ultraviolet deterioration

Most notably on the east and west facade, window sills need to be sanded and re�nished to match 
existing.

Repair/Re�nish belt course

Sand and re�nish belt course. Cover precut holes with plug. Fill in gap between horizontal and vertical 
board.

Repair double doors

Remove rotted pieces of door and replace in kind. Use Dutchmen repair if possible. Finish to match 
existing. 

Repair sof�t, fascia board and rafter tails

Sand sof�t, fascia board, and rafter tails. Repair any detached pieces. Re�nish to match existing.

Replace louvers

Replace louvers with new. Finish to match existing. 

Repair/Replace door

Restore the single door on the west elevation to original state. Replace the wood in the top panel with 
four (4) square glass panes. Sand and re�nish surface to match existing. Replace metal kick panel and 
hinges with appropriate metal replacement. 

PRIORITY – RECOMMENDED (5-10 YEARS)
Replace glass

Replace discolored glass panes with appropriate historical glass. 

Repair single door

Re�t door to frame on the southeast corner. Remove excess hardware. Sand and re�nish both frame 
and door to match existing.
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Appendix.....1.05
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