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I. APPLICANT’S REQUEST 
 

The applicant requests designation of the property located at 68 Leonard Street, 
historically known as the Headrick-Carothers house, as a Landmark.   

 
II. RECOMMENDATION 
 

Approval of LU 08-0069 to designate the Headrick-Carothers House as a Landmark. 

LU 08-0069  
Page 1   



 
III. APPLICABLE CRITERIA 
 

A. Lake Oswego Community Development Code (LOC Chapter 50) 
 

LOC 50.76  Development Application Hearing Procedure and Record 
LOC 50.82.020  Notice of Public Hearing 
LOC 50.83.005-50.83.040 Hearings Before a Hearings Body 
 

B. Lake Oswego Historic Preservation Code (LOC Chapter 58) 
 

LOC 58.02.085 Application Requirements 
LOC 58.02.090 Review Procedures and Notice 
LOC 58.02.095 Criteria for Designation of a Landmark 

 
IV. FINDINGS 
 

A. Background/Existing Conditions: 
 

1. In 1989, the City of Lake Oswego adopted Ordinance No. 2000, a 
revised Historic Preservation Chapter (Chapter 58), in response to a 
State requirement for local governments to adopt standards and 
procedures to identify and protect historic resources.  A site, object or 
structure that is designated as a City “landmark,” pursuant to Chapter 
58, is subject to review process and special criteria to receive approval 
for remodeling, reconstruction, or demolition, or to resolve conflicts 
which may have a negative impact on the historic resource. 

 
In 1994, the current owner/applicant purchased the Headrick-Carothers 
House, located at 68 Leonard Street (Exhibit A).  In 1996, the Owner 
added Craftsman-style porch and stair railings to the front of the 
house.  An exterior stone wall was added in 1999, and stained glass 
was added to the front door window panes in 2002.  Recent alterations 
are shown in Exhibit E-3.  

 
The Headrick-Carothers House was inventoried in January of 2008 by 
City staff (Exhibit F-1).  In March of 2008, the Owner met with staff 
to discuss her desire to have the property designated as a Landmark1.    
The Owner understands that designation of the property as a Landmark 
would subject it to the provisions of LOC 58, Historic Preservation.  
Impacts resulting from the designation include, but are not limited to, 

                                                           
1 The Historic Resources Advisory Board has recommended the City act as the applicant’s agent to accomplish 
the designation of eligible properties when authorized to do so by the Owner.  On November 7, 2008, the City 
received a letter from the current owner authorizing the City of Lake Oswego to act on her behalf in requesting 
designation of the Headrick-Carothers house as a Landmark (Exhibit F-2) 
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requiring review of future alterations for impacts on historic 
significance (LOC 58.02.135), and requiring notice and a public 
hearing for any future demolition requests (LOC 58.02.125). 
 

2. The site is zoned DD and developed with a single-family dwelling 
constructed by Harry Headrick in 1925 (Exhibit E-1).  The one and a 
half story building is approximately 2,340 square feet in size. 

 
3 The property is located at the southwest corner of Leonard Street and 

Durham Street.  The lot is rectangular in shape and 6,000 square feet 
in size.  The lot extends from Leonard Street on the north to View 
Place on the south, and is lushly landscaped.   

 
4. Surrounding land uses are as follows: 

 
 North (across Leonard): Retail Commercial (EC Zone) 
 South (abutting):  Single Family Residential (DD Zone) 

East (across Durham):  Single Family Residential (DD Zone) 
West (abutting):  Single Family Residential (DD Zone) 

 
5. Historic resources in the vicinity of the site are noted in the City’s 

Cultural Resources Inventory.2  The Inventory includes historic 
resources that may or may not be included on the City’s Landmark 
Designation List.3  Inventoried historic resources in the vicinity 
include the properties listed below.  Photos of these properties are 
provided in Exhibit E-4: 

 
Peg Tree (1852), Designated City Landmark 
41 Leonard Street 
Natural Feature 
 
Odd Fellows Hall (1890), Designated City Landmark 
295 Durham Street 
Style: Italianate   Architect/Builder: Schmali & Birkemier 
 

                                                           
2 Historic Resource means sites, structures and objects determined to have local, regional, statewide or national 
historic significance    
3 LOC 58.02.025 - The Landmark Designation List includes the list of properties and the field from, graphics 
page and statement of significance for each property from the Cultural Resources Inventory.  A City Landmark 
means any site, object or structure, and the property surrounding it, that is identified as a landmark pursuant to 
the provisions of LOC 58 Historic Preservation.  

LU 08-0069  
Page 3   



Lakewood Grade School (1928), Designated City Landmark 
368 S. State Street 
Style: Classical Revival   Architect/Builder: Dougan 
 
George Rogers House (1929), Designated City Landmark 
59 Wilbur Street 
Style: Mediterranean   Architect/Builder:  Van Evera Bailey 
 
Oregon Iron Worker’s Cottage (1880), Designated City Landmark 
40 Wilbur Street 
Style: Vernacular   Architect/Builder:  Unknown 

 
B. Application Review Procedure 

 
LOC 58.02.025 gives authority to the Historic Resources Advisory Board 
(HRAB) to make a decision to approve, approve with conditions or deny an 
application for the designation of a historic resource. 

 

1.   LAKE OSWEGO COMMUNITY DEVELOPMENT CODE 
(CHAPTER 50) 
 
LOC 50.76, Development Application Hearing Procedure and 
Record 

 
This section describes the jurisdiction of the HRAB to hear applications 
as set forth in LOC Chapter 58. The applicant is requesting a designation 
of a structure as an historic Landmark, pursuant to LOC Chapter 58.  

 
LOC 50.82.020, Notice of Public Hearing 

 
A notice of the public hearing was mailed to property owners within 300 
feet of the site and to the recognized neighborhood associations on 
December 23, 2008.  The notice included a description of the proposal 
and all other required information pursuant to LOC 50.82.020.  No 
comments were received as of the writing of this report. 

 

LOC 50.83.005-50.83.040, Hearings Before a Hearings Body 
 

This section describes the process and order of the public hearings 
proceeding.  The HRAB will follow the process and proceedings as 
described in LOC 50.83.005-50.83.040.  
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2. LAKE OSWEGO HISTORIC PRESERVATION CODE (CHAPTER 
58) 

 

LOC 58.02.085, Application Requirements 
 

This section identifies information required in an application to initiate a 
historic review process.  On November 7, 2008, the applicant submitted 
a letter asking the City to act as her agent on the Landmark designation 
request for the Headrick-Carothers House (Exhibit F-2).  The application 
to designate the dwelling as an historic landmark was deemed complete 
on December 4, 2008. 

 

LOC 58.02.090, Review Procedures and Notice 
 

This section references application and procedural requirements set forth 
in the Lake Oswego Community Development Code (Chapter 50) 
applicable to historic review.  The present application will be reviewed 
pursuant to the procedures set forth in LOC Article 50.77, the public 
hearing procedures set forth in LOC Article 50.83, and the notice 
requirements set forth in LOC 50.82.020. 

 
C.  Criteria For Approval 

 

LOC 58.02.095, Criteria for Designation of a Landmark 
 

1. In order to designate a site, object or structure as a landmark, the 
Board shall find:  

 
a. The resource is 50 years or older, or it is less than 50 years but of 

exceptional importance with regard to its historical or 
architectural significance; and 

 
According the City’s Inventory (Exhibit F-1), the house was 
constructed in 1925.  This criterion is met. 

 
b. There is historical, architectural or environmental significance; 

and 
 

Architectural Significance - Inventory.  According to the City’s 
Inventory (Exhibit F-1), the house was constructed in 1925 in the 
Craftsman bungalow style.  Characteristic features exhibited by the 
one and a half story Headrick-Carothers House include the low-
pitched gable-sided roof extending over the front porch, dark and 
heavy woodwork, and double-hung windows.  The front door features 
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an historic 15-paned, ¾ light wood door with flanking sidelights.  No 
major additions or alterations have been made to the dwelling, and 
while the interior has had some remodeling done, many of the interior 
features such as the molding, brick fireplace, hearth, built-in bookcases 
and oak floors are still original.   

 
Characteristic features are documented in photos in Exhibit E-2.  The 
Statement of Significance (Exhibit F-1) states that the Headrick-
Carothers House is locally significant as one of the few remaining 
Craftsman bungalow style houses in the Old Town neighborhood. 

 
Architectural Significance – Effect of Alterations.  Alterations to the 
Headrick-Carothers house prior to its 2008 Inventory include the 
construction of a railing along the front porch and entry stairs and the 
possible installation of pebbledash siding (Exhibit E-3).  Stained-glass 
was added to the front door window panes in 2002.  In addition, the 
detached garage was is likely a later addition to the site as it was not 
shown on the 1927 Sanborn map for Old Town.   

 
In determining whether the alterations disqualify the residence from 
retaining its historical and architectural significance, the provisions of 
LOC 58.02.135(5)(d) can serve as guidelines to see whether those 
alterations would have been approved if the residence were a 
“landmark” at the time of the alterations: consideration is to be given 
to the effect of the alterations on the original exterior design, 
arrangement, proportion, detail, scale, texture, and/or materials as set 
forth in LOC 58.02.135(5)(d), including: 

 
1. Retention of Original Construction:  Distinguishing original 

qualities defining a structure's character shall not be destroyed. 
Removal or alteration of historic materials or distinctive 
architectural features should be avoided when possible. 
 
Pebbledash siding was one of many materials used in Craftsman 
Bungalow construction; its addition, if it were not original, does 
not destroy the original qualities that define the Craftsman 
bungalow dwelling.  The contemporary construction of the simple 
porch railings and supports respect the building’s original design; 
the railings are anchored at the stairway by solid, thick supports 
that exaggerate the dwelling’s connection to the earth.  The stained 
glass added to the front door panes did not replace the panes; 
rather, the stained glass is attached behind the original panes for 
privacy purposes and can easily be removed.   
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2. Time Period Consistency: Structures 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.   
 
As stated above, pebbledash siding was one of many materials 
used in Craftsman construction; its use has an historical basis and 
its addition does not seek to create an earlier appearance.  The new 
porch railings have a square, simple design, which emphasizes the 
Craftsman’s solid construction and is the antithesis of the ornate 
handiwork that is characteristic of earlier architectural styles 
(Exhibit E-3).  The detached garage, which is likely to have been 
built after 1927, features a clipped gable roof and 4-over-4 paned 
windows, which mimic the clipped gables and multi-paned 
windows on the Headrick-Carothers house (see photos below). 

 
 

4-over-4 paned window on detached 
garage 

Multi-paned back door on Headrick-
Carothers House 

 
 
 
 
 
 
 

 
Clipped gable roof on detached garage Clipped gable roof on Headrick-Carothers 

House 
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3. 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 
structure, shall be maintained or restored as far as is practicable. 

 
There were no distinctive stylistic features of the original 
Headrick-Carothers House that were altered with the contemporary 
construction. 

 
4. Replacement or Addition Materials: Whenever possible, 

deteriorated architectural features shall be restored rather than 
replaced. In the event that replacement of an existing feature is 
necessary, or an addition is proposed, new materials should match 
those of the original structure, to the extent possible, in 
composition, design, color, texture, and other visual qualities. 
 
The contemporary wooden porch railings and columns match the 
original wooden columns that flank the front porch, and 
pebbledash siding was one of many materials used to clad 
Craftsman-style bungalows.  Both the dwelling and the porch 
railings are painted in the dark hues typical of the Craftsman 
bungalow style. 

 
5. Building Height: Existing building heights should be maintained. 

Alteration of roof pitches shall be avoided. Raising or lowering a 
structure's permanent elevation when constructing a foundation 
shall be avoided, except as required by Building Code or flood 
plain requirements. 
 
The alterations did not alter building heights or roof pitches. 

 
6. 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 construction for alterations 
and additions are acceptable if the design respects the building's 
original design and is compatible with the original scale, 
materials, window and door opening proportions of, the structure. 
 
There have been no additions to the dwelling that increase its 
footprint.  The addition of the porch railings and supports respect 
the building’s original design; the railings are anchored at the 
stairway by solid, thick supports that exaggerate the dwelling’s 
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connection to the earth.  The wooden railings match the original 
wooden columns that flank the front porch, and are compatible 
with the scale and materials of the original structure.  
 

7. Windows: Window replacements shall match the original windows 
in materials and appearance. The original number of window 
panes shall be maintained or restored when replacements are 
required. 
 
The alterations did not require replacement of original windows.  
The stained glass added to the front door panes did not replace the 
panes; rather, the stained glass is attached behind the original 
panes for privacy purposes and can easily be removed.  

 
8. Restoration Possible: Except where Building Code precludes it, 

new additions or alterations to structures 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 structure 
could be restored. 
 
If the alterations mentioned above were to be removed in the 
future, the essential form and integrity of the original structure 
could be restored. 

 
9. Signs, Lighting: Signs, lighting, and other appurtenances, such as 

walls, fences, awnings, and landscaping shall be visually 
compatible with the scale and traditional architectural character 
of the historic building. 
 
The alterations did not include signs, lighting or fencing.  An 
exterior rock wall added in 1999 is small – approximately three 
feet high – and visually compatible with the scale and architecture 
of a Craftsman bungalow, which often features mixed materials 
and stonework.   

  
Historical Significance.  The Old Town neighborhood is the location 
of the original town of Oswego, and is the oldest portion of the City.  
It was first platted in 1867 in anticipation of new residents attracted by 
the Oregon Iron Company.  It is the site of several landmarks 
associated with Oswego’s early history.  The first owner of the house, 
Harry Irvin Headrick, purchased the lot directly from the Oregon Iron 
and Steel Company in 1925, and was required by deed to construct a 
single-family dwelling costing at least $1000, with plans approved by 
Oregon Iron and Steel.  Harry Headrick was the eldest son of James E. 
Headrick, marshal of Lake Oswego from 1919-1920 and 1921-1925.  
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The Headrick-Carothers House was built when Lake Oswego was 
transforming itself from a town that largely supported the iron industry 
to a residential suburb of Portland that emphasized the lake as a 
recreational draw.   

 
This criterion is met. 

 
c. Through an ESEE analysis, that the benefits of designating the 

proposed landmark outweigh the benefits of continuing the 
conflicting use or uses without the designation. 

 
The ESEE analysis evaluates the economic, social, environmental, and 
energy consequences to the community of designating or preserving 
the historic resource balanced with the community benefit of allowing 
change or loss of the historic resource to a conflicting use.   
 
Building alteration and demolition of the structure on the property 
represent the conflicting uses for ESEE analysis purposes.  The subject 
property is defined as the impact area for the analysis. 

 
ESEE Consequences: 
 
1. Economic:  Designating the residence as a “landmark” will not 

conflict with the use of the residence for residential purposes.  
With demolition of the existing house, the property could not be 
further divided into multiple lots and redeveloped.  Alteration of 
the existing house without historic review could result in cost 
savings for the developer/owner given that lower cost materials 
that do not match historic materials may be used.  With historic 
design review of alterations, the historic integrity of the house will 
be maintained which will result in a potential increase of economic 
value for the structure. 
  

2. Energy:  Demolition would result in the loss of energy resources 
that are embedded in the existing structure.  Any new construction 
would meet current building code requirements which typically 
result in more energy efficient structures. 

 
3. Social:  Demolition or extensive alteration would result in the loss 

of an important historic property that adds to the character of Lake 
Oswego. 
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4. Environmental:  No environmental consequences of demolition or 
alteration are noted. 
 

The potential conflicts can be resolved by adding the property to the 
Landmark List and requiring alteration and demolition to go through a 
historic review process.  Future requirements of LOC 58 for review and 
approval of alterations and demolition provide the means of balancing the 
residential use and development of the property with retention of the 
landmark status. 
 

V. CONCLUSION AND RECOMMENDATION 
 

Based on the materials, findings and analysis presented in this report, staff concludes 
LU 08-0069 complies with all applicable criteria.  Staff recommends that the Board 
designate the Headrick-Carothers House as a Landmark. 
 
 
 

 
EXHIBITS 
 
A. Notice of Appeal: 
 (No current exhibits; reserved for hearing use) 
B. Findings, Conclusions and Order: 
 (No current exhibits; reserved for hearing use) 
C. Minutes: 
 (No current exhibits; reserved for hearing use) 
D. Staff Report: 
 (No current exhibits; reserved for hearing use) 
 
E. GRAPHICS/PLANS 
 
 E-1 Tax Map 
 E-2 Characteristic Features of the Headrick-Carothers House 
 E-3 Recent Alterations 
 E-4 Historic Resources in the Vicinity 
 
F. WRITTEN MATERIALS 
 
 F-1 Cultural Resources Inventory Field Form and Statement of Significance, 2008 
 F-2 Letter from Mary Lou Colver, dated November 7, 2008 
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Front (north) elevation:  low pitched roof and 
full-width porch

Headrick-Carothers House
68 Leonard Street

Characteristic Features

Multi-light front door

East elevation: clipped gable

Original porch columns

Exhibit E-2
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Detached garage, south elevation

Detached garage, eastern elevation

Headrick-Carothers House
68 Leonard Street

Alterations

Stained-glass inserts in front door

Porch and stair railings

Exhibit E-3

Pebbledash siding
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2 - Odd Fellows Hall
295 Durham Street

3 – George Rogers House 
59 Wilbur Street

1 – Peg Tree
141 Leonard Street
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4 – Iron Workers’ Cottage
40 Wilbur Street

5 – Lakewood School
368 S. State Street
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