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INTRODUCTORY NOTES 
 

1) Our intention is to use our 20 ft. by 20 ft. garage as a studio for a home business – Old Oregon 

Photos. Thus it will be upgraded to a fully climate controlled space. However, it will still be able 

to be used as a garage if desired; the existing garage doors will be maintained and the driveway 

and new concrete floor will be adequate for that use. 

2) While the garage is within both the national and local historic districts, it is not listed as a 

contributing structure. (Both the house and the barn are designated as “contributing”.) 

The house and barn date to 1906, while the garage is circa 1940. 

3) Though we propose to change the roofline to match the house, the rest of the garage will look 

very much like it does now. We will maintain the garage doors, siding and window design. 

4) A major choice point is whether to restore the garage in place, or whether to dismantle it and 

rebuild it on the same footprint. We propose  to dismantle and rebuild, as the garage itself is 

currently not structurally sound, and needs: 

 

a. A proper foundation. The current foundation is composed of some concrete, some 

bricks, and even some drainage tiles, and does not have adequate footings. In some 

places the foundation is leaning and bowed outward. 

b. A concrete slab floor. The current floor is mostly dirt. 

c. New roof rafters. The current rafters are 2x4s at 24 inches on center, and are sagging 

significantly. We propose 2x8’s at 16 inches on center. 

d. Stronger walls. The current walls are 2x4s at 24 inches on center. There is also no 

structural sheathing – only siding – which has caused the building to lean significantly, 

and to bulge along one wall. We propose re-using the existing 2x4s but spaced at 16 

inches on center, and to place plywood sheathing on the exterior before we replace the 

existing siding. 

e. A stronger storage loft. The current loft is supported by 2x4s that span 10 feet and rest 

on a 20 foot long 4x7 beam. We propose 2x6 joists resting on a 4x10 center beam that 

would have truss-type reinforcements. (It would run perpendicular to the current 

beam.) 

Our architect, Todd Iselin of Iselin Architects, and our contractor, Jesse Osborne of Life and Limb 

Built both have experience dismantling and rebuilding historic structures. Additionally, we also 

have that experience, as the historic barn on our property was dismantled, moved six blocks to 

our property and then rebuilt. 



We had the garage inspected by TerraFirma Foundation Systems, and they also recommended 

dismantling and rebuilding due to the current condition of the building. 

5) The new shed structure at the back-right in the rendering is designed for yard-related items: 

tables, chairs, grills, etc. and would only be accessible from its outside door. 

6) One flat skylight is proposed, to be located on the west slope of the garage roof. It would be 

aligned with the new main entrance door below it. This is the slope that faces the back of the 

property. 
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25.060 DESIGN STANDARDS APPLICABLE TO HISTORIC RESOURCES 

The following design standards apply to all changes, including alterations, additions, and new 
construction proposed on a designated historic resource. These standards are intended to preserve the 
features that made the resources eligible for historic designation. Development must comply with all 
applicable standards, or be approved through the modifications process specified in CDC 25.080. 

A.    Standards for alterations and additions. This section applies to historic reviews for alteration of and 
additions to designated historic resources: 

1.    Retention of original construction. The original construction shall be maintained or restored to 
the greatest extent practicable. Stylistic features of original construction that shall be preserved 
include, but are not limited to: a line of columns, decorative shingles, projecting bays, other 
primary structural elements, spatial relationships that characterize the property, examples of 
skilled craftsmanship that characterize the building, and architectural details defining the 
structure’s character and historic significance. 

While the existing garage is not designated as a contributing structure in the historic districts, we 
are committed to maintaining the stylistic features of the original construction, including existing 
roofing type (composition), existing siding (any new siding will be a close match), existing garage 
doors, existing trim design and paint colors. The new foundation will be concrete to match the 
house and much of the existing garage.  

We are proposing to add fascia and soffit boards to the garage to match the main two sections of 
the house, which will make the garage easier to maintain. The square cut fascias are appropriate 
to both the era of the house and the era of the garage (1940). 

2.    Retention of historic material. Removal or alteration of historic materials and features shall be 
avoided during the construction of new additions or exterior alterations. Whenever possible, 
deteriorated materials and architectural features shall be repaired rather than replaced. In the 
event replacement of an existing feature is necessary, new materials shall, to the extent possible, 
match those of the original building in terms of composition, design, color, texture, and other 
visual features. 

We will reuse as much as possible of the original materials. Most of what will be replaced will be 
structural elements, which need to be strengthened, and which will not be visible. 

3.    Time period consistency. Buildings shall be recognizable as a physical record of their time and 
place. Alterations which have no historical basis or which seek to create a false sense of historical 
development are not allowed. 

http://www.codepublishing.com/OR/WestLinn/CDC/WestLinnCDC25.html#25.080


The proposed visual changes to the garage (roof slope, addition of fascias and soffits, and the shed 
addition) while matching details on the house, are all details that could have been used in 1940 
when the garage was built. The new doors and windows will be similar to existing doors and 
windows on the garage, and will be appropriate to a 1940 building. 

4.    Significance over time. Changes to a property that have acquired historic significance in their 
own right, and during the period of significance, shall be retained and preserved. 

Since it was built, there have been no significant changes to the garage. 

5.    Differentiate old from new. Alterations and additions shall be differentiated from the original 
buildings and shall be compatible with the historic materials, features, size, scale, proportion, and 
massing to protect the integrity of the property. 

The addition of a lean-to shed to the side of the garage will be done with materials compatible 
with the rest of the garage. The roof-line for the shed will communicate that it is an addition to 
the main structure. 

6.    Reversibility. Additions and alterations shall be undertaken in such a manner that, if removed 
in the future, the essential form and integrity of the historic property and its context would be 
unimpaired. 

The shed will be built in such a way that it could be removed at some point without any structural 
challenges. 

7.    Building additions. Building additions shall be subordinate to the original building, smaller in 
scale, and attached to the rear or set back along the side. Features of building additions, including 
the proportions of window and door openings, shall be consistent with those of the existing 
building. Dimensional and other requirements in the underlying zone, as applicable, shall apply. 

The shed will be added to the rear half of the side of the garage (the side that faces the back 
property line). At 6 by 10 feet, it will clearly be subordinate to the existing 20 by 20 foot garage. 
Siding, roofing, and the door will be consistent  with those of the existing building. 

8.    Building height and roof pitch. Existing or historic building heights and roof pitch shall be 
maintained. 

As stated elsewhere, we are proposing to change the roof pitch to match the house, thus making 
the garage a few feet higher. Note that the garage itself is not listed as a contributing structure in 
the historic district, and the new pitch will be compatible with not only the house, but also with 
other accessory buildings in the district. 

9.    Roof materials. Replacement of a roof or installation of a new roof with materials other than 
cedar shingles, three tab asphalt shingles, or architectural composition shingles must be 
demonstrated, using photographic or other evidence, to be in character with those of the original 
roof, or with materials that are consistent with the original construction. 

While the original roofing materials were sawn cedar shingles, we will be replacing the roof with 
architectural composition shingles over plywood decking, which are now used on almost all the 



buildings in the historic district. They will match the shingles recently installed on the house and 
barn. 

10.    Existing exterior walls and siding. Replacement of the finish materials of existing walls and 
siding with different material must be demonstrated, using photographic or other evidence, to be 
in character with those of the original materials, or with materials that are consistent with the 
original construction. 

We will not be changing the design of siding on the existing garage. Most of the existing siding is in 
good enough condition to be re-used, and any new material will match that design. 

11.    New exterior walls and siding. Wood siding or shingles shall be used unless the applicant 
demonstrates that an alternative material has a texture and finish typically used on similar style 
buildings of the era, or the era the building style references. Vinyl or other materials that do not 
match those that were typically used on similar style buildings of the era, or the era the building 
style references, are not permitted. 

The new shed will have the same siding and composition shingles used on the main part of the 
garage. 

12.    Gutters and downspouts. Replacement or new gutters and downspouts shall be rectangular, 
ogee, or K-shaped and comprised of wood or metal material, or styles and materials that match 
those that were typically used on similar style buildings of the era, or the era the building style 
references. Vinyl or other materials and styles that do not match those that were typically used on 
similar style buildings of the era, or the era the building style references, are not permitted. 

There have never been any gutters and downspouts on the garage. Since it will not have a 
basement, we are proposing to not install gutters and downspouts. 

13.    New windows. New windows shall match the appearance of the original windows as closely 
as possible. Wood window frames and sashes shall be used unless the applicant demonstrates 
that the non-wood windows are consistent with their wooden counterparts, including profile and 
proportion of the sash, sill, trim, light patterns, glass color, and profile of mullions and muntins. 
The window trim and sill shall match the original trim. 

We will add two new windows in the gables at each end of the garage. They will be wood, with 
multiple lights to match the design of the existing windows on the sides and on the garage door. 

We also propose to add one skylight on the west slope of the garage roof, aligned with the new 
entrance door below. Note that this faces the rear of the property. 

14.    Storm windows. Storm windows shall be made of painted wood, baked enamel, anodized 
aluminum, or another material that is consistent with the color, detail, and proportions of the 
building. 

There are currently no storm windows on the garage and we have no plans to add them. 



15.    Window replacement. Replacement of windows or window sashes shall be consistent with 
the original historic appearance, including the profile of the sash, sill, trim, window plane relative 
to the building wall plane, light pattern, glass color, profile of mullions and muntins, and color. 

We will not be replacing any existing windows on the garage. We plan to remove one small 
window on the right side in order to add the shed and a new entrance door. 

16.    Doors. Doors shall be painted or stained wood, fiberglass clad, or metal clad, or another 
material that is consistent with the original historic appearance. 

We will be adding two new doors for the new entrance and for the shed. They will be wood, 
painted on the exterior and oiled on the interior. We will replace the existing door on the back of 
the garage with a door matching its design and size. See photos for the new doors we have 
selected, which are appropriate for the circa 1940 construction date of the garage. Note that their 
panels are vertical v-groove, similar to the design of the existing garage doors. 

17.    Porches. Front porches are allowed on new construction. No front porch shall be added to a 
structure if there was not one originally. Existing front porches shall not be enclosed or enlarged. 
Alterations to existing front porches and side yard porches that face a street shall: 

a.    Maintain the shape, width, and spacing of the original columns; and 

There will be no porches on the rebuilt garage. 

b.    Maintain the height, detail, and spacing of the original balustrade. 

As there will be no porch, there will be no balustrade. 

18.    Decks. Decks shall be located in rear yard or the portion of the side yard behind the front 50 
percent of the primary structure. 

There will be no deck on the rebuilt garage. 

19.    Foundations. Repair or construction of a foundation that results in raising or lowering the 
building elevation must demonstrate that: 

a.    The proposal is consistent with the original design and, if applicable, is consistent in the 
context of adjacent and other structures on the block, based on photographic or other 
evidence; or 

We will build a new foundation and concrete slab for the rebuilt garage. The design will be 
upgraded from the original, which is not structurally sound, and will match the original 
concrete section of the foundation in appearance. 

b.    That it is necessary to satisfy a requirement of the building code and/or floodplain 
regulations (Chapter 27 CDC). 
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The new foundation will be built to code, meaning it will now have proper footings and 
reinforcement. It will be a few inches higher for maintenance reasons, as the garage 
currently has its siding touching the ground in some areas. 

20.    Lighting. Residential lighting shall be shielded to prevent glare and compatible with the 
architectural character of the building. Blinking, flashing, or moving lighting is not permitted. 

We propose to add porch lights near the main entrance door, and perhaps for the shed door. They 
will be compatible with the design of the garage and will not cause glare for neighbors. 

B.    Standards for accessory structures. The following standards apply to accessory structures on 
properties designated as historic resources in addition to the regulations in Chapter 34 CDC: 

1.    All accessory structures. 

a.    Location. 

1)    Accessory structures in the Willamette Historic District are subject to the setback 
requirements of CDC 25.070(C)(1) through (4); 

The footprint of the garage will not be changed. It currently has a setback of 4 feet from 
the side street property line, which is one foot out of compliance according to CDC 
25.070(C)(3)(b). Since the garage is being rebuilt on the same footprint, it our 
understanding the 4 foot setback does not require a variance process. 

2)    Accessory structures on historic landmark properties must meet the setback 
requirements of the underlying zone and Chapter 34 CDC; 

This not a historic landmark property (it’s in the Willamette Historic District), and thus 
this section does not apply. 

3)    Detached accessory structures shall be in the rear yard; and 

The garage is in the rear yard (it is about 20 feet behind the house). 

4)    Two-story accessory structures shall be at least 10 feet from the house; and one-
story accessory structures shall be at least three feet from the house. 

The garage is about 20 feet behind the house, and about 17 feet to the side of the 
house. 

b.    Height. Accessory structures in the Willamette Historic District are subject to 
CDC 25.070(C)(7). Accessory structures on historic landmark properties must meet the 
height requirements of the underlying zone and Chapter 34 CDC. 

The proposed changes will bring the garage to a height of about 16 feet, which is one foot 
more than allowed in order to be considered a one-story accessory dwelling, according to 
CDC 25.070(C)(7)(b). It clearly is not a two-story structure, nor does it look like a two-story 
structure from the outside. However, if it is treated as a two-story structure for the sake of 
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this section, it is well below the height limit of 23 feet, as required in CDC 25.070(C)(7)(c). It 
is also 7 feet less than the 23 foot height of the house. 

2.    Conversions and additions. Existing detached, unheated structures including, but not limited 
to, workshops and garages, may be converted into other allowable accessory uses under the 
following conditions: 

a.    The structure is located behind the house’s front building line; 

The garage is located behind the house’s front building line. 

b.    A structure in the front yard cannot be converted to a heated accessory structure; 

The garage is not located in the front yard. 

c.    A story may be added to an existing non-contributing garage or similar accessory 
structure; provided, that the final design meets the setback standards of this chapter for a 
two story accessory structure (see CDC 25.070(C)(1) through (4)) for the historic district, or 
the setbacks in Chapter 34 CDC for a historic landmark; and 

We are not proposing to add a second story. However, if the proposal is treated as such, the 
setback for a side street remains at five feet as stated in CDC 25.070(C)(3)(b), so in either 
case the proposal is out of compliance by one foot, which we understand will not require a 
variance in the historic district, as we are rebuilding the garage on the existing footprint. 

d.    The conversion of an existing structure is not required to meet the design standards in 
CDC 34.030, but it must conform to all applicable requirements of this chapter. (Ord. 1614 
§ 6, 2013) 

While we are not proposing an Accessory Dwelling Unit conversion, we will add one off-
street parking space which would be required by CDC 34.030(A)(1) 
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25.070 ADDITIONAL STANDARDS APPLICABLE TO HISTORIC DISTRICTS 

This section provides additional standards that are applicable to properties within a historic district. 

A.    Standards for alterations and additions. 

1.    Compatibility with nearby context. Alterations and additions shall be: 

a.    Compatible in scale and mass to adjacent properties; and 

The proposed alterations are compatible in scale and mass to the house, which is itself 
typical of the scale of houses in the Historic District. The garage will also continue to be 
compatible in scale and mass with other detached two-car garages in the district. 

b.    Constructed such that they maintain the privacy of the residents of adjacent properties 
through window placement, orientation or landscaping. 

The garage rebuild will maintain the privacy of residents of adjacent properties. 

2.    Not in period buildings. Alterations to compatible, not in period buildings shall follow all 
applicable standards of this chapter to avoid creating a false sense of history. 

The only visual changes to the existing garage will be the change in roof slope to match the house, 
the addition to fascia and soffits to match the house, and the addition of a lean-to shed on the 
back half, which will be built with compatible materials. 

3.    Not in period noncompatible buildings. Alterations to not in period, noncompatible buildings 
shall be consistent with applicable standards in CDC 25.060 and 25.070. Such buildings do not 
contribute to the historic value of the district and are not subject to standards pertaining to siding, 
windows, and other materials listed in CDC 25.060(A); however, such buildings shall not be so 
stylistically different from adjacent buildings that they detract from the district’s historic 
character. 

The existing garage is compatible with other structures in the Historic District, so this section does 
not apply. 

B.    Standards for new construction. The standards in this section apply only to new construction in a 
historic district beyond alterations and additions, including new accessory structures. These standards 
shall apply in addition to any other applicable standards (see the Standards Applicability Matrix in 
CDC 25.020). 

1.    New construction shall complement and support the district. The historic district’s defining 
characteristics include a discernible aesthetic rhythm of massing, scale, and siting. Infill buildings 
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shall not deviate in a detracting manner from these elements, but appear as complementary 
members of the district, by conforming to the following: 

Not applicable. We are not proposing any new construction. 

a. Lot or parcel size, massing, scale, proportion, form, siting, floor area ratio, window 
patterns, building divisions, and height shall correspond to the contributing buildings 
within the district, and any specific historic district standards and the applicable 
requirements of the underlying zone. 

Not applicable. We are not proposing any new construction. 

b. Infill buildings shall relate to and strengthen the defining characteristics, including 
architectural style, without replicating the historic buildings. Buildings shall differentiate 
by use of materials, mechanical systems, construction methods, and, if applicable, 
signage. Architectural style shall not be the primary indicator of differentiation. 

Not applicable. We are not proposing any new construction. 

c. Mechanical and automobile infrastructure must be appropriately concealed when not 
consistent with the district’s character. 

Not applicable. We are not proposing any new construction. 

2.    Reconstruction. Reconstruction of buildings that existed within the district during the period 
of significance is allowed. Reconstructions shall be done in accordance with the Secretary of the 
Interior’s Standards for Reconstruction. 

Not applicable. We are not proposing any reconstruction. 

3.    Archaeological resources shall be preserved in place or mitigated. When new construction 
must disturb archaeological resources, mitigation measures shall be carried out consistent with 
applicable state and federal laws. As appropriate, information yielded from archaeological 
mitigation shall be interpreted in the new building or site. 

Not applicable. We are not proposing any new construction. 

C.    Willamette Historic District general design standards. This subsection applies only to alterations and 
additions, new construction, and accessory structure construction of residential and historically 
residential properties in the Willamette Historic District. Other buildings are subject to the requirements 
in Chapter 58 CDC. Dimensional and other requirements of the underlying zone, as applicable, shall 
apply. 

1.    Front yard setback. 

a.    The front yard setback shall equal the average of the front setbacks of adjacent homes 
on the block face. For corner lots, the setback shall be the average between the adjacent 
house to the side and 20 feet. The setback shall be the distance measured from the front 
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property line to the dominant vertical face of the building, exclusive of any porches or front 
landings. 

No changes are proposed to the existing house, so front yard setback remains the same (35 
feet to house). 

b.    Unenclosed porches with no living space above may encroach into the front yard setback 
six feet from the dominant vertical face of the building. 

No changes are proposed for the existing house, so front yard setback remains the same (27 
feet to porch). 

2.    Side yard setback. Side yard setbacks shall be five feet, except: 

a.    Bays, porches and chimneys and other projections that are cumulatively no more than 
20 percent of the overall respective building wall length may intrude 18 inches into the side 
yard setback; and 

Both sides of the existing house have side streets, so this section does not apply. 

b.    One story accessory structures may be sited within three feet of the side property line 
and two story accessory structures shall be a minimum of 15 feet from the side property line. 

The front of the garage is located on a side street, so this section does not apply. 

3.    Side street setback. Setbacks from side streets shall be 10 feet for both developed and 
undeveloped streets, except: 

a.    Bays, porches and chimneys and other projections may intrude two feet into side street 
yard setback; and 

There are no projections into the side street setback for the house or garage. 

b.    One and two story accessory structures may be sited within five feet of the side street 
property line. 

The current setback for the garage is four feet, as documented by the attached survey. Thus 
the existing garage is non-conforming by one foot. We propose to rebuild on exactly the 
same footprint, partly to enable reusing the existing asphalt driveway. Note that the distance 
from the front of the garage to the edge of the street is 26 feet, so visually the garage is set 
well-back from the street. We understand that the existing four-foot setback will be 
allowable since we are rebuilding in the same location. 

4.    Rear yard setback. The rear yard setback shall be a minimum of 20 feet, except for accessory 
structures, which may be sited to within three feet of the rear property lines. 

The rear yard setback for the proposed shed addition on the garage is about 63 feet.  



5.    Orientation. New home construction on corner lots shall be oriented the same direction as 
the majority of homes on the street with the longest block frontage. 

As we are not proposing any new home construction, this section does not apply. 

6.    New lot configuration. In addition to other requirements of the CDC, all new lots in the 
historic district shall be perpendicular to the street and extend directly from the lot line along the 
street to the opposite lot line. The primary structure and any other contributing structures on the 
original property shall not be located on separate lots. 

We are not proposing any reconfiguration to the existing 26,619 square foot lot. 

7.    Building height. 

a.    Residential structures are limited to 28 feet in height. Cupolas and towers shall not 
exceed 50 feet in height. 

We are not proposing any changes to the existing house, which has a height of about 23 feet 
for the main section and about 17 feet for the shorter section. 

b.    One story accessory structures shall not exceed a height of 15 feet. For the purposes of 
this chapter, any one story accessory structure over 15 feet is considered a two story 
structure. 

The proposed rebuilding of the garage will result in a height of about 16 feet – one foot out 
of compliance for a one-story structure. However, the garage will still visually look like a one-
story garage with a storage loft, and indeed there is not enough height inside to create a true 
second story. 

Additionally, we note that the grade at the front of the garage is four feet below the crown 
on the side street it faces, so it will appear to be lower than the 16 feet. Also, the proposed 
garage will still be slightly shorter than the shorter section of the existing house. 

The reason for the increased height is the decision to match the roof slope on the existing 
house. Note that Section 34.030 states for Accessory Dwelling Units (which would be visually 
identical from the outside to our proposal) “The roof pitch must be the same as the 
predominant roof pitch of the primary dwelling”. 

c.    Two story accessory structures shall not exceed the maximum height of 23 feet as 
measured per Chapter 41 CDC. 

Even if the rebuilt garage is treated like a two story building, the height will be about 16 feet, 
well within these limits. 

d.    Accessory structures shall not exceed the height of the primary dwelling. 

At 16 feet in height, the rebuilt garage will be 7 feet less than the height of the existing 
house. 
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8.    Building shapes and sizes. No building shall exceed 35 feet in overall width. Front facade 
gables shall not exceed 28 feet in overall width. 

Overall width for the garage, including the shed addition, will be about 27 feet. The front façade 
gable will remain at the existing 20 feet. 

9.    Roof pitch. Roofs shall have a pitch of at least 6:12. 

Current pitch for the garage is about 5:12, which would be non-conforming. We are proposing to 
match the pitch on the house, which is 10:12. 

10.    Garage access and parking areas. 

a.    Garages shall be accessed from an alley, if present. No garage door may face or have 
access onto a street except when alley access is not available. 

There is no alley available. The garage faces a side street, and the distance from the street to 
the front of the garage is 26 feet, though the setback from the property line is 4 feet. We will 
retain the existing asphalt driveway. 

b.    Parking areas. 

1)    No residential lot shall be converted solely to parking use. 

We are not proposing to convert the lot solely to parking use. 

2)    No rear yard area shall be converted solely to parking use. 

We are not proposing to convert the rear yard to parking use. 

3)    When a lot is adjacent to an alley, all parking access shall be from the alley. (Ord. 
1614 § 6, 2013; Ord. 1636 § 23, 2014) 

There is no alley available. 







Existing Garage from the Northwest



Existing Garage from the Northeast



Existing Garage from the South



Existing Garage from the Southwest














