
AGENDA
December 10, 2024 

PLANNING COMMISSION 
milwaukieoregon.gov

Hybrid Meeting Format: The Planning Commission will hold this meeting both in person at City Hall and through Zoom 
video. The public is invited to watch the meeting in person at City Hall, online through the City of Milwaukie YouTube 
page (https://www.youtube.com/channel/UCRFbfqe3OnDWLQKSB_m9cAw), or on Comcast Channel 30 within city 
limits. 

If you wish to provide comments, the city encourages written comments via email at planning@milwaukieoregon.gov. 
Written comments should be submitted before the Planning Commission meeting begins to ensure that they can be 
provided to the Planning Commissioners ahead of time. To speak during the meeting, visit the meeting webpage 
(https://www.milwaukieoregon.gov/planning/planning-commission-2) and follow the Zoom webinar login instructions. 

1.0 Call to Order – Procedural Matters — 6:30 PM 

1.1 Native Lands Acknowledgment 

2.0 Planning Commission Minutes – Motion Needed 

2.1      September 10, 2024 
2.2      October 8, 2024 

3.0 Information Items 

4.0 Audience Participation — This is an opportunity for the public to comment on any item not on the agenda 

5.0 Community Involvement Advisory Committee (CIAC) 

6.0 Hearing Items 

6.1 HR-2024-002 - 1620 SE Waverly Dr. 

Summary: Historic Resource Review (Type III) 

Staff: Associate Planner, Ryan Dyar 

6.2 HR-2024-003 - 9712 SE Cambridge Ln. 

Summary: Historic Resource Review (Type III) 

Staff: Senior Planner, Vera Kolias 

7.0 Planning Department Other Business/Updates 

8.0 Forecast for Future Meetings 

January 14, 2025 Hearing Items : NFIP-ESA Integration (floodplain) 
Work Session Items : Annual joint meeting with the Neighborhood District Associations 

   Planning Commission Orientation 

January 28, 2025 Hearing Items : SB1537 Code Amendments 

https://www.youtube.com/channel/UCRFbfqe3OnDWLQKSB_m9cAw
mailto:planning@milwaukieoregon.gov
https://www.milwaukieoregon.gov/planning/planning-commission-2


 
Milwaukie Planning Commission Statement 

The Planning Commission serves as an advisory body to, and a resource for, the City Council in land use matters. In this 
capacity, the mission of the Planning Commission is to articulate the Community’s values and commitment to socially and 
environmentally responsible uses of its resources as reflected in the Comprehensive Plan. 
 
1. PROCEDURAL MATTERS.  If you wish to register to provide spoken comment at this meeting or for background information 

on agenda items please send an email to planning@milwaukieoregon.gov.  
2. PLANNING COMMISSION and CITY COUNCIL MINUTES.  City Council and Planning Commission minutes can be found on 

the City website at www.milwaukieoregon.gov/meetings.   
3. FORECAST FOR FUTURE MEETINGS.  These items are tentatively scheduled but may be rescheduled prior to the meeting 

date.  Please contact staff with any questions you may have. 
4. TIME LIMIT POLICY.  The Commission intends to end each meeting by 10:00pm.  The Planning Commission will pause 

discussion of agenda items at 9:45pm to discuss whether to continue an agenda item to a future date or finish the item. 

Public Hearing Procedure 
Those who wish to testify should attend the Zoom meeting posted on the city website, state their name and city of residence 
for the record, and remain available until the Chairperson has asked if there are any questions from the Commissioners. 
Speakers are asked to submit their contact information to staff via email so they may establish standing. 

1. STAFF REPORT.  Each hearing starts with a brief review of the staff report by staff.  The report lists the criteria for the land use      
action being considered, as well as a recommended decision with reasons for that recommendation. 

2. CORRESPONDENCE.  Staff will report any verbal or written correspondence that has been received since the Commission 
was presented with its meeting packet. 

3. APPLICANT’S PRESENTATION.  
4. PUBLIC TESTIMONY. Comments or questions from interested persons and testimony from those in support or opposition of 

the application. 
5. QUESTIONS FROM COMMISSIONERS.  The commission will have the opportunity to ask for clarification from staff, the 

applicant, or those who have already testified. 
6. REBUTTAL TESTIMONY FROM APPLICANT.  After all public testimony, the commission will take rebuttal testimony from the 

applicant. 
7. CLOSING OF PUBLIC HEARING.  The Chairperson will close the public portion of the hearing.  The Commission will then enter 

into deliberation.  From this point in the hearing the Commission will not receive any additional testimony from the 
audience but may ask questions of anyone who has testified. 

8. COMMISSION DISCUSSION AND ACTION.  It is the Commission’s intention to make a decision this evening on each issue on 
the agenda.  Planning Commission decisions may be appealed to the City Council. If you wish to appeal a decision, 
please contact the Planning Department for information on the procedures and fees involved. 

9. MEETING CONTINUANCE.  Prior to the close of the first public hearing, any person may request an opportunity to present 
additional information at another time. If there is such a request, the Planning Commission will either continue the public 
hearing to a date certain or leave the record open for at least seven days for additional written evidence, argument, or 
testimony. The Planning Commission may ask the applicant to consider granting an extension of the 120-day time period 
for making a decision if a delay in making a decision could impact the ability of the City to take final action on the 
application, including resolution of all local appeals.   

Meeting Accessibility Services and Americans with Disabilities Act (ADA) Notice 
The city is committed to providing equal access to public meetings. To request listening and mobility assistance services 
contact the Office of the City Recorder at least 48 hours before the meeting by email at ocr@milwaukieoregon.gov or phone 
at 503-786-7502. To request Spanish language translation services email espanol@milwaukieoregon.gov at least 48 hours 
before the meeting. Staff will do their best to respond in a timely manner and to accommodate requests. Most Council 
meetings are broadcast live on the city’s YouTube channel and Comcast Channel 30 in city limits. 

Servicios de Accesibilidad para Reuniones y Aviso de la Ley de Estadounidenses con Discapacidades (ADA) 
La ciudad se compromete a proporcionar igualdad de acceso para reuniones públicas. Para solicitar servicios de asistencia 
auditiva y de movilidad, favor de comunicarse a la Oficina del Registro de la Ciudad con un mínimo de 48 horas antes de la 
reunión por correo electrónico a ocr@milwaukieoregon.gov o llame al 503-786-7502. Para solicitar servicios de traducción al 
español, envíe un correo electrónico a espanol@milwaukieoregon.gov al menos 48 horas antes de la reunión. El personal hará 
todo lo posible para responder de manera oportuna y atender las solicitudes. La mayoría de las reuniones del Consejo de la 
Ciudad se transmiten en vivo en el canal de YouTube de la ciudad y el Canal 30 de Comcast dentro de los límites de la ciudad. 

Milwaukie Planning Commission: 
Jacob Sherman, Chair 
Joseph Edge 
Ernestina Fuenmayor 
Leesa Gratreak 
Max Penneck 
 

Planning Department Staff: 
Laura Weigel, Planning Manager 
Brett Kelver, Senior Planner 
Vera Kolias, Senior Planner 
Adam Heroux, Associate Planner 
Ryan Dyar, Associate Planner 
Petra Johnson, Administrative Specialist II 

 

mailto:planning@milwaukieoregon.gov
http://www.milwaukieoregon.gov/meetings


 

PLANNING COMMISSION MINUTES 
City Hall Council Chambers 
10501 SE Main Street 
www.milwaukieoregon.gov 

September 9, 2024 

 
Present: Jacob Sherman, Chair 

Joshua Freeman, Vice Chair 
Aaron Carpenter 
Tina Fuenmayor 
Will Mulhern 

Staff: 
 

Justin Gericke, City Attorney 
Brett Kelver, Senior Planner 
Vera Kolias, Senior Planner 
Laura Weigel, Planning Manager 

      
Absent:    Joseph Edge 
                  Leesa Gratreak 

      

  

 
 
(00:10:24) 
1.0 Call to Order — Procedural Matters* 
Chair Sherman called the meeting to order at 6:30 p.m., read the conduct of meeting 
format into the record, and Native Lands Acknowledgment. 
 
Note: The information presented constitutes summarized minutes only. The meeting 
video is available by clicking the Video link at 
http://www.milwaukieoregon.gov/meetings. 
  
(00:11:15) 
2.0 Planning Commission Minutes  
No information was presented for this portion of the meeting. 
 
(00:11:17) 
3.0 Information Items  
Planning Manager, Laura Weigel mentioned the upcoming open house for the 
Washington-Monroe St Greenway project. Weigel presented the tentative dates for the 
planning commission to meet with the NDAs and City Council.  
 
(00:12:43) 
4.0 Audience Participation  
No information was presented for this portion of the meeting. 
  
(00:13:18) 
5.0 Community Involvement Advisory Committee (CIAC)  
No information was presented for this portion of the meeting. 
 
 

http://www.milwaukieoregon.gov/
http://www.milwaukieoregon.gov/meetings
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(00:14:04) 
6.0 Hearing Items 
 
(00:14:04) 
6.1 DR-2024-001: 1847 Food Park, Continued  
Senior Planner, Vera Kolias, announced the applicable sections of the Milwaukie 
Municipal Code (MMC): MMC title 12, chapters 19.304,19.508, 19.600, 19.700, 19.907, 
19.911, 19.1006. Kolias presented the staff report via a power point presentation. Both 
are included in the meeting packet.  
 
The applicant’s representative, Garrett Stevenson, introduced the project architects; 
Karl Refi, Terry Amundson, and Eric Saunders. Stevenson outlined their goals for the 
meeting. Raffe presented the project via slideshow. Commissioner Will Mulhern asked 
about consideration for an indoor food hall. Amundson explained that the design was 
inspired by the existing site. Commissioner Aaron Carpenter asked about other layouts 
for building locations. Amundson explained the vision behind the concept. 
Commissioner Tina Fuenmayor asked about the design process regarding frontage 
guidelines. The representatives explained how they believe their design meets the intent 
of the guidelines. Andy Fisher, Milwaukie resident, asked why the design cannot meet 
the 1:1 FAR standard. Stevenson replied that it doesn’t meet the standard because the 
structure is not principally a building. Chair Sherman closed the public testimony.  
 
Commission Discussion:  
The commission discussed the design guidelines, the current design of the project, and 
expressed their thoughts on the future development of the city. Carpenter and Chair 
Sherman asked the applicants clarifying design questions. The commission took a 10-
minute recess. Stevenson asked to re-open the public testimony. Chair Sherman re-
opened the public testimony. The applicants addressed some of the commission’s 
concerns and proposed some conditions of approval including fence height and 
percentage of open perimeter fence, they also discussed basement floor elevation. 
Chair Sherman noted keeping the historic horse ties on the sidewalk. Chair Sherman 
closed the public testimony. The commission continued deliberation.  
 
Mulhern motioned to approve DR-2024-001 as presented and subject to the conditions 
of approval as outlined, motion to approve VR-2024-002 was included. Vice Chair 
Freeman seconded the motion. The motion was passed with a 3-2 vote.  
 
(02:34:22) 
7.0 Work Session Items 

 
(02:34:22) 
7.1 Natural Resources Code Amendments  
Senior Planner, Brett Kelver presented the latest updates and proposed changes. 
Carpenter asked about slope specifications with respect to identifying natural resource 
areas. Kelver confirmed there is some methodology in the code explaining how slope is 
calculated. Chair Sherman asked whether particular features are or are not identified 
on the natural resources map. Fuenmayor asked whether any historic maps had been 
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used to identify natural resources. Kelver noted their questions and suggestions. 
Carpenter asked if the proposed changes would alleviate staff workload. Kelver 
answered yes. Carpenter recommended collaboration with the engineering 
department to ensure that stormwater management standards and practices can 
improve wetland health. Kelver acknowledged the suggestion.  
 
(03:16:42) 
8.0  Planning Department/Planning Commission Other Business/Updates 
No information was presented for this portion of the meeting. 
 
(03:17:00) 
9.0  Forecast for Future Meetings 
 

September 24, 2024,          Hearing Item:      Canceled  
 
October 8, 2024,            Hearing Item:      CU-2024-001; Vacation Rental 
 
 

Meeting adjourned at approximately 9:45 p.m.  
 

Respectfully submitted, 
 
Petra Johnson, Administrative Specialist II 



 

PLANNING COMMISSION MINUTES 
City Hall Council Chambers 
10501 SE Main Street 
www.milwaukieoregon.gov 

October 8, 2024 

 
Present: Aaron Carpenter 

Joseph Edge 
Leesa Gratreak 
Will Mulhern 

Staff: 
 

Ryan Dyar, Associate Planner 
Justin Gericke, City Attorney 
Laura Weigel, Planning Manager 

      
Absent:    Tina Fuenmayor  
                 Jacob Sherman, Chair 

 

  

 
(00:10:56) 
1.0 Call to Order — Procedural Matters* 
Commissioner Edge called the meeting to order at 6:30 p.m. and read the conduct of 
meeting format into the record. Commissioner Carpenter nominated Edge as Chair Pro 
Tem, Commissioner Mulhern seconded the motion, the commission voted unanimously 
in favor of Edge as Chair Pro Tem. Edge read the Native Lands Acknowledgment. 
 
Note: The information presented constitutes summarized minutes only. The meeting 
video is available by clicking the Video link at 
http://www.milwaukieoregon.gov/meetings. 
  
(00:12:40) 
2.0 Planning Commission Minutes  
The August 13, 2024, minutes were approved as presented. 
 
(00:13:22) 
3.0 Information Items  
Planning Manager, Laura Weigel let the commission know that Vice Chair Freeman had 
resigned from the Planning Commission. Weigel added that City Council had approved 
an alternate for the planning commission as part of the larger recruitment process last 
fall. Weigel introduced the incoming commissioner, Max Penneck.  
 
(00:14:45) 
4.0 Audience Participation  
No information was presented for this portion of the meeting. 
  
(00:15:24) 
5.0 Community Involvement Advisory Committee (CIAC)  
No information was presented for this portion of the meeting. 
 
  

http://www.milwaukieoregon.gov/
http://www.milwaukieoregon.gov/meetings
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(00:15:58) 
6.0 Hearing Items 

 
(00:16:01) 
6.1 CU-2024-001-Vacation Rental at 11932 SE 35th Ave.  
Associate Planner, Ryan Dyar, announced the applicable sections of the Milwaukie 
Municipal Code (MMC): MMC 19.301, 19.905, 19.1006. Dyar presented the staff report 
via a power point presentation. Both are included in the meeting packet.  
 
The applicant, Kristina Fedorovskiy, explained the intentions behind the land use 
application. Mulhern asked about contingency plans when the owner is unavailable for 
immediate assistance at the vacation rental. Fedorovskiy replied that there are 2 back 
up people available when needed. Commissioner Gratreak asked what company they 
will be working with. Fedorovskiy replied they would likely be using Airbnb. Gratreak 
asked about mitigation for parties. Fedorovskiy replied that  she intends to include 
language in the rental agreement prohibiting parties. The agreement would also state 
that any renter breaking the rules would forfeit their stay without a refund. Gratreak 
asked about smoking on the property. The applicant’s intention is that there will be no 
smoking anywhere on the property. Milwaukie residents, Lauren Robinson and Nancy 
Chauntler, testified in opposition of the application. Fedorovskiy stated that the 
property has at least 3 parking spaces. Edge closed the public testimony. Carpenter 
asked about an operational plan requirement. Dyar replied there is no requirement. 
Gratreak asked about calling non-emergency if a renter is defying the rental 
agreement, Dyar replied the first course of action should be calling the rental manager 
/ owner of the property. Carpenter asked if the term ‘party’ is defined in the code. Dyar 
replied that it is not defined in the code. Edge clarified that the city can only regulate 
noise.  
 
Commission Discussion:  
Edge said the proposal meets the conditions of approval. Carpenter agreed that the 
application meets code requirements but asked that staff continue to look over the 
code regarding vacation rentals. Mulhern and Gratreak agreed with Carpenter’s 
sentiments. Mulhern commented on adding more detail to future applications and 
encouraged Fedorovskiy to consider the neighbors’ concerns. Carpenter motioned to 
approve CU-2024-001 as presented. Mulhern seconded the motion.  
The motion was passed with a 4-0 vote.  
 
(01:07:58) 
7.0 Work Session Items 
No information was presented for this portion of the meeting. 
 
(01:08:01) 
8.0  Planning Department/Planning Commission Other Business/Updates 
No information was presented for this portion of the meeting. 
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(01:08:15) 
9.0  Forecast for Future Meetings 
 

October 22, 2024, Hearing Item:      No items at this time  
 

November 12, 2024, Work Session Item:     Annual Joint Meeting with NDA’s 
(tentative) 
 
                                                                  
 

Meeting adjourned at approximately 7:40 p.m.  
 

Respectfully submitted, 
 
Petra Johnson, Administrative Specialist II 



To: Planning Commission 

Through: Laura Weigel, Planning Manager 

From: Ryan Dyar, Associate Planner  

Date: December 3, 2024, for December 10, 2024, Public Meeting 

Subject: File: HR-2024-002 

Applicant: Troy Fowler, Fowler Home + Design  

Owner(s): Mark Eklund  
Address: 1620 SE Waverly Drive 
Legal Description (Map & Tax Lot): 1S1E26DB00300 
NDA: Historic Milwaukie 

ACTION REQUESTED 
Open the public hearing, listen to the staff report and applicant presentation, and discuss 
application HR-2024-002. The Planning Department does not have in-house staff with historic 
preservation expertise, so the city contracted with the Peter Meijer Architecture firm, which 
specializes in historic architecture, to assist staff in the review of this application.  The city’s 
historic preservation consultant has provided review comments on the application’s response to 
the approval criteria that include recommendations for more complete compliance with 
multiple criteria.  Therefore, as the proposal does not currently meet the criteria, staff 
recommend denial of the application and have provided Findings in Support of Denial in 
Attachment 1.  

That said, historic resources review, unlike other Type III reviews, is highly subjective and 
discretionary.  Staff and the consultant recognize that this is a private residence, and structures 
need to evolve over time for both modern use and code compliance; applications like this one 
are unique. Therefore, a failure to fully meet all the approval criteria might not necessarily 
result in an outright denial of the proposal.  Staff have provided a staff report with discussion 
and analysis to help the Commission reach a final decision after review during the hearing. 

6.1 Page 1



Planning Commission Staff Report—Waverly Drive Historic Review Page 2 of 12 
Primary File #HR-2024-002 – 1620 SE Waverly Dr December 3, 2024 

BACKGROUND INFORMATION 

A. Site and Vicinity 

The site address is 1620 SE Waverly Dr. The property is developed with a single detached 
structure, a carport, and landscaped garden areas.  The surrounding area includes single 
detached dwellings and a golf course to the north across Waverly Dr (see Figure 1).  

 
Figure 1. Site and vicinity 
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Planning Commission Staff Report—Waverly Drive Historic Review Page 3 of 12 
Primary File #HR-2024-002 – 1620 SE Waverly Dr December 3, 2024 

 

 
Figure 2.Primary (north) elevation (Zillow) 

B. Zoning Designation 

The site is in the Moderate Density Residential (R-MD) zone with a Historic Resources 
Overlay (HP) zoning designation.  

C. Comprehensive Plan Designation 

Moderate Density  

D. Land Use History 

• 1989:  The property was identified as a “Significant” historic resource and was placed 
and city’s historic resource inventory. Attachment 6 contains the 1988 Cultural 
Resource Inventory (1988 Inventory) documentation for the subject property.  

6.1 Page 3
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Planning Commission Staff Report—Waverly Drive Historic Review Page 4 of 12 
Primary File #HR-2024-002 – 1620 SE Waverly Dr December 3, 2024 

E. Proposal 

The proposed work includes the addition of a primary wing on the east side of the 
residence, the addition of a 306 sq ft prefabricated conservatory at the southwest side of 
the residence, extending the west garage wall 6 feet, and extending the south kitchen and 
nook walls 8.5 ft and 6 ft respectively. A lanai and porch are proposed for the northwest 
corner of the house and the primary entrance column on the north elevation is proposed to 
extend outward just over 6 feet.  

On the second floor, wall extensions are proposed on the east wall at the existing bath, the 
south wall, and west wall. Decks are proposed to the northwest and south. The roof of the 
main body of the house will remain at the same height as today. Other proposed roofs 
maintain the existing roof slopes and do not exceed the existing maximum height.  

The northern elevation (street-facing façade) is proposed to retain some of the original 
building design. Changes include: the design of some replacement windows; the design of 
the pediments above the second-floor windows on the west wing and the addition of a belt 
course; the extension of the primary entrance column. 

 

 
Figure 3. Site plan showing location of proposed footprint expansion (highlighted). Expansion also includes 
the addition of two lanais (not highlighted).  

6.1 Page 4



Planning Commission Staff Report—Waverly Drive Historic Review Page 5 of 12 
Primary File #HR-2024-002 – 1620 SE Waverly Dr December 3, 2024 

 
Figure 4. North elevation showing existing façade (bottom) and proposed modifications (top). 

 

 
Figure 5. South elevation showing existing facade (bottom) and proposed modifications (top). 
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Planning Commission Staff Report—Waverly Drive Historic Review Page 6 of 12 
Primary File #HR-2024-002 – 1620 SE Waverly Dr December 3, 2024 

 

 
Figure 6. West elevation showing existing facade (bottom) and proposed modifications, including new east wing, lanai, and 

conservatory (top). 

 

 
Figure 7. East elevation. Showing new garage entrance, lanai, window changes, and conservatory. 
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Planning Commission Staff Report—Waverly Drive Historic Review Page 7 of 12 
Primary File #HR-2024-002 – 1620 SE Waverly Dr December 3, 2024 

The project requires approval of the following applications: 

1. HR-2024-002: Type III Historic Resource review (exterior alteration of a landmark) 

 
Analysis 

As stated earlier, historic resource review is not a common application in Milwaukie, and 
especially not for private residences.  Due to the infrequency of this type of application and the 
technical nature of the review, the city employed Peter Meijer Architect, PC—a local 
architecture firm specializing in historic architecture and preservation—to assist city staff in 
their review.  

MMC 19.403 provides regulatory language for review of alterations to listed historic resources, 
including a purpose section and approval criteria.  The approval criteria are deliberately 
discretionary to allow for opportunities for changes to these resources while still preserving key 
architectural elements and maintaining complementary design and visual integrity, while 
ensuring continued modern use of the structure. 

1988 Cultural Resources Inventory 
The Milwaukie Historic Resources Inventory is adopted as part of the city’s Comprehensive 
Plan and consists of two different types of historic resources designations within the city – 
significant and contributing. Historic resources that are designated as significant require the 
highest level of review. There are 16 properties in the city that are designated as significant. The 
historic resources listed in the inventory were given scores to determine their significance. 
Scoring occurred in the late 1980’s based on a list of criteria that include 
person/group/organization affiliated with the property, event associated with the property, 
pattern, style/building type/convention, design/artistic quality, material construction, integrity, 
rarity, landmark, setting, and continuity.  To be designated as "significant," an historic resource 
must receive a rating score level of 60 or greater on the evaluation worksheet and be at least 50 
years old or score a high of 10 in at least two of the categories of the evaluation worksheet or be 
listed on the National Register of Historic Places. The house is not listed on the National 
Register of Historic Places.  

Built in 1922, the house received a total score of 54, less than the required score of 60.  However, 
the rating of “Significant” was determined because it received a full score (10/10) in the 
following two categories: 

1. Person/Group/Organization: It received full marks in this category because of its 
association with William and Annie MacMaster.  William was a successful financial and 
real estate businessman and was active in community affairs. He was the president of 
various Portland-Area civic organizations and a local and state booster. Annie was 
responsible for women’s war work throughout the Pacific Northwest for the YMCA 
during World War I. According to the 1988 Inventory, the MacMasters were notably one 
of the first families to reside permanently in Waverly. This estate, known as 
Ravenswood, was the second built for the MacMaster’s in Waverly. The first, known as 
Ardgour, was torn town in 1937.   

6.1 Page 7



Planning Commission Staff Report—Waverly Drive Historic Review Page 8 of 12 
Primary File #HR-2024-002 – 1620 SE Waverly Dr December 3, 2024 

2. Style/Building Type/Convention: The house received full marks as the best example of 
colonial revival architecture in Milwaukie. The 1988 Historic Resource Survey 
determined the following as notable character-defining features of the home: 

• Primary entrance with paired paneled doors, Swan’s neck pediment, full 
entablature, and Ionic pilasters. 

• Stucco exterior cladding 
• Quoining, also made of stucco 
• Polygonal bays 
• End wall Chimney 
• Palladian window 
• Full-height polygonal bay window with tent roof and spandrel  
• Belt course above heads of second story windows 
• Rectangular plan glanced by two smaller wings on side elevations  

Key Question 

Staff have identified the following question for the Commission’s deliberation. Aspects of the 
proposal and approval criteria not listed below are addressed in the Findings in Support of 
Denial (see Attachment 1) and generally require less analysis and discretion. The contracted 
architect provided review comments both on the original application submittal and the 
additional information the applicant submitted in response to the first review (see Attachments 
3, 4, and 5). 

Staff recognize that this is a private residence and that there’s a need for structures to evolve 
over time to meet updated building and energy codes and accommodate the needs of their 
occupants. However, the scale and extent of the proposed changes is a clear concern for the 
city’s consultant. The concerns are discussed in more detail below, along with the applicant’s 
response to the approval criteria, and the consultant’s recommendation for how the criteria can 
be met.  

The following analysis includes review of select approval criteria for exterior alterations to a 
historic resource. 

A. Is the proposal consistent with the visual integrity or style of the home, including 
building height, horizontal additions, and windows? 

The applicant is proposing modifications to the house to create a more efficient and safer 
residence through better insulation, higher performance windows, and seismic 
fortification of the structure. As discussed, the proposed work includes the addition of a 
primary wing on the east side of the residence, the addition of a prefabricated 
conservatory at the southwest side of the residence, extensive window replacement and 
redesign, increasing the roof height on the west wing, wall extensions on to the south, 
west, and north, and the addition of a lanai on the north and south elevations.  

 

 

 

6.1 Page 8
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Planning Commission Staff Report—Waverly Drive Historic Review Page 9 of 12 
Primary File #HR-2024-002 – 1620 SE Waverly Dr December 3, 2024 

Retention of Original Construction  
 
This criterion states that distinguishing qualities defining a resources character shall not 
be destroyed and that removal or alteration of historic materials shall be avoided. The 
proposal involves redesigning various aspects of the street facing façade. Most notably, 
the plan proposes extending the primary entrance column outward six feet which 
necessarily involves altering high-preservation priority entryway features. Recognizing 
the significance of the entryway, the applicant is proposing to reuse the distinctive 
entryway features mentioned in the 1988 Inventory; this includes entry door, swan’s neck 
pediment, entablature, and ionic pilasters. 

To meet this criterion, the city’s consultant recommends that the character-defining 
qualities of the entire primary, north, elevation remain as they currently exist. They 
recommend that the primary entrance block remain flush with the north elevation and 
that window size and design should match that of the historic; this includes the pediments 
above the second story windows on the west wing. The consultant also recommends 
removing the proposed belt course on the west wing, as the design element is not 
historically accurate to the wing of the house.  
 
Building Height Criterion  
 
The building height criterion states that existing building heights and pitches should be 
maintained. The applicant is not proposing a new foundation or to raise or lower the 
building’s permanent maximum height. However, through the central column extension, 
the proposal would alter the roof design of the main block. The proposal also involves 
raising the height of the west wing of the home and adding three pediments on the second 
floor of the west wing that alter the roof’s design. Despite some inconsistencies in the plan 
set, the applicant proposes retaining the flat roof on the east wing and above the two-story 
bay windows on the main block.  

The applicant’s statement argues that the tallest roof form will remain—thus maintaining 
existing building’s highest elevation—and that the existing roof pitches will be retained.  

The city’s consultant recommends the following be maintained to meet the criteria. As 
indicated below, the proposal is consistent with some but not all these recommendations.   

• Ensure the retention of the flat roof on the existing east wing of the home 
(consistent with proposal). 

• Ensure the retention of historic design and composition of the two existing 
pediments above windows on the west wing of the home (inconsistent with 
proposal). 

• Retention of the flat roof above the two-story bay window on the north elevation 
(consistent with proposal). 

• Retention of the pediment above the front entry design sequence (inconsistent 
with proposal, although the applicant does propose reconstructing a similar 
pediment on the extended column). 
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• Ensure that the proposed addition and extension of walls at the garage, kitchen 
and kitchen nook, and east wing will not alter the pitch of the roof to which they 
are attached (consistent with proposal). 

• Ensure that no new roof height will be taller than the existing tallest roof height of 
the building (consistent with proposal). 

 
Horizontal Additions 
 
The criterion allows for horizontal additions on historic structures so long as the scale and 
proportion of building additions, including the relationship of windows to walls, are 
visually compatible with the traditional architectural character of the historic building.  

As noted, the applicant is proposing a significant east wing addition, the addition of a 
conservatory on the south elevation, and wall extensions on the south, east, and northern 
elevations. The applicant states that these additions and wall extensions are visually 
consistent with the historic structure and that the criterion is therefore satisfied. The city’s 
consultant largely agrees but takes issue with the extension of the central column on the 
street-facing façade. To meet the criterion, the consultant also proposes shifting the new 
east wing where the addition connects with the existing structure to avoid obscuring the 
primary block of the historic home.  

 
Windows  
 
Except for the Palladian windows on the southern and northern elevations, the applicant 
proposes replacing all the windows on every elevation. Window replacement is allowed 
under the MMC so long as the replacements match the originals as closely as possible.  

The applicant does propose retaining the size and appearance of the windows specifically 
mentioned in the 1988 Inventory. On the northern elevation, apart from the Palladian 
window, which is to be moved slightly but reused, the applicant proposes retaining the 
size and appearance of the single-story bay window—while replacing the glass itself with 
a higher performance window—with the tent roof and the full height poloidal bay 
windows. However, all other window designs on the front elevation are proposed to 
change.  

The applicant’s statement notes that the frame size and grilles will match the original 
windows; however, they fail to mention or justify other proposed modifications.  

To meet this criterion, the city’s consultant recommends that the window replacements 
match the visual qualities and design of the historic windows on the north elevation. The 
new windows proposed on the first and second floor of the new west wing should match 
those of the existing historic. Other window replacements or redesigns should match the 
visual qualities of the original windows by maintaining the number of windows and 
panes.  
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CONCLUSIONS 
A. Staff recommendation to the Planning Commission: 

Based solely on the approval criteria staff recommend that the Commission deny the 
application. However, staff and the consultant recognize that this is a private residence, 
and structures need to evolve over time for both modern use and code compliance; 
applications like this one are unique. Therefore, a failure to fully meet all the approval 
criteria or comply with every consultant recommendation might not necessarily result in 
an outright denial of the proposal.  

CODE AUTHORITY AND DECISION-MAKING PROCESS 

The proposal is subject to the following provisions of the Milwaukie Municipal Code (MMC). 

• MMC 19.301 Moderate Density Residential Zone 

• MMC 19.403 Historic Preservation Overlay MMC 19.1006  

• Type III Review 

This application is subject to Type III review, which requires the Planning Commission to 
consider whether the applicant has demonstrated compliance with the code sections shown 
above. In Type III reviews, the Commission assesses the application against review criteria and 
development standards and evaluates testimony and evidence received at the public meeting.  

The Commission has 4 decision-making options as follows:  

A. Approve the application subject to the recommended Findings.  

B. Approve the application with modified Findings and Conditions of Approval. Such 
modifications need to be read into the record. 

C. Deny the application upon finding that it does not meet approval criteria. Such findings 
need to be read into the record. 

D. Continue the hearing. 

The final decision on these applications, which includes any appeals to the City Council, must 
be made by January 30, 2025, in accordance with the Oregon Revised Statutes and the 
Milwaukie Zoning Ordinance. The applicant can waive the time period in which the application 
must be decided. 

COMMENTS 

Notice of the proposed changes will be provided prior to the public hearing to the following 
agencies and people: City of Milwaukie Engineering, Building, and Public Works Departments, 
Community Development, NDA Program Manager, City Attorney, Oregon State Historic 
Preservation Office, and the Historic Milwaukie Neighborhood District Association (NDA).  
Notice was also sent to all properties within 300 ft of the site. 
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ATTACHMENTS 
Attachments are provided as indicated by the checked boxes. All material is available for 
viewing upon request. 
 Early PC 

Mailing 
PC 

Packet 
Public 
Copies 

Packet 

1. Recommended Findings in Support of Denial     

2. Applicant's Narrative and Supporting Documentation 
received September 3, 2024 

    

a.  Narrative     

b. Site Plan     

c.  Construction Drawings     

3. Consultant review dated October 1, 2024     

4. Applicant’s supplemental information received 
November 7, 2024  

    

5. Consultant second review dated November 14, 2024      

6. Historic Resource Inventory Listing, 1988      

     

Key: 
Early PC Mailing = materials provided to PC at the time of application public notice. 
PC Packet = materials provided to PC 7 days prior to the hearing. 
Public Copies = paper copies of the packet available for review at City facilities and at the PC meeting. 
Packet = packet materials available online at https://www.milwaukieoregon.gov/bc-pc/planning-commission-133.  
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ATTACHMENT 1 
Findings in Support of Denial  

Primary File #HR-2024-002; 1620 SE Waverly Dr historic review 

Sections of the Milwaukie Municipal Code not addressed in these findings are found to be 
inapplicable to the decision on this application. 

1. The applicant’s representative, Troy Fowler, has applied on behalf of Mark Eklund 
(owner) for approval to alter the historic structure at 1620 Waverly Dr. The base zone for 
this site is Moderate Density Residential (R-MD) and the site contains a Historic 
Preservation Overlay zoning designation. The primary land use application file number is 
HR-2024-002. 

2. The proposed work includes the addition of a primary wing on the east side of the 
residence, the addition of a 306 sq ft prefabricated conservatory at the southwest side of 
the residence, extending the west garage wall 6 feet, and extending the south kitchen and 
nook walks 8.5 ft and 6 ft respectively. A lanai and porch are proposed for the northwest 
corner of the house and the primary entrance column on the north elevation is proposed to 
extend outward just over 6 feet.  

On the second floor, wall extensions are proposed on the east wall at the existing bath, the 
south wall, and west wall. Decks are proposed to the northwest and south. The roof of the 
main body of the house will remain at the same height as today. Other proposed roofs 
maintain the existing roof slopes and do not exceed the existing maximum height.  

The street-facing façade is proposed to retain some of the original building design. 
Changes include: the design of some replacement windows; the design of the pediments 
above the second-floor windows on the west wing and the addition of a belt course; the 
extension of the primary entrance column. 

3. The proposal is subject to the following provisions of the Milwaukie Municipal Code 
(MMC): 
• MMC 19.301 Moderate Density Residential Zone 
• MMC 19.403 Historic Preservation Overlay 
• MMC 19.1006 Type III Review 

The application has been processed and public notice provided in accordance with MMC 
Section 19.1006 Type III Review. A public hearing was held on December 10, 2024, as 
required by law. 

4. MMC 19.301 Moderate Density Residential Zone 

a. MMC 19.301.3 Uses 

MMC Table 19.304.3 establishes the uses that are allowed in the Moderate Density 
Residential Zone (R-MD) 

The property is the site of a single detached dwelling, which is a permitted use in the R-MD zone.  
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This standard is met.  

b. MMC 19.301.4 Development Standards 

MMC 19.301.4 establishes standards for new development in the R-MD zone.  

Table 1 provides the applicable standards for development in the R-MD zone. 

 
Table 1 

Lot and Development Standards 
Standard R-MD Requirement Existing Proposed 

Min/max lot size  5,000+ sq ft  
(for single detached 

dwelling) 

36,590 sq ft 36,590 sq ft 

Front yard 20 ft  
(for lots ≥ 7,000 sq ft) 

86.6 ft 
 
  

76.6 ft 
 

Side yard(s) 5 ft/10ft 
(for lots ≥ 7,000 sq ft) 

 

34.5 ft/40 ft 
 
  

28.5 ft/12.7ft 
 
 

Rear yard 20 ft 
(for lots ≥ 7,000 sq ft) 

 

10 ft 
 
  

10 ft 
 

Maximum Height 35 ft 31ft 
(Max Peak) 

31ft 
(Max Peak) 

Maximum Lot 
Coverage*  

30% = 10,977 sq ft 
(for lots ≥ 7,000 sq ft) 

 

2,328 sq ft  
(6%) 

5,141 sq ft  
(14%) 

Minimum 
Vegetation 

30% = 10,977 sq ft 
(for lots ≥ 7,000 sq ft) 

 

28,167 sq ft 
(76%) 

26,532 sq ft 
(72%) 

*Note: these numbers are different from what’s shown on the applicant’s site plan. This is because lot coverage 
per the MCC does not equate to impervious surface or building floor area. See MMC 19.201 for lot coverage 
definition.  

The Planning Commission finds that the proposal meets all applicable development standards of 
MMC 19.301. 

5. MMC 19.403 Historic Preservation Overlay 

MMC 19.403 provides standards and procedures for review of applications related to 
identified historic resources. 

The subject property is identified on the city’s historic and cultural resources inventory as a 
“Significant” historic resource; therefore, the regulations in MMC 19.403 apply. 

a. MMC 19.403.5 Alteration and Development 

(1) MMC 19.403.5.A requires review for any exterior alteration of a landmark 
deemed "Significant" in the City historic inventory.  
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The subject property is designated as a "Significant" historic resource, and the proposed 
improvements are for exterior alterations, including modifications to character defining 
features described in the city’s 1988 Historic Resource Inventory (1988 Inventory) on 
the north elevation, a new east wing, a new conservatory to the south, and more minor 
footprint expansions to the north and west. The proposed improvements are subject to be 
reviewed under the provisions of MMC 19.403. 

(2) MMC 19.403.5.B requires that an application for exterior alteration of a 
landmark be submitted to the Planning Director, in such form and detail as 
prescribed by the Director. Applications that do not meet the requirements for 
projects subject to administrative approval as per MMC 19.403.5.C shall follow 
the Type III review process outlined in MMC 19.1006. 

An application with sufficient detail has been submitted for Type III review. This 
standard is met. 

(3) MMC 19.403.5.D provides for approval of alteration requests that do not qualify 
for administrative approval.  

As described above, the proposal is to modify character defining features described in the 
1988 historic resource survey and expand the house in all directions.  

Because these modifications do not meet the standards for administrative approval, the 
application has been combined under a Type III review, per MMC 19.1006. 

(4) MMC 19.403.5.E establishes approval criteria for alterations to landmarks.  

The proposed improvements have been evaluated against the relevant approval criteria as 
follows: 

(a) Retention of Original Construction 

Distinguishing original qualities defining a resource's character shall not be 
destroyed. Removal or alteration of historic materials or distinctive 
architectural features should be avoided when possible. 

The applicant proposes redesigning various aspects of the north (street-facing) 
elevation identified as being significant in the 1988 Inventory. Most notably, the 
plan proposes extending the primary entrance column outward six feet. While the 
applicant—recognizing the significance of the entryway—is proposing to relocate 
the distinctive entryway features mentioned in the 1988 Inventory (including the 
entry door, swan’s neck pediment, entablature, and ionic pilasters), the extension 
of the primary entrance block alters the entryway’s original appearance 
unnecessarily.  

The applicant has also proposed replacing various windows and doors on the north 
elevation, including significantly modifying the west wing’s windows and 
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pediments. These modifications go beyond material replacement due to 
deterioration or energy inefficiency and instead alter the design. 

This criterion is not met.  

(b) Building Height 

Existing building heights should be maintained. Alteration of roof pitches 
shall be avoided. Raising or lowering a building's permanent elevation 
when constructing a foundation shall be avoided, except as required by 
building code or floodplain development permit. 

The applicant is not proposing a new foundation or to raise or lower the building’s 
permanent elevation. However, the applicant is proposing to make roof alterations 
on the main block and west wing of the home. These modifications would raise the 
height of the west wing of the home. Additionally, the proposed northern extension 
–which is not approvable under Approval Criterion 1: Retention of Original 
Construction—would raise portions of the main block’s roof.  

Lastly, there is a discrepancy in the plan set regarding how the roof of the proposed 
east addition will connect to the historic eastern wing of the house. However, staff 
understand—based on the application statement—that the applicant intends to 
retain the flat roof on the exiting east wing of the home and above the two-story 
bay window on the northern elevation. A condition of approval can be added to 
ensure the applicant provides an updated plan set for the building permit that 
retains these flat roofs.  

This criterion is not met.  

(c) Horizontal Additions 
The scale and proportion of building additions, including the relationship 
of windows to walls, shall be visually compatible with the traditional 
architectural character of the historic building. Contemporary design for 
alterations and additions is acceptable if the design respects the building's 
original design and is compatible with the original scale, materials, and 
window and door-opening proportions of the building. 

The applicant has proposed building extensions to the east, west, and south that 
are visually compatible with the traditional architectural characteristics of the 
historic building. The additions and alterations utilize stucco cladding or a stucco-
like finishing material to match the exiting exterior finish, and the overall scale and 
design of windows and doors on these elevations respect the building’s original 
Colonial Revival design.  

The proposed northern extension, while consistent with the Colonial Revival 
architectural style, is not permitted due to Approval Criterion 1 Retention of 
Original Construction.   

This criterion is not met. 
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(d) Windows 
Window replacements shall match the visual qualities of original windows 
as closely as possible. Wood window frames are preferred in meeting this 
standard. However, if non-wood replacements exhibit similar visual 
qualities as their wooden counterparts, they may be acceptable. The 
original number of windowpanes shall be maintained or restored when 
replacements are required. 

Except for the Palladian windows on the northern and southern elevations, the 
applicant has proposed replacing all the windows on the house. On the main block 
(northern elevation), the applicant is proposing to retain the size and appearance of 
the single-story bay window with the tent roof and the full height poloidal bay 
windows; this is notable because these features are called out in the 1988 
Inventory. However, the windows on the east and west wings—on both the first 
and second floor of the northern elevation—are proposed to be replaced with 
windows that do not match the visual qualities of the original. While lower 
priority, window replacements on the east, west, and south elevations also do not 
match the visual qualities of the original.  

This criterion is not met.  

(e) Restoration Possible 

Except where building code precludes it, new additions or alteration to 
buildings shall be done in such a manner that if such additions or 
alterations were to be removed in the future, the essential form and 
integrity of the original building could be restored. 
The proposed alterations are wood frame construction. While unlikely, in theory, 
the various expansions and additions could be removed in the future and the 
original form of the building could be restored.  

This criterion is met. 

(f) Signs and Lighting 

Signs, lighting, and other appurtenances (such as walls, fences, awnings, 
and landscaping) shall be visually compatible with the original character of 
the building. 
There is no proposed signage. The existing northern elevation contains a single 
lantern-style fixture above the primary entrance. The applicant has not shown this 
light or indicated whether it will be reused in construction. The plans do not show 
any other or lighting or appurtenances; however, the applicant indicates in their 
application statement that all proposed lighting and appurtenances will be visually 
compatible with the original character of the building.   

This criterion is met. 

(g) Time Period Consistency  
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Buildings shall be recognized as products of their own time. Alterations 
that have no Historical basis or which seek to create an earlier appearance 
shall be avoided. 

The proposed alterations that are approvable per the approval criteria, including 
the east wing, the conservatory, the kitchen extension, kitchen nook extension, and 
garage extension—are consistent with the Colonial Revival architectural style. No 
proposed changes create a false historical basis or earlier appearance.  

This criterion is met. 

(h) Visual Integrity/Style 

Distinctive stylistic features, such as a line of columns, piers, spandrels, or 
other primary structural elements, or examples of skilled craftsmanship 
which characterize a building, shall be maintained or restored as far as is 
practicable. 

As discussed under Criterion 1: Retention of Original Construction, the applicant 
is proposing to make major modifications to the distinctive, high-preservation-
priority, architectural features identified in the 1988 Inventory. While many of 
those architectural features are intended to be reused (the paired paneled door, 
swan’s neck pediment, quoining, ionic pilasters, and full entablature), the criterion 
calls first and foremost for maintenance and restoration, not removal and 
relocation.  
 
This criterion is not met. 

(i) Replacement or Additional Materials 

Whenever possible, deteriorated architectural features shall be repaired 
rather than replaced. In the event replacement of an existing feature is 
necessary, or an addition is proposed, new materials should match those of 
the original building, to the extent possible, in composition, design, color 
texture, and other visual qualities. 

While the proposed additions and expansions match the style of the original 
building, as discussed above, the applicant is proposing to make major changes to 
high-preservation priority features and replace nearly all the windows in the house 
with ones that are visually inconsistent with the originals.   

As proposed, this criterion is not met. 

(j) Buffering 

An appropriate buffer or screen, as provided under Subsection 19.504.6, 
may be required when a new commercial or industrial improvement or use 
is proposed on or adjacent to a designated resource, or within or adjacent 
to an historic district. 
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No new commercial or industrial improvement or use is proposed on a designated 
resource.   

This criterion is not applicable. 

The proposed improvements do not meet the applicable standards of MMC 19.403. 

6. The application was referred to the following departments and agencies on October 3, 
2024:  
• Milwaukie Building Division 
• Milwaukie Community Development Department 
• Milwaukie City Attorney  
• Milwaukie Neighborhood District Association Program Manger 
• State of Orgon Parks and Recreation (State Historic Preservation Office) 
• Milwaukie Engineering Department 
• Milwaukie Public Works Department 
• Historic Milwaukie Neighborhood District Association Chairperson and Land Use 

Committee 
No comments were received in response to the referral.  

7. Notices were sent to all properties within 300 ft of the subject property on November 20, 
2024.  As of November 27, 2024, no comments have been received.  
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HR-2024-002 Attachment 2. Applicant's Narrative and Supporting Documentation. Received September 3, 2024.



The applicant is proposing to alter a historic resource (1620 SE Waverly Dr) listed as significant on 
Milwaukie's local inventory. 

2,000HR-2024-002 Applicant materials
received on 9/3/24.

Payment received 
on 9/4/2024. 

Historic Milwaukie 

2,000 28715 R.Dyar
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Staff Note: Modified statement 
received from applicant on 
9/4/2024. 
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CITY OF MILWAUKIE 
CULTURAL RESOURCE INVENTORY 
Statement of Significance 

ADDRESS: 1620 S.E. Waverly Drive 

The William MacMaster House, constructed in 1922, is the finest 
example of the Colonial Revival style in Milwaukie. It is 
distinguished by outstanding design features including the 
elegant entrance with its paired, paneled doors, Swan's neck 
pediment, full entablature, and Ionic pilasters. The handsome 
stuccoed exterior is embellished with quoining, polygonal bays, 
and a massive endwall chimney. A Palladian window is located on 
the north elevation. Basically rectangular in plan the main 
volume of the house is flanked by two smaller wings on the side 
elevations. The house is located near the entrance to the 
Waverly neighborhood across the street to the south from the golf 
course. 

Known as "Ravenswood" this was MacMasters second estate within 
Waverly; in 1908 he built "Ardgour", torn down in 1937, the 
Clarence E. Francis Home was built on the same location--the 
estate site is still referred to as Ardgour. Ardgour was one 
of the first "permanent" dwellings: many of the club members 
maintained their primary residences in Portland up until that 
point and looked on their Waverly estates as country cottages. 
On the completion of Ardgour, MacMaster moved his family to 
Waverly and maintained it as his permanent residence, many of the 
club members followed suit; looking on Waverly as their primary 
homes. 

William MacMaster was born in Silverdale, England in 1858. Both 
parents were Scottish. MacMaster was educated in Scotland 
coming to Oregon in 1883 as financial representative of the 
Dundee Land Company. In 1890 he formed a real estate investment 
firm with A. H. Birrell, buying Birrell out in 1903. In 1922 he 
associated himself with his son-in-law, the firm known from then 
until his death as MacMaster & Ireland. 

A respected and successful businessman, MacMaster was a tireless 
local and state booster. He was president of the Arlington Club, 
he was twice president of Waverly--considered the primary force 
behind the acquisition and formation of the club on its present 
site--and twice president of the Portland Chamber of Commerce. 

BIBLIOGRAPHY: TICOR Title Company Records, Oregon, City. 
Oregon Journal, 23 March 1937 p . 3. 
Dimon, Elizabeth. Twas Many Years Since. 

RECORDER: Koler/Morrison Consultants DATE: 3/88 
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Revised Ncrwve Sheets: Sept. 16. 1991 DRAFT 

Total PointS: 
Rating Category: 
Reason for Rating: 

Site U: 1620 Waverly Drive 

54 
Significant 

Revised Narrative 

Scores of 10 on PERSON and STYLE 

1. PEESON/GROlJP/ ORGANIZATION: Associated wjtb the life or actiyjties of a person. 
~up. or~anization. or instirution that bas made a si~jficam contribution to the cornrnunicy. 
state. or nation. (10 out of 10 points, Particularly Strong) 

Known as "Ravenswood" this was William MacMasters' second estate within Waverly; in 
1908 he built "Ardgour", torn down in 1937, the Clarence E. Francis Home was built on the 
some location--the estate site is still referred to as Ardgour. Ardgour was one of the first 
"permanent" dwellings: many of the club members maintained their primary residences in 
Portland up until that point and looked on their Waverly estates as country cottages. On the 
completion of Ardgour, MacMaster moved his family to Waverly and maintained it as his 
permanent residence, many of the club members followed suit; looking on Waverly as their 
primary homes. 

William MacMaster was born in Silverdale, England in 1858. Both parents were Scottish. 
MacMaster was educated in Scotland coming to Oregon in 1883 as financial representative of 
the Dundee Land Company. In 1890 he formed a real estate investment fum with A.H. 
Birrell, buying Birrell out in 1903. In 1922 he associated himself with his son-in-law, the 
firm .known from then until his death as MacMaster and Ireland. 

A respected and successful businessman, MacMaster was a tireless local and state booster. 
He was president of the Arlington Oub, he was twice president of Waverly--considered the 
primary force behind the acquisition and formation of the club on its present site--and twice 
president of the Portland Chamber of Commerce. 

Annie MacMaster was the head of all the women's war work (1916) 
throughout the Pacific Northwest for the YMCA during World War 
I. The house was built by Drake-Voss Construction Company . 
William MacMaster was in the business of real-estate 
investments. 

2. EVENT: Associated wjth an event that has made a sj~ificaot contribution to the communjty. 
state. or nation. (0 out of 10 points, None) 

3. PAmRN: Associated wjth. and mustratiye of. bJ"Oad panerns of culrural. socia}. political. 
economic. or indystria1 history jn the commynity, state. or nation, (0 out of 10 points, 
None) 

4. STYLE/BUILDING IYPE/CONVENTION: Sj~ificance as an example of a panicular 
architecrural scyle. buildjn~ type. or convention, (10 out of 10 points, Excellent) 

The William MacMaster House, constructed in 1922, is the finest example of the Colonial 
Revival style in Milwaukie. It is distinguished by outstanding design features including the 

Revised NatTative SheetS: Page 25 
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Revised Narrative Sheets: Sept. 16, 1991 DRAFr 

elegant entrance with its paired. paneled doors, Swan's neck pediment, full entablature, and 
Ionic pilasterS. 

Architecture - 20th Century 

5. DESIGN/ARTISTIC QUALITY: Si~ificance due to gualirv of composition. detailim:. and 
rnftsmansbip. (4 out of 4 points, Excellent) 

The handsome stuccoed exterior is embellished with quoining, polygonal bays, and a 
massive endwall chimney. A Palladian window is located on the nonh elevation. Basically 
rectangular in plan the main volume of the house is flanked by two similar wings on the side 
elevations. 

There i s a full-height polygonal bay window with tent roof and 
spandrel. The main entrance has Ionic pilast ers and a broken 
scroll pediment. There is a belt course above heads of second 
story windows. 

6. MATERIALS/CONSTRUCTION: Si~ificance as an example of a panicular material or 
method of construction. (0 out of 4 points, Of little interest) 

The siding material is made of stucco. There are also quoins 
made of stucco. The door is paneled. 

7. INTEGRITY: Si2Jlificance because it retains its ori~nal desj~ features. materials. and 
character. (7 out of 7 points, No apparent alterations) 

8. RARITY: Si2J1ificance as the only reroainin~. or one of the few remainin~ pnu>erties of a 
particular style. buildin~ type. desj~. material. or method of construction. (7 out of 10 
points, One of a few) 

9. LANPMARK: Si~jficapce as a yjsuallandmark. (5 out of 10 points, Conspicuous) 

The house is located near the entrance to the Waverly neighborhood across the street to the 
south from the golf course. 

10. SEJTING: Sj~jficance because cmrem land-use suuouodin~ the propeny contributes to the 
inte!Wty of the perrinem historic period. (4 out of 4 points, Excellent) 

11. CONTINUITY: Sj~ificant because the propeey contributes to the continuity or character of 
the street. nei~hborhoo<i. or coromunity, (7 out of 7 points, Establishes character) 

MISCEI J ANEOUS NOIES 

Revised Narrative Sheets: Page 26 

6.1 Page 74



To: Planning Commission 

Through: Laura Weigel, Planning Manager 

From: Vera Kolias, Senior Planner  

Date: December 3, 2024 for December 10, 2024, Public Meeting 

Subject: File: HR-2024-003 

Applicant: Hilary Sundeleaf MacKenzie 

Owner(s): Marie Lathrop 
Address: 9712 SE Cambridge Ln 
Legal Description (Map & Tax Lot): 11E26DB00600 
NDA: Historic Milwaukie 

ACTION REQUESTED 
Open the public hearing, listen to the staff report and applicant presentation, and discuss 
application HR-2024-003. The Planning Department does not have in-house staff with historic 
preservation expertise, so the city contracted with the Peter Meijer Architecture firm, which 
specializes in historic architecture, to assist staff in the review of this application.  The city’s 
historic preservation consultant has provided review comments on the application’s response to 
the approval criteria that include recommendations for more complete compliance with a few 
criteria.  Therefore, as the proposal does not currently meet the criteria, staff recommends denial 
of the application and has provided Findings of Denial in Attachment 1.   

That said, historic resources review, unlike other Type III reviews, is highly subjective and 
discretionary.  Staff and the consultant recognize that this is a private residence, and structures 
need to evolve over time for both modern use and code compliance; applications like this one 
are unique. Therefore, a failure to fully meet all of the approval criteria might not necessarily 
result in an outright denial of the proposal.  Staff has provided a staff report with discussion 
and analysis to help the Commission reach a final decision after review during the hearing, 
including the consultant review reports that provide an analysis of the various approval criteria 
and how to evaluate this type of application.  
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BACKGROUND INFORMATION 

A. Site and Vicinity 

The site is located at 9712 SE Cambridge Ln. The site is developed with a single detached 
structure and landscaped garden areas.  The surrounding area includes single detached 
dwellings and a golf course to the north across Waverly Dr (see Figure 1).  

As noted in the 1988 Historic Resource Inventory (Attachment 6), the house acts as an 
important visual anchor at the north periphery of the Waverly neighborhood. It was 
designed by well-known Portland architect Richard Sundeleaf in the Arts and Crafts style 
in 1941.  
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 Figure 1. Site area and vicinity with area for proposed work identified 
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Figure 2.  Aerial view showing the street-facing facade and area of proposed work (Redfin) 

B. Zoning Designation 

The site is in the Moderate Density Residential (R-MD) zone with a Historic Resources 
overlay. Properties designated as historic resources in the 1988 Historic Resource 
Inventory also include the Historic Resources Overlay (HP) zone. 

C. Comprehensive Plan Designation 

Moderate Density  

D. Land Use History 

• 1989:  The property was identified as a Significant Historic Resource and listed on the 
city’s inventory of historic resources (Attachment 6).   

E. Proposal 

The applicant is seeking land use approval to alter the structure by constructing an 
addition to the home, replacing the garage and service wing of the home (the existing 
kitchen, garage, playroom, upstairs bath, and back stairs), with a new kitchen, garage, 
mudroom, playroom, upstairs bath, and back stairs (See Figures 3-6). The work represents 
a 517 square-foot increase in lot coverage, going from 3,160 sq ft to 3,677 sq ft. 
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Figure 3.  Site plan showing location of proposed work 
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Figure 4. North elevation showing existing street-facing façade and proposed addition.  
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Figure 5. South elevation showing existing rear façade and proposed addition 
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Figure 6. West facade facing the garage showing the existing garage and proposed work 
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Figure 7. Existing North (street facing) façade – main block of the house 

 
Figure 8. Remaining portion of North street-facing facade (garage and service wing) and location of proposed 
addition.   

6.2 Page 9



Planning Commission Staff Report—Cambridge Lane Historic Review Page 10 of 18 
Primary File #HR-2024-003 – 9712 SE Cambridge Ln December 3, 2024 

 

 
 

 

Figure 10. Existing south façade (rear) and location of proposed addition 

Figure 9. Existing garage 
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The project requires approval of the following applications: 

1. HR-2024-003:  Type III Historic Resource review (exterior alteration of a landmark) 

 
 
Analysis 

As stated earlier historic resource review is not a common application in Milwaukie, and 
especially not for a private residence.  Due to the infrequency of this type of application and the 
technical historic architectural review required to analyze the application, as noted earlier in 
this staff report, the city contracted with the Peter Meijer Architecture firm, which specializes in 
historic architecture, to assist staff in the review of this application.  

MMC 19.403 provides regulatory language for review of alterations to listed historic resources, 
including a purpose section and approval criteria.  The approval criteria are deliberately 
discretionary to allow for opportunities for changes to these resources while still preserving key 
architectural elements and maintaining complementary design and visual integrity, while 
ensuring continued modern use of the structure. 

1988 Cultural Resources Inventory 
The Milwaukie Historic Resources Inventory is adopted as part of the city’s Comprehensive 
Plan and consists of two different types of historic resources designations within the city – 
significant and contributing. Historic resources that are designated as significant require the 
highest level of review. There are 16 properties in the city that are designated as significant. The 
historic resources listed in the inventory were given scores to determine their significance. 
Scoring occurred in the late 1980s based on a list of criteria that include 
person/group/organization affiliated with the property, event associated with the property, 
pattern, style/building type/convention, design/artistic quality, material construction, integrity, 
rarity, landmark, setting, and continuity.  To be designated as "significant," an historic resource 
must receive a rating score level of 60 or greater on the evaluation worksheet and be at least 50 
years old, or score a high of 10 in at least two of the categories of the evaluation worksheet, or 
be listed on the National Register of Historic Places. 
 
Built in 1941, this house did not meet the 50-year criterion for listing on the National Register of 
Historic Places, and it received a total score of 56, less than the required score of 60.  However, 
the rating of “Significant” was determined because it received a full score (10/10) on Person and 
Style: 

1. Person/Group/Organization: It received full marks for the Person category because 
of its association with E. Roy Jarman, owner and president of Jarman-Williamson, 
Inc, a nationally known Milwaukie company that developed and refined the golfcart.  
The Jarman-Williamson Company remained a leader and innovator in the industry 
for over thirty years, expanding its production of golf merchandise to include many 
different lines that gained national prominence. 
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2. Style/Building Type/Convention: It received full marks in the Style category as an 
excellent example of the Arts and Crafts style. The house was designed by well-
known Portland architect Richard Sundeleaf and is composed of several rectangular 
volumes capped with steeply pitched hip roofs.  The exterior walls are clad in brick 
and there is a massive interior brick chimney.    

 

The 1988 Historic Resource Survey determined the following as important decorative features 
to this home: 

• Elongated oriel window on the second floor with leaded glass 
• Full-height rectangular bay with brick and mock half-timbering in the façade 
• Decorative raised brick course 
• Leaded glass bow window on rear elevation 
• Recessed entry with paneled door 
• Use of rectangular-paned windows throughout 
• Curved dormers and garage doors   

 

Key Question 

Staff has identified the following question for the Commission’s deliberation. Aspects of the 
proposal not listed below are addressed in the Findings (Attachment 1) and generally require 
less analysis and discretion. The contracted architect provided review comments both on the 
original application submittal and the additional information the applicant submitted in 
response to the first review (Attachments 3, 4, and 5). 

This analysis includes review of the approval criteria for exterior alterations to a historic 
resource as well as the proposal’s response to the purpose of the historic resources overlay zone, 
which includes applicable statements such as: 

• Preserve diverse and significant architectural styles reflecting phases of the City's 
history and encourage complementary design and construction relative to cultural 
resources. 

• Enhance property value and increase economic and financial benefits to the City and its 
residents. 

 
Staff recognize that this is a private residence and that there’s a need for structures to evolve  
over time to meet updated building and energy codes and accommodate the needs of their  
occupants. The concerns are discussed in more detail below, along with the applicant’s response  
to the approval criteria, and the consultant’s recommendation for how the criteria can be met.  
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A. Is the proposal consistent with the visual integrity or style of the home, including 
building height, horizontal additions, and windows? 

 
Retention of Original Structure 
This criterion states that distinguishing qualities defining a resources character shall not be 
destroyed and that removal or alteration of historic materials shall be avoided. The proposal is 
for the demolition and re-building of a wing of the house with a near similar addition. The 
existing service wing and garage of the home contains a kitchen, garage, playroom, upstairs 
bath, and back stairs. The new wing will include a new kitchen, garage, mudroom, playroom, 
upstairs bath, and back stairs.   
 
The design intent for the proposal, as described in the application, is that, like many houses of 
the era (ca 1940s), the existing kitchen is very small, there is no mudroom, and the garage is too 
small for parking today's cars. The upstairs bath does not meet current code for headroom, and 
both the playroom and upstairs hall also have limited headroom.  A modern working kitchen is 
proposed as well as a mudroom. The existing breakfast room will remain as is. This addition 
will bring the service area into scale with the main rooms and the applicant believes the house 
function better for an extended family. The total increase in lot coverage resulting from the 
work is approximately 517 sq ft. 
 
As described in the application materials, the proposed addition is designed to be compatible 
with the existing house. Where appropriate, such as on the street-facing north façade, the 
existing dormers will be replicated. In instances where an entirely new element is introduced, 
the new element is different than existing elements. For example, the new kitchen window 
borrows the diamond pane glass from the stair window but is of a different scale. The new 
garage dormers are different than the original garage dormers but use the same window size 
found in the rest of the house. The south dormer uses window sizes found on the house, but it 
is of a different style than other dormers. The proposed design idea was to make the new work 
familiar and compatible with the existing but not copy and paste elements randomly. 
 
As shown in the construction drawings, the main portion of the home with its distinctive entry, 
tall stair window, and two-story bay and arched dormers will not be altered – the proposed 
work focuses on the north wing of the home which includes the garage. As explained in the 
application narrative, the proposed addition replicates the existing scale, opening proportions, 
and massing of the house.  The window sizes in the proposed addition will match the window 
sizes found on the main house and will match the wood clad windows with simulated lead 
light divisions. 
 
The existing brick on the house will be removed and reused on the street-facing facades of the 
addition.  New brick that matches the original brick will be blended into the brickwork on the 
south elevation. The scale of the dormers was determined by the size of the existing windows.  
Two dormers will be replicas of existing dormers.   
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To preserve the overall character and proportions of the existing house: 
• The west wing is proposed to be removed and reconstructed at a slightly larger scale in 

the same location.  
• The existing arch top dormers will be rebuilt.  
• The existing brick will be reused on the north elevation.  
• The new garage with arched doors will be the same shape and relation to the main body 

of the house.  
• The existing weathervane will be reinstalled on the garage ridge.  

 
These design choices preserve the Character Defining Feature of the house massing and location 
on the site. The view of the rebuilt wing from the public right of way will retain the current 
relationship to the site and landscaping. In other words, the proposal will pass the “squint test”:  
the home will look virtually unchanged after the proposed work as compared to today.   
 
As noted in the consultant’s review, the National Park Service defines Character Defining 
Features as prominent or distinctive features of the resource.  High Preservation Priority 
Features are the most character defining and are to be maintained and preserved, although 
alterations may be acceptable as long as the overall form and design are retained.  Architectural 
finishes and features should be preserved. The highest priority features of the subject property 
are the ones visible from the public right of way, including the features on the north elevation. 
 
Based on staff’s and the consultant’s review, it is clear that there has been a conscious re-use of 
components and Criteria 1 (removal or alteration of materials should be avoided) is one of 
many approval criteria.  Although the existing service wing is being demolished and replaced, 
the applicant has designed the new wing to be a near-similar addition that is consistent and 
compatible with the existing house.  
 
As described in the supplemental application materials, the proposed changes are intended to 
“enhance the historic resource and assure continued use and enjoyment of the property…the 
design of the addition is complimentary to the original.” The intent is to also extend the useful 
life of the historic resource in a sensitive manner and to also support the purpose of the Historic 
Resource Overlay Zone. 
 
The consultant identified the building height, horizontal additions, and windows criteria as 
areas for potential improvement for the proposal to better meet the approval criteria. The 
applicant provided additional explanation for the design decisions in the supplemental 
materials (Attachment 4) which is discussed below. 
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Building Height Criterion 
 
The building height criterion states that existing building heights and pitches should be 
maintained. The existing building features roofs with a 12:12 roof pitch and this proposal 
retains the existing pitch of the main roof. No changes are proposed to be made to the 
foundation that would influence the building's permanent elevation.  The roof height of the 
addition is proposed to rise, although the new addition will remain shorter than the existing 
main roof of the home, retaining this composition. 

The consultant makes recommendations to better meet the criteria.  They note that the building 
height criterion could be better met with adjustments to the dormer shapes, ensuring the ridge 
of the south dormer is not visible over the main roof ridge, and offsetting the garage extension. 

The applicant notes that the main roof pitches on the addition will remain the same as the 
existing house (12:12).  The new elements (new dormer and shed roof) will have a lower 4:12 
pitch, but they are not visible from the street.  The arched top dormers will be replicated and the 
shed roof over the rear kitchen and the lower pitched south dormer were design decisions made 
to reduce the overall height of the addition.  These are the only departures from the existing 
roof profiles and are not visible from the street.   

The new hip dormer sits on the south side of the ridge of the addition. The roof is metal as the 
dormer roof pitch is 4:12. This dormer is not visible from the street and was used to keep the 
ridgeline as low as possible from the visible elevations of the house. 

Horizontal Additions 
 
The criterion allows for horizontal additions on historic structures so long as the scale and 
proportion of building additions, including the relationship of windows to walls, are visually 
compatible with the traditional architectural character of the historic building.  
 
To better meet the approval criteria, the consultant makes a design suggestion to relocate the  
addition behind the face of the main house so that it does not extend beyond either the north or  
south elevations of the center volume of the home.  They also suggest that the southern garage  
extension should be offset from the roofline and building behind, and aligning the windows,  
sills, and eaves of the southern dormer with that of the main body of the home.   
 
The applicant’s response is that moving the wall of the kitchen out to the south will have the  
effect of flattening the south elevation and the earlier library addition also has the effect of  
flattening the south elevation. In response to this, the extension of the mud room wing to the  
south will help restore the rhythm of wings projecting out from the main house. On the north  
elevation the garage is held back from the face of the main mass of the house to better fit the  
grades and existing driveway. 
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Windows  
 
Window replacement is allowed under the MMC as long as they match the originals as closely  
as possible.  Many of the proposed replacement windows meet the criteria. However, the  
consultant recommends that the architect redesign several windows to better meet this  
criterion. These include the proposed first floor north window that is larger and different in  
design than the historic window, therefore not matching the visual quality of the original.  The  
consultant also suggests that the north elevation dormers should also match the visual qualities  
of the original. In addition, aligning the height of the windows of the proposed southern  
dormer with other second floor windows on the main body of the home will better meet the  
criteria. 
 
The application materials state that all the window sizes with their respective light divisions in  
the proposed addition match windows that exist on the main house. The only exceptions are the  
kitchen window on the north elevation and the French doors on the south elevation. The north  
kitchen windows are the same size as other windows in the house, but the light division has  
been changed to give more privacy from the street and to add a decorative element on the 
larger north kitchen wall. The south French doors provide direct access to the garden from the  
kitchen. They are only visible from the private garden. The window heads in the south dormer  
over the kitchen are 6’-8” and match the window heads in the adjacent second floor bedroom. 
 
Summary 
 
The distinguishing original qualities that define the resource’s character (the main block 
of the house) will not be destroyed. Contributing features of the house (the low ridge 
connecting the garage to the house, the arch top dormers, and the arch top garage doors) 
will be rebuilt in the same style in the same relative location to preserve the overall 
massing of the building. The public facing elevations of the house will be nearly identical 
to the current public view. 
 
The main block of the existing house with its distinctive entry, tall stair window, two story bay  
and arched dormers will not be altered. This is the portion of the house that is most visible to  
the public from the road and described as significant in the original Historic Resource Survey of  
1988.  As described in the application materials, the proposed addition adds a modest 
amount of area to the home with a near-similar addition that replicates key aspects of the  
original structure.   

CONCLUSIONS 

A. Staff recommendation to the Planning Commission: 

Based solely on the approval criteria staff recommend that the Commission deny the 
application. However, staff and the consultant recognize that this is a private residence, 
and structures need to evolve over time for both modern use and code compliance; 
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applications like this one are unique. Therefore, a failure to fully meet all the approval 
criteria, or comply with every consultant recommendation, might not necessarily result in 
an outright denial of the proposal.   

CODE AUTHORITY AND DECISION-MAKING PROCESS 

The proposal is subject to the following provisions of the Milwaukie Municipal Code (MMC). 

• MMC 19.301 Moderate Density Residential Zone 

• MMC 19.403 Historic Preservation Overlay 

• MMC 19.1006 Type III Review 

This application is subject to Type III review, which requires the Planning Commission to 
consider whether the applicant has demonstrated compliance with the code sections shown 
above. In Type III reviews, the Commission assesses the application against review criteria and 
development standards and evaluates testimony and evidence received at the public meeting.  

The Commission has 4 decision-making options as follows:  

A. Deny the application subject to the recommended Findings of Denial  

B. Deny the application with modified Findings of Denial. Such modifications need to be 
read into the record. 

C. Approve the application upon finding that it does meet the approval criteria. Such 
findings need to be read into the record. 

D. Continue the hearing. 
 
The final decision on these applications, which includes any appeals to the City Council, must 
be made by February 6, 2025, in accordance with the Oregon Revised Statutes and the 
Milwaukie Zoning Ordinance. The applicant can waive the time period in which the application 
must be decided. 
 
COMMENTS 
Notice of the proposed changes will be provided prior to the public hearing to the following 
agencies and persons: City of Milwaukie Engineering, Building, Community Development, and 
Public Works Departments, Clackamas Fire District #1, NDA Program Manager, City Attorney, 
and the Historic Milwaukie Neighborhood District Association (NDA).  Notice was also sent to 
all properties within 300 ft of the site. 

 
ATTACHMENTS 
Attachments are provided as indicated by the checked boxes. All material is available for 
viewing upon request. 
 Early PC 

Mailing 
PC 

Packet 
Public 
Copies 

Packet 

1. Recommended Findings in Support of Denial      
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 Early PC 
Mailing 

PC 
Packet 

Public 
Copies 

Packet 

2. Applicant's Narrative and Supporting Documentation 
received September 23, 2024. 

    

a.  Narrative     

b. Site Plan     

c.  Construction Drawings     

3. Consultant review dated October 8, 2024     

4. Applicant’s supplemental information received 
November 10, 2024  

    

5. Consultant second review dated November 14, 2024      

6. Historic Resource Inventory Listing, 1988      

     

Key: 
Early PC Mailing = materials provided to PC at the time of application public notice. 
PC Packet = materials provided to PC 7 days prior to the hearing. 
Public Copies = paper copies of the packet available for review at City facilities and at the PC meeting. 
Packet = packet materials available online at https://www.milwaukieoregon.gov/bc-pc/planning-commission-133.  
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ATTACHMENT 1 
Findings in Support of Denial  

Primary File #HR-2024-003; 9712 SE Cambridge Ln historic review 

Sections of the Milwaukie Municipal Code not addressed in these findings are found to be 
inapplicable to the decision on this application. 

1. The applicant, Hilary Sundeleaf MacKenzie, has applied for approval to alter the historic 
structure at 9712 SE Cambridge Ln. This site is in the Moderate Density Residential (R-
MD) Zone. The primary land use application file number is HR-2024-003. 

2. The applicant is seeking land use approval to alter the structure by replacing the service 
wing (existing kitchen, playroom, upstairs bath, and back stairs) and garage with an 
addition for a new kitchen, garage, mudroom, playroom, upstairs bath, and back stairs.  

3. The proposal is subject to the following provisions of the Milwaukie Municipal Code 
(MMC): 
• MMC 19.301 Moderate Density Residential Zone 
• MMC 19.403 Historic Preservation Overlay 
• MMC 19.1006 Type III Review 

The application has been processed and public notice provided in accordance with MMC 
Section 19.1006 Type III Review. A public hearing was held on December 10, 2024, as 
required by law. 

4. MMC 19.301 Moderate Density Residential Zone 

a. MMC 19.301.3 Uses 

MMC Table 19.304.3 establishes the uses that are allowed in the Moderate Density 
Residential Zone (R-MD) 

The property is the site of a single detached dwelling, which is a permitted use in the R-MD zone.  

This standard is met.  

b. MMC 19.301.4 Development Standards 

MMC 19.301.4 establishes standards for new development in the R-MD zone.  

Table 1 provides the applicable standards for development in the R-MD zone. 

 
Table 1 

Lot and Development Standards 

Standard R-MD 
Requirement 

Existing Proposed 

Min/max 
lot size  

5,000+ sq ft 51,400 sq 
ft 

51,400 sq 
ft 
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Front yard Lots 7,000+ 
sq ft = 5/10 ft  

 

62 ft 
 
  

53 ft 
 

Side 
yard(s) 

Lots 7,000+ 
sq ft = 5/10 ft  

 

147 ft/105 
ft 
 
  

147 ft/105 
ft 
 
 

Rear yard Lots 7,000+ 
sq ft = 5/10 ft  

 

10 ft 
 
  

10 ft 
 

Maximum 
Lot 
Coverage  

Lots 7,000+ 
sq ft = 30%  

 

3,160 sq 
ft (6%) 

3,677 sq ft 
(7%) 

The Planning Commission finds that the proposal meets all applicable development 
standards of MMC 19.301. 

5. MMC 19.403 Historic Preservation Overlay 

MMC 19.403 provides standards and procedures for review of applications related to 
identified historic resources. 

The subject property is identified on the City historic and cultural resources inventory as a 
“Significant” historic resource; therefore, the regulations in MMC 19.403 apply. 

a. MMC 19.403.5 Alteration and Development 

(1) MMC 19.403.5.A requires review for any exterior alteration of a landmark 
deemed "Significant" in the City historic inventory.  

The subject property is designated a "Significant" historic resource and the proposed 
improvements are for exterior alterations, including an addition. The proposed 
improvements are subject to review under the provisions of MMC 19.403. 

(2) MMC 19.403.5.B requires that an application for exterior alteration of a 
landmark be submitted to the Planning Director, in such form and detail as 
prescribed by the Director. Applications that do not meet the requirements for 
projects subject to administrative approval as per MMC 19.403.5.C shall follow 
the Type III review process outlined in MMC 19.1006. 

An application with sufficient detail has been submitted for Type III review. This 
standard is met. 

(3) MMC 19.403.5.D provides for approval of alteration requests that do not qualify 
for administrative approval.  
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The proposal is to construct an addition to the home, replacing the existing kitchen, 
garage, playroom, upstairs bath, and back stairs, with a new kitchen, garage, mudroom, 
playroom, upstairs bath, and back stairs.  

Because the addition does not meet the standards for administrative approval, the 
application has been combined under a Type III review, per MMC 19.1006. 

(4) MMC 19.403.5.E establishes approval criteria for alterations to landmarks.  

The proposed improvements have been evaluated against the relevant approval criteria as 
follows: 

(a) Retention of Original Construction 

The main block of the existing house with its distinctive entry, tall stair window, 
two story bay and arched dormers will not be altered. This is the portion of the 
house that is most visible to the public from the road.  

This criterion is met. 

(b) Building Height 
The height of the building will remain unchanged as the main mass of the building 
would be untouched. The west wing of the house and the new garage will be about 
16” higher than the existing west wing and garage. The new west wing and garage 
will be about 12’ below the peak of the main house. The existing house has a 12:12 
roof pitch. Several dormers have a distinctive curved roof. The new addition will 
have a 12:12 roof pitch. The distinctive curved roof dormers will be replicated. On 
the south elevation there is a new dormer and shed roof that have a lower 4:12 
pitch. These new elements are only visible from the garden and are not visible from 
the road. The new foundation will match the height of the existing foundation. No 
changes to existing building height are proposed.  

However, this criterion has not been fully addressed and is not yet met. The 
existing building features roofs with a 12:12 roof pitch and this proposal retains 
the existing pitch of the main roof. No changes are proposed to be made to the 
foundation that would influence a building's permanent elevation. The roof height 
of the addition is proposed to rise, although the new addition will remain shorter 
than the existing main roof of the home, retaining this composition. Other changes 
to the south elevation include the proposed dormer on the south elevation with a 
proposed pitch of 12:4, the roof line of the southern garage extension, and the 
roofline above the garage pedestrian entrance.  

In order to meet this criterion, the overall roof height of the addition should 
maintain the historic roof height while retaining the 12:12 roof pitch. If all 
proposed dormers on the north elevations are curved, this would better match the 
original dormers and meet the criteria, as well as ensuring the ridge of the south 
dormer is not visible over the main roof ridge would meet the criteria. 
Additionally, to better meet the criteria, the roofline of the southern garage 
extension should be offset and moved westward in order for the roofline behind to 
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be visible, matching the other offset rooflines throughout the home; and 
redesigning the proposed roof above the garage pedestrian entrance to be flat to 
match the flat roofline of the south patio cover. 

This criterion is not met. 

(c) Horizontal Additions 
The proposed addition replicates the existing scale, opening proportions, and 
massing of the house. The window sizes in the addition will match the window 
sizes found on the main house. The scale of dormers was determined by the size of 
the existing windows. Two dormers will be replicas of existing dormers. The 
existing brick on the house will be removed and reused on the public facing facades 
of the addition. New brick that matches the original brick will be blended into the 
brick work on the south elevation.  

In order to meet this criterion, the applicant should relocate the addition behind the 
face of the main house so as to not extend beyond either the north or south 
elevations of the center volume of the home. The southern garage extension should 
be offset from the roofline and building behind, and aligning the windows, sills, 
and eaves of the southern roof dormer with that of the main body of the home will 
better meet the criteria. 

This criterion is not met. 

(d) Windows 

The original windows in the house were replaced by the previous owner prior to 
listing the property for sale in 2021.  Only the windows in the main part of the 
house were replaced, and the replacement windows are wood clad with simulated 
lead light divisions. These match the original light divisions. The new work will 
also use these windows with the simulated lead light divisions.  

This criterion is met. 

(e) Restoration Possible 
If desired in the future, the proposed addition could be removed and the original 
wing and garage re-built.  The main block of the house will remain unchanged.  

This criterion is met. 

(f) Signs and Lighting 
Site landscaping will remain mostly unchanged. There are no signs proposed. New 
exterior lighting will be compatible with the existing lighting. Where existing 
lighting, conductor heads, and other distinguishing features are removed, they will 
be either refurbished, reused, or replaced with similar materials. The existing 
weathervane on the garage peak will be installed on the new garage peak 

This criterion is met. 

(g) Time Period Consistency 
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The proposed addition is designed to be compatible with the existing house. Where 
it is appropriate, like on the north façade, the existing dormers will be replicated. In 
instances where an entirely new element is introduced, the new element is different 
than existing elements. The new kitchen window borrows the diamond pane glass 
from the stair window but is of a different scale. The new garage dormers are 
different than the original garage dormers but use the same window size found in 
the rest of the house. The south dormer uses window sizes found on the house, but 
it is of a different style than other dormers. The idea was to make the new work 
familiar and compatible with the existing but not copy and paste elements 
randomly.  

This criterion is met. 

(h) Visual Integrity/Style 

The proposed improvements include replicating the distinctive brick work, as well 
as the distinctive arched top garage doors and arched top dormers with metal roofs. 
Eave details, window trim, and other common elements on the exterior will be 
replicated so the house has a consistent look.  

This criterion is met. 

(i) Replacement or Additional Materials 

The existing brick will be reused on the most visible sides of the house. On the less 
visible south side, new brick will be blended with the original brick. The half 
timbering on the south second floor will be replicated on the new south dormer.  
Windows will match the existing windows on the house.  

This criterion is met. 

(j) Buffering 

This requirement relates to screening or buffering when a new commercial or 
industrial improvement or use is proposed on a designated resource.   

This criterion is not applicable. 

The proposed improvements meet the applicable standards of MMC 19.403. 

6. The application was referred to the following departments and agencies on October 16, 
2024:  
• Milwaukie Building Division 
• Milwaukie Engineering Department 
• Milwaukie Public Works Department 
• Clackamas County Fire District #1 
• Historic Milwaukie Neighborhood District Association Chairperson and Land Use 

Committee 
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7. Notices were sent to all properties within 300 ft of the subject property on November 20, 
2024.  Comments were received as follows: 
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Historic Review  
9712 SE Cambridge Lane, Milwaukie, Oregon 97222 

Project purpose:  Like many houses of the era (ca 1940s), the existing kitchen is very small, there is no 
mudroom, and the garage is too small for parking today's cars. The upstairs bath does not meet today’s codes 
for headroom. Both the playroom and upstairs hall also have limited headroom.  The property owners love to 
cook and entertain, so it was important to have a modern working kitchen. The existing breakfast room will 
remain as is.  The owners have five dogs and many grandchildren and like to work in the garden, so having a 
mudroom that opens directly to the garden for children and dogs was important. As was having a garage that 
would fit their cars.  This addition will bring the service area into scale with the grand main rooms and will 
make the house useful for an extended family. 

MMC 19.403.5 Alteration and Development

Approval Criteria and Findings 
Approval of a permit to alter a landmark or any property in the HP District shall be based on findings of 
adherence to the following guidelines: 

1.  
Retention of Original Construction 
Distinguishing original qualities defining a resource's character shall not be destroyed. Removal or 
alteration of historic materials or distinctive architectural features should be avoided when possible. 

The main block of the existing house with its distinctive entry, tall stair window, two story bay and 
arched dormers will not be altered. This is the portion of the house that is most visible to the public from the 
road. This criterion is met. 

2.  
Building Height 
Existing building heights should be maintained. Alteration of roof pitches shall be avoided. Raising or lowering 
a building's permanent elevation when constructing a foundation shall be avoided, except as required by 
building code or floodplain development permit. 

The height of the building will remain unchanged as the main mass of the building is untouched. The 
west wing of the house and the new garage will be about 16” higher than the existing west wing and garage. 
The new west wing and garage will be about 12’ below the peak of the main house. The existing house has 
a 12:12 roof pitch. Several dormers have a distinctive curved roof. The new addition will have a 
12:12 roof pitch. The distinctive curved roof dormers will be replicated. On the south elevation there 
is a new dormer and shed roof that have a lower 4:12 pitch. These new elements are only visible 
from the garden and are not visible from the road. The new foundation will match the height of the 
existing foundation. This criterion is met. 
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3.  
Horizontal Additions 
The scale and proportion of building additions, including the relationship of windows to walls, 
shall be visually compatible with the traditional architectural character of the historic building. 
Contemporary design for alterations and additions is acceptable if the design respects the 
building's original design and is compatible with the original scale, materials, and window and 
door-opening proportions of the building. 

The proposed addition replicates the existing scale, opening proportions, and massing of the 
house. The window sizes in the addition will match the window sizes found on the main 
house. The scale of dormers was determined by the size of the existing windows. Two 
dormers will be replicas of existing dormers. The existing brick on the house will be removed 
and reused on the public facing facades of the addition. New brick that matches the original will 
be blended into the brick work on the south elevation. This criterion is met. 

4.  
Windows 
Window replacements shall match the visual qualities of original windows as closely as 
possible. Wood window frames are preferred in meeting this standard. However, if 
nonwood replacements exhibit similar visual qualities as their wooden counterparts, they may 
be acceptable. The original number of window panes shall be maintained or restored when 
replacements are required. 

The original windows in the house have been replaced by a previous owner. The existing 
windows are wood clad with simulated lead light divisions. These match the original light 
divisions. The new work will also use these windows with the simulated lead light 
divisions. This criterion is met. 

5.  
Restoration Possible 
Except where building code precludes it, new additions or alteration to buildings shall be done 
in such a manner that if such additions or alterations were to be removed in the future, the 
essential form and integrity of the original building could be restored. 

The proposed addition could be removed and the original wing and garage re-built. The main 
block of the house will remain unchanged. This criterion is met. 

6.  
Signs and Lighting 
Signs, lighting, and other appurtenances (such as walls, fences, awnings, and 
landscaping) shall be visually compatible with the original character of the building. 

The landscaping will remain mostly unchanged. There are no signs. New exterior lighting will be 
compatible with the existing lighting. Where existing lighting, conductor heads, and 
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other distinguishing features are removed, they will be either refurbished, reused, or 
replaced with similar materials. The existing weathervane on the garage peak will be 
installed on the new garage peak. This criterion is met. 

7.  
Time Period Consistency 
Buildings shall be recognized as products of their own time. Alterations that have no 
Historical basis or which seek to create an earlier appearance shall be avoided. 

The proposed addition is designed to be compatible with the existing house. Where it is 
appropriate, like on the north façade, the existing dormers will be replicated. In instances where 
an entirely new element is introduced, the new element is different than existing elements. 
The new kitchen window borrows the diamond pane glass from the stair window but is of 
a different scale. The new garage dormers are different than the original garage dormers but 
use the same window size found in the rest of the house. The south dormer uses window 
sizes found on the house, but it is of a different style than other dormers. The idea was to 
make the new work familiar and compatible with the existing but not copy and paste elements 
randomly. This criterion is met. 

8.  
Visual Integrity/Style 
Distinctive stylistic features, such as a line of columns, piers, spandrels, or other primary 
structural elements, or examples of skilled craftsmanship which characterize a building, shall 
be maintained or restored as far as is practicable. 

The distinctive brick work will be replicated. As will the distinctive arched top garage doors and 
arched top dormers with metal roofs. Eave details, window trim, and other common elements 
on the exterior will replicated so the house has a consistent look. This criterion is met. 

9.  
Replacement or Additional Materials 
Whenever possible, deteriorated architectural features shall be repaired rather than 
replaced. In the event replacement of an existing feature is necessary, or an addition is 
proposed, new materials should match those of the original building, to the extent 
possible, in composition, design, color texture, and other visual qualities. 

The existing brick will be reused on the most visible sides of the house. On the less visible south 
side new brick will be blended with the original brick. The half timbering on the south 
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second floor will be replicated on the new south dormer.  Windows will match the existing 
windows on the house. This criterion is met. 

10.  
Buffering 
An appropriate buffer or screen, as provided under Subsection 19.504.6, may be required when 
a new commercial or industrial improvement or use is proposed on or adjacent to a 
designated resource, or within or adjacent to an historic district. 

This criterion is not applicable to this application. 

6.2 Page 31

ATTACHMENT #2

https://ecode360.com/43871222#43871222
https://ecode360.com/43868007#43868007


6.2 Page 32

ATTACHMENT #2



6.2 Page 33

ATTACHMENT #2



6.2 Page 34

ATTACHMENT #2



6.2 Page 35

ATTACHMENT #2



6.2 Page 36

ATTACHMENT #2



6.2 Page 37

ATTACHMENT #2



6.2 Page 38

ATTACHMENT #2



6.2 Page 39

ATTACHMENT #2



6.2 Page 40

ATTACHMENT #2



6.2 Page 41

ATTACHMENT #2



6.2 Page 42

ATTACHMENT #2



6.2 Page 43

ATTACHMENT #2



6.2 Page 44

ATTACHMENT #2



6.2 Page 45

ATTACHMENT #2



6.2 Page 46

ATTACHMENT #3



6.2 Page 47

ATTACHMENT #3



6.2 Page 48

ATTACHMENT #3



6.2 Page 49

ATTACHMENT #3



6.2 Page 50

ATTACHMENT #3



6.2 Page 51

ATTACHMENT #3



6.2 Page 52

ATTACHMENT #3



6.2 Page 53

ATTACHMENT #3



6.2 Page 54

ATTACHMENT #3



6.2 Page 55

ATTACHMENT #3



Historic Review  
9712 SE Cambridge Lane, Milwaukie, Oregon 97222 
 
Preface 
The Jarman House is a prominent local landmark. Its significance is due both to the 
architecture by Richard Sundeleaf and the importance of the original owner to local 
history. I was employed by Richard Sundeleaf for several years before he retired. I was 
instrumental in preserving many of his drawings and papers in the Special Collections 
Library at the University of Oregon, his alma mater. I grew up in two of his houses. Over 
my 40 year architectural career, I have designed additions and overseen restoration of 
many of his homes. I have fought for preservation and documentation of his designs 
where preservation was not possible. I am also his granddaughter. 
 
I learned from him that the site is paramount, the client essential, and every building 
should be designed as a complete composition. Additions to an existing structure should 
be a harmonious contribution to the original composition. Because of this experience, 
some of my opinions about the design of the addition, as it pertains to the historic review 
of the proposal, are different than the opinions of the City’s consultant.  
 

19.403. Historic Preservation Overlay Zone HP 

19.403.1. Purpose. 

The intent and purpose of this section is to promote the general welfare by providing for 
the identification, protection, enhancement, perpetuation, and use of sites, structures, 
districts, objects, and buildings within the City that reflect the City's unique architectural, 
archaeological, and historical heritage, and to facilitate preservation of such properties in 
order to: 
 
A.  
Safeguard the City's heritage as embodied and reflected in such resources; 
B.  
Encourage public knowledge, understanding, and appreciation of the City's history and 
culture; 
C.  
Foster community and neighborhood pride and sense of identity based on recognition 
and use of cultural resources; 
D.  
Promote the enjoyment and use of cultural resources appropriate for the education and 
recreation of the people of the City; 
E.  
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Preserve diverse and significant architectural styles reflecting phases of the City's history, 
and encourage complementary design and construction relative to cultural resources; 
F.  
Enhance property value and increase economic and financial benefits to the City and its 
residents; 
G.  
Identify and resolve conflicts between the preservation of cultural resources and 
alternative land uses; 
H.  
Integrate the management of cultural resources and relevant data into public and private 
land management and development processes; and 
I.  
Implement the goals and policies of the Comprehensive Plan. 
 
Under 19.403.1 Purpose, it is stated that the code exists to provide for “the 
enhancement, perpetuation, and use of sites and structures”. It also states under 
subsection E, that the code should “encourage complimentary design and construction 
relative to cultural resources”. Under subsection F, it states that the code should 
“enhance property value and increase economic and financial benefits to the City and 
its residents”. 
 
The Jarman house was constructed in 1941. It has had two major exterior additions 
since that time. One is the library extension to the east. The other is the large patio 
cover added to the south porch. I believe these were both done in 1996. Neither of 
these additions went through a historic review process. In the interior of the house, the 
upstairs baths have new finishes, and the kitchen has been redone within the existing 
footprint. Otherwise, the house is largely unchanged since its construction. 
 
The current kitchen is very small by today’s standards. Only the servant’s bath in the 
upstairs hall has a bathtub. This tub is less than 4’ long and has legal headroom for less 
than 24” of its length. The existing garage is too small to fit many of today’s cars. The 
laundry room is in the basement and accessed via the servants’ stairs. 
 
The proposed addition will bring the house up to the standards of today for comfort and 
gracious living. Great care was taken in the design to respect the massing, connection 
to the site, architectural details, scale, and harmony of the original. The addition 
maintains the design concept of a simple low ridged link to a separate garage mass to 
the west of the large central building block. Because this new link is longer and wider 
than the original, it has two dormers instead of one and a slightly higher ridgeline to 
accommodate the wider footprint. It also has a larger kitchen window to balance the 
greater wall area. The garage is rebuilt in a slightly larger size. These two major design 
decisions maintain the rhythm and proportion of the north façade as seen from the 
street. To maintain the historic scale of the building, window sizes and light divisions in 
the addition match those in the main house.  
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The west garage elevation that faces the street will maintain the arched topped door 
openings. It will also have a side porch designed in the same style as other porches on 
the house. Two new garage dormers will be visible from the street. They provide light, 
scale ,visual interest, and usable space above the garage. The south façade is not 
visible from any street, but the massing, window size and placement respect the historic 
design. 
 
These proposed changes will enhance the historic resource and assure continued use 
and enjoyment of the property. The design of the addition is “complimentary” to the 
original. The renovation will “enhance property value and will increase economic and 
financial benefits to the City”. The historic resource will be preserved, and the useful life 
of the resource will be extended by this renovation. This proposal supports the purpose 
of the Historic Resource Overlay Zone. 
 
Criteria and Findings 
Approval of a permit to alter a landmark or any property in the HP District shall be based 
on findings of adherence to the following guidelines: 
1.  
Retention of Original Construction 
Distinguishing original qualities defining a resource's character shall not be destroyed. 
Removal or alteration of historic materials or distinctive architectural features should be 
avoided when possible. 
 
The main block of the existing house with its distinctive entry, tall stair window, two story 
bay and arched dormers will not be altered. This is the portion of the house that is most 
visible to the public from the road and described as significant in the original Historic 
Resource Survey of 1988. The garage and service wing are not mentioned in the survey. 
 
The service wing and the garage are undersized by today’s standards for a house. The 
upstairs hall and hall bath lack legal headroom. To preserve the overall character and 
proportions of the existing house, the west wing is proposed to be removed and 
reconstructed at a slightly larger scale in the same location. The existing arch top dormers 
will be rebuilt. The existing brick will be reused on the north elevation. The new garage 
with arched doors will be the same shape and relation to the main body of the house. The 
existing weathervane will be reinstalled on the garage ridge. This choice preserves the 
Character Defining Feature of the house massing and location on the site. The view of 
the rebuilt wing from the public right of way will retain the current relationship to the site 
and landscaping.  
 
The distinguishing original qualities that define the resource’s character (the main block 
of the house) will not be destroyed. Contributing features of the house (the low ridge 
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connecting the garage to the house, the arch top dormers, and the arch top garage doors) 
will be rebuilt in the same style in the same relative location to preserve the overall 
massing of the building. The public facing elevations of the house will be nearly identical 
to the current public view. This criterion is met. 
 
2.  
Building Height 
Existing building heights should be maintained. Alteration of roof pitches shall be avoided. 
Raising or lowering a building's permanent elevation when constructing a foundation shall 
be avoided, except as required by building code or floodplain development permit. 
 
The height of the building will remain unchanged as the main mass of the building is 
untouched. The west wing of the house and the new garage will be about 1’-6” higher 
than the existing west wing and garage. The new west wing and garage will be about 12’ 
below the peak of the main house. The existing house has a 12:12 roof pitch. Several 
dormers have a distinctive curved roof. The new addition will have a 12:12 roof pitch. The 
distinctive curved roof dormers will be replicated. On the south elevation there is a new 
dormer and shed roof that have a lower 4:12 pitch. These new elements are only visible 
from the garden and are not visible from the road. The new foundation will match the 
height of the existing foundation.  
 
The consultant suggests that the roof height of the addition be no higher than the existing 
roofs of the service wing and garage while also retaining the 12:12 roof pitch. This is 
geometrically impossible as the footprint of each is larger than the respective existing 
footprint. The point of this application is to receive permission to enlarge the house while 
complying with the criteria in Section 19.403.5 in the Milwaukie Zoning Code. The overall 
maximum building height is maintained as are the current floor to floor heights. The 
garage floor is lowered 21” to better fit the site and minimize the height of the garage.  
 
The current service wing has lower ceilings than the rest of the house both upstairs and 
on the main floor. The enlarged kitchen will match the ceiling height on the main floor. 
The upstairs back hall and bath does not meet current codes for ceiling height or 
insulation. It also has a lower ceiling height than the rest of the second floor. Once these 
spaces are altered, they must be brought up to code. I have added a detailed section to 
compare the existing and new volumes. Dormers, shed roofs, and reduced ceiling height 
in the new bath were used to keep the overall roof heights as low as possible. 
 
The consultant also suggests bringing the roof of the new south dormer below the ridge 
line, doing a flat roof over the new west porch, adding a curved roof dormer at the garage, 
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and offsetting the mudroom roof from the garage roof. These design suggestions are 
tangential to the criteria of avoiding alteration of roof pitches. The main roof pitches will 
remain 12:12. The arched top dormers will be replicated. The porch shed roof is an 
enlargement of an existing roof element. The shed roof over the rear kitchen and the 
lower pitched south dormer were design decisions made to reduce the overall height of 
the addition. These are the only departures from the existing roof profiles and are not 
visible to the public. I explain my design process below.  
 
The mudroom roof planes into the main garage roof in the same manner as the two-story 
bay roof on the north elevation. The offset the consultant is referring to is used to transition 
to different eave heights in other locations on the house. Where the bay eave height 
matches the main house, bays are not offset. I am using the vocabulary of the existing 
architecture to make the addition part of a cohesive house design. 
 
The proposed garage has dormers on both the west and north elevations. These dormers 
will be visible in perspective at the same time. Therefore, they need to be of similar design. 
The west elevation will have arched garage door openings that replicate the existing door 
openings. Arched shapes are used very judiciously in the historic design. They are used 
to enhance interior and exterior form. There will be a pair of arched dormers adjacent to 
the garage above the kitchen. These reinforce the form of the service wing.  It is consistent 
with the existing architecture to have a mix of dormer types and to balance curved shapes 
with angular shapes. The hipped roof dormers over the garage balance the arches in the 
garage door openings. It would be inconsistent with the existing architecture to heavily 
repeat curved shapes.  
 
The existing service back porch has a small shed roof. Richard Sundeleaf often used 
shed roofs for service porches in houses from this same era. The proposed shed roofed 
porch uses elements that are consistent with the design of the house. In the future, it is 
likely that the patio cover on the south elevation will be removed. It is nonsensical to 
incorporate a temporary, non-historic element into an addition on the grounds that it is 
more harmonious with the historic structure. 
 
The new hip dormer sits on the south side of the ridge of the addition. The roof is metal 
as the dormer roof pitch is 4:12. This dormer is not visible from the street and was used 
to keep the ridgeline as low as possible from the visible elevations of the house.  
 
This criterion is met. 
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3.  
Horizontal Additions 
The scale and proportion of building additions, including the relationship of windows to 
walls, shall be visually compatible with the traditional architectural character of the historic 
building. Contemporary design for alterations and additions is acceptable if the design 
respects the building's original design and is compatible with the original scale, materials, 
and window and door-opening proportions of the building. 
 
The proposed addition replicates the existing scale, opening proportions, and massing of 
the house. The window sizes in the addition will match the window sizes found on the 
main house. The scale of dormers was determined by the size of the existing windows. 
Two dormers will be replicas of existing dormers. The existing brick on the house will be 
removed and reused on the public facing facades of the addition. New brick that matches 
the original will be blended into the brick work on the south elevation. This criterion is met. 
 
The consultant makes a design suggestion that the new south mudroom wing not extend 
beyond the south of face of the house. I disagree with his suggestion. Moving the wall of 
the kitchen out to the south will have the effect of flattening the south elevation. The prior 
library addition also has the effect of flattening the south elevation. The extension of the 
mud room wing to the south will help restore the rhythm of wings projecting out from the 
main house. On the north elevation the garage is held back from the face of main mass 
of the house to better fit the grades and existing driveway. 
 
4.  
Windows 
Window replacements shall match the visual qualities of original windows as closely as 
possible. Wood window frames are preferred in meeting this standard. However, if non-
wood replacements exhibit similar visual qualities as their wooden counterparts, they may 
be acceptable. The original number of windowpanes shall be maintained or restored when 
replacements are required. 
 
The original windows in the house have been replaced by a previous owner. The existing 
windows are wood clad with simulated lead light divisions. These match the original light 
divisions. The new work will also use these windows with the simulated lead light 
divisions. This criterion is met. 
 
The consultant was concerned that the new windows will not match the original windows. 
I have taken additional pictures to show the new replacement windows in the house 
compared to the existing. It is difficult to see any difference between the new and old 
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windows. All the window sizes with their respective light divisions in the proposed addition 
match windows that exist on the main house. The only exceptions are the kitchen window 
on the north elevation and the French doors on the south elevation. The north kitchen 
windows are the same size as other windows in the house, but the light division has been 
changed to give more privacy from the street and to add a decorative element on the 
larger north kitchen wall. The south French doors provide a much needed direct access 
to the garden from the kitchen. They are only visible from the private garden. The window 
heads in the south dormer over the kitchen are 6’-8” and match the window heads in the 
adjacent second floor bedroom.  
 
5. 
Restoration Possible 
Except where building code precludes it, new additions or alteration to buildings shall be 
done in such a manner that if such additions or alterations were to be removed in the 
future, the essential form and integrity of the original building could be restored. 
 
The proposed addition could be removed and the original wing and garage re-built. The 
main block of the house will remain unchanged. This criterion is met. 
 
6.  
Signs and Lighting 
Signs, lighting, and other appurtenances (such as walls, fences, awnings, and 
landscaping) shall be visually compatible with the original character of the building. 
 
The landscaping will remain mostly unchanged. There are no signs. New exterior lighting 
will be compatible with the existing lighting. Where existing lighting, conductor heads, and 
other distinguishing features are removed, they will be either refurbished, reused, or 
replaced with similar materials. The existing weathervane on the garage peak will be 
installed on the new garage peak. This criterion is met. 
 
7.  
Time Period Consistency 
Buildings shall be recognized as products of their own time. Alterations that have no 
Historical basis or which seek to create an earlier appearance shall be avoided. 
 
The proposed addition is designed to be compatible with the existing house. Where it is 
appropriate, like on the north façade, the existing dormers will be replicated. In instances 
where an entirely new element is introduced, the new element is different than existing 
elements. The new kitchen window borrows the diamond pane glass from the stair 
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window but is of a different scale. The new garage dormers are different than the original 
garage dormers but use the same window size found in the rest of the house. The south 
dormer uses window sizes found on the house, but it is of a different style than other 
dormers. The idea was to make the new work familiar and compatible with the existing 
but not copy and paste elements randomly. This criterion is met. 
 
8.  
Visual Integrity/Style 
Distinctive stylistic features, such as a line of columns, piers, spandrels, or other primary 
structural elements, or examples of skilled craftsmanship which characterize a building, 
shall be maintained or restored as far as is practicable. 
 
The distinctive brick work will be replicated. As will the distinctive arched top garage doors 
and arched top dormers with metal roofs. Eave details, window trim, and other common 
elements on the exterior will replicated so the house has a consistent look. This criterion 
is met. 
 
9.  
Replacement or Additional Materials 
Whenever possible, deteriorated architectural features shall be repaired rather than 
replaced. In the event replacement of an existing feature is necessary, or an addition is 
proposed, new materials should match those of the original building, to the extent 
possible, in composition, design, color texture, and other visual qualities. 
 
The existing brick will be reused on the most visible sides of the house. On the less visible 
south side new brick will be blended with the original brick. The half timbering on the south 
second floor will be replicated on the new south dormer.  Windows will match the existing 
windows on the house. This criterion is met. 
 
10.  
Buffering 
An appropriate buffer or screen, as provided under Subsection 19.504.6, may be required 
when a new commercial or industrial improvement or use is proposed on or adjacent to 
a designated resource, or within or adjacent to an historic district. 
 
This criterion is not applicable to this application. 
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