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DECISION OF THE HISTORIC PRESERVATION OFFICER 

 
MINOR HISTORIC DESIGN REVIEW CASE NO.: HIS22-19 
 
APPLICATION NO.: 22-112083-DR 
 
NOTICE OF DECISION DATE: June 16, 2022 
 
SUMMARY: A proposal to replace an existing window on the south facade of the 
Kapphahn House (c. 1925).  
 
REQUEST: Class 1 Minor Historic Design Review of a proposal to replace an 
existing window with in kind materials and design on the south facade of the 
Kapphahn House (c. 1925), a contributing resource within the Court-Chemeketa 
Residential Historic District, on property zoned RD (Duplex Residential) and located 
at 1498 Court St NE, (Marion County Tax Assessor Map and Tax Lot Number: 
073W26BD03100.  
 
APPLICANT: John Cisar  
 
LOCATION: 1498 Court St NE 
 
CRITERIA: Salem Revised Code (SRC) Chapters 230.025(b) - Windows 
 
FINDINGS: The findings are in the attached Decision dated June 16, 2022. 
 
DECISION: The Historic Preservation Officer (a Planning Administrator 
designee) APPROVED Minor Historic Design Review Case No. HIS22-19 based 
upon the application materials deemed complete on June 16, 2022 and the findings 
as presented in this report. 
 
The rights granted by the attached decision must be exercised, or an extension 
granted, by June 17, 2024, or this approval shall be null and void.  
 
Application Deemed Complete:  June 15, 2022 
Notice of Decision Mailing Date:  June 16, 2022 
Decision Effective Date:   June 17, 2022 
State Mandate Date:   October 13, 2022  
 
Case Manager: Kimberli Fitzgerald, kfitzgerald@cityofsalem.net, 503-540-2397 
 
This decision is final. 
 
The complete case file, including findings, conclusions and conditions of approval, if 
any, is available for review by contacting the case manager, or at the Planning Desk 
in the Permit Application Center, Room 305, City Hall, 555 Liberty Street SE, during 
regular business hours. 
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BEFORE THE PLANNING ADMINISTRATOR OF THE CITY OF SALEM 

 
DECISION 

 
IN THE MATTER OF APPROVAL OF ) MINOR HISTORIC DESIGN REVIEW 
HISTORIC DESIGN REVIEW )  
CASE NO. HIS22-19 )  
1498 COURT STREET NE ) June 16, 2022 
  
In the matter of the application for a Minor Historic Design Review submitted by John Cisar, 
the Historic Preservation Officer (a Planning Administrator Designee), having received and 
reviewed evidence and the application materials, makes the following findings and adopts the 
following order as set forth herein. 
 

REQUEST 
 
SUMMARY: A proposal to replace an existing window on the south facade of the Kapphahn 
House (c. 1925).  
 
REQUEST: Class 1 Minor Historic Design Review of a proposal to replace an existing window 
with in-kind materials and design on the south facade of the Kapphahn House (c. 1925), a 
contributing resource within the Court-Chemeketa Residential Historic District, on property 
zoned RD (Duplex Residential) and located at 1498 Court St NE, (Marion County Tax 
Assessor Map and Tax Lot Number: 073W26BD03100. 
 
A vicinity map illustrating the location of the property is attached hereto, and made a part of 
this decision (Attachment A). 
 

FINDINGS 
 

Minor Historic Design Review Applicability 
 
SRC230.020(f) requires Historic Design Review approval for any alterations to historic 
resources as those terms and procedures are defined in SRC 230.The Planning Administrator 
shall render a decision supported by findings that explain conformance or lack thereof with 
relevant design standards, state the facts relied upon in rendering the decision, and explain 
justification for the decision. 
 
PROPOSAL 
 
The applicant is proposing to replace the original window on the south facade of the Kapphahn 
House. The repair will include removing the existing window and frame from the opening. The 
applicant and the contractor (Stayton Wood Windows) is proposing to manufacture a new 
window matching the original in material and design to replace the existing which is too 
deteriorated to repair. 
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SUMMARY OF RECORD 
 
The following items are submitted to the record and are available upon request: All materials 
submitted by the applicant, including any applicable professional studies such as traffic impact 
analysis, geologic assessments, and stormwater reports; any materials and comments from 
public agencies, City departments, neighborhood associations, and the public; and all 
documents referenced in this report. All application materials are available on the City’s online 
Permit Application Center at https://permits.cityofsalem.net. You may use the search function 
without registering and enter the permit number listed here: 22 112083 DR. 
 
APPLICANT’S STATEMENT 
 
A request for historic design review must be supported by proof that it conforms to all 
applicable criteria imposed by the Salem Revised Code. An excerpt of the applicants proposal 
is included as Attachment B in this staff report.  
 
FACTS & FINDINGS 
 
1. Historic Designation  
 
Under Salem Revised Code (SRC) Chapter 230, no exterior portion of a local historic 
resource, contributing, non-contributing building or new construction in a historic district shall 
be erected, altered, restored, moved or demolished until historic design review approval has 
been granted on the basis of the project’s conformity with the applicable criteria in SRC 230. 
Conditions of approval, if any, shall be limited to project modifications required to meet the 
applicable criteria.  
 
According to SRC 230.020(f), historic design review approval shall be granted if the application 
satisfies the applicable standards set forth in Chapter 230. For Class 1 and Class 2 Minor 
Historic Design Review decisions HLC staff, the Historic Preservation Officer (a designee of 
the Planning Administrator), shall render their decision supported by findings that explain 
conformance or lack thereof with relevant design standards, state the facts relied upon in 
rendering the decision, and explain justification for the decision. 
 
2. Historic Significance 

 
The Kapphahn House was originally constructed by Ernest and Lylles Kapphahn in 1925 in the 
Colonial Bungalow architectural style. The Kapphahn’s had purchased the property to the 
north, the Holmes House in 1919. The Kapphahn’s owned the Peter Pan Confectionary in 
Salem.  
  
3. Analysis of Minor Historic Design Review Approval Criteria 
 
SRC 230.020, Table 230-1 states that in kind window replacement on a primary façade is a 
Class 1 Minor Review. Staff utilized the information from the applicant’s statements to evaluate 
the applicant’s proposal and to compose the facts and findings within the staff report. Staff 
determined that the following standards from 230.025 (b) Standards for Historic Contributing 
Resources in Residential Historic Districts, Windows are applicable to the project on the south 
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(secondary) façade of the resource. 
 
FINDINGS: 
 
230.025 (b) Standards for Historic Contributing Resources in Residential Historic 
Districts, Windows 

 
(1) Materials. All features of the window, including the window frame, sash, stiles, rails, 

muntins, lamb's tongues and glass, are replaced with materials that duplicate, to the 
greatest degree possible, the appearance and structural qualities of the original. 

 
Findings: The applicant is proposing to replace the existing four panel, four over one fixed 
window band on the south façade of the resource. This is a secondary façade abutting the 
driveway located to the south of the resource. The applicant is proposing to replace the 
existing window band of four, four over one fixed window with a new band of wood windows 
matching the original in material and design to the greatest degree feasible. The proposed new 
window will fit within the existing 9’ by 3’ opening, and the existing trim will be retained. Overall, 
the applicant will ensure that any replacement materials will duplicate to the greatest degree 
feasible the appearance and structural qualities of the material being replaced, therefore staff 
finds that SRC 230.060(b)(1) has been met for the proposal. 
 
(2) Design. Overall design of the window profile of all parts of the window shall reproduce the 

appearance of the original window. 
 

Findings: The applicant is not proposing to alter the size of the window opening or change the 
style, finish or trim elements. Any replacement components of the window will be 
manufactured to match the design of the original to the greatest degree feasible. Overall, the 
replacement of the window sash, muntins and the replacement glass will ensure that the 
appearance and design of the original window will be retained and restored. Staff finds that 
SRC 230.060(b)(2) has been met for the proposal. 

 
(3) Energy efficiency.  

(A)  The use of weather-stripping, insulation, or materials to either repair or improve the 
energy efficiency of shall be evaluated as means to achieve the desired energy 
efficiency objectives prior to seeking authorization to replace a window.  
 

(B) If an owner wishes to improve the energy efficiency of windows in a non-contributing 
resource, this is allowed provided the proposed improvements are compatible and do 
not permanently alter any historic contributing features of the resource. 
 

(C) If an owner wishes to improve the energy efficiency of windows located on a facade 
other than the primary facade, measures that are removable and do not permanently 
alter the resource shall be used. This includes, but is not limited to, exterior storm 
windows, weather-stripping. Reuse of the original window frame and sash with 
replacement glass that maintains the overall design and appearance of the window is 
allowed. Example: Replacement of single-pane glass with new energy efficient double-
paned glass is permissible, so long as the window is in satisfactory condition, muntins 
are wide enough to hold the double-paned glass, the double-paned glass can be 
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inserted into the original window sash, there are only minor alterations to the overall 
design of the window, and the double-paned glass is not visibly tinted or reflective. 

 
Findings: The applicant is not proposing any improvements to improve energy efficiency 
therefore staff finds that SRC 230.060(b)(3) is not applicable to the evaluation of this proposal.  
 

DECISION 
 
Based upon the application materials deemed complete on June 15, 2022 and the findings as 
presented in this report, the application for HIS22-19 is APPROVED. 
 

 
Kimberli Fitzgerald, AICP 
Historic Preservation Officer 
Planning Administrator Designee 
 

Attachments: A. Vicinity Map 
 B. Applicant’s Submittal Materials- Excerpt 
  
 
G:\CD\PLANNING\HISTORIC\CASE APPLICATION Files - Processing Documents & Staff Reports\Minor Type I\2022\Decisions\HIS22-19 
1498 Court Street NE.docx   



Community Development Dept.

n

n Court/Chemeketa Residential Historic District

ST JOHNS LUTHERAN SCHOOL
SCHOOL

STATE ST
FERRY ST SE

COURT ST NE

14
TH

 S
T 

NE

17
TH

 S
T 

NE

13
TH

 S
T 

NE

14
TH

 S
T 

SE

15
TH

 S
T 

SE

CHEMEKETA ST NE

CENTER ST  NE

13
TH

 S
T 

SE

17
TH

 S
T 

SE

TRADE ST SE

12
TH

 S
T 

NE

15
TH

 S
T 

NE

ST
RA

ND
 A

V 
SE

16
TH

 S
T 

SE

WY AT
T

CT
NE

18
TH

 S
T 

SE

WINON A CT NE

CHEMEKETA ST NE

12
TH

 S
T 

NE

COURT ST NE

Vicinity Map
1498 Court Street  NE

Ê0 200 400100 Feet

Subject Property

Wi
lla

me
tte

 R
ive

r

Willamette River

k

13
TH

  S
T

17
TH

  S
T

HI
GH

  S
T

Mc GILCHRIST

CENTER  ST

MARKET  ST

MISSION

CA
PIT

OL

MARION

AVE
ST

ST

ST
STATE    ST

CENTER   ST

FR
ON

T  
ST

RURAL

FAIRGROUNDS

HOYT

SUNNYVIEW

ST

BR
OA

DW
AY

Parks

n Schools

Inset Map

This product is provided as is, without warranty.  In no
event is the City of Salem liable for damages from the
use of this product.   This product is subject to license
and copyright limitations and further distribution or
resale is prohibited.

Historic District

Legend

Urban Growth Boundary
Taxlots Outside Salem City Limits

City Limits

G:\CD\PLANNING\HISTORIC\VICINITY MAPS for Historic Review Cases\1498 Court Street NE.mxd - 2/8/2018 @ 11:19:37 AM

kfitzgerald
Typewritten Text
ATTACHMENT A



HIS22-19  1498 Court St. NE 

 

kfitzgerald
Typewritten Text
ATTACHMENT B



HIS22-19  1498 Court St. NE 

 

Proposed Window Replacement 
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Location of proposed window replacement 
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