FINAL FINDINGS AND DECISION BY THE LANDMARKS
COMMISSION RENDERED ON March 26, 2018
CASE FILE NUMBER: LU 17-196976 HR
PC # 17-115515

Avon Manor Building Envelope Rehabilitation
The Historic Landmarks Commission has approved a proposal in your neighborhood. This
document is only a summary of the decision. The reasons for the decision, including the
written response to the approval criteria and to public comments received on this application,
are included in the version located on the BDS website
http://www.portlandonline.com/bds/index.cfm?c=46429. Click on the District Coalition then
scroll to the relevant Neighborhood, and case number. If you disagree with the decision, you
can appeal. Information on how to do so is included at the end of this decision.
BUREAU OF DEVELOPMENT SERVICES STAFF: Megan Sita Walker 503-823-7294 /
MeganSita.Walker@portlandoregon.gov

GENERAL INFORMATION
Applicant:

Caroline Segsworth | Morrison Hershfield
5100 SW Macadam Ave, Unit 500 | Portland, OR 97239
(503) 595-9128

Owner:

Association Of Unit Owners | Avon Manor Condominium
909 NE Brazee St #1 | Portland, OR 97212

Consultant/
Architect:
Contractor:

Bryan Costa | Morrison Hershfield
5100 SW Macadam Ave, Unit 500 | Portland, OR 97239
Mike Lindor | Tatley Grund, Inc.
10260 SW Nimbus Ave, Ste M-5 | Portland, OR 97223

Site Address:

909 NE BRAZEE ST

Legal Description:
Tax Account No.:
State ID No.:
Quarter Section:

GENERAL COMMON ELEMENTS, AVON MANOR CONDOMINIUM
R048200010
1N1E26CA 80000
2731

Neighborhood:
Business District:

Irvington, contact Dean Gisvold at 503-284-3885.
Soul District Business Association, contact at
outreach@nnebaportland.org
Northeast Coalition of Neighborhoods, contact Jessica Rojas at 503388-5030.

District Coalition:
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Plan District:
Other Designations:

None
Contributing resource in the Irvington Historic District

Zoning:

R5a – Residential 5,000 with Alternate Design Density and Historic
Resource Protection Overlay Zones

Case Type:
Procedure:

HR - Historic Resource Review
Type III, with a public hearing before the Landmarks Commission. The
decision of the Landmarks Commission can be appealed to City
Council.

Proposal:
The applicant proposes exterior alterations and rehabilitation of the Avon Manor Condominium
Building, a contributing resource in the Irvington Historic District, to include the following:
• Removal of the entire building envelope and installation of a new cladding system to be
composed of a new 3-part stucco system applied over one (1) layer of building paper, a
layer of 3/8” thick spun woven drain mat, and a weather barrier applied to the existing
cedar shiplap sheathing. The proposed system is noted to be a maximum of 1 ¼” from
the exterior face of the shiplap sheathing to the face of the final coat of stucco. The
existing/ original cladding system proposed to be replaced consists of a 3-part stucco
system, an air gap, and two (2) layers of building paper applied directly to the cedar
shiplap sheathing. The thickness of the existing/ original assembly is noted to vary
between 1” and 1 5/8” from the face of the shiplap sheathing to the face of the final coat
of stucco due to variance in the dimension of the air gap.
• Replacement of all non-original vinyl fixed, single hung, and slider windows to be
replaced with aluminum framed, simulated divided-lite fixed and operable casement
windows to be set further back into the wall assembly to better match the historic
condition and to provide for an appropriate weather-proofing detail.
• Refurbishment of the existing wood doors at courtyard elevations and the retention of
steels doors on the west, north and, and east facades.
Note: The proposal has been revised to no longer include proposed phasing as the applicant
has indicated that the entire scope of work is to be completed under the timeline of the current
review.
Historic Resource Review is required because the proposal is for non-exempt exterior
alterations in a Historic District.
Relevant Approval Criteria:
In order to be approved, this proposal must comply with the criteria of Title 33, Portland
Zoning Code. The relevant criteria are:


PZC, 33.846.060.G Other approval criteria

ANALYSIS
Site and Vicinity: Avon Manor Condominiums (Avon Manor) is a contributing resource located
on an approximately 15,000 square foot lot at the corner of NE 9th Avenue and NE Brazee
Street in the Irvington Historic District, listed in the National Register of Historic Places on
October 22, 2010. Avon Manor is a 2-story wood framed U-shaped building constructed in
1928. The building includes 17 units that sit above the street on a single story partially subgrade parking garage with an open landscaped courtyard above that opens to the south
fronting onto NE Brazee Street. The building underwent a conversion from apartments to
condominiums in 1998. At this time, the original steel sash casement windows were removed
and replaced with fixed, single hung, and slider vinyl windows (proposed to be replaced in the
subject review). The roofing on the steeply sloped front-gabled wings of the building fronting

Final Findings and Decision for Avon Manor Building Envelope Rehabilitation
Case Number LU 17-196976 HR

Page 3

onto NE Brazee and on the less sloped east-west bar of the building is comprised of asphalt
shingles.
Platted in the late Nineteenth Century, today's Irvington Historic District represents the first
additions to Portland that employed restrictive covenants from the outset. These included the
exclusion of most non-residential uses from the interior of the neighborhood, and where nonresidential uses were allowed, such as the fire station and the telephone exchange, the
buildings were purposely disguised to appear more residential in character. Other deed
restrictions excluded minority groups, established uniform front setbacks, and required
minimum expenditure on new buildings. The area developed generally from southwest to
northeast and its growth was greatly influenced by the installation of streetcar lines that
introduced an easy commuting option to downtown.
The contributing resources in Irvington range in design character from expressions of the late
Victorian Era styles, especially Queen Anne, through the many Period Revival modes of the
early decades of the Twentieth Century, to a few early modernist examples. There is also a
wide diversity in the sizes of lots and houses. In terms of the streetscape, the numbered northsouth avenues in Irvington vary dramatically in width, and they mostly form rather long block
faces which the houses generally face. The named east-west street block faces are more
consistent in length, almost all being traditional 200' Portland blocks. All are lined with
mature street trees. Original development in many cases included garages or other accessory
structures, typically facing side streets on corner lots and accessed by a variety of driveway
types on mid-block sites. Garages that were added within the historic period, were sometimes
built at the sidewalk and/or out of architectural character with the house.
Zoning: The Residential 5,000 (R5) single-dwelling zone is intended to preserve land for
housing and to provide housing opportunities for individual households. The zone implements
the comprehensive plan policies and designations for single-dwelling housing. Minimum lot
size is 3,000 square feet, with minimum width and depth dimensions of 36 and 50 feet,
respectively. Minimum densities are based on lot size and street configuration. Maximum
densities are 1 lot per 5,000 square feet of site area.
The Alternative Design Density “a” overlay is in place to focus development on vacant sites,
preserve existing housing and encourage new development that is compatible with and
supportive of the positive qualities of residential neighborhoods. The concept for the zone is to
allow increased density for development that meets additional design compatibility
requirements.
The Historic Resource Protection overlay is comprised of Historic and Conservation Districts,
as well as Historic and Conservation Landmarks and protects certain historic resources in the
region and preserves significant parts of the region’s heritage. The regulations implement
Portland’s Comprehensive Plan policies that address historic preservation. These policies
recognize the role historic resources have in promoting the education and enjoyment of those
living in and visiting the region. The regulations foster pride among the region’s citizens in their
city and its heritage. Historic preservation beautifies the city, promotes the city’s economic
health, and helps to preserve and enhance the value of historic properties.
Land Use History: City records indicate there are no prior land use reviews for this site.
Agency Review: A “Notice of proposal in Your Neighborhood” was mailed February 6, 2018.
The following Bureaus have responded with no issue or concerns:



Life Safety Division of BDS (See Exhibit E-1 for additional details).
Bureau of Transportation Engineering (See Exhibit E-2 for additional details).
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Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on February 6,
2018. Two written responses were received from either the Neighborhood Association or
notified property owners in response to the proposal.
• Dean Gisvold, Chair of the Irvington Land Use Committee, on February 9, 2018, wrote,
that Avon Manor richly contributes to the historic fabric of the neighborhood. They go
on to state, that without additional information on the proposed windows showing that
they indeed will have the look and feel of historic steel windows, they cannot yet
support the aluminum replacement windows. They encourage less expensive and less
traumatic repair solutions rather than total replacement of the existing stucco cladding
and that the historic doors should be restored rather than replaced. Further noting that
they are hoping the BDS and the Landmarks Commission encourage a dialog with the
owners to explore more authentic and potentially less intrusive solutions to the issues
being address in the current proposal. See Exhibit F-1 for additional information.
Staff Response: As discussed in the Staff Report for the first hearing, based on the
information available for review at that time, Staff shared much of the same concern
noted in the ICA’s comments received on February 9th. However, at the first hearing and
before the second hearing, additional information was provided that addressed these
concerns. See findings below for additional information.
• Megan Bigelow, neighbor, on February 11, 2018, wrote, asking why the subject property
is considering replacing their vinyl windows with aluminum windows. Megan noted that
they recently replaced windows on their house and were required to use wood windows.
See Exhibit F-2 for additional information.
Staff Response: Staff notes that the proposal intends to replicate the historic steel
windows that were previously replaced on this property. See findings below that discuss
the revised detailing and additional documentation provided at the second hearing that
document the assumed condition of the original steel framed windows that are
proposed to be replicated with the proposed aluminum framed steel replica windows.
Summary of Applicant’s Statement and Detailed Description of Proposal:
The following (pages 2-5) is taken directly from the applicant’s narrative provided on December
27, 2017 (Exhibit A-4).
The specifics of the proposed alterations are detailed below and shown in the drawing set
provided with this submittal.
Proposal Narrative
Morrison Hershfield (MH) was first retained by the Owners at Avon Manor Condominiums on
August 23, 2016 to provide building envelope consulting services for the building located at
909 NE Brazee Street, Portland, Oregon.
Following an in-depth condition assessment of the existing building envelope at Avon Manor
Condominiums (Avon Manor), the results of which are included later in this submission, the
Owners have elected to complete an envelope rehabilitation and restoration project to address
expanding damages, improve overall durability, and to uphold the value of their homes while
maintaining the historic nature of the property. The following summarizes the findings of that
condition assessment, the subsequent development of a design to address the issues
discovered, and details on how the design has been developed to respond to and maintain the
historic aesthetic of the original building. A detailed Scope of Work and a copy of the Building
Envelope Condition Assessment report are also provided in the enclosed design package and
have been revised as requested following the original project submission.
Originally constructed in 1928, Avon Manor consists of a single U-shaped building that
contains 17 residential units. The building is a two-story wood-framed structure built over a
single story partially sub-grade parking garage with a landscaped courtyard over. The building
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underwent a conversion from apartments to condominiums in 1998, at which time vinyl,
single-hung windows were installed in place of the original steel-framed casement windows.
The sloped roofing is comprised of modern asphalt shingles, which were placed approximately
10 years ago.
By investigating conditions at known problem areas and at representative samples of typical
details, MH was able to see a pattern of regular water ingress through the building enclosure.
Three overarching issues have been identified as contributing to damage from water ingress at
Avon Manor: poor installation of newer vinyl windows in the 1990’s; lack of maintenance of the
wood entry doors in the courtyard; and limited potential for drainage from the original cladding
details throughout.
Windows and Stucco Cladding
The vinyl windows were inadequately set into the original openings, with no membrane
detailing protecting framing at interfaces with the adjacent building paper and no provision for
drainage. The adjacent patched stucco was poorly blended with the original, direct-applied
three-coat system. This configuration has resulted in regular cracking of the exterior cladding,
both new and old, creating multiple points of potential water ingress. When opened for
exploration, the underlying wall components were found to be heavily deteriorated in a number
of locations corresponding with the cracked and patched detailing at the windows.
The underlying building paper was missing or extremely degraded throughout, no longer able
to provide the robust weather shedding plane it once did. Metal angles supporting the glazing
were typically found to be heavily corroded, and supporting wood framing commonly observed
to be decayed.
Because of these conditions, the original stucco was found to be self-supporting and, where
ingress had been occurring, had begun to fall away from the building. Gaps of up to 1 ½”
behind the original stucco were observed, while gaps of less than ¼” would be expected in a
direct applied stucco assembly.
Because the windows were shifted outwards at conversion, the materials changed, and the
operations switched from casement to single hung, the existing windows at Avon Manor no
longer represent the original aesthetic of the building’s period of significance. The intended
repair will reclaim the original inset at the windows, the metal framing and mullion layout, as
well as window operation, restoring the historic relevance of the building.
The windows will be removed and replaced with new, metal framed replica windows offered by
Winco Windows, in the Aluminum 3250 Series, with profiles to match the original steel and
putty fenestration. New membrane detailing will be tied in to new weather barriers underlying
repaired stucco. The windows will be restored to their original aesthetic but with improved
performance, a cut sheet for which is attached in the enclosed revised drawing package. We
have also provided a sample window section and examples of completed installations.
Originally, the design included replacement of the existing windows with a similar, cost
effective but high performance vinyl profile to match. However, in response to feedback from
the pre-application conference and research into the historical materials used at the building,
vinyl was removed from the project altogether and replaced with metal windows.
Because of the poor detailing between new stucco and original during the window replacement
upon conversion, areas of original stucco cladding have been substantially weakened, leading
to the cracking and water ingress noted during the assessment. Tying future patches into this
cladding is more likely to result in further extensive and continued ingress unless the stucco
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can be re-applied in continuous fields with adequate support. As such, the walls are intended
to be re-clad at the same time as the windows are to be replaced, with stucco finish and overall
depth matched to the original construction. Where ever possible, new materials will use
historic content and be colored to match.
Originally, the team and the Owners had hoped that we might be able to add continuous
exterior insulation to the existing cladding assembly, dramatically improving the energy
efficiency and occupant comfort over the existing uninsulated walls, however, in order to do so,
the exterior profiles would be noticeably changed. Following discussions with the city and the
Irvington Community Association Land Use Committee, the design was adapted to instead
focus on improved water management and durability, maintaining the original aesthetic of the
building. As such, the renewed stucco will be a traditional three-coat system, with the finish
coat pigmented to match existing materials. To ensure drainage and to allow for the best
detailing at window, door, and other penetrations, a relatively thin drain mat will be added to
the space behind the stucco, creating a durable assembly with minimal impact on the existing
wall depth. A cut sheet for the drain mat is also included in the enclosed design package.
Best practices dictate that control joints should be employed to limit stucco panels to 144 sqft
in stucco cladding to control unwanted cracking. However, we feel modern systems would
substantially alter and detract from the historic character of the building. In order to achieve a
visually clear wall, while still providing the best performance for the new cladding, an adapted
control joint will be employed that allows the finish coat to be applied across the joint. Thus,
both capacity for expansion and contraction can be accommodated while maintaining the
appearance of a clear wall.
Wooden Entry Doors
The existing wood entry doors, consisting of laminated plies of wood with circular clear glazing
have been subject to extensive weathering over the years. Individual owners have, over time,
attempted to improve performance of the doors by adding, to varying degrees, weather
stripping, metal strike plates, sealant, and various wood repairs, with little to no success in
reducing the peeling of paint and delamination of the doors, drafts, and wind-driven rain
through the door sills.
In order to properly address aesthetic and occupant comfort while improving performance and
durability, MH originally considered replacement with a high performance fiberglass unit to
mimic the existing wood doors. However, because the aesthetic would shift somewhat
dramatically and would delete original construction materials, the project has been developed
to include the restoration of the doors instead, favoring custom wood construction to match
existing components precisely. In order to facilitate better water resisting performance, the
detailing of weather barriers and drainage planes at the door openings will be enhanced, while
maintaining the profile, finish, and appeal of the current openings.
To complete the restoration of the doors, the project team has identified a local tradesperson
with extensive historical restoration experience, recommended by the Irvington Historic
Committee.
Drainage from the Wall Assembly
The swing doors, both curved-top in the courtyard, and rectangular on all other elevations, are
generally situated above raised concrete stoops. The cladding adjacent to the doors and next to
the stoop stairs is not consistently drained, and instead typically passes into the interstitial
space between the stoop and the wall, creating a capture point for any moisture travelling
down the wall behind the stucco. This was particularly apparent at the outer east and west
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elevations, where the walls bear the brunt of the weather but are not afforded much capacity
for drying.
As we observed, numerous days after the last precipitation event, the underlying framing was
saturated with water and was soft to the touch, suggesting that without repair in the near
future, problems arising from damaged wood framing would only grow. In most areas where the
framing was not wet, evidence of dry rot, a result of continued wetting and drying over long
periods of time, was found.
As such, the design intent is to largely maintain the clean lines of connection along the base of
the walls, while providing a means for water to be shed to avoid it being captured in the
framing, in conjunction with repairs to water damaged and dry rotten materials with like
products. Separation of cladding from grade and concrete stoops and stairs will allow for the
walls to dry more readily, preserving the original materials in place both at the interior but also
at the structure supporting the renewed enclosure.
Any metal flashings used to aid detailing and drainage will be limited in their visual impact on
the walls, and where visible will be pre-finished to match adjacent materials, typically the
stucco.
Roofing Interface
The current scope of repairs does not impact the roofing assembly, aside from new fascia
boards and a small area on the east elevation where impact damage appears to have caused an
opening in the roof, resulting in water ingress to the unit below. As a result of that ingress in
conjunction with an unfortunate burst pipe, substantial repairs were triggered at the interior of
the unit, revealing paths of ingress and extensive damage to the outer wall framing; if left in
place, interior finishes will continue to be subject to such damages, rendering repairs costly
and recurring for the owners. Otherwise, all cladding assemblies will intercept roofing
components at their current alignment, limiting aesthetic disruption.
It is the intent of the design to re-use all existing accessories, such as lights, door numbers,
post-boxes, and historic decoration, all of which will be removed, protected, and stored for
reinstallation or left in place and carefully protected to avoid potential damages. For elements
that are to be replaced with new, their aesthetic will be matched to the original building, as
informed by historical photographs included in the attached design package.
Procedural History: The subject proposal had two Land Use Review Hearings (on February 26,
2018 and March 26, 2018). Following, is a summary of Landmarks Commission comments
from respective hearings:
LUR – February 26, 2018 (Commissioners present: Chung, Foty, Minor, Ranzetta, Roman)
Stucco Cladding
 Additional documentation (e.g., sounding) of the existing system should be provided to
support the extent of failure and this should be clearly shown visually on elevation
drawings so that a percentage can be determined. (This could be shown with hatching
or a color or both to represent multiple/ overlaying conditions)
Proposed Replacement Windows
 Need to document “existing/historic” condition that is proposed to be replicated so that
the existing and proposed details (head, jamb, sill, rail, and muntin) can be reviewed
side by side. Commission directed the applicant to provide these details of steel
windows that are like the historic windows shown in the photograph provided.
 Exterior and Interior muntins should be provided with a spacer bar between the panes
of glass.
 One commissioner encouraged the team to look into other steel replica windows to see
is details are more like historic details.
 Wood sills need to be more pronounced.
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Proposed Phased Approach
 Per the applicant presentation at the first hearing, no phasing is proposed and the
entire scope of work shall be completed in 3 years/ under the same permit.
LUR – March 26, 2018 (Commissioners present: Chung, Mahoney, Minor, Roman)
Stucco Cladding
 Given the documentation provided showing the extent of failure seen in the existing
cladding system, the review of mockup of the proposed fully concealed expansion joint
provided at the first hearing, and a condition of approval recommended by Staff and
modified by the Commission to align all horizontal expansion joints with window sills,
and for the reasons stated in the findings below, the Commission supports full stucco
replacement.
Proposed Replacement Windows
 Details showing assumed conditions of the original steel windows (head, jamb, sill, rail,
and muntin) proposed to be replicated by the proposed aluminum framed windows were
provided for review. In addition to noting support of the revised details, the Commission
added a condition of approval stating that a proposed powdered coated finish in black
would also be supported in addition to the currently proposed anodized finish given
that powered-coated is a finish applied to steel and anodized finish is only applied to
aluminum.
 The Commission also added a condition of approval to address concerns with the profile
and flashing on the proposed new window sills.
Discussing of Potential Mail Slots in the Existing/ Original Courtyard doors
 At the last hearing the applicant requested Commission feedback on a future proposal
to install mail slots in the existing/ original doors. The Commissioners present
discussed that they could potentially be supported with details showing how the
proposed mail slots would not impact the long term durability of the original doors, and
that the proposed materiality and finish would need to be consistent with the original
door hardware on the resource (potentially cast metal with a bronze finish and be
consistent across the building). Staff noted that the scope of work discussed would
potentially be processed through a follow-up Type I Historic Resource Review.

ZONING CODE APPROVAL CRITERIA
Chapter 33.846.060 - Historic Resource Review
Purpose of Historic Resource Review
Historic Resource Review ensures the conservation and enhancement of the special
characteristics of historic resources.
Historic Resource Review Approval Criteria
Requests for Historic Resource Review will be approved if the review body finds the applicant
has shown that all of the approval criteria have been met.
Findings: The site is within the Irvington Historic District and the proposal is for nonexempt treatment. Therefore Historic Resource Review approval is required. The
approval criteria are those listed in 33.846.060 G – Other Approval Criteria.
Staff has considered all guidelines and addressed only those applicable to this proposal.
33.846.060 G - Other Approval Criteria
1. Historic character. The historic character of the property will be retained and preserved.
Removal of historic materials or alteration of features and spaces that contribute to the
property's historic significance will be avoided.
2. Record of its time. The historic resource will remain a physical record of its time, place,
and use. Changes that create a false sense of historic development, such as adding
conjectural features or architectural elements from other buildings will be avoided.
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4. Historic features. Generally, deteriorated historic features will be repaired rather than
replaced. Where the severity of deterioration requires replacement, the new feature will
match the old in design, color, texture, and other visual qualities and, where practical, in
materials. Replacement of missing features must be substantiated by documentary,
physical, or pictorial evidence.
Findings for 1, 2, and 4: The Avon Manor condominium building (Avon Manor), is
listed as a contributing resource in the Irvington Historic District. Constructed in 1928
in the Late Gothic Revival style, Avon Manor is the single resource constructed in the
Late Gothic Revival style in the District. The District includes three (3) contributing
resources constructed in the Gothic Revival style - the Church of Mary Magdelene (The
Magdeleine) a 2-story stucco building constructed in 1927, the Fremont Street
Methodist Church a 2-story brick building constructed in 1923 with both Gothic and
Tudor Revival influences, and the Westminster Presbyterian Church a 2-story stone
structure constructed in 1912. Of Late Gothic Revival (as well as Gothic Revival)
buildings clad in stucco, simple smooth façade surfaces are common. As the only Late
Gothic revival style resource in the District, and as one of the few larger (contributing)
multi-family developments in the District constructed during the period of significance,
Avon Manor contributes significantly to the District.
The current proposal calls for the removal of the existing/historic stucco cladding to be
replaced with an entirely new skin wrapping the exterior of the building. It has been
documented by the applicant team that the primary factor leading to the failure of the
Avon Manor building envelope is largely due to the poor installation of replacement
vinyl windows installed in 1998 when the resource was converted to condominiums.
The proposed method of construction of new cladding system consists of a new 3-part
stucco system applied over one (1) layer of building paper, a layer of 3/8” thick spun
woven drain mat, and a weather barrier applied to the existing cedar shiplap sheathing.
Staff notes that 3 coat stucco cladding has traditionally been installed with no
expansion joints, and that the 3-part method of applying the stucco is intended to allow
for expansion/cracking within the surface layer of stucco while retaining its ability to
prevent ingress of water through the cladding system; assuming that the system also
includes proper weather proofing details around windows, doors, and base of wall
conditions.
The Commission understands that due to poor installation of the replacement vinyl
windows and inadequate weather proofing details that allow for water ingress at
existing door jambs and at base of wall conditions that intervention is necessary.
However, it was originally unclear whether or not the proposed replacement of all
existing/original stucco cladding was the less intrusive approach to address the
concerns stated by the applicant. In order to address these concerns, at the request of
the Commission, the applicant provided additional documentation to support the
wholesale removal of the existing stucco cladding to be replaced with a whole new
stucco system. The additional information provided (see Exhibits C7B – C7M) shows
surveys of cracking and bulging observed within the existing/original fields of stucco
cladding on all facades. The surveys also shows areas of necessary removal of cladding
associated with correcting tie-in detailing at all windows and all doors on all façades.
While the proposal includes the replacement of the primary cladding of the resource,
with the surveys provided and supporting Building Envelope Study, the applicant team
has adequately demonstrated that repair of the existing system is not a feasible option.
With this additional survey information, and with review of the mock up provided at the
1st hearing showing the method of concealing all expansion joints, concerns with the
extent of replacement of cladding, and concerns with the visibility of the proposed
expansion joints have been addressed. Additionally, to ensure that the proposed
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expansion joints have the least impact on the resource possible and are further broken
up and concealed by existing façade elements, the Commission has modified Staff’s
condition to capture that all horizontal expansion joints align with the primary window
sills (the lower of the window sills on the respective floors) on their respective elevations.
With review of the proposed method of concealing all expansion joints within the
proposed new stucco system, the proposal continues to satisfy the goals of the proposal
while ensuring that the historic character of the resource is retained and that the
resource would remain as a physical record or its time, place, and use.
The current proposal also includes the wholesale replacement of existing/non-original
vinyl windows with aluminum windows intended to replicate the aesthetic of the
original steel windows, and the refurbishment of all of the existing/original wooden
doors on the courtyard elevations and the retention of non-original steel doors on the
street facing elevations. The proposed windows are replica windows offered by Winco
Windows, in the Aluminum 3250 Series, and are proposed to be located within the
existing openings, set back to better match the historic condition.
In addition to pictorial evidence of the historic windows conditions, at the request of the
Commission, the applicant had provided head, sill, and jamb details to document the
assumed condition of the original steel windows on the building. It is the intent of the
proposal that the proposed aluminum windows have profiles to match the assumed
details of the original steel windows, previously removed. In discussing the proposed
finish of the new proposed replacement windows, the Commission added a condition of
approval that a powdered coated finish in the same finish color, black, could be
installed as an alternate to the anodized window finish as this finish is also appropriate
for replica steel windows. Upon review of the revised details provided of the rail
conditions of the proposed windows, and with the inclusion of interior and exterior
muntins with a spacer bar between the panes of glazing on the proposed windows,
concerns with the proposed window details have been resolved.
The Commission is supportive of a long-term solution that would ensure the continued
life of the resource. With the additional information provided by the applicant team at
the request of the Commission, the proposal achieves the desired outcome of addressing
water intrusion issues, while maintaining the historic aesthetic of the resource and
adequately responding to approval criteria.
With Conditions of Approval that all horizontal expansion joints shall align with the
primary window sills on their respective elevations and that powdered coated finish
windows in the same color, black, could be installed as an alternate to the anodized
windows proposed, these criteria are met.
3. Historic changes. Most properties change over time. Those changes that have acquired
historic significance will be preserved.
Findings: While there have been alterations to the building since its construction, none
of these alterations have acquired historic significance. Therefore, this criterion does not
apply.
5. Historic materials. Historic materials will be protected. Chemical or physical treatments,
such as sandblasting, that cause damage to historic materials will not be used.
Findings: No chemical or physical treatments, such as sandblasting, that cause
damage to historic materials will be used. As is noted elsewhere, the proposal includes
the removal of historic materials. Please see findings under Guideline 4 Historic features
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for additional information. With regard to the specific intent of this criterion to not employ
harmful chemical treatments to historic materials, this criterion is met.
6. Archaeological resources. Significant archaeological resources affected by a proposal will
be protected and preserved to the extent practical. When such resources are disturbed,
mitigation measures will be undertaken.
Findings: No significant ground disturbance is proposed. This criterion is not applicable.
7. Differentiate new from old. New additions, exterior alterations, or related new
construction will not destroy historic materials that characterize a property. New work will
be differentiated from the old.
8. Architectural compatibility. New additions, exterior alterations, or related new
construction will be compatible with the resource's massing, size, scale, and architectural
features. When retrofitting buildings or sites to improve accessibility for persons with
disabilities, design solutions will not compromise the architectural integrity of the historic
resource.
10. Hierarchy of compatibility. Exterior alterations and additions will be designed to be
compatible primarily with the original resource, secondarily with adjacent properties, and
finally, if located within a Historic or Conservation District, with the rest of the district.
Where practical, compatibility will be pursued on all three levels.
Findings for 7, 8, and 10: The National Register Nomination for the District notes that
Irvington’s architectural styles and building types are composed of architectural details
that are considered characteristic of their particular styles and period of construction.
The Nomination further notes that, “some buildings utilized masonry...in a manner
consistent with their respective stylistic traditions…”. It is clear that in discussing
alterations to contributing resources in the District, that the proposed detailing of
building systems (i.e., cladding, windows), is expected to be consistent with their
respective stylistic traditions despite potentially being differentiated through the use of
contemporary methods of construction. In addition to proposed replacement materials
being consistent with materials that were traditionally used during the period of
significance of the District, detailing of the proposed replacement systems should also
be consistent, to the greatest extent possible, with the stylistic tradition of the subject
resource.
As mentioned above, the current proposal calls for the removal of the existing/historic
stucco cladding to be replaced with an entirely new stucco system wrapping the exterior
of the building. While new stucco systems are a common method of cladding today, the
presence of expansion joints in these systems are pervasive, and therefore distinctly
different from traditional stucco application. In order to address concerns regarding the
perceptibility of the proposed joints lines in the proposed new stucco cladding, the
applicant team has proposed that all expansion joints be concealed by a scrim coat of
stucco applied over the expansion joint. Upon review of the mock up showing the
proposed expansion joint condition along with the proposed tie in detailing surrounding
the proposed new aluminum windows, the Commission found that the proposed
detailing of the expansion joints coupled with the discrete placement of joint lines
aligned with sills of 2nd-floor windows, that the proposed conditions adequately conceal
the expansion joints within the fields of new stucco cladding and ensures that the
proposed new stucco cladding is both compatible with the resource and differentiated
through the means of contemporary materials and construction.
Due to poor installation of the replacement vinyl windows and inadequate weather
proofing details that allowed for water ingress at existing door jambs and at base of wall
conditions, intervention is necessary. With the additional information provided by the
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applicant, the Commission now supports the wholesale removal of the existing stucco
cladding to be replaced with a new stucco system with fully concealed expansion joints
as shown in the mock up provided at the first hearing on February 26, 2018. Upon
review of the mock up at the first hearing the Commission noted some concern with the
window sill as shown and discussed the profile and proposed flashing of the sill at the
second hearing on March 26, 2018. In order to ensure that Commission concerns with
the profile and flashing of the proposed sills are addressed and the detailing of the
proposed sills is consistent with the profile and simplicity of detailing seen in the
original wooden sills, a condition of approval has been added. Instead of having the
proposed flashing dog leg at the drip edge, condition “D” ensures that the flashing have
a simple hemmed edge that returns to function as a drip while mimicking the profile of
the simple extended sill to better match the original sill condition. The condition also
ensures that the proposed flashing be of a thick enough gauge (16) to ensure durability
and rigidity and that the installation employ soldered joints to maintain simple
transitions in plane similar to the simplicity of the original sill.
With this condition the detailing associated with the proposed replacement sills, and
the fully concealed expansion joints shown in the mock up, ensures that the sills will be
compatible with the resource and that the proposed expansion joints will not be
perceivable. As such, the new stucco cladding is compatible with the simple smooth
facades of the existing building.
Additionally, as the applicant noted at the first hearing, phasing is no longer proposed,
and therefore, concerns with the proposed phasing of the proposal have been
addressed.
With a condition of approval that all window sill flashing shall have its bottom edge
hemmed back, be constructed of a minimum 16-gauge sheet metal, and that all
connections shall be soldered, these criteria are met.
9. Preserve the form and integrity of historic resources. New additions and adjacent or
related new construction will be undertaken in such a manner that if removed in the
future, the essential form and integrity of the historic resource and its environment would
be unimpaired.
Findings: The resource is a wood framed structure currently clad with a traditional 3 coat
stucco system which consists of a 3-part stucco system, an air gap, and two (2) layers of
building paper applied directly to the cedar shiplap sheathing and is noted to vary between
1” and 1 5/8” from the face of the shiplap sheathing to the face of the final coat of stucco
due to variance in the dimension of the air gap as a result of delamination. The proposed
system consists of a entirely new stucco system to be composed of a new 3-part stucco
system applied over one (1) layer of building paper, a layer of 3/8” thick spun woven drain
mat, and a weather barrier applied to the existing cedar shiplap sheathing. The proposed
system is noted to be a maximum of 1 ¼” from the exterior face of the shiplap sheathing to
the face of the final coat of stucco.
While unlikely, it is possible that the proposed new stucco system with expansion joints
could be removed and a traditional 3-part stucco system could be installed at a later date.
Because of this, and due to changes to the proposal to limit the thickness of the proposed
cladding system, the proposal would not impair the form of the resource. Additionally, as is
noted above under Criteria #1 Historic character, and #2 Record of its time, based on the
additional documentation provided by the applicant, the Commission is supportive of
wholesale replacement of the existing/original stucco cladding with the proposed new
stucco cladding as adequate documentation has been provided to shown that repair is not
a feasible option.
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As evident in further documentation of existing conditions provided in the revised packet
submitted by the applicant, the Commission understands that intervention is needed to
preserve the integrity of the resource by preventing further deterioration due to water
infiltration. Based on the information documenting the extent of delamination and cracking
seen within the existing/original stucco cladding on all façades, and with further review of
the revised window details, and details of the fully concealed expansion joints, the
Commission is supportive of the proposal as the proposed recladding of the resource with
an entirely new stucco system with expansion joints, preserves the integrity of the resource.
This criterion is met.

DEVELOPMENT STANDARDS
Unless specifically required in the approval criteria listed above, this proposal does not have to
meet the development standards in order to be approved during this review process. The plans
submitted for a building or zoning permit must demonstrate that all development standards of
Title 33 can be met, or have received an Adjustment or Modification via a land use review prior
to the approval of a building or zoning permit.

CONCLUSIONS
The proposed intervention to rehabilitate the building envelope of the Avon Manor
Condominium building, a contributing resource in the Irvington Historic District, is intended to
address pervasive water intrusion issues in the existing cladding system, largely caused by
poor installation of the non-original replacement windows and inadequate weather proofing
details at the original doors, and base of wall conditions. The purpose of the Historic Resource
Review process is to ensure that additions, new construction, and exterior alterations to
historic resources do not compromise their ability to convey historic significance.
Upon review of the proposed mock-up, further development of the proposal seen in the revised
drawing packet, and with conditions of approval, the proposal to rehabilitate the building
envelope of the resource meets the applicable Historic Review criteria and therefore
warrants approval.

HISTORIC LANDMARKS COMMISSION DECISION
It is the decision of the Historic Landmarks Commission to approve Historic Resource Review
for exterior alterations and building envelope rehabilitation of Avon Manor, a contributing
resource in the Irvington Historic District, to include the following:
•

•

•

Removal of the entire building envelope and installation of a new cladding system to be
composed of a new 3-part stucco system applied over one (1) layer of building paper, a
layer of 3/8” thick spun woven drain mat, and a weather barrier applied to the existing
cedar shiplap sheathing. The proposed system is noted to be a maximum of 1 ¼” from
the exterior face of the shiplap sheathing to the face of the final coat of stucco. The
existing/ original cladding system proposed to be replaced consists of a 3-part stucco
system, an air gap, and two (2) layers of building paper applied directly to the cedar
shiplap sheathing. The thickness of the existing/ original assembly is noted to vary
between 1” and 1 5/8” from the face of the shiplap sheathing to the face of the final coat
of stucco due to variance in the dimension of the air gap.
Replacement of all non-original vinyl fixed, single hung, and slider windows to be
replaced with aluminum framed, simulated divided-lite fixed and operable casement
windows to be set further back into the wall assembly to better match the historic
condition and to provide for an appropriate weather-proofing detail.
Refurbishment of the existing wood doors at courtyard elevations and the retention of
steels doors on the west, north and, and east facades.
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Approval subject to Exhibits C-1 through C-69 and the following conditions:
A. As part of the building permit application submittal, the following development-related
conditions (B through F) must be noted on each of the 4 required site plans or included as
a sheet in the numbered set of plans. The sheet on which this information appears must
be labeled "ZONING COMPLIANCE PAGE - Case File LU 17-196976 HR." All requirements
must be graphically represented on the site plan, landscape, or other required plan and
must be labeled "REQUIRED."
B. At the time of building permit submittal, a signed Certificate of Compliance form
(https://www.portlandoregon.gov/bds/article/623658) must be submitted to ensure the
permit plans comply with the Design/Historic Resource Review decision and approved
exhibits.
C. All horizontal expansion joints shall align with the primary window sills on their respective
elevations.
D. All window sill flashing shall have its bottom edge hemmed back, be constructed of a
minimum 16-gauge sheet metal, and that all connections shall be soldered.
E. Powdered coated finish windows in the same color, black, can be installed as an alternate
to the anodized windows proposed.
F. No field changes.
==============================================
By: _____________________________________________
Kirk Ranzetta, Landmarks Commission Chair
Application Filed: June 30, 2017
Decision Filed: March 27, 2018

Decision Rendered: March 26, 2018
Decision Mailed: April 11, 2018

About this Decision. This land use decision is not a permit for development. Permits may
be required prior to any work. Contact the Development Services Center at 503-823-7310 for
information about permits.
Procedural Information. The application for this land use review was submitted on June 30,
2017, and was determined to be complete on December 27, 2017 and the first hearing was
requested by the applicant to be held on February 26, 2018.
Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed under
the regulations in effect at the time the application was submitted, provided that the
application is complete at the time of submittal, or complete within 180 days. Therefore, this
application was reviewed against the Zoning Code in effect on June 30, 2017.
ORS 227.178 states the City must issue a final decision on Land Use Review applications
within 120-days of the application being deemed complete. The 120-day review period may be
waived or extended at the request of the applicant. In this case, the applicant requested that
the 120-day review period be extended by 60 days (See Exhibit A-6) and an extension was
provided for the return hearing on March 26, 2018 (See Exhibit H-9). Unless further extended
by the applicant, the 120 days will expire on: June 25, 2018.
Some of the information contained in this report was provided by the applicant.
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As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is on the
applicant to show that the approval criteria are met. This report is the final decision of the
Landmarks Commission with input from other City and public agencies.
Conditions of Approval. This approval may be subject to a number of specific conditions,
listed above. Compliance with the applicable conditions of approval must be documented in
all related permit applications. Plans and drawings submitted during the permitting process
must illustrate how applicable conditions of approval are met. Any project elements that are
specifically required by conditions of approval must be shown on the plans, and labeled as
such.
These conditions of approval run with the land, unless modified by future land use reviews.
As used in the conditions, the term “applicant” includes the applicant for this land use review,
any person undertaking development pursuant to this land use review, the proprietor of the
use or development approved by this land use review, and the current owner and future
owners of the property subject to this land use review.
Appeal of this decision. This decision is final unless appealed to City Council, who will hold a
public hearing. Appeals must be filed by 4:30 pm on April 25, 2018 at 1900 SW Fourth Ave.
Appeals can be filed at the 5th floor reception desk of 1900 SW 4th Avenue Monday through
Friday between 8:00 am and 4:30 pm. Information and assistance in filing an appeal is
available from the Bureau of Development Services in the Development Services Center or the
staff planner on this case. You may review the file on this case by appointment at, 1900 SW
Fourth Avenue, Suite 5000, Portland, Oregon 97201. Please call the file review line at 503823-7617 for an appointment.
If this decision is appealed, a hearing will be scheduled and you will be notified of the date and
time of the hearing. The decision of City Council is final; any further appeal is to the Oregon
Land Use Board of Appeals (LUBA).
Failure to raise an issue by the close of the record at or following the final hearing on this case,
in person or by letter, may preclude an appeal to City Council on that issue. Also, if you do not
raise an issue with enough specificity to give City Council an opportunity to respond to it, that
also may preclude an appeal to LUBA on that issue.
Who can appeal: You may appeal the decision only if you have written a letter which was
received before the close of the record at the hearing or if you testified at the hearing, or if you
are the property owner or applicant. Appeals must be filed within 14 days of the decision. An
appeal fee of $2,750 will be charged (one-half of the application fee for this case).
Neighborhood associations may qualify for a waiver of the appeal fee. Additional information
on how to file and the deadline for filing an appeal will be included with the decision.
Assistance in filing the appeal and information on fee waivers are available from the Bureau of
Development Services in the Development Services Center, 1900 SW Fourth Ave., First Floor.
Fee waivers for neighborhood associations require a vote of the authorized body of your
association. Please see appeal form for additional information.
Recording the final decision.
If this Land Use Review is approved the final decision will be recorded with the Multnomah
County Recorder.
• Unless appealed, the final decision will be recorded on or after April 26, 2018 by the
Bureau of Development Services.
The applicant, builder, or a representative does not need to record the final decision with the
Multnomah County Recorder.
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For further information on your recording documents please call the Bureau of Development
Services Land Use Services Division at 503-823-0625.
Expiration of this approval. An approval expires three years from the date the final decision
is rendered unless a building permit has been issued, or the approved activity has begun.
Where a site has received approval for multiple developments, and a building permit is not
issued for all of the approved development within three years of the date of the final decision, a
new land use review will be required before a permit will be issued for the remaining
development, subject to the Zoning Code in effect at that time.
Applying for your permits. A building permit, occupancy permit, or development permit must
be obtained before carrying out this project. At the time they apply for a permit, permittees
must demonstrate compliance with:
•
All conditions imposed here.
•
All applicable development standards, unless specifically exempted as part of this land use
review.
•
All requirements of the building code.
•
All provisions of the Municipal Code of the City of Portland, and all other applicable
ordinances, provisions and regulations of the City.
Megan Sita Walker
April 9, 2018

The Bureau of Development Services is committed to providing equal access to
information and hearings. Please notify us no less than five business days prior
to the event if you need special accommodations. Call 503-823-7300 (TTY 503823-6868).
EXHIBITS – NOT ATTACHED UNLESS INICATED
A. Applicant’s Statement
1. Original Drawing Submittal Set
2. Project Description
3. Revised Narrative w/ Building Envelope Study & Response to Approval Criteria,
received December 27, 2017
4. Revised Narrative w/ Building Envelope Study & Response to Approval Criteria,
received February 2, 2018
5. Revised Drawing Set, received December 27, 2018
6. Extension to the 120-Day Review Period, dated February 9, 2018
7. Revised Drawing Set – for February 26, 2018 Hearing
8. Revised Drawing Set – for March 26, 2018 Hearing
9. Summary Memo from Applicant
B. Zoning Map (attached)
C. Plan & Drawings
1. Cover Sheet
2. General Overview of Repairs – Courtyard Elevations
3. General Overview of Repairs – South & North Elevations
4. General Overview of Repairs – East & West Elevations
5. Site Plan (attached)
6. Existing Cracking Survey 1 of 3
7. Existing Cracking Survey 2 of 3
8. Existing Cracking Survey 3 of 3
9. Existing Bulge Survey 1 of 3
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10. Existing Bulge Survey 2 of 3
11. Existing Bulge Survey 3 of 3
12. Proposed Tie-In Requirements 1 of 3
13. Proposed Tie-In Requirements 2 of 3
14. Proposed Tie-In Requirements 3 of 3
15. Complied Repair Requirements 1 of 3
16. Complied Repair Requirements 2 of 3
17. Complied Repair Requirements 3 of 3
18. Existing & Proposed West Courtyard Elevation
19. Existing & Proposed North Courtyard Elevation
20. Existing North Courtyard Elevation
21. Proposed Enlarged North Courtyard Elevation
22. Existing & Proposed East Courtyard Elevation
23. Existing East Courtyard Elevation
24. Proposed Enlarged East Courtyard Elevation (attached to represent alterations to all
facades)
25. Existing & Proposed South Elevation – East Wing
26. Existing South Elevation – East Wing
27. Proposed Enlarged South Elevation – East Wing
28. Existing & Proposed East Elevation
29. Existing East Elevation
30. Proposed Enlarged East Elevation
31. Existing & Proposed North Elevation
32. Existing North Elevation
33. Proposed Enlarged North Elevation
34. Existing & Proposed West Elevation
35. Existing West Elevation
36. Proposed Enlarged West Elevation )
37. Existing & Proposed South Elevation – West Wing
38. Existing South Elevation – West Wing
39. Proposed Enlarged South Elevation – West Wing
40. Typical Wall Sections at Windows
41. Typical Door Elevations and Sections
42. Assumed Original Window Elevations and Sections
43. Typical Window Elevations and Sections 1 of 2
44. Typical Window Elevations and Sections 2 of 2
45. Graphic Comparison 1 of 2
46. Graphic Comparison 2 of 2
47. Typical Wall Assemblies
48. Typical Base of Wall
49. Typical Base of Wall at Grade
50. Typical Pipe Penetrations
51. Typical Electrical Penetrations
52. Typical Fireplace Vent Section
53. Typical Fireplace Vent Plan
54. Typical Sloped Roof to Gutter
55. Typical Top of Wall at Rake Roof
56. Original Photographic Context
57. Typical Window Sills
58. Original Window Sills
59. Typical Window Jambs
60. Original Window Jambs
61. Typical Window Heads
62. Original Window Heads
63. Typical Door Sills
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64. Typical Door Jambs
65. Typical Door Heads
66. Replacement Window Brochure
67. Replacement Window Cut Sheet
68. Replacement Window Mullion
69. Drain Mat Product Data Sheet
Notification information:
1. Request for response
2. Posting letter sent to applicant
3. Notice to be posted
4. Applicant’s statement certifying posting
5. Mailed notice
6. Mailing list
Agency Responses:
1. Life Safety Division of BDS
2. Bureau of Transportation Engineering and Development Review
Letters
1. Dean Gisvold, Chair of the Irvington Land Use Committee, on February 9, 2018, wrote,
that Avon Manor richly contributes to the historic fabric of the neighborhood. They go
on to state, that without additional information on the proposed windows showing that
they indeed will have the look and feel of historic steel windows, they cannot yet
support the aluminum replacement windows. They encourage less expensive and less
traumatic repair solutions rather than total replacement of the existing stucco cladding
and that the historic doors should be restored rather than replaced. Further noting that
they are hoping the BDS and the Landmarks Commission encourage a dialog with the
owners to explore more authentic and potentially less intrusive solutions to the issues
being address in the current proposal.
2. Megan Bigelow, neighbor, on February 11, 2018, wrote, asking why the subject property
is considering replacing their vinyl windows with aluminum windows. Megan noted that
they recently replaced windows on their house and were required to use wood windows.
Other
1. Original LUR Application
2. Revised LUR Application, dated February 2, 2018
3. Incomplete Letter, dated July 21, 2017
4. Staff Memo to Applicant – 180-Day Notice
5. LUR Planner Response – Pre-Application Conference – EA 17-115515 PC
Landmarks Commission Exhibits
1. Commission Memo for February 26, 2018 hearing
2. Staff Report for February 26, 2018 hearing
3. Staff Presentation for February 26, 2018 hearing
4. Applicant Presentation for February 26, 2018 hearing
5. Testifier Sign-In Sheet for February 26, 2018 hearing
6. Material Photos
7. Mock-Up Photos
8. Written Testimony for March 26, 2018 hearing
9. Hearing Continuation Form
10. Commission Memo for March 26, 2018 hearing
11. Staff Report for March 26, 2018 hearing
12. Staff Presentation for March 26, 2018 hearing
13. Applicant Presentation for March 26, 2018 hearing
14. Photos shown by the Applicant at March 26, 2018 hearing

