FINAL FINDINGS AND DECISION BY THE HISTORIC
LANDMARKS COMMISSION RENDERED ON March 14,
2022
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.

CASE FILE NUMBER: LU 21-076261 HR
PC # 20-188301

Courtyard 21

BUREAU OF DEVELOPMENT SERVICES STAFF: Hillary Adam 503-823-8953 /
Hillary.Adam@portlandoregon.gov

GENERAL INFORMATION
Applicant:

Jack Lyon
jack@investmentbuilders.net / 503-805-1818
Investment Builders LLC
3411 NE 65th St
Vancouver, WA 98661

Owner:

21 Glisan LLC
PO Box 4803
Parker, CO 80134-1462

Owner’s
Representative:

Brad Johnson
501glisan@dragonreef.com / 303-396-2322
21 Glisan LLC
11640 SW Jody St
Beaverton, OR 97005

Site Address:

501 NW 21ST AVE

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

BLOCK 18 LOT 4, KINGS 2ND ADD
R452303010
1N1E33CA 00400
3027

Neighborhood:

Northwest District, contact Greg Theisen at
contact@northwestdistrictassociation.org.
Nob Hill, contact Nob Hill at nobhillportland@gmail.com.
Neighbors West/Northwest, contact Mark Sieber at 503-823-4212.

Business District:
District Coalition:

Final Findings and Decision for Courtyard 21
Case Number LU 21-076261 HR

Page 2

Plan District:
Other Designations:

Northwest
Non-contributing resource in the Alphabet Historic District

Zoning:

CM2(MU-U)m – Commercial Mixed-Use 2 with Centers Main Street
overlay and Historic Resource Portetion overlay

Case Type:
Procedure:

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

Proposal:
The applicant proposes to add two stories of apartments over an existing one-story
noncontributing building that contains a restaurant in the Alphabet Historic District. The
proposed new second and third levels will contain four apartments each, centered around an
enclosed courtyard, with a new lobby/stair and recycling/trash room at the ground level.

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. The relevant
criteria are:



Community Design Guidelines
Historic Alphabet District: Community Design Guidelines Addendum

ANALYSIS
Site and Vicinity: The subject property is located at the northwest corner of the NW 21st
Avenue and NW Glisan Street. It is a one-story retail building used as a restaurant – the Silver
Dollar Pizza Company. It is Utilitarian in its design with modest Art Deco details. The primary
entries face east, along NW 21st Avenue. With regard to the interior floor plan, the restaurant
kitchen is located along the south wall, along NW Glisan Street.
The following is from the Alphabet Historic District National Register nomination and describes
changes to the building over time:
“This commercial building is located on a corner lot and anchors the busy
intersection of NW 21st and NW Glisan Street. It is a one-story structure with a
modified rectilinear plan, a concrete foundation, and flat roof with metal coping. The
roof has a mansard marquee covered with wood shingles. The exterior is primarily
sheathed in stucco, with brick trim added in 1973. The south facade is organized
into five bays, while the primary (east) facade is divided into two bays. The bays are
divided by pilasters with simple Art Deco decoration. The main entrance is located on
the east facade. It has glass double doors with a tripartite, imitation stained-glass
transom. There are two slab service doors at the south facade. Large, fixed,
horizontal, aluminum sash windows predominate. Alterations to this building are
extensive. The original doors were replaced in 1950, with a side door covered by
masonry that same year. Two doors were added in 1950. An additional set of doors
was added to the south wall in 1964. A single window was added to the south wall in
1964. The front (east) windows were covered in 1966, and the original marquee was
replaced in 1973.”
In addition to the changes noted, the property also received a 2009 approval for a wood
paneled roll-up door to replace two person doors in the westernmost bay; the garage door that
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was ultimately installed appears to be steel. In 2011, there was an approval for a windowless
roof extension above the westernmost bay; this appears to have been constructed with
horizontal siding and includes vinyl windows despite the approved drawing showing neither of
these elements. Additionally, at some point between 2016-2017, the wood shingles on the
mansard marquee were replaced with metal and there does not appear to be a land use review
approving this material change.
With regard to street classifications, both NW 21st and NW Glisan are Transit Access Streets,
making them both “transit streets”. NW 21st is a Neighborhood Collector Street, Neighborhood
Main Street, and Major City Walkway. NW Glisan is a Local Service Traffic Street, a City
Bikeway and City Walkway.
The Alphabet Historic District is an area of Portland significant for its concentration of intact
late 19th and early 20th Century, mostly middle class, housing stock and small-scale
commercial buildings. Of special note are the many mid-sized apartment and institutional
buildings. Many of these are in the various Period Revival styles, e.g. Tudor, Spanish Colonial,
Byzantine, Jacobean, etc. and this is especially the case in the immediate vicinity of the
proposed new development. The area is characterized by a grid of narrower, more tree-lined,
east-west residential streets, named alphabetically after prominent Portlanders of the day,
which are crossed by generally more robust north-south avenues. Two of these, NW 21st
Avenue and NW 23rd Avenue are low-scale business corridors featuring a mix of purpose-built
commercial structures and converted houses.
Zoning: The Commercial/Mixed Use 2 (CM2) zone is a medium-scale zone intended for sites in
a variety of centers, along corridors, and in other mixed use areas that have frequent transit
service. The zone allows a wide range and mix of commercial and residential uses, as well as
employment uses that have limited off-site impacts. Buildings in this zone will generally be up
to four stories tall unless height and floor area bonuses are used, or plan district provisions
specify other height limits. Development is intended to be pedestrian-oriented, provide a strong
relationship between buildings and sidewalks, and complement the scale of surrounding
residentially zoned areas.
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.
The Centers Main Street “m” overlay zone encourages a mix of commercial, residential and
employment uses on the key main streets within town centers and neighborhood centers
identified in the Comprehensive Plan. The regulations are intended to encourage a continuous
area of shops and services, create a safe and pleasant pedestrian environment, minimize
conflicts between vehicles and pedestrians, support hubs of community activity, and foster a
dense, urban environment with development intensities that are supportive of transit.
The Northwest Plan District implements the Northwest District Plan, providing for an urban
level of mixed-use development including commercial, office, housing, and employment.
Objectives of the plan district include strengthening the area’s role as a commercial and
residential center. The regulations of this chapter: promote housing and mixed-use
development; address the area’s parking scarcity while discouraging auto-oriented
developments; enhance the pedestrian experience; encourage a mixed-use environment, with
transit supportive levels of development and a concentration of commercial uses, along main
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streets and the streetcar alignment; and minimize conflicts between the mixed-uses of the plan
district and the industrial uses of the adjacent Guild’s Lake Industrial Sanctuary.
The Alphabet Historic District is an area of Portland significant for its concentration of intact
late 19th and early 20th Century, mostly middle class, housing stock and small-scale
commercial buildings. Of special note are the many mid-sized apartment and institutional
buildings. Many of these are in the various Period Revival styles, e.g. Tudor, Spanish Colonial,
Byzantine, Jacobean, etc. and this is especially the case in the immediate vicinity of the
proposed new development. The area is characterized by a grid of narrower, more tree-lined,
east-west residential streets, named alphabetically after prominent Portlanders of the day,
which are crossed by generally more robust north-south avenues. Two of these, NW 21st
Avenue and NW 23rd Avenue are low-scale business corridors featuring a mix of purpose-built
commercial structures and converted houses.
Land Use History: City records indicate that prior land use reviews include:
• LU 11-179646 HDZ – Historic Design Review approval for a new raised rooftop
extension at the west end of the building, reaching a total height of 20’-6”.
• LU 09-136346 HDZ – Historic Design Review approval for a new wooden paneled roll-up
garage door to replace two existing person doors.
Agency Review: A “Notice of proposal in Your Neighborhood” was mailed January 4, 2022.
The Bureau of Parks-Forestry Division initially responded with the following comment:
“Urban Forestry does not recommend approval at this time. It appears that street trees
required to be preserved as per UF EA Response EA 21-188301 may be impacted.” Please see
Exhibit E-1 for additional details.
The applicant worked with Urban Forestry to provide the requested information and a revised
response was provided on February 8, 2022. The revised response includes a condition of
approval that “no more than 30% of canopy can be pruned from Red Maples along NW 21st
Avenue for development”.
The Bureau of Transportation Engineering responded with the following comment: “The
applicant will be required to upgrade the corner ADA ramp to current standards as a condition
of building permit approval. In addition, any damaged sidewalk sections must be repaired after
construction of the apartment addition.
Given the narrow area for construction of the additional units, the sidewalks are likely to be
damaged. Reconstruction of the frontages shall be a condition of building permit approval.
Since the existing building is to remain and it is constructed to the street property line, no
dedication will be required.
The existing driveway curb cut on NW Glisan must be removed unless it leads to a legal
parking or loading space per Title 33 standards as interpreted by BDS planners. If BDS
determined the curb cut leads to a legal parking/loading space that meets all the development
standards in Title 33.266.”
PBOT also noted that the NW 21st Avenue frontage will need to be reconstructed with a 4.5-61.5 configuration and the NW Glisan frontage will need to be reconstructed with a 4.5-6-1.5
configuration. Please see Exhibit E-2 for additional details.
The Site Development Section of BDS responded with the following comment: “The applicant
must submit a geotechnical report with the building permit application. The geotechnical
report must be prepared by an Oregon-registered professional engineer with experience in
geotechnical engineering. The report must contain recommendations for site preparation,
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seismic design, and foundation support. The report must also summarize the engineer’s
evaluation of liquefaction.” Please see Exhibit E-3 for additional details.
The Life Safety Division of BDS responded with the following comments:
1. A separate Building Permit is required for the work proposed and the proposal must be
designed to meet all applicable building codes and ordinances. OSSC 105.1.
2. A separate Mechanical Permit is required for the work proposed OSMC 106.1.
3. It is recommended the applicant request a Preliminary Life Safety Meeting to verify
building code requirements. Information about the Preliminary Meeting process is
available online at: https://www.portland.gov/bds/early-assistance/life-safetypreliminary-meetings.
4. Most occupancy groups and construction types require exterior walls less than 30 feet
to a property line to have 1-hour fire-rated construction. Please verify required wall
rating based on Table 602.
5. Exterior walls located less than or equal to 10 feet to a property line must be 1-hour
fire-rated for exposure to fire from both sides.
6. Exterior walls located more than 10 feet to a property line must be 1-hour fire-rated for
exposure to fire from the inside only. OSSC 602.1, 705.5.
7. Openings in exterior walls less than 3 feet to a property line are not allowed.
Unprotected openings in exterior walls less than 5 feet to a property line are not allowed
in an un-sprinklered building. OSSC 705.8.
8. Doors and windows shall not open or project into the public right-of-way. An approved
appeal through PBOT is required for any doors or windows that project into the public
right-of-way. OSSC 3202.2
Please see Exhibit E-4 for additional details.
The following Bureaus have responded with no issue or concerns:
• Bureau of Environmental Services
• Fire Bureau
• Water Bureau
Staff notes the following:
On Urban Forestry comments: Staff has included the condition of approval as part of this
recommendation.
On PBOT comments: The existing parking space was approved in 2009. No changes are
proposed; therefore, it is allowed to remain as-is.
Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on January 4,
2022.
Two written responses have been received from the Neighborhood Association in response to
the proposal.
• Northwest District Association, represented by Steve Pinger, wrote on January 11,
2022, noting general support for the addition of upper floors at this important
neighborhood intersection, and support for the arrangement of the blade sign and entry
bay. They noted concerns with the building frontages at sidewalk level including canopy
design, storefront window size and composition, number of street trees on Glisan, and
need for enhanced pedestrian lighting. They also questioned the Mediterranean idiom,
durability of synthetic finishes, and over-brightness of white finish. See Exhibit F-1.
• Carol Rentschler, on January 18, 2022, wrote in with concerns about the quality of the
design. See Exhibit F-2.
Staff note: Staff shared some similar concerns and addressed these concerns in the findings of
the original staff report and below.
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Procedural History:
This application was submitted on August 10, 2021 and deemed incomplete on September 9,
2021. Following receipt of some of the requested information, the application was deemed
complete on December 8, 2021. A first hearing was scheduled for January 24, 2022. At that
hearing, the Commission agreed with the staff report of denial and requested the applicant
make changes. A return hearing was scheduled for February 28, 2022. At the second hearing,
the Commission supported staff’s revised recommendation of denial and asked the applicant to
return in two weeks, on March 14, 2022, with some additional changes.

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 located within the Alphabet Historic District and the proposal is
for a non-exempt treatment. Therefore, Historic Resource Review approval is required.
The approval criteria are the Community Design Guidelines and the Historic Alphabet
District Community Design Guidelines Addendum.
Staff has considered all guidelines and addressed only those applicable to this proposal.
Historic Alphabet District - Community Design Guidelines Addendum
1.
Historic Changes. Most properties change over time; those changes that have acquired
historic significance will be preserved.
Findings: The existing building was constructed in 1940, at the end of the period of
significance; however, it is designated a non-contributing resource due to multiple
alterations over the decades. None of these alterations have acquired historic
significance and the changes proposed will not affect their significance or lack thereof.
This guideline is met.
2.
Differentiate New from Old. New additions, exterior alterations, or related new
construction will retain historic materials that characterize a property to the extent practicable.
Replacement materials should be reasonable facsimiles of the historic materials they replace.
The design of new construction will be compatible with the historic qualities of the district as
identified in the Historic Context Statement.
Findings: The proposed design shows that original elements such as the pilasters with
simple Art Deco decoration are to remain and will be carried upward in the new
addition, though simpler in their design, thus differentiated from the original. While
little of the original design remains, the elements that do remain inform the proposed
design, thus lending to the compatibility of the proposed addition with the historic
district.
Following the first hearing, the applicant revised the design in response to Commission
comments including simplifying the parapet to be more reflective of the original
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building’s construction period and style, curving the upper level southern corner walls
to reflect the curve at the southeast ground level corner, revising the entry bay upper
level windows, revising the west façade deck to a south façade balcony, and expanding
the area of storefront windows at the ground level.
Since the second hearing the applicant has also revised the recessed shared residential
entry/restaurant egress in both plan and elevation to give more prominence to the
residential entry, simplified the metal canopies, and now shows the original grooved
belly band which had previously been shown to be modified.
Thus the proposal retains original materials that characterize the property and takes
cues from the original design and the district as a whole with regard to the new
elements to be added.
This guideline is met.
3.
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. New development will seek to
incorporate design themes characteristic of similar buildings in the Historic Alphabet District.
Findings: In addition to carrying the pilasters into the addition, the proposed upper
floors are to be clad in a 3-coat stucco system, which is compatible with the stucco at
the ground floor. The applicant also proposes to remove the brick veneer which was
added in 1973 and to repair this area with stucco. The half-story addition located at the
west end of the building was constructed in 2012 and is clad in lap siding which was
not approved. This addition is now noted to be reclad with stucco, as are all elevations.
The Alphabet Historic District has a very rich collection of distinctive apartment
building entries. At the first hearing, staff and the Commission noted that the proposed
entry, which consisted of a single door next to another single door slightly further
recessed, needed to be reconsidered. The Commission discussed the challenges of this
entry with the applicant, recommending that the restaurant egress be relocated or
turned to face west to minimize confusion at the apartment entry. At the second
hearing, the applicant presented a revised drawing showing such a configuration, along
with expanded glazing in a single-plane wall providing views into a small residential
entry which now occupies the full recess.
The original drawings indicated that vinyl windows were proposed. Following discussion
with the Commission at the first hearing, the applicant is now proposing fiberglass
single-hung windows at the apartments, with fixed fiberglass windows at the upper level
entry bay. The 2012 addition includes existing vinyl windows which were not approved
through historic design review, and these are also proposed to be changed to fiberglass.
New ground level storefront windows and doors are proposed to be aluminum.
The prior staff reports noted that not only was the window material important to revise,
but the detail of the surround of the windows needed to be considered. The applicant
revised the window surrounds to show an additional trim piece than previously shown,
however, no material was identified and only a horizontal window section was provided.
At the second hearing, the Commission provided comments on the window details and
the applicant has revised the details in response to show better sash and trim details
which will help ensure better protection against moisture infiltration as well as be more
compatible with historic detailing. At the third and final hearing, the applicant
responded to staff’s suggested condition that the trim should be wood, arguing that
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fiber cement would be a more durable material. The commission agreed with the
applicant and modified the condition to require upper-level window trim to be painted
smooth-finish fiber cement.
With the condition that all trim at upper-level windows shall be painted smoothfinish fiber cement, this guideline is met.
Community Design Guidelines
P1. Plan Area Character. Enhance the sense of place and identity by incorporating site and
building design features that respond to the area’s desired characteristics and traditions.
Findings: The Northwest District Plan identifies this property’s area as a Streetcar
Main Street and describes the desired characteristics and traditions as follows: “The
Streetcar Era structures that define the character of the main streets, portions of which
are located within the Alphabet Historic District, should be preserved or adaptively
reused. New development should incorporate architectural features that characterize
the district’s main streets, such as large storefront windows, awnings and upper-story
residences, and should continue the historic pattern of a continuous frontage of
buildings and active uses located close to sidewalks. Large retail developments should
be integrated into the main streets’ fine-grain urban pattern and mix of uses through
strategies such as including spaces suitable for small tenants along street frontages or
by including upper-floor residences. Where appropriate, development should include
outdoor space for dining and other activities that contribute to a vibrant urban
environment. Disruptions to the continuity of the main street pedestrian environment
by curb cuts, driveways, garage fronts and surface parking areas should be avoided.”
The proposal meets this guideline by introducing upper-level residential units atop this
one-story non-contributing resource. Additionally, the existing storefront windows along
NW 21st Avenue will be expanded to provide greater visibility between the interior and
exterior.
This guideline is met.
P2. Historic and Conservation Districts. Enhance the identity of historic and conservation
districts by incorporating site and building design features that reinforce the area’s historic
significance. Near historic and conservation districts, use such features to reinforce and
complement the historic areas.
Findings: As is noted under Guideline #3 above, the proposal is achieving compatibility
by proposing 3-coat stucco on the upper levels of the new addition and by carrying the
existing pilasters up into the upper levels. The introduction of additional floors above
this one-story non-contributing resource at this significant corner in the Alphabet
Historic District strengthens the historic and dense commercial character of the district.
Since the first staff report, the applicant has revised the proposal to show that 3-coat
stucco is now proposed on all elevations as well as at the 2012 addition. The proposed
windows, including those at the 2012 addition, have also been revised to indicate they
will be fiberglass, not vinyl. Following the first hearing, the applicant has revised the
design of the upper levels to better reflect the character of the existing building which
was built in 1940, at the end of the district’s period of significance. The 2-story addition
is a bit of a combination of Art Moderne and Art Deco with the streamlined horizontality
emphasized with the curved corners and flattened cornice wrapping around the
building and verticality highlighted with the pilasters and narrow arched window with
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stepped sidelights. These revisions to the addition complement the character of the
existing building and the district as a whole.
This guideline is met.
P3. Gateways. Develop or strengthen the transitional role of gateways in adopted community
and neighborhood plans.
Findings: While this intersection is identified in the Northwest District Plan as a
Neighborhood Focal Point, it is not identified as a Gateway. This guideline is not
applicable.
E1. The Pedestrian Network. Create an efficient, pleasant, and safe network of sidewalks
and paths for pedestrians that link destination points and nearby residential areas while
visually and physically buffering pedestrians from vehicle areas.
Findings: PBOT has indicated that the sidewalks will need to be reconstructed to meet
current standards, including a new ADA ramp at the corner, but that no dedications
will be required.
The applicant is proposing a new canopy to cover the areas currently protected by
canopy and will introduce LED lighting to the underside of the canopy to illuminate the
sidewalk at night.
The applicant previously proposed landscaped area along the NW 21st Avenue frontage
where the building is set back from the property line in order to meet a 15% landscaped
area Code requirement as part of nonconforming upgrades. The Commission did not
believe that this area was appropriate for landscaping in that it is an urban public
sidewalk in a commercial district and also located beneath a canopy. The Commission
found that this area was better suited for tables and chairs for patrons of the first level
restaurant to remain as this seating helps to activate the streetscape. The applicant has
thus moved the proposed landscaping to the second-floor courtyard where it can
provide a bit of a buffer between this communal space and the apartments that
surround it.
This guideline is met.
E2. Stopping Places. New large-scale projects should provide comfortable places along
pedestrian circulation routes where people may stop, visit, meet, and rest.
E3. The Sidewalk Level of Buildings. Create a sense of enclosure and visual interest to
buildings along sidewalks and pedestrian areas by incorporating small scale building features,
creating effective gathering places, and differentiating street level facades.
Findings: As is noted in the findings immediately above, the existing condition offers
café seating beneath a canopy along the NW 21st Avenue and NW Glisan Street
frontages. The revised proposal shows the landscaped area that was originally proposed
in this location to be relocated to the second-floor courtyard. The two required shortterm bicycle parking spaces have been relocated to the NW 21st Avenue frontage within
the boundary of the property, however, the rest of this space will remain open and
available for café seating.
This guideline is met.
E4. Corners that Build Active Intersections. Create intersections that are active, unified,
and have a clear identity through careful scaling detail and location of buildings, outdoor areas
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and entrances.
Findings: The proposal at the ground level has been revised to show an increase in the
amount of storefront glazing on both frontages, where possible. As was discussed at the
January 24, 2022 hearing, the existing walls are made of concrete and act as shear
walls, thus reducing the ability to increase the width of openings, however, the total
height has been increased by removing the bulkheads below the storefronts on the east
façade. The storefronts are not shown to be operable as was discussed as a possibility
at the hearing on January 24, 2022. On the south façade, the interior layout of the
restaurant kitchen, which is to remain unchanged with the exception of a reduction in
the size of the cooler to allow for insertion of a trash room within the same footprint,
makes substantial revisions to the south façade infeasible.
At the first hearing, the Commission discussed ways to make the combined residential
entry/restaurant egress more successful, including relocating the restaurant egress to
the east wall of the recess. This change was presented at the February 28th hearing and
now allows retail activity to be concentrated at the east with residential activity more
clearly distinguished and protected on the south.
The revised design further emphasizes the corner by carrying the existing curved corner
up into the second and third floors. The apartment signage is proposed to remain in the
second bay as to highlight the location of the apartment entry. The ground level café
seating area is proposed to remain which will help to activate this corner. The canopy
and outdoor café seating help mark this corner which is a Neighborhood Focal Point.
This guideline is met.
E5. Light, Wind, and Rain. Enhance the comfort of pedestrians by locating and designing
buildings and outdoor areas to control the adverse effects of sun, shadow, glare, reflection,
wind, and rain.
Findings: The proposal includes a canopy extending nearly the length of the existing
canopy. While previously shown to wrap the full length of the existing canopy, the
revised proposal shows that the canopy will be broken at the pilasters and the canopy
over the residential entry will be distinct from the restaurant canopy. This design
provides almost the same amount of coverage but is better integrated with the design of
the building. This canopy will help protect pedestrians form rain and sun.
Staff notes that the Neighborhood Association expressed concern about the brightness
of the stucco as represented in the rendering. A bright white stucco may result in some
glare that could be toned down with a more neutral color; however, Art Moderne
buildings were often white in color.
This guideline is met.
D1. Outdoor Areas. When sites are not fully built on, place buildings to create sizable, usable
outdoor areas. Design these areas to be accessible, pleasant, and safe. Connect outdoor areas
to the circulation system used by pedestrians.
D3. Landscape Features. Enhance site and building design through appropriate placement,
scale, and variety of landscape features.
Findings for D1 & D3: The building’s footprint is already established at the property
line on the south side and slightly recessed on the east. The previous proposal showed
landscaping to be included in the recessed area along NW 21st in order to comply with
the landscaping requirement as part of nonconforming upgrades. However, as was
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discussed at the January 24, 2022 hearing, landscaping is not appropriate in this
location. As such, the Commission suggested that this area should be kept clear for
café seating and any landscaping should be provided at the second floor courtyard or
the roof. The revised proposal shows landscaping now provided at the second-floor
courtyard which will help provide some privacy to the apartments that face the
courtyard.
This guideline met.
D2. Main Entrances. Make the main entrances to houses and buildings prominent,
interesting, pedestrian-accessible, and transit-oriented.
Findings: The new main entry to the residential units is located one bay west of the
easternmost bay on the south side and is paired with the restaurant egress door. The
two doors are justified to the east of this bay due to the interior layout of the
restaurant kitchen which is not proposed to be substantially altered as part of this
proposal.
Following discussion at the first hearing and further discussion with staff, the
applicant presented a revised entry design at the second hearing. The revised design
responded to staff and Commission comments, relocating the restaurant egress to the
east wall of the recess, allowing the residential entry to be the only door facing NW
Glisan Avenue in a single plane recessed wall of windows that provides views into a
small residential lobby. This revision increases glazing at the ground level and allows
the residential entry to be more appropriate for the district.
The original proposal showed an arched window highlighting the entry/stair bay. The
Commissioners described this arch as Romanesque and not in keeping with the
existing building and the proposed addition. The applicant revised this window scheme
to one with a vertical emphasis with stepped sidelights, more in keeping with Art Deco
design. This window pattern is carried down to the second level windows, separated by
a spandrel of stucco. The proposed entry/stair bay glazing scheme is more in keeping
with the existing building than was the previous scheme and allows the entry location
to be easily identified. It provides interest by adding a bit of drama to this modestlyscaled building, without overwhelming the design motif. However, because the entry
bay is justified to the east and the current drawings show a large blade sign scheme
filling the blank space to the west. The justified entry scheme works in this instance
because it is balanced by a large sign in the leftover space. As such, staff has added a
condition that an apartment sign, to be approved through a future review, must be of
comparable size as the sign shown in the concept, which is shown as 20sf.
With the condition that an apartment sign, to be approved through a future review, must
be of comparable sign as the sign shown in the concept, which is shown as 20 square
feet, this guideline is met.
D4. Parking Areas and Garages. Integrate parking in a manner that is attractive and
complementary to the site and its surroundings. Locate parking in a manner that minimizes
negative impacts on the community and its pedestrians. Design parking garage exteriors to
visually respect and integrate with adjacent buildings and environment.
Findings: The existing parking area was approved in 2009 and will remain as-is. The
trash area, previously shown to be located in this location with a revised parking area,
has been relocated further east, accommodated by a reduction in restaurant cooler size,
so as to allow the parking area to remain as-is.
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This guideline is met.
D5. Crime Prevention. Use site design and building orientation to reduce the likelihood of
crime through the design and placement of windows, entries, active ground level uses, and
outdoor areas.
Findings: The proposal shows LED lighting at the underside of the canopy, thus
providing illumination to this area of the building. The building also has plentiful
windows at the upper floors as well as balconies that will offer “eyes on the street”. This
guideline is met.
D6. Architectural Integrity. Respect the original character of buildings when making
modifications that affect the exterior. Make additions compatible in scale, color, details,
material proportion, and character with the existing building.
Findings: The existing noncontributing building will remain primarily intact with minor
alterations to the existing façade. The new addition will be constructed directly on top of
the existing, with the two additional floors resulting in a proportionally scaled building
for this 5,000sf footprint. The existing pilasters at the ground floor will be carried up
into the upper floors with stucco detailing, though the new pilasters will be simpler and
narrower than the existing wide fluted pilasters. The round detailing at the top of the
existing pilasters is repeated at the top of the new pilasters with round inset stucco
medallions. The rounded detailing also reappears in the new addition in the metal
balcony railings, the arched detail of the extended entry, the detailing around the blade
sign, the rounded corner of the canopy, and the curved corners at the south end of the
building.
The proposed exterior material of the addition is to be 3-coat stucco, which is
compatible with the concrete ground level stucco. The existing brick veneer which was
installed in 1973 will be removed and replaced/repaired with 3-coat stucco to match
the original condition. In addition, the 2012 second-floor addition will also be reclad in
stucco for overall coherency.
This guideline is met.
D7. Blending into the Neighborhood. Reduce the impact of new development on established
neighborhoods by incorporating elements of nearby, quality buildings such as building details,
massing, proportions, and materials.
Findings: The subject property is located at a designated Neighborhood Focal Point per
the Northwest District Plan and is therefore considered a highly visible corner in the
neighborhood and in this historic district. Because of this level of visibility, ensuring the
addition’s compatibility with the historic character of the district is paramount. The
addition of residential units above the ground floor of this existing non-contributing
resource is supported and has the potential to further strengthen the significance of
this corner on the commercial corridor. The proposal for a 3-coat stucco clad addition is
appropriate and compatible with the existing building and the district as a whole.
Since the first hearing, the proposal has been revised to show a more modest cornice,
fiberglass windows instead of vinyl, curved corners which take cues from the existing
building, and larger storefront windows.
This guideline is met.
D8. Interest, Quality, and Composition. All parts of a building should be interesting to
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view, of long lasting quality, and designed to form a cohesive composition.
Findings: Staff and the Commission had previously identified concerns related to
interest, quality, and composition. The design has since been revised and meets this
guideline in the following ways:
• The previously proposed vinyl windows at the upper levels have been revised to
fiberglass, which is more compatible with the historic district.
• Three-coat stucco is now proposed on all elevations, including on the 2012
addition, the interior courtyard, and the entry recess for a more cohesive and
high-quality expression.
• The landscaping previously proposed at the ground floor of NW 21st Avenue has
been relocated to the second-floor courtyard which is more appropriate for this
urban commercial district.
• The residential canopy is now distinct from the retail canopy, with the canopy
broken at the pilasters.
• The northernmost windows on the east façade have been shifted away from the
building edge and the northern edge of the building is now more substantial.
• Greater symmetry and cohesion in the fenestration pattern has now been
achieved in that the upper and lower windows now have a stronger vertical
alignment with each other.
• The previously proposed sliding balcony doors at the upper levels have been
revised to in-swinging single doors, which is more compatible with the historic
district.
• The post-supported deck at the west façade has been removed and replaced with
a balcony on the south façade.
• The restaurant egress has been relocated to the east wall of the recess,
combined with further recessing of the wall of the residential entry so that there
is no jog in this wall plane.
• The existing belly band is shown to remain as is, with newly exposed areas
shown to reflect the grooved character of the belly band.
• The canopies have been revised to a simpler rectangular design with modest
detailing at the edges and the balconies have been revised to an exposed tube
steel frame rather than a C-channel design.
• Additional details have been provided for the round medallions, window trim
and section details, connection points, and routing of electrical conduit, all
showing improved quality and consideration of design.
• The curved corner of the cornice is indicated to be pre-finished sheet metal of 22
gauge and supported by a stiffener to prevent oil-canning. The applicant noted
that 22-gauge sheet metal (aka steel) is the intended material for the proposal,
which is stronger than aluminum. The Commission accepted the sheet metal
and modified staff’s original condition noting that the bonded stiffener, as shown
on C9, shall be braced at intervals no more than 48” on center.
• Signage has been noted as conceptual with all signage to be approved in a follow
up review, per the included condition. The proposed frame around the blade sign
is indicated to be reviewed with the signage review. A condition has been added
that an apartment sign, to be approved through a future review, must be of
comparable sign as the sign shown in the concept, which is shown as 20 square
feet.
With the following conditions this guideline is met:
• All signage, with the exception of addressing or otherwise exempt
signage, shall be reviewed in a follow-up historic resource review and that
an apartment sign, to be approved through a future review, must be of
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comparable sign as the sign shown in the concept, which is shown as 20
square feet; and
• The bonded stiffener as shown on C9 (at the cornice detail), shall be
braced back to the parapet at intervals no more than 48” on center.

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 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. As a result of revisions following staff and Commission comments,
the proposal has improved from the original design. The resultant project will be a modest
building of relatively simple design but will enhance this corner with a greater level of activity
and presence. With the added conditions, this proposal meets the applicable Historic Resource
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 the addition of two stories of apartments over an existing one-story noncontributing
building that contains a restaurant in the Alphabet Historic District. The proposed new second
and third levels will contain four apartments each, centered around an enclosed courtyard,
with a new lobby/stair and recycling/trash room at the ground level. This approval is per the
approved site plans, Exhibits C-1 through C-16, signed and dated March 14, 2022, subject to
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 21-076261 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. No field changes allowed.
D. All trim at upper-level windows shall be painted smooth-finish fiber cement material.
E. The bonded stiffener as shown on C9 (at the cornice detail), shall be braced back to the
parapet at intervals no more than 48” on center.
F. All signage, with the exception of addressing or otherwise exempt signage, shall be reviewed
in a follow-up historic resource review. An apartment sign, to be approved through a future
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review, must be of comparable sign as the sign shown in the concept, which is shown as 20
square feet.
==============================================
By: _____________________________________________
Kristen Minor, Historic Landmarks Commission Chair
Application Filed: August 10, 2021
Decision Filed: March 15, 2022

Decision Rendered: March 14, 2022
Decision Mailed: March 30, 2022

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 August
10, 2021, and was determined to be complete on December 8, 2021.
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 August 10, 2021.
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 35 days. Unless further extended by the applicant, the
120 days will expire on: May 12, 2022.
Some of the information contained in this report was provided by the applicant.
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
Historic 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 13, 2022. The appeal application
form can be accessed at https://www.portlandoregon.gov/bds/45477. The completed appeal
application form must be e-mailed to LandUseIntake@portlandoregon.gov and to the
planner listed on the first page of this decision. If you do not have access to e-mail, please
telephone the planner listed on the front page of this notice about submitting the appeal
application.
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If you are interested in viewing information in the file, please contact the planner listed on the
front of this decision. The planner can provide some information over the phone. Please note
that due to COVID-19 and limited accessibility to files, only digital copies of material in the file
are available for viewing. Additional information about the City of Portland, city bureaus, and a
digital copy of the Portland Zoning Code is available on the internet at
https://www.portlandoregon.gov/citycode/28197.
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 $5,513.00 will be charged.
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 website: https://www.portlandoregon.gov/bds/article/411635. 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 14, 2022 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.
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.
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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.

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. Project Summary
2. Original Drawing Submittal
3. Appendix Drawings
4. Zoning Analysis
5. Fire Flow Report
6. Geotech Report
7. Pre-App Summary Notes
8. Request to Deem Complete
9. Revised Narrative
10. Revised Drawings, dated December 8, 2021
11. Revised Appendix, dated December 8, 2021
B. Zoning Map (attached)
C. Plan & Drawings
1. Cover Sheet
2. Site Plan (attached)
3. Second Floor Plan
4. Third Floor Plan
5. Roof Plan
6. East Elevation (attached)
7. West Elevation
8. South Elevation (attached)
9. North Elevation
10. Site Utilities Plan
11. Window Specs and Wall Section Detail
12. Storefront Specs and Stucco Detail
13. Balcony and Cornice Detail
14. Sign Concepts (not recommended for approval)
15. Entry Details
16. Canopy and Medallion Details
D. 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
E. Agency Responses:
1. Bureau of Parks, Forestry Division
2. Bureau of Transportation Engineering and Development Review
3. Site Development Review Section of BDS
4. Life Safety Division of BDS
5. Bureau of Environmental Services
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6. Fire Bureau
7. Bureau of Parks, Forestry Division, revised response
F. Letters
1. Northwest District Association, represented by Steve Pinger, wrote on January 11,
2022, noting general support for the addition of upper floors and noting some concerns
with the design.
2. Carol Annino Rentschler, on January 18, 2022, wrote in opposition, with concerns
about the quality of design.
G. Other
1. Original LUR Application
2. Incomplete Letter, dated September 9, 2022
3. Memo to Applicant, dated January 7, 2022
H. Hearing
1. Staff Report, dated January 14, 2022
2. Staff Memo, dated January 14, 2022
3. Matrix, dated January 24, 2022
4. Staff Presentation, dated January 24, 2022
5. Drawings for January 24, 2022 Hearing
6. Extension Form, dated January 27, 2022
7. Revised Drawings, dated February 8, 2022
8. Revised Staff Report, dated February 17, 2022
9. Revised Staff Memo, dated February 17, 2022
10. Revised Matrix, dated February 28, 2022
11. Revised Drawings, dated February 28, 2022
12. 2nd Revised Staff Report, dated March 8, 2022
13. 2nd Revised Memo, dated March 10, 2022
14. Testifier Sign-In Sheet

