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Willamalane Park and Recreation District 
Dorris Ranch - Facility Condition Observation Report 
January 2008 
 
 
On Tuesday, December 11, 2007 a tour of facilities and systems at Dorris Ranch was conducted to 
review and record observations regarding the condition of the various systems and components of the 
facilities and their capacity for continued use and maintenance.   Where appropriate these 
observations suggest solutions or future action to address problems related to conditions of the 
structure, finishes, mechanical and electrical systems, and site utilities and service systems.  During 
the course of the field observations, the review team met with Willamalane Park and Recreation 
District planning, maintenance, and program personnel in order to gather specific information relative 
to existing conditions and functional issues.  In addition, previous surveys, studies and information 
available regarding the facilities were assembled and copies provided to the review team.  Site layout 
diagrams (foldout attached) were prepared based on the information provided and from field 
observations, and are used as a reference for this report. 
 
The review team consisted of Robertson/Sherwood/Architects pc, Branch Engineering, Inc. (civil 
engineer), Moulds Mechanical Engineering (mechanical engineer), Warner Engineering (electrical 
engineer), and M.R. Richards Engineering, Inc (structural engineer).  
 
In order to organize the review, observations were directed at the following general building systems: 
 

Structural Systems 
Building Envelope 
Interior Finishes  
Fire and Life Safety, Building Code and ADA Compliance 
 
Heating and Ventilating Equipment 
Plumbing Systems 
Fire Protection Systems 
Electrical Service & Distribution Systems  
Lighting & Lighting Control 
Fire Alarm & Security Systems 
Telephone Service  
Site Utilities and Service Systems 

 
The following observation report includes a summary of recommendations concerning maintenance 
and repair of facilities or systems for continued long-term use.  The facilities are addressed in this 
report generally in the order in which they were reviewed. 
 
This report does not include detailed design or engineering recommendations to address specific 
observed conditions or issues, but does identify where such further design or engineering would be 
advisable.  In addition specific attention is called to any issues requiring immediate or short-term 
action. 
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STRUCTURAL SYSTEMS 
 
Tomseth House 
This early 1900s house was moved to its current location.  It is of conventional wood frame 
construction with lap siding.  The foundation is composed of a perimeter concrete masonry stem wall 
on concrete footings and concrete strip footings at the interior. 
 
The house currently has two floors plus an attic.  While at one time the attic was an occupied space, it 
currently only contains a mechanical unit.  The structure of the house appears to be in reasonably 
good condition.  The following items were observed and recommended to be repaired or remedied: 
 
Ventilation:  Blistering of the exterior paint is evidence that excessive moisture is trapped within the 
building envelope which could lead to structural issues if decay develops.   
 
 
Flashing:  The roof dormers on the north side appear to be inadequately flashed at the roof edge.  
Rain splash is evident on the siding of the dormers. 
 
Roof fascia board:  Insect damage was observed at the northeast corner of the upper roof.  This 
indicates excessive moisture, presumably because of a roof leak or inadequate flashing.  This 
condition should be investigated and repaired and it should be noted that similar conditions might exist 
elsewhere in the fascia. 
 
The house is located within a grove of oak trees where branches shade the house and are nearly 
overhanging.   
 
It was reported that the building foundation has settled approximately ¾” in one of the east corners.  
No excessive cracking in the interior wall finishes or the perimeter stem wall was observed.  The 
settlement could be attributed to drying shrinkage of clayey subgrade soils.  Three-quarter inch 
settlement is not considered to be excessive. 
 
Recommendations: 
 

1. It is recommended that vents be installed in the roof and eave soffits. 
2. Flashings should be installed or repaired to assure positive drainage away form structure or 

wood finish elements. 
3. It is recommended that an arborist be consulted with regard: A) Evaluate the condition of the 

trees, B) Verify that there is no concern for trees falling and presenting a hazard to the house, 
and C) Explore the potential for thinning the trees to decrease shading around the house. 

 
Dorris House 
This house is reported to be the second residence constructed on the property.  It is a conventional 
wood frame construction on a shallow foundation system.  Accessory buildings on the site include a 
garage and a Freezer building.  The house has been expanded in several stages.  The original 
exterior porches have been enclosed.  The kitchen is a shed addition of some form. 
 



 
Willamalane Park and Recreation District 
Dorris Ranch                                  Facility Condition Observations 

Page 3 of 36 

The following areas of the Dorris House need structural attention: 
Crawlspace:  Because of the proximity of the soil in the crawlspace to the framing members, insect 
damage and decay are likely.   
 
Ventilation:  The eave soffits and other enclosed roof areas should be provided with ventilation 
openings, sized in accordance with building code requirements.   
 
Chimney:  The corbelled masonry chimney top is in poor condition.  
 
Gutters:  Evidence of leakage in the gutters was observed.  This may be due to clogged drains or 
general poor conditions.  
 
Freezer building:  Insect damage in the siding was observed.  This is indicative of general decayed 
conditions throughout the structure.  
 
Garage:  Decay was observed in the area of the garage door. The doors themselves are in poor 
condition. A platform has been framed in the upper part of the garage using the roof framing system 
resulting in a potentially unsafe condition.   
 
Recommendations: 
 

1. A specialized termite and decay inspection is recommended.  The subgrade is bare soil and 
should be covered with a vapor barrier. 

2. It is recommended that vents be installed in the roof and eave soffits. 
3. The masonry chimney should be re-pointed or re-laid.  A metal cap to prevent the direct entry 

of rainwater from the top is recommended. 
4. Investigate an eliminate source of leakage from relatively new gutter system. 
5. A complete reconstruction of the Freezer Building is recommended if this building is to be 

saved.   
6. The center support post between the garage doors should be replaced.  
7. Replacement of the garage doors would be the best option for functionality.  
8. The upper level platform in the garage should not be used for storage. 

 
Pump House/Packing Shed 
The wood-framed pump house has been reconstructed, and is utilized as an Interpretive Center.  The 
structure is in relatively good condition with the exception of roof drainage issues.  The roof edges 
drop directly to the ground and splash on the lower ends of the siding.  The siding was observed to be 
water-saturated even though there had not been rain for several days, and this could promote decay 
in the siding.   
 
An equipment shed is located to the north of the Pump House.  South and north walls have been 
damaged by fire at the west end of the structure. 
 
Recommendations: 
 

1. A gutter and drain system is recommended to protect the structure from moisture and decay. 
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2. Repairs should be made to the Equipment Shed, including replacement of the bottom wall 
plate, selected studs and exterior siding to assure long-term use of the structure. 

 
Barn 
The barn has benefited from reconstruction efforts in the recent past and is in relatively good condition.  
However, the grade at the exterior of the building is such that the exterior shingles are below the level 
of the gravel at the perimeter of the building at the northeast corner, which is a condition that could 
contribute to structural decay.  
 
Recommendations: 
 

1. It is recommended that the grade at the exterior of the building be lowered to be 
minimum of 6” below any wood materials. 

 
Restroom Building 
The Restroom Building is of relatively recent masonry wall construction, slab on grade floor, and a 
wood framed roof systems and is in relatively good structural condition with a few exceptions 
 
An interior gypsum sheathed partition wall has a cracked finish but is a non-structural wall.  The 
cracking is due to differential settlement between the building foundations and the interior floor slab. 
This is not considered to be a structural problem. 
 
The roof system lacks proper flashing details at the perimeter.  Exposed wood was observed below 
the metal roof system at the west edge.   
 
Recommendations: 
 

1. Installation of edge flashing is recommended. 
 
Briggs House 
This house was the original home on the property and is in a dilapidated state.  Poorly planned 
additions have contributed to the building’s decline.  The following are general recommendations if the 
house is to be saved for long-term use. Specific information can be provided upon request and further 
study. It should be noted that the cost to properly reconstruct the house might exceed that of a new 
construction. 
 
Two storage sheds exist to the southeast of the house.  These structures are of light construction and 
likely do not conform to the building code.  They do serve a purpose as covered storage, and remedial 
work is not seen as a priority. 
 
Recommendations: 
 

1. Remove garages on North side of house and the small lean-to addition on the south side of 
the house. 

2. Strip exterior of house to studs and replace siding, windows, etc. 
3. Replace foundation elements and sub framing as required, removing decayed materials. 
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BUILDING ENVELOPE 
 
Tomseth House 
At the time that this house was moved to the site within the past 10 years, work was performed on the 
building to address deteriorated conditions and to address various code required improvements.  As a 
result, the building exterior is in relatively good condition. 
 
Roofing:  The composition shingle roofing system appears to be in good conditions, though some 
evidence of moss accumulation is evident.  Some edge flashings do not appear to have been 
adequately installed and are allowing some areas of upper wall siding and fascias behind gutters to 
accumulate moisture.  Gutters appear to be in good condition but need to be cleaned.  The soffit at the 
kitchen porch needs repair.  
 
Exterior Walls: 
The walls appear to have original wood siding, though some may have been replaced during the move.  
Painted surfaces are in fair condition though west and south facing facades are in need of repainting.  
Ramp, front porch steps and deck are in particular need of painting.   
 
Thermal Insulation: 
The extent of insulation in the exterior walls is unknown, other than to note that any new exterior walls 
and the attic area have been insulated.  It is assumed the floor has been as well. 
 
Exterior Windows and Doors:  Exterior doors and hardware, and exterior windows appear to be in 
good condition.  Paint finish deterioration is beginning to appear on the south facing windows that are 
not protected by overhangs.  
 
Exterior Walks and Paving 
Concrete walks and paving are in good condition. 
 
Recommendations: 
 
1) Treat roof for moss. 
2) Inspect all flashing conditions and repair as needed. 
3) Clean gutters and downspouts.  
4) Repair kitchen porch soffit. 
5) Re-paint exterior walls, windows and trim at specific locations on west and south facing walls, or 

entire house if feasible. 
6) Add thermal insulation when feasible and practical during future renovation efforts. 
 
Dorris House 
The condition and disposition of the Dorris House and adjacent buildings was the subject of a 
Feasibility Study in 1998 that recommended preservation of the structure as the best course of action 
at the time.  A Preservation Plan was subsequently developed outlining proposed improvements.  
Several of the issues identified in the study that required repair have been addressed, and the plan 
can continue to be used as a guide for improvements to the facilities and grounds. 
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Roofing:  The wood shingle roofing system was replaced as part of the more recent improvements 
and appears to be in good condition.  New gutters and downspouts were also provided at the time but 
appear to be leaking in a few locations and may be clogged.  Roofing at the garage is in fair condition 
but needs to be replaced at the freezer building. 
 
Exterior Walls: 
The walls are finished with wood shingle siding, which is in fair condition.  Shingles are missing in 
select locations.  Painted wood siding and trim surfaces are in fair condition on the house, and in poor 
condition on the garage and freezer building.  West and south facades have bare wood in several 
locations on all structures.  
 
Thermal Insulation: 
The extent of insulation in the exterior walls is unknown, and the accessible attic areas have a limited 
amount of insulation.  It is assumed the floor has not been not been insulated. 
 
Exterior Windows and Doors:  Exterior doors and hardware appear to be in fair condition, but exterior 
windows are in poor condition, especially the windows at the enclosed porch areas.   Deterioration of 
the paint finish is evident at all windows and trim on the west and south walls and all walls, windows 
and doors at the garage and freezer building.  
 
Exterior Walks and Paving 
Concrete walks and paths are in fair condition. 
 
Recommendations: 
 

1) Clean gutters and downspouts, repair as needed.  
2) Repaint all exterior finishes as soon as possible. 
3) Repair glazing compound at windows as needed prior to refinishing. 
4) Add thermal insulation to the house when feasible and practical during future renovation 

efforts. 
5) Many of the exterior conditions outlined in the Preservation Plan pertaining to the garage 

and freezer buildings are yet to be completed.  Siding, roofing, doors and windows are 
reaching the point where significant repairs or reconstruction are necessary to preserve 
these buildings. 

 
Pump House/Packing Shed 
This structure was restored in 2002 and is in relatively good condition. There is an adjacent shed of 
relatively recent construction providing shelter and aesthetic cover for a portable restroom unit that 
was not reviewed. 
 
Roofing:  Both structures have unfinished galvanized metal roofing in fairly good condition, though 
some evidence of rust is apparent.  The water splash from the roof has water stained the wall siding. 
Debris has accumulated on the roof, which will have a tendency to hold moisture that could damage 
the roofing. 
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Exterior Walls: 
The unfinished board and batten siding of the pump house is in reasonable condition.  There are few 
boards that appear to be damp from excessive moisture splash, as noted in the structural report.  The 
equipment shed received new unfinished siding as part of the reconstruction and with the exception of 
the fire damage at the west end of the structure it is in relatively good condition.  A patched portion of 
siding at the fire-damaged area should be blended into the remaining siding rather than butt-jointed. 
 
Thermal Insulation: 
These structures are unheated and uninsulated. 
 
Exterior Windows and Doors:  The one exterior door at the Pump House was replaced during the 
reconstruction and is in good condition. The two shuttered, exterior windows at the Pump House are in 
good condition.  
 
Exterior Walks and Paving 
There are no walks or paving in this area. 
 
Recommendations: 
 

1) Clean debris from the roof areas. 
2) Consider installing a gutter and downspout system, or create water collection area at the 

base of the walls that help to minimize splash back on to the walls. (Consider a shallow 
lined trough that slopes away from the wall.) 

3) Maintain a regular inspection program for all exterior unfinished siding and trim. 
4) Repair fire-damaged siding at the Packing Shed, and install in a blended manner to avoid 

vertically aligned butt-joints. 
 
Barn 
As mentioned in the structural report above, the two-story Barn structure has benefited from previous 
renovations efforts and now stands in relatively good condition. 
 
Roofing:  The roof of the barn is covered with unfinished galvanized metal roofing in fairly good 
condition, though some evidence of rust is apparent.  The roof has no gutters and storm water splash 
is evident on the lower wall siding and trim.  Fascia trim at the northeast corner of the barn has been 
damaged. 
 
Exterior Walls: 
The exterior walls are covered with unfinished cedar shingles, and as noted above they have 
sustained some water staining from splash back.  These shingles have recently been replaced on the 
north, east and west walls of the structure.  The south wall shingles are very dark and stained and 
may need cleaning or replacement.   Gravel fill materials have been piled against the wood siding and 
trim at the northeast corner of the building resulting in a condition that could promote decay. 
 
Thermal Insulation: 
This structure is unheated and uninsulated. 
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Exterior Windows and Doors:  There is one hinged door, two rolling barn doors, six windows with 
plywood security shutters, two rolling hayloft doors and two hayloft windows.  All doors and windows 
appear to be in good condition, though the wood windows and trim are unfinished and may be prone 
to moisture damage.  
 
Exterior Walks and Paving 
There are no walks or paving in this area. 
 
Recommendations: 
 

1) Monitor condition of roofing to assure that rust does not compromise the integrity of the 
roofing. 

2) Consider installing a gutter and downspout system, or create water collection area 
at the base of the walls that help to minimize splash back on to the walls. (Consider 
a shallow lined trough that slopes away from the wall.) 

3) Clean or re-side south wall 
4) Repair damaged fascia board. 
5) Pull finished grade away from exterior wood surfaces (code requires 6 inches). 
6) Consider application of clear stain or sealer on exterior wood finishes to protect against 

moisture damage. 
 
Restroom Building 
The Restroom Building is a small single-story structure providing cover for men’s and women’s 
restrooms.  There is an adjacent shed of relatively recent construction providing shelter and aesthetic 
cover for a portable restroom unit that was not reviewed. 
 
Roofing:   The roof of the barn is covered with unfinished galvanized metal roofing in fairly good 
condition, though some evidence of rust is apparent.  Gutters have been provided at eaves on two 
sides of the building.  Roofing and fascia trim at the southwest corner of the roof has been damaged 
adjacent to the rolling barn doors. 
 
Exterior Walls: 
The exterior concrete block walls have been furred out and covered with cedar shingle siding.  The 
siding is in good condition and may have been replaced fairly recently.  The shingles at the upper 
gable end walls are very dark and stained and may need cleaning or replacement. Finished grade at 
the southeast corner of the building is above the wood siding at the northeast corner of the building 
resulting in a condition that could promote decay. 
 
Thermal Insulation: 
These structures are unheated and uninsulated. 
 
Exterior Windows and Doors:  The building has a single pair of rolling doors, and three exterior 
windows.  All appear to be in good condition.  Paint finish deterioration is beginning to appear on 
sliding door. The window sash and trim are unfinished. 
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Exterior Walks and Paving 
Concrete walks and paving are in good condition. 
 
Recommendations: 
 

1) Monitor condition of roofing to assure that rust does not compromise the integrity of the 
roofing. 

2) Repair damaged roofing and fascia at southwest corner. 
3) Clean or re-side upper portion of upper gabled end walls. 
4) Pull finished grade away from exterior wood surfaces (code requires 6 inches). 
5) Consider application of clear stain or sealer on exterior wood finishes to protect against 

moisture damage. 
 
Briggs House 
The condition and disposition of the Briggs House was the subject of a Feasibility Study in 1999 that 
explored renovation and adaptation of the house for public use.  This study was completed in 
anticipation of the eventual purchase of the property and incorporation of the facility into Dorris Ranch.  
The property has since been acquired, and the house is currently being leased as a private residence.  
A very limited review of this facility was conducted; the tenant limited access to the house. 
 
Two vehicle sheds, and pump house and former chicken coop also sit on the property. 
 
Roofing:  The condition of the composition shingle roofing is not discernable from the ground, though it 
is apparent moss has accumulated in several areas.  Portions of the upper roofs drip on to lower roofs 
and it is apparent that the upper sidewalls have sustained moisture damage to their finish.  
One west-facing portion of the building has rusted metal roofing that does not appear to be in good 
condition.  Gutters and downspouts exist at the east and north facing porch area only. 
 
The equipment sheds, and pump house have metal roofing that appears to be in serviceable condition. 
 
Exterior Walls:  The original finishes on the exterior walls have been covered with T-111 plywood 
siding, which has been in place since the 1999 study and was in poor condition then.  The painted 
finish on the T-111 siding is in pool condition. Painted exterior trim and fascia is also in poor condition.   
The siding in particular is not consistent with the original construction of the house, and from a 
historical perspective is not an appropriate material. 
 
The equipment sheds, and pump house have plywood siding that appears to be in serviceable 
condition. 
 
Thermal Insulation:  The extent of insulation in the exterior walls is unknown.  It is assumed the attic 
and the floor have not been not been insulated. 
 
Exterior Windows and Doors:  Exterior doors and windows were not inspected closely, but they 
appear to be in reasonable condition where weather protected and in poor condition where exposed.  
 
Exterior Walks and Paving 
Concrete walks and paths are in poor condition. 
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Recommendations: 
 

1) The exterior of the Briggs House is in such a visually dilapidated condition it is difficult to 
discern whether or not significant repairs or reconstruction are required.  Further study is 
warranted in order to determine if clean-up and painting will solve most of these 
issues, or whether the underlying materials and systems are compromised.  At the 
very least the house and adjacent buildings are in need of: 
a. Removal and replacement of rotting or un-repairable materials. 
b. Re-roofing, and installation of new flashing, gutters and downspouts. 
c. Repainting or all exterior finishes. 
d. Inspection, repair, and repainting of all doors and windows. 
 

 
INTERIOR FINISHES 
 
Tomseth House 
Due to previous restoration efforts to provide for public use and access to the building the interior 
finishes are in relatively good condition. 
 
Flooring:  A combination of laminated wood, carpeting, and sheet vinyl flooring can be found in various 
locations throughout the house.   All appear to be in good condition. 
 
Walls:  The original walls of the house are of wood frame construction with wood lath and painted 
plaster.   New walls are of wood frame construction with painted sheetrock finishes.  Only one small 
area in the corner of the downstairs bathroom needs to be refinished.  A small amount of clear 
finished cedar wood paneling is found in one upstairs room.  All materials and finishes are in good 
condition.  All baseboard, door and window casing and miscellaneous moldings and trim are in good 
condition. 
 
Doors:   Most doors in the house appear to be original paneled doors, although latch hardware is of 
more recent vintage.  Two disappearing doors in the living room /dining room have their original track 
hardware.  Replacement doors and new doors are noted in a few areas.  All doors appear to be in 
serviceable condition. 
 
Windows:  All windows appear to be of original construction.  Many still have operable sash.  The 
painted finish and window glass appear to be in fairly good condition, with only a few areas requiring 
minor paint touch-up. 
 
Ceiling: The original ceilings of the house are of wood frame construction with wood lath and painted 
plaster.   New ceilings are of wood frame construction with painted sheetrock finishes.  All ceilings 
appear to be in good condition. 
 
Cabinetry:  Original cabinets consist of a few built-ins in the dining area, and upper cabinets in the 
kitchen.  Lower cabinets in the kitchens and in the upstairs bathroom are of newer vintage.  All 
cabinets are painted and appear to be in good operable condition. 
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Stairs and Handrails:  Finishes on all materials at the main interior staircase, including the handrails 
appear to be in good condition. 
 
Recommendations: 
 

1) Refinish and repaint sheetrock in downstairs bathroom. 
2) Continue to maintain all interior finishes in good serviceable condition. 

 
Dorris House 
The condition and disposition of the Dorris House and adjacent buildings was the subject of a 
Feasibility Study in 1998 that recommended preservation of the structure as the best course of action 
at the time.  A Preservation Plan was subsequently developed outlining proposed improvements.  
Several of the issues identified in the study that required repair have been addressed, and the plan 
can continue to be used as a guide for improvements to the facilities and grounds. 
 
Flooring:  A combination of clear finished fir T&G flooring, sheet linoleum with area rugs, and painted 
fir flooring with areas rugs can be found in various locations throughout the house.   The fir floors in 
the kitchen appear to be in very good condition.  The sheet linoleum flooring throughout the dining, 
living room and office/laundry room appears to be quite worn, and is showing the pattern of the 
cupped boards of the T&G underlayment below. The painted wood floors appear to be in sound 
condition, though the paint is worn in many areas. 
 
Walls:  The original walls of the house are of wood frame construction with wood lath and painted 
plaster.   New walls are of wood frame construction with painted sheetrock finishes.  The walls of the 
kitchen are covered with clear finished T&G wood paneling (stained pine or cedar) and are in good 
condition.  Walls in the living/dining areas appear to have a layer of wallpaper underneath the painted 
finish, which is sagging in several corners.  Most walls, including baseboards, door and window 
casings and moldings are in need of painting. 
 
Doors:   Most doors in the house appear to be original paneled doors, although some latch hardware 
is of more recent vintage.  Replacement doors and new doors are noted in a few areas.  All doors 
appear to be serviceable - painted finishes are sound.  Painted finish on most doors is worn. 
 
Windows:  All windows appear to be of original construction.  Many still have operable sash.  The 
painted finish and window glass appear to be in fairly sound condition, though most need repainted. 
 
Ceilings:  The original ceilings of the house are of wood frame construction with wood lath, and most 
have a painted plaster finish.  The kitchen ceiling is finished with clear finished T&G wood paneling to 
match the walls, and is in very good condition.  Ceilings of the living/dining area appear to have a 
layer of wallpaper underneath the painted finish, which is sagging in several areas.   New ceilings in 
previously remodeled areas are of wood frame construction with painted sheetrock finishes.  All 
ceilings appear to be in relatively good condition though they are in need of repainting. 
 
Cabinetry:  Original cabinets consist of built-ins in the kitchen area.   All cabinets appear to be of 
stained pine or cedar construction and are good condition with the exception of those around the sink, 
which are a bit more worn with slight surface water damage.  Other cabinets/built in closets in the 
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house are of wood construction with a painted finish, and appear to be in serviceable condition.  
These cabinets could use a new coat of paint. 
 
Stairs and Handrails:  Finishes on all materials at the main interior staircase, including the handrails 
appear to be in sound condition, though all are in need of repainting. 
 
Recommendations: 
 

1) Replace linoleum sheet flooring. 
2) Strip sagging wall paper from walls to assure that water damage is not cause of the 

condition and resurface walls 
3) Repaint all interior finishes throughout the house. 

 
Pump House/Packing Shed 
As noted earlier these structures were restored in 2002 and are in relatively good condition.  
 
Flooring:  Flooring in the Pump House consists of unfinished fir decking.  It is intended to be rustic and 
is in serviceable condition.  There is no floor at the packing shed. 
 
Walls:  There are no interior wall finishes in these structures.  Exposed studs, and the back side of 
exterior siding materials appear to be in sound, but unfinished condition. 
 
Doors:   The single door in to the Pump House was replaced during the renovation and is in good 
condition. There is no door at the Packing Shed. 
 
Windows:  The two windows in the Pump House appear to be in good condition, and the sash is 
painted. There are no windows at the Packing Shed. 
 
Ceiling:  No interior ceiling finishes are found in these structures.  Exposed joists at the underside of 
roof assembly materials appear to be in sound, but unfinished condition. 
 
Cabinetry:  New cabinets of pine or fir construction have been installed for programmed use of the 
Pump House.  The construction is rustic and unfinished, but in sound condition. There are no cabinets 
at the Packing Shed. 
 
Recommendations: 
 

1) Maintain existing interior materials and surfaces in sound, serviceable condition. 
 
Barn 
The two-story Barn structure has benefited from previous renovations efforts and interior materials are 
in relatively good condition. 
 
Flooring:  Flooring on both levels in the Barn are of unfinished fir decking.  While worn in places it is 
intended to be rustic and is in serviceable condition.   
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Walls:  There are limited interior wall finishes in this structure, consisting of a little T&G paneling.  
Exposed wall studs, and the backside of exterior siding materials appear to be in sound, but 
unfinished condition. 
 
Doors:   The single hinged door into the Barn is of wood construction and unfinished.  The interior 
surface of the door is worn but in serviceable condition. Two pair of rolling barn doors are of similar 
construction and condition. 
 
Windows:  The windows in the Barn appear to be in good condition, and at one time appear to have 
been painted.    The painted finish is worn, but in keeping with remainder of the interior finishes.  
 
Ceiling:  No interior ceiling finishes are found in the barn.  Exposed joists, flooring and roofing 
materials at the underside of the second floor and at the roof assembly appear to be in sound, but 
unfinished condition. 
 
Cabinetry:  Cabinets of rough wood construction have been renovated or installed for programmed 
use of the Pump House.  The construction is rustic and unfinished, but in sound condition.  
 
Recommendations: 
 

1) Maintain existing interior materials and surfaces in sound, serviceable condition. 
 
Restroom Building 
The Restroom Building is a small single-story structure providing cover for men’s and women’s 
restrooms.   
 
Flooring:  Flooring in the Restroom Building is of slab-on grade concrete construction with a clear 
sealer.  Being of relatively new construction the slab is in good condition, though the sealed finish will 
need continued maintenance.  One large crack running the length of the building has appeared just 
south of the center of the building.  This is not a structural problem, but the crack should be filled to for 
sanitary purposes. 
 
Walls:  The interior surfaces of the concrete masonry walls are unfinished, but may have a clear 
sealer.  Interior non-bearing wood stud walls are used as interior partitions and are finished with 
painted drywall.  Some of these walls are exhibiting cracks in the surface finish due to the movement 
in the concrete slab.  These wood stud walls are provided with 6-inch high vinyl base at the juncture 
with the floor.  These areas are likely hosed or mopped out from time to time, which could cause water 
damage to these walls.  
 
Doors:   One pair of rolling barn doors provides access to the structure.  These are painted and are in 
worn but sound condition.  Interior solid core wood doors leading to the restrooms are clear finished 
and in work but sound condition.  The wood doorframes and casing trim are in similar condition. 
 
Windows:  The three windows in the Restroom Building appear to be in good condition, though the 
frame and sash are unpainted.  
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Ceiling:  Interior ceilings are framed over the men’s and women’s restroom areas only, and consist of 
wood joists with painted drywall finish.    In other areas exposed joists and roofing materials at the 
underside of the roof assembly appear to be in sound, but unfinished condition. 
 
Toilet Partitions:  Pre-finished steel toilet partitions are provided in the restrooms, and appear to be in 
scratched but serviceable condition. 
 
Recommendations: 
 

1) Seal the crack in the concrete floor for sanitary purposes. 
2) Repair cracks in drywall finishes and repaint all interior walls. 
3) Provide care during daily maintenance to avoid exposing the interior studs or the drywall 

finish to excessive moisture. 
4) Consider painting the interior of the window sash, or provide a clear stain or sealer. 

 
Briggs House 
Access to the interior of the Briggs House was not provided.  However it is likely given its age and the 
relatively dilapidated state of the exterior that similar conditions will be discovered inside. 
 
Recommendations: 
 

1) Further study is warranted in order to determine the range and condition of interior 
finishes at the Briggs House. 

  
 
FIRE AND LIFE SAFETY, BUILDING CODE AND ADA COMPLIANCE 
 
The following observations do not comprise a comprehensive code analysis of the existing or potential 
uses for these structures.  Rather, they are intended as a summary of items noted during the review 
that should be considered as a part of further study and analysis. 
 
Tomseth House 
Due to previous and fairly recent restoration efforts to provide for public use and access, the building 
was considered to be in compliance with appropriate code interpretations, including ADA compliance 
at the time of completion.  Code changes since that time may have resulted in existing non-compliant 
conditions, but they are not likely to be of significance.  Such items are typically required to be 
addressed at the time further work requiring a permit may be taken out on the property. 
 
Recommendations: 
 

1) Review land use and building codes in effect at the time of future consideration of 
additions and alterations requiring a permit. 
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Dorris House 
This facility has continuously served as a residence since its construction.  As such and recent 
additions and alterations would have been required to be constructed in compliance with the current 
codes in effect at that time.  There are no obvious code issues with regard to its continued use as a 
residence.  However, if the house is considered for future public use or access this will change.  This 
will primarily be impacted by ADA provisions of the code pertaining to accessibility features or the lack 
there of.  Change of use may also trigger electrical or fire and life safety issues that would need to be 
addressed.  In addition, significant additions and alteration could also trigger bringing the structure into 
compliance with seismic and energy use provisions of the current codes. Any consideration of future 
alteration of use or public access should be considered carefully.  
 
Recommendations: 
 

1) Review land use and building codes in effect at the time of future consideration of change 
of use, or additions and alterations requiring a permit. 

 
Pump House/Packing Shed 
As noted earlier these structures were restored in 2002 and are in relatively good condition. They are 
assumed to be in compliance with current codes. 
 
Since it serves a public use, accessibility is required.  For the occasional need portable ramp (stored 
in the equipment shed) is brought over to the entry.  It is not clear whether the ramp would meet all 
pertinent code criteria (landings, slope, handrails, etc.), but the intent is apparent. 
 
Recommendations: 
 

1) As accessibility to public facilities is a civil right, it is important for public agencies as a 
legal protection to ensure access.  Verify whether the portable ramp meets both the intent 
and the letter of the guidelines for accessibility. 

 
Barn 
The two-story Barn structure is one of the primary public access facilities at Dorris Ranch. The at-
grade entrance provides for accessibility, though door hardware may not be fully compliant under 
current codes for lack of a lever handle.  The upper level is signed for staff only access, which may 
meet the intent, if not the letter of the accessibility provisions of the building code. 
 
For the assembly space of 1,200 sf on the lower lever, the code prescribes an occupant load of 171 
for concentrated use (chairs –not fixed), and 80 for un-concentrated use (tables and chairs).  In either 
case, unless otherwise approved by the building official, an occupant load of 50 or more requires two 
means of egress, and the must be more than half the diagonal measure of the space apart.  The 
horizontal sliding doors do not qualify as an exit door.  When the facility is used with the southern barn 
doors open the space is in compliance, when closed the space is not in compliance. 
 
Unless otherwise approved by the building official, a space with more than one required exit is also 
required to have exit signs at each means of egress. 
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Recommendations: 
 

1) As accessibility to public facilities is a civil right, it is important for public agencies as a 
legal protection to ensure access.  Verify whether the means of access at the Barn meets 
both the intent and the letter of the guidelines for accessibility. 

2) Consider the installation of a second hinged exit door at the south wall, to allow for use of 
the space without the need to have the south barn door open. 

3) Consider adding exit sign to improve safe use of the facility. 
4) Consider the above in the context of a more thorough evaluation of this facility in view of 

the code; taking into account any previous agreements that may be in place with the 
building official. 

 
Restroom Building 
The Restroom Building is a small single-story structure providing cover for men’s and women’s 
restrooms.  Both restrooms and their facilities meet code requirements at the time of construction. 
 
The only means of access into and out of the building is through the sliding doors.  The occupant load 
only requires the one exit from the building.  Clearly to be considered accessible and safe to use the 
sliding doors must remain open at all times the facility is in use.  If the doors are locked for they 
appear to be locked from the outside only, leaving the possibility that someone could be locked inside. 
 
Recommendations: 
 

1) Consider adding a means of egress other than the sliding doors, or fit the door with 
hardware that is operable from the inside. 

 
Briggs House 
Access to the interior of the Briggs House was not provided.  However, given its age and continual 
use as a residence, it is likely that not all current building code requirements are met.  If consideration 
were given to public use or access to this facility, significant improvements and alterations would be 
required. 
 
Recommendations: 
 

1) Further study is warranted in order to determine code required improvements to this 
facility if it is to be considered for public use or access. Such improvements could reach 
the value of construction for an all-new facility, notwithstanding the historic value of 
preserving all or a portion of the existing facility. 
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HEATING AND VENTILATING SYSTEMS 
 
Tomseth House 
Each floor of the Tomseth House is served by a split system air to air heat pump with auxiliary electric 
heat.  The system serving the first floor provides 2.5 tons of cooling and the indoor unit is located in an 
interior closet west of the Office.  Supply air is ducted through the crawlspace to floor registers and 
return air is ducted overhead to wall grilles.  There are supply grilles in every room and return grilles in 
the Office and Dining Rooms.  A programmable thermostat is located in the Dining Room.  The indoor 
unit drains through the crawlspace to the exterior foundation wall.  A ceiling mounted exhaust fan 
serves the bathroom and is switched with the lights.  There is a ceiling mounted exhaust fan in the 
Utility Closet east of the Office.  This fan is controlled by a wall mounted timer switch and is not 
currently operational.  
 
The system serving the second floor provides 2 tons of cooling and is located in the attic area with 
access through a ceiling hatch in the hallway at the top of the stairwell.  The supply and return air 
ducts are routed through the attic to ceiling supply and return grilles in each room.  A programmable 
thermostat is located in the Kitchen area.  The indoor unit drains through the attic onto the roof over 
the first floor Kitchen.  A ceiling mounted exhaust fan switched with the lights serves the bathroom. 
 
The outdoor heat pump units are located in a fenced area to the north of the Kitchen.  Both heat pump 
systems are operational. The heat pump serving first floor is a Rheem REHA-17J10SVAA, 1/4 HP, 7.2 
KW indoor and RPKA-030JAZ, 19 MCA outdoor unit.  The heat pump serving the second floor is an 
American Standard TWE024C12F80, 1/4 HP indoor (KW unknown) and 2A6H1024A, 15 amp outdoor 
unit.  Life expectancy for such units is approximately 15 years. 
 
Recommendations: 
 

1) As the systems age and maintenance costs increase, consideration should be given to 
replacing the outdoor units with more energy efficient units. 

 
Dorris House 
Both floors of the Dorris House are served by a 3.5 ton split system air to air heat pump with auxiliary 
electric heat.  The indoor unit is located on the east side of the Utility Room at the southeast corner of 
the house.  Supply air is ducted through the crawlspace to low wall supply grilles serving each room 
on the first floor and sidewall supply grilles serving each room on the second floor.  The return air is 
ducted through the crawlspace to low wall return grilles in the Living Room and the Dining Room.  The 
thermostat is located in the Dining Room.  The indoor unit drains through the exterior wall.  Ceiling 
mounted exhaust fans serve the first and second floor bathrooms and are switched with the lights.  
There is no heating in the enclosed porch areas. 
 
The outdoor heat pump unit is located east of the Utility Room.  The heat pump system is operational.  
The heat pump is a Coleman N1AH1606A, 1/2 HP (KW unknown) indoor and DAH30421C0, 30.6 
MCA outdoor unit.  Life expectancy for such units is approximately 15 years. 
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Recommendations: 
 

1) As the systems age and maintenance costs increase, consideration should be given to 
replacing the outdoor units with more energy efficient units. 

2) Recent system improvements likely utilized existing ductwork.  When a major renovation 
is considered, such ductwork should be replace to improve overall energy performance 
for the system. 

 
Pump House/Packing Shed   
Neither structure is heated or cooled.   
 
Barn 
The building is heated with a wood stove.  Operable barn doors provide code required ventilation. 
 
Restroom Building   
The building is not heated and is currently shut down in the winter months.  Restroom exhaust 
requirements are met with operable windows in each of the restrooms.  Mechanical exhaust is 
provided to the water closet pit by an in-line fan with roof vent. 
 
Briggs House   
(No observation of the interior of the building.)  The Briggs House is heated with an oil-fired furnace 
with an above grade oil tank. 
 
Recommendations: 
 

1) Given that the existing furnace is oil fired it is fairly likely that it is old.  If significant 
improvements are contemplated consideration should be given to evaluation of the 
heating system for conversion to electric heat pump, though this would require an 
electrical service upgrade.  Alternatively a comparison between propane and oil fuel 
sources could be considered. 

 
 
PLUMBING SYSTEMS 
 
Tomseth House 
The plumbing fixtures in the first floor bathroom (water closet and lavatory) are ADA compliant except 
that the water closet flush lever is on the wrong side of the fixture.  The kitchen sink has a single lever 
handle.  The water heater is located in the Utility Closet east of the Office and has a drain pan draining 
to the exterior through the crawlspace and the foundation wall.  The water pressure at the fixtures in 
the second floor bathroom is on the low side.  The pressure in the shower could be improved with the 
installation of a shower head that is specifically for low pressure applications.  There is one exterior 
hose bibb on the south side of the house. 
 
Recommendations: 
 

1) The pressure in the second floor shower could be improved with the installation of a 
shower head that is specifically designed for low pressure applications. 
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Dorris House   
The plumbing fixtures in the Dorris House include water closets, lavatories, shower (first floor), and tub 
(second floor) in the bathrooms, kitchen sink, and washing machine/dryer located west of the Kitchen.  
The fixtures are not ADA compliant.  The water heater is located in a closet in the southwest corner of 
the Utility Room and has a drain pan draining to the exterior.     
 
Recommendations: 
 

1) Existing fixtures should continue to provide adequate service, but should the facility be 
improved for public use and access, ADA compliant fixtures and installation will be 
required. 

 
Pump House/Packing Shed 
An existing well is located under the Pump House/Packing Shed, but reportedly not in service.   A yard 
hydrant is located adjacent to the front of the building.  
 
Barn 
There is no plumbing in the building. 
 
Restroom Building 
The water closets and lavatories in the two restrooms and the drinking fountain in the corridor are 
ADA compliant fixtures.  There are also hose bibbs and floor drains in the restrooms and a utility sink 
in the corridor.  The two restrooms were originally installed as part of a composting system.  However, 
the composting system is not currently operational and the pit is pumped periodically.   A sump pump 
provides drainage (storm and groundwater) from the floor area around the pit and is discharged to the 
creek.  The sump pump is alarmed. 
 
According to the Drainage Report, dated April 30, 1993, the lavatories and the drinking fountain are 
piped to a septic tank and drain field.  The report also identified concerns with the capacity of the 
sump pump and the potential for contaminated drainage to be discharged to the storm system/stream 
during flooding situation. 
 
Recommendations: 
 

1) Given the risk of cross-contamination identified in the Drainage Report consideration 
should be given to conversion of the toilets to standard flush toilets.  Alternately, a dial out 
alarm triggered by the sump pump alarm would provide one more level of protection 
against such an occurrence. 

 
Briggs House 
(No observation of the interior of the building and plumbing systems.) 
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FIRE PROTECTION SYSTEMS 
 
There are no fire sprinkler systems in any of the buildings.       
 
 
ELECTRICAL SERVICE & DISTRIBUTION SYSTEMS  
 
Dorris Ranch Site:   
There are two Bonneville Power Administration (BPA) towers and eleven Springfield Utility Board 
(SUB) power poles located on the Dorris Ranch property.  The BPA towers support a 115 KV high 
voltage transmission line that passes over the site near the north property line.  The eleven SUB 
power poles support the overhead primary and secondary electrical distribution systems that serve the 
buildings on the Ranch.  The overhead primary electrical system is 12,000 volts, single phase (line 
and neutral), and consists of 2 #6 copper conductors installed on nine of the power poles.  These 
primary conductors are lightly loaded and capable of serving much larger loads than are presently on 
the Ranch.  
 
Four of the power poles have transformers mounted near the top. The transformer secondary voltages 
are 120/240 volt, single phase, 3 wire.  This is the secondary service voltage for all of the buildings on 
the site.  There are five SUB electric meters at the Ranch.  They are located on the Tomseth House, 
on the Dorris Ranch House, on a power pole near the Pump House/Packing Shed, on the Barn, and 
on the Briggs House.  Secondary conductors connect the four transformers to the five electric meters. 
These meters measure kilowatt hours, but not kilowatts, so the high demands for the five service 
locations are unknown.  No indications of overloading were observed and it appears all five services 
have adequate capacity for the permanent loads connected to them as well as capacity for temporary 
loads during special events. 
 
The power poles, the pole mounted transformers, the primary conductors, the electric meters, and the 
secondary conductors from the transformers to the meters are owned and maintained by SUB.  All of 
these facilities appear to be adequate for the permanent loads served and are well maintained.  Some 
of the SUB transformers might not have capacity for large temporary loads that get connected during 
special events.  A SUB crew prunes the trees near the overhead primary conductors every 3 years 
and the power poles are tested on a regular basis for structural integrity. 
 
Recommendations: 
 

1) Evaluate the size of the temporary power needs required for special events and then 
review the load capacities of the existing pole mounted transformers with SUB.   

 
 
Tomseth House: 
The main electrical service for the Tomseth House is 200 amps at 120/240 volts, single phase.  There 
is a surface mounted 200 amp electric meter (SUB #950247) and a 200 amp/2 pole circuit breaker on 
the north exterior wall of the building.  The circuit breaker is the main service disconnect for the 
building. 
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The house is served with underground secondary conductors that originate at a transformer on the 
SUB power pole located approximately 175 feet southwest of the house.  The secondary conductors 
are routed down the power pole and then through an underground vault near the southwest corner of 
the house and then go to the electric meter. 
 
The main service panel is located in the Utility Room on the south side of the house.  The panel is fed 
from the main service disconnect on the exterior with 200 amp service entrance conductors. The 
panel is a Square D QO 200 amp, 40 circuit load center with a 200 amp/2 pole main circuit breaker.  
The service panel and conductors were installed in circa 1996 and are in good condition.  The 200 
amp service is adequate for the house and has enough additional capacity to serve temporary loads 
during special events held near the house.  There are three spaces in the panel that could be used for 
future circuits. 
 
The house was completely rewired with nonmetallic-sheathed cable and new wiring devices after it 
was moved to the existing location in circa 1996.  Ground fault circuit interrupting (GFCI) receptacles 
are installed near the water sources in the house and standard receptacles are installed elsewhere.  
The interior electrical distribution system is adequate for the house and appears to be in good 
condition.  
 
Recommendations: 
 

1) Consider adding a 120/250 volt, 50 amp receptacle on the exterior of the house to serve 
temporary power loads for special events.  

2) Consider retrofitting the existing 20 amp circuit breakers, which feed loads in the 
caretaker’s residence, with 20 amp arc fault circuit interrupter (AFCI) circuit breakers to 
reduce the fire hazard. 

3) Consider replacing the standard receptacles with tamper resistant receptacles in the 
public spaces.  

 
 
Dorris Ranch House: 
The main electrical service for The Dorris Ranch House is 200 amps at 120/240 volts, single phase.  
There is a flush wall mounted 200 amp electric meter (SUB #22950) on the south exterior wall of the 
building.  The house is served with secondary conductors that originate at a transformer on a SUB 
power pole located approximately 160' west of the house.  The secondary conductors are routed 
overhead from the transformer to an intermediate pole and then to a second intermediate pole located 
approximately 75' west of the house.  The conductors are routed down the second intermediate pole 
and then underground to the electric meter on the house.  The service conductors are very long and 
they are exposed to damage from tree limbs for the two pole spans where they are above ground.  
SUB prunes the tree limbs near primary conductors, but keeping overhead secondary conductors 
clear is the responsibility of Dorris Ranch. 
 
The main service panel is located inside the house, on the south wall near the main entry door, 
directly opposite the electric meter installed on the exterior. The panel is a Square D QO 200 amp, 40 
circuit load center with a 200 amp/2 pole main circuit breaker.  The service panel and conductors were 
installed in 1992 and are in good condition.  There are several spaces in the panel for future circuits.  
The 200 amp service has ample capacity for the house.  
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The house and garage were completely rewired with new wiring, new luminaires, and new wiring 
devices in 1992.  The new wiring was done using nonmetallic-sheathed cable.  Duplex receptacles 
installed near the water sources in the house are the GFCI type and standard receptacles are installed 
in the rest of the house.  The interior electrical distribution system is adequate for the house and 
appears to be in good condition.  The exterior duplex receptacle on the south side of the house has a 
weatherproof cover, but the cover doesn’t close when a cord cap is plugged-in. 
 
Recommendations: 
 

1) Consider retrofitting the existing 20 amp circuit breakers in the main panel with 20 amp 
arc fault circuit interrupter (AFCI) circuit breakers to reduce the fire hazard. 

2) Prune the trees near the overhead secondary service conductors. 
3) Replace the weatherproof cover on the exterior receptacle with a weatherproof cover that 

closes when a cord cap is plugged-in.  
 
 
Pump House and Packing Shed: 
The main electrical service for the Pump House and Packing Shed is 200 amps at 120/240 volts, 
single phase.  The building is served with secondary conductors that originate at a transformer on a 
SUB power pole located approximately 485 feet to the northeast.  The secondary conductors are 
routed overhead from the transformer to an intermediate pole and then down this pole to a 200 amp 
electric meter (SUB #14814) and a 200 amp/2 pole circuit breaker.  The conductors are routed from 
this circuit breaker underground to the building. 
 
The main service panel is located inside the Pump House and Packing Shed, on the east wall near 
the main entry door.  The panel is a Square D QO 200 amp, 30 circuit load center with a 200 amp/2 
pole main circuit breaker.  The service panel and conductors are in good condition.  The 200 amp 
service is adequate for the building and has enough additional capacity to serve temporary power 
loads during special events.  There are several spaces in the panel for future circuits.   
 
The Pump House and Packing Shed has been completely rewired.  Both nonmetallic-sheathed cables 
and EMT conduits have been used in the building.  The wiring is exposed and the nonmetallic-
sheathed cables have only been used where they are protected from physical damage.  Standard 
receptacles are installed inside the building.  The wiring and devices appear to be in good condition. 
 
Recommendations: 
 

1) Replace the existing standard duplex receptacles inside the building with GFCI 
receptacles if they are used to power temporary loads outside the building. 

 
Barn: 
The main electrical service for the Barn is 200 amps at 120/240 volts, single phase.  There is a flush 
wall mounted 200 amp electric meter (SUB #16286) on the west exterior wall of the building.  The 
Barn is served with underground secondary conductors that originate at a transformer on the SUB 
power pole located approximately 75 feet northwest of the barn.  The secondary conductors are 
routed down the pole and then underground to the electric meter. 
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The main service panel is located inside the Barn on the west wall near the north corner.  The panel is 
a Square D QO 200 amp, 40 circuit load center with a 200 amp/2 pole main circuit breaker.  A two 
pole sub-feed circuit breaker serves the Restroom Building.  The service panel and conductors are in 
good condition.  The 200 amp service is adequate for the Barn and has enough additional capacity to 
serve temporary power loads during special events. There are several spaces in the panel for future 
circuits. 
 
The Barn has been completely rewired.  The branch circuit conductors are installed in EMT metal 
raceways.  Standard duplex receptacles have been installed in the Barn.  A 50 amp receptacle has 
been installed below the main service panel and is used for temporary power needs during special 
events.  The interior wiring appears to be in good condition. 
 
Recommendations: 
 

1) Consider replacing the standard receptacles that are accessible to the public with tamper 
resistant receptacles. 

 
Restroom Building: 
The main electrical service for the Restroom Building is 100 amps at 120/240 volts, single phase.  The 
building is sub-fed from the main service panel in the Barn and it does not have a separate electric 
meter.  The feeder conductors from the Barn to the Restroom Building are installed underground. 
 
The main service panel is located inside the building on the west wall near the north corner.  The 
panel is a Westinghouse 100 amp, 20 circuit load center with a 100 amp/2 pole main circuit breaker.  
The branch circuit conductors in the building are installed in EMT metal raceways.  The sump pumps 
are plugged into GFCI receptacles that trip when the access area around the toilet pit floods.  There is 
a high water alarm in the access area around the toilet pit.  The electrical distribution system is 
adequate for the building. 
 
Recommendations: 
 

1) Hard wire the sump pumps in the access area around the toilet pit to circuits protected by 
GFCI circuit breakers (remove the GFCI receptacles). 

 
Briggs House:  
The main electrical service for the Briggs House is 200 amps at 120/240 volts, single phase.  There is 
a surface wall mounted 200 amp electric meter (SUB #12718) on the east exterior wall of the building.  
A service mast extends through the roof overhang to a weather head above the roof.  The building is 
served with overhead secondary conductors that originate at a transformer on a SUB power pole, 
located approximately 40 feet to the southeast, and terminate at the weatherhead.  Tree limbs have 
grown close to the secondary service conductors. 
 
The main service panel is located on the east exterior wall of the house. The panel is a 200 amp, 20 
circuit load center with tandem 200 amp/2 pole main circuit breakers with a common trip.  The panel 
does not have space for future circuits.  The main service panel appears to be near the end of its 
useful life.  The nonmetallic-sheathed cables installed below the panel are not protected from physical 
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damage and are a safety concern.  The nonmetallic-sheathed cables visible through an opening into 
the crawl space have not been properly installed. 
 
The overhead branch circuit wiring from the house to some of the adjacent outbuildings appears to 
have deteriorated and might be a safety hazard. 
 
The inside of the house was not observed. 
 
Recommendations: 
 

1) Replace the main service panel. 
2) Provide arc fault circuit interrupter circuit (AFCI) circuit breakers to reduce the fire hazard. 
3) Prune the trees near the overhead service conductors. 
4) Replace unsafe and obsolete wiring with nonmetallic-sheathed cable.  
5) Replace worn and defective switches and receptacles.   
6) Provide GFCI receptacles near plumbing fixtures 

 
 
LIGHTING & LIGHTING CONTROL 
 
Dorris Ranch Site:  
The site lighting consists of low voltage pathway lighting, one pole mounted luminaire, and a few 
building mounted luminaires.  The low voltage luminaires, with incandescent lamps, illuminate the 
pathway from the Tomseth House to the Restroom Building.  A pole mounted luminaire, with a high-
pressure sodium lamp, illuminates part of the parking lot at the Tomseth House.  The building 
mounted luminaires, with high intensity discharge (H.I.D.) lamps, are located on the Barn, on the 
Restroom Building, and on the east side of the Tomseth House. 
 
The pathway lighting is controlled by a time clock.  The pole mounted luminaires and the building 
mounted luminaires are controlled by photocells.  
 
Recommendations: 
 

1) Add site lighting where security is important.   
2) Add site lighting in areas where public safety is required.   
3) Consider using time clocks or occupancy sensors to control some of the exterior lighting 

to save energy. 
4) Consider replacing the pathway lighting with pole lights if vandalism is an ongoing 

maintenance problem.  
 
  
Tomseth House:  
The Tomseth House has residential style luminaires with incandescent lamps or self-ballasted 
compact fluorescent lamps.  The luminaires are controlled by wall switches. 
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Recommendations: 
 

1) Consider using occupancy sensors and/or vacancy sensors to save energy. 
2) Consider using more compact fluorescent self-ballasted lamps to save energy. 

 
 
Dorris Ranch House:  
The Dorris Ranch House has residential style luminaires with incandescent lamps.  The luminaires are 
controlled by wall switches. 
 
Recommendations: 
 

1) Consider using occupancy sensors and/or vacancy sensors to save energy. 
2) Consider using compact fluorescent self-ballasted lamps to save energy. 

 
Pump House and Packing Shed: 
The Pump House and Packing Shed has enclosed commercial style fluorescent luminaires controlled 
by a wall switch. 
 
Recommendations: 
 

1) Consider retrofitting the fluorescent luminaires with T8 lamps and electronic ballasts to 
save energy. 

 
Barn:  
The Barn has porcelain lampholders with incandescent lamps controlled from wall switches.  
Emergency exit and egress illumination, with battery back-up, has not been installed.  
 
Recommendations: 
 

1) Provide internally illuminated exit signs with battery back-up. 
2) Provide emergency egress illumination with battery back-up. 
3) Consider using compact fluorescent self-ballasted lamps in the existing porcelain 

lampholders to save energy.        
4) Consider automatic lighting control to save energy.  

 
Restroom Building:  
The Restroom Building has porcelain lampholders with incandescent lamps controlled from wall 
switches. 
 
Recommendations: 
 

1) Consider replacing the incandescent luminaires with energy efficient fluorescent 
luminaires. 
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Briggs House:  
Did not observe the inside of the house. 
 
Recommendations: 
 

1) Replace worn and defective luminaires. 
2) Provide energy saving lamps and occupancy and/or vacancy sensors to save energy. 

 
 
FIRE ALARM & SECURITY SYSTEMS 
 
Dorris Ranch Site:  
The Dorris Ranch site does not have a mass notification system. 
 
Recommendations: 
 

1) Consider installing a mass notification system to improve the safety of visitors in the park. 
 
 
Tomseth House:  
The Tomseth House has a combination fire alarm and security panel, which was installed after the 
house, was moved to the Dorris Ranch site in circa 1996.  The life expectancy for a fire alarm and 
security panel is between 12 and 15 years.  The panel has a digital communicator (dialer) connected 
to a central station.  The system has one zone for the public space on the main floor and one zone for 
the caretaker’s residence on the second floor.  Each zone has a keypad and can be armed individually.  
Smoke detectors and motion sensors are located throughout the house. The attic does not have a 
heat detector. 
 
Recommendations: 
 

1) Provide a heat detector in the attic and connect it to the existing fire alarm and security 
panel. 

2) Consider upgrading the existing fire alarm and security panel with new technology. 
 
 
Dorris Ranch House:   
The Dorris Ranch House has a combination fire alarm and security panel.  The system was installed 
recently and represents the newest technology.   The panel has a digital communicator (dialer) 
connected to a central station. Smoke detectors and motion sensors are located throughout the house.  
It appears some of the obsolete 120 volt single station smoke detectors are still installed. 
 
Recommendations: 
 

1) Remove the existing 120 volt single station smoke detectors if they are redundant to the 
low voltage smoke detectors that are connected to the fire alarm and security panel. 
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Pump House and Packing Shed:  
The Pump House and Packing Shed does not have a security system or a fire alarm system. 
 
Barn: 
The Barn has a security alarm panel.  The security system panel has a digital communicator (dialer) 
connected to a central station.  Motion sensors are located in the Barn. The Barn does not have a fire 
alarm panel or smoke detectors. 
 
Recommendations: 
 

1) Upgrade the existing security alarm panel with new technology so it will accept smoke 
detectors.  

2) Provide smoke detectors and connect them to the security alarm panel. 
 
Restroom Building: 
The Restroom Building does not have a security system or a fire alarm system. 
 
Briggs House:  
The Briggs House does not have a security system or a fire alarm system. 
 
Recommendations: 
 

1) Provide smoke detectors.   
2) Consider installing a fire alarm and security system.  

 
 
 
TELEPHONE SERVICE  
 
Dorris Ranch Site:  
There is a Qwest telephone pedestal located at the north end of the site just east of the main vehicle 
entrance.  Qwest has a 50 pair direct bury telephone cable from the pedestal to a building entrance 
terminal in the northeast corner of the Barn.  This is the main telephone service point for the Ranch 
and the only building that is served by Qwest.  All telephone cables from the Barn to the other 
buildings on the site are owned and maintained by Dorris Ranch.   
 
Tomseth House:  
An underground cable that originates at the Barn provides the telephone service to the Tomseth 
House.  It is a 50 pair cable installed in a 2" conduit. 
 
Dorris Ranch House:  
An underground cable that originates at the Barn provides the telephone service to the Dorris Ranch 
House.  This cable is not installed in a conduit. 
 
Pump House and Packing Shed:  
The Pump House and Packing Shed does not have telephone service. 
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Barn: 
An underground Qwest telephone cable serves the Barn.  The telephone terminal board in the Barn is 
the main distribution point for the other buildings on the Ranch. 
 
Restroom Building: 
The Restroom Building does not have telephone service. 
 
Recommendations: 
 

1) Consider connecting the high water alarm to a central station using a digital 
communicator (dialer). 

 
Briggs House:  
An overhead telephone cable goes from the Barn to the Briggs House.  This overhead cable is 
attached to the same SUB power poles that are used to deliver electrical service to the Briggs House. 
  
 
SITE UTILITIES AND SERVICE SYSTEMS 
 
Water/Fire 
 
An 8” municipal water main exists within South 2nd Street at the north side of the site.  The site 
connection to the public system is adjacent to the site access on Dorris Street where there is a ¾” 
meter and a 2” backflow device.  A schematic layout of the on-site water distribution system is 
attached.  The locations of the waterlines are approximate and are based on historic drawings and 
verbal information provide by Willamalane staff.  All three of the houses, as well as the accessory 
structures with water fixtures, are connected to the public water main.   
 
The Pump House contains a well that has been capped and is no longer used.  There also appears to 
be a well adjacent to the Brigg’s house.  It is unknown if this well capped or decommissioned. 
 
According to Willamalane staff, the water system has been working adequately, and there appears to 
be sufficient pressure to all fixtures tested (the Briggs house was not open for testing).  The main 
complaint of the water system by staff is the lack of isolation valves, and limited supply for irrigation 
systems.  
 
The on-site water system appears to be sized only for the existing improvements on the site.  It is 
anticipated the water meter and on-site main line would need to be upsized to accommodate any 
significant improvements on the site that include plumbing fixtures.   
 
There are no known hydrants or fire sprinkler systems on-site.  The nearest fire hydrant is on Dorris 
Street adjacent to the site access.  Any future improvements requiring fire flow will have to include 
new infrastructure from the public mainline on South 2nd Street.  The estimated static pressure is 75 
psi.  
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Recommendations: 
 

1) For convenience of maintenance, isolation valves could be added to the laterals 
extending to the houses.  This would allow for maintenance of one of the houses without 
shutting off the water to the remainder of the park.  

 
Sanitary Sewer 
 
There are three septic systems on the site, and composting toilets in the public restrooms.  The Briggs 
House and the Dorris House each have a septic tank and a drainfield adjacent to the dwelling (county 
installation records were not available for these two systems).  The other drainfield and septic tank is 
located just south of the barn and restrooms.  It serves the wastes from the sinks and drinking 
fountains in the restrooms, as well as the Tomseth House.  The toilets in the restroom are compost 
toilets consisting of a large tank below the toilets.   Maintenance staff has indicated in the walk through 
that there are no known deficiencies or problems with these systems.  County records are available 
for the septic system serving the Tomseth House and public restrooms. 
 
There is no municipal sanitary sewer service in the area.  The City is in the process of updating their 
sanitary sewer master plan.  According to city staff, the master plan will identify a need for a public 
pump station to serve properties in the area.  The timing and funding mechanism for the pump station 
will be determined with the updated master plan.  It is anticipated that once the public lift station is 
installed, new construction on-site would be required to connect to the public system.  Until the public 
pump station is operational, on-site disposal systems will be the most cost effective method for 
disposing of sanitary waste. 
 
Stormwater/Floodplain 
 
Generally the drainage infrastructure around the site appears to be functioning adequately for the 
limited existing improvements.  The majority of the site drainage is collected and conveyed through 
the site via open channels, which ultimately discharge to the Willamette River west of the site.  The 
only known underground drainage systems include storm piping to a drywell near the Tomseth House, 
and an area drain connected to piping between the barn and the restrooms.  These systems appear to 
be functioning adequately. 
 
It was observed that some of the existing structures and drives could benefit from some minor site 
grading.  One area that would greatly benefit from some grading is northeast side of the barn.  It 
appears the gravel driveway is sloped toward the structure and water may be able to get into the 
building.  
 
The gravel drives could also benefit from some grading.  Ponding water on the gravel drives is the 
leading cause of potholes.  Good road drainage will minimize maintenance. 
 
The northeast portion of the site has relatively complex surface and subsurface drainage patterns.  
Careful consideration for subsurface and surface drainage should be used for any future 
improvements north and east of the barn.  Shallow groundwater and possible intermittent springs are 
likely in this area.    
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FEMA’s floodplain mapping illustrates much of the western and southern portions of the site are within 
the floodplain of the Willamette River.  The location and elevations of the floodplain should be 
reviewed for any future improvements on the site.   
 
Recommendations: 
 

1) In general, each structure should be closely examined to make sure ground is sloping 
away from the structure for at least ten feet from the foundation  

2) There should also be a minimum of 6-inches of clearance from the ground, adjacent to 
the foundation, to any wood siding or flooring. 

3) Gravel drives should be crowned in the center with cross slopes to each side draining to a 
roadside ditch. 
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APPENDIX 
 
 
Summary of Recommendations by Facility 
 
 
Dorris Ranch Site 
  

1) Evaluate the size of the temporary power needs required for special events and then 
review the load capacities of the existing pole mounted transformers with SUB.   

2) Add site lighting where security is important.   
3) Add site lighting in areas where public safety is required.   
4) Consider using time clocks or occupancy sensors to control some of the exterior lighting 

to save energy. 
5) Consider replacing the pathway lighting with pole lights if vandalism is an ongoing 

maintenance problem.  
6) Consider installing a mass notification system to improve the safety of visitors in the park. 
7) For convenience of maintenance, isolation valves could be added to the laterals 

extending to the houses.  This would allow for maintenance of one of the houses without 
shutting off the water to the remainder of the park.  

8) In general, each structure should be closely examined to make sure ground is sloping 
away from the structure for at least ten feet from the foundation.  There should also be a 
minimum of 6-inches of clearance from the ground, adjacent to the foundation, to any 
wood siding or flooring. 

9) Gravel drives should be crowned in the center with cross slopes to each side draining to a 
roadside ditch. 

 
 
 
Tomseth House 
 

1) It is recommended that vents be installed in the roof and eave soffits. 
2) Flashings should be installed or repaired to assure positive drainage away from structure 

or wood finish elements. 
3) It is recommended that an arborist be consulted to: A) Evaluate the condition of the trees, 

B) Verify that there is no concern for trees falling and presenting a hazard to the house, 
and C) Explore the potential for thinning the trees to decrease shading around the house. 

4) Treat roof for moss. 
5) Inspect all flashing conditions and repair as needed. 
6) Clean gutters and downspouts.  
7) Repair kitchen porch soffit. 
8) Re-paint exterior walls, windows and trim at specific locations on west and south facing 

walls, or entire house if feasible. 
9) Add thermal insulation when feasible and practical during future renovation efforts. 
10) Refinish and repaint sheetrock in downstairs bathroom. 
11) Continue to maintain all interior finishes in good serviceable condition. 
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12) Review land use and building codes in effect at the time of future consideration of 
additions and alterations requiring a permit. 

13) As the systems age and maintenance costs increase, consideration should be given to 
replacing the outdoor units with more energy efficient units. 

14) The pressure in the second floor shower could be improved with the installation of a 
showerhead that is specifically designed for low-pressure applications. 

15) Consider adding a 120/250 volt, 50 amp receptacle on the exterior of the house to serve 
temporary power loads for special events.  

16) Consider retrofitting the existing 20 amp circuit breakers, which feed loads in the 
caretaker’s residence, with 20 amp arc fault circuit interrupter (AFCI) circuit 
breakers to reduce the fire hazard. 

17) Consider replacing the standard receptacles with tamper resistant receptacles in the 
public spaces.  

18) Consider using occupancy sensors and/or vacancy sensors to save energy. 
19) Consider using more compact fluorescent self-ballasted lamps to save energy. 
20) Provide a heat detector in the attic and connect it to the existing fire alarm and security 

panel. 
21) Consider upgrading the existing fire alarm and security panel with new technology. 
 

 
Dorris House 
 

1) A specialized termite and decay inspection is recommended.  The subgrade is bare soil 
and should be covered with a vapor barrier. 

2) It is recommended that vents be installed in the roof and eave soffits. 
3) The masonry chimney should be re-pointed or re-laid.  A metal cap to prevent the direct 

entry of rainwater from the top is recommended. 
4) Investigate an eliminate source of leakage from relatively new gutter system. 
5) A complete reconstruction of the Freezer House is recommended if this building is to be 

saved.   
6) The center support post between the garage doors should be replaced.  
7) Replacement of the garage doors would be the best option for functionality.  
8) The upper level platform in the garage should not be used for storage. 
9) Clean gutters and downspouts, repair as needed.  
10) Repaint all exterior finishes as soon as possible. 
11) Repair glazing compound at windows as needed prior to refinishing. 
12) Add thermal insulation to the house when feasible and practical during future renovation 

efforts. 
13) Many of the exterior conditions outlined in the Preservation Plan pertaining to the garage 

and freezer buildings are yet to be completed.  Siding, roofing, doors and windows are 
reaching the point where significant repairs or reconstruction are necessary to preserve 
these buildings. 

14) Replace linoleum sheet flooring. 
15) Strip sagging wall paper from walls to assure that water damage is not cause of the 

condition and resurface walls 
16) Repaint all interior finishes throughout the house. 
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17) Review land use and building codes in effect at the time of future consideration of change 
of use, or additions and alterations requiring a permit. 

18) As the systems age and maintenance costs increase, consideration should be given to 
replacing the outdoor units with more energy efficient units. 

19) Recent system improvements likely utilized existing ductwork.  When a major renovation 
is considered, such ductwork should be replace to improve overall energy performance 
for the system. 

20) Existing fixtures should continue to provide adequate service, but should the facility be 
improved for public use and access, ADA compliant fixtures and installation will be 
required. 

21) Consider retrofitting the existing 20 amp circuit breakers in the main panel with 20 
amp arc fault circuit interrupter (AFCI) circuit breakers to reduce the fire hazard. 

22) Prune the trees near the overhead secondary service conductors. 
23) Replace the weatherproof cover on the exterior receptacle with a weatherproof cover that 

closes when a cord cap is plugged-in.  
24) Consider using occupancy sensors and/or vacancy sensors to save energy. 
25) Consider using compact fluorescent self-ballasted lamps to save energy. 
26) Remove the existing 120 volt single station smoke detectors if they are redundant to the 

low voltage smoke detectors that are connected to the fire alarm and security panel. 
 
 

Pump House and Packing Shed 
 
1) A gutter and drain system is recommended to protect the structure from moisture and 

decay. 
2) Repairs should be made to the Equipment Shed, including replacement of the bottom wall 

plate, selected studs and exterior siding to assure long-term use of the structure. 
3) Clean debris from the roof areas. 
4) Consider installing a gutter and downspout system, or create water collection area at the 

base of the walls that help to minimize splash back on to the walls. (Consider a shallow 
lined trough that slopes away from the wall.) 

5) Maintain a regular inspection program for all exterior unfinished siding and trim. 
6) Repair fire-damaged siding at the Equipment Shed, and install in a blended manner to 

avoid vertically aligned butt-joints. 
7) Maintain existing interior materials and surfaces in sound, serviceable condition. 
8) As accessibility to public facilities is a civil right, it is important for public agencies as a 

legal protection to ensure access.  Verify whether the portable ramp meets both the intent 
and the letter of the guidelines for accessibility. 

9) Replace the existing standard duplex receptacles inside the building with GFCI 
receptacles if they are used to power temporary loads outside the building. 

10) Consider retro-fitting the fluorescent luminaires with T8 lamps and electronic ballasts to 
save energy. 

 
 
Barn 
 



 
Willamalane Park and Recreation District 
Dorris Ranch                                  Facility Condition Observations 

Page 34 of 36 

1) It is recommended that the grade at the exterior of the building be lowered to be 
minimum of 6” below any wood materials. 

2) Monitor condition of roofing to assure that rust does not compromise the integrity of the 
roofing. 

3) Consider installing a gutter and downspout system, or create water collection area 
at the base of the walls that help to minimize splash back on to the walls. (Consider 
a shallow lined trough that slopes away from the wall.) 

4) Clean or re-side south wall 
5) Repair damaged fascia board. 
6) Consider application of clear stain or sealer on exterior wood finishes to protect against 

moisture damage. 
7) Maintain existing interior materials and surfaces in sound, serviceable condition. 
8) As accessibility to public facilities is a civil right, it is important for public agencies as a 

legal protection to ensure access.  Verify whether the means of access at the Barn meets 
both the intent and the letter of the guidelines for accessibility. 

9) Consider the installation of a second hinged exit door at the south wall, to allow for use of 
the space without the need to have the south barn door open. 

10) Consider the above in the context of a more thorough evaluation of this facility in view of 
the code; taking into account any previous agreements that may be in place with the 
building official. 

11) Consider replacing the standard receptacles that are accessible to the public with tamper 
resistant receptacles. 

12) Provide internally illuminated exit signs with battery back-up. 
13) Provide emergency egress illumination with battery back-up. 
14) Consider using compact fluorescent self-ballasted lamps in the existing porcelain 

lampholders to save energy.         
15) Consider automatic lighting control to save energy.  
16) Upgrade the existing security alarm panel with new technology so it will accept smoke 

detectors.  
17) Provide smoke detectors and connect them to the security alarm panel. 
 
 
Restroom Building 
 
1) Installation of edge flashing is recommended. 
2) Monitor condition of roofing to assure that rust does not compromise the integrity of the 

roofing. 
3) Repair damaged roofing and fascia at southwest corner. 
4) Clean or re-side upper portion of upper gabled end walls. 
5) Pull finished grade away from exterior wood surfaces (code requires 6 inches). 
6) Consider application of clear stain or sealer on exterior wood finishes to protect against 

moisture damage. 
7) Seal the crack in the concrete floor for sanitary purposes. 
8) Repair cracks in drywall finishes and repaint all interior walls. 
9) Provide care during daily maintenance to avoid exposing the interior studs or the drywall 

finish to excessive moisture. 
10) Consider painting the interior of the window sash, or provide a clear stain or sealer. 
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11) Consider adding a means of egress other than the sliding doors, or fit the door with 
hardware that is operable from the inside. 

12) Given the risk of cross-contamination identified in the Drainage Report consideration 
should be given to conversion of the toilets to standard flush toilets.  Alternately, a dial out 
alarm triggered by the sump pump alarm would provide one more level of protection 
against such an occurrence. 

13) Hard wire the sump pumps in the access area around the toilet pit to circuits protected by 
GFCI circuit breakers (remove the GFCI receptacles). 

14) Consider replacing the incandescent luminaires with energy efficient fluorescent 
luminaires. 

15) Consider connecting the high water alarm to a central station using a digital 
communicator (dialer). 

 
 

Briggs House 
 
1) Remove garages on North side of house and the small lean-to addition on the south side 

of the house. 
2) Strip exterior of house to studs and replace siding, windows, etc. 
3) Replace foundation elements and sub framing as required, removing decayed materials. 
4) The exterior of the Briggs House is in such a visually dilapidated condition it is difficult to 

discern whether or not significant repairs or reconstruction are required.  Further study is 
warranted in order to determine if clean-up and painting will solve most of these 
issues, or whether the underlying materials and systems are compromised.  At the 
very least the house and adjacent buildings are in need of: 
a. Removal and replacement of rotting or un-repairable materials. 
b. Re-roofing, and installation of new flashing, gutters and downspouts. 
c. Repainting or all exterior finishes. 
d. Inspection, repair, and repainting of all doors and windows. 

5) Further study is warranted in order to determine the range and condition of interior 
finishes at the Briggs House. 

6) Further study is warranted in order to determine code required improvements to this 
facility if it is to be considered for public use or access. Such improvements could reach 
the value of construction for an all-new facility, notwithstanding the historic value of 
preserving all or a portion of the existing facility. 

7) Given that the existing furnace is oil fired it is fairly likely that it is old.  If significant 
improvements are contemplated consideration should be given to evaluation of the 
heating system for conversion to electric heat pump, though this would require an 
electrical service upgrade.  Alternatively a comparison between propane and oil fuel 
sources could be considered. 

8) Replace the main service panel. 
9) Provide arc fault circuit interrupter circuit (AFCI) circuit breakers to reduce the fire hazard. 
10) Prune the trees near the overhead service conductors. 
11) Replace unsafe and obsolete wiring with nonmetallic-sheathed cable.  
12) Replace worn and defective switches and receptacles.   
13) Provide GFCI receptacles near plumbing fixtures.   
14) Replace worn and defective luminaires. 
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15) Provide energy saving lamps and occupancy and/or vacancy sensors to save energy. 
16) Provide smoke detectors.   
17) Consider installing a fire alarm and security system.  

 




	Dorris Ranch Cover.pdf
	Dorris Report.pdf

