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AGENDA 
 

CITY COUNCIL REGULAR MEETING 
Tuesday, March 4, 2013 

6:30 p.m. 
Council Chambers, City Hall 

 
 
Contact: Catherine Schneider, City Recorder 
Email:  cschneider@ci.oswego.or.us 
Phone:  503-635-0215 
 
Also published on the internet at: www.ci.oswego.or.us.  The meeting location is accessible to 
persons with disabilities. To request accommodations, please contact the City Manager’s Office 
at 503-635-0215, 48 hours before the meeting. 
 
 
1.  CALL TO ORDER AND ROLL CALL 

 
 

2. EXECUTIVE SESSION (6:30 – 7:00 p.m.) 
Under authority of ORS 192.660 (2)(d) conduct deliberations with persons 
designated to carry on labor negotiations  
 

 

3. RETURN TO OPEN SESSION (estimated 7:00 p.m.) 
 

 

4. INFORMATION SESSION 
 

 

4.1 Golf Course Operations Review 
 

 

5. CONSENT AGENDA  
♦ The consent agenda allows the City Council to consider items that require no 

discussion.   
♦ An item may only be discussed if it is pulled from the consent agenda. 
♦ The City Council makes one motion covering all items included in the consent 

agenda. 
 

 

5.1 RESOLUTIONS 
 

 

5.1.1 Resolution 14-21, a Resolution of the City Council of the City of Lake Oswego 
Approving Appointments to the Natural Resources Advisory Board 
 
Motion: Adopt resolution 14-21 
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5.1.2 Resolution 14-22, a Resolution of the City Council of the City of Lake Oswego 
Authorizing the Mayor to sign an Intergovernmental Agreement with Washington 
County Consolidated Communications Agency and Clackamas County 
Communications to Jointly Acquire, Operate, and Manage a Regional Computer 
Aided Dispatch System   
 
Motion: Adopt resolution 14-22 
 

 

5.2 APPROVAL OF MEETING MINUTES 
 

 

5.2.1 
 
5.2.2 
 
 

December 3, 2013, Regular Meeting 
 
December 17, 2013, Regular Meeting 
 
Motion:  Approve minutes as written 
 

 

5.3 BUSINESS ITEMS 
 

 

5.3.1 George Rogers Park Playground Equipment Contract Award 
 
Motion:  Move to ratify the City Manager’s approval of two contracts for the 
purchase and installation of Playground Equipment at George Rogers Park, in the 
aggregate amount of $146,709. 
 

 

5.3.2 Resolution 14-23, A Resolution of the Lake Oswego City Council Authorizing the City 
Manager to sign an Intergovernmental Cooperative Agreement with the City of 
Gladstone and the City of Tigard for Joint Funding of Roadway and Water System 
Improvements 
 
Motion:  Move to adopt resolution 14-23 
 

 

6. ITEMS REMOVED FROM THE CONSENT AGENDA 
 

 

7. CITIZEN COMMENT (15 minutes) 
The purpose of citizen comment is to allow citizens to present information or raise 
an issue regarding items not on the agenda or regarding agenda items that do not 
include a public hearing.  A time limit of three minutes per citizen shall apply. 
 

 

8. COUNCIL BUSINESS 
 

 

8.1 LOTWP – Award of a Goods and Special Services Contract to Taurus Power and 
Controls, Inc. for SCADA Control Panels 
Motion:  Move to award a Goods and Special Services Contract in the amount of 
$572,407.50 to Taurus Power and Controls, Inc. for the LOTWP - SCADA Control 
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Panels 
 

9. APPEAL HEARINGS 
 

 

9.1 Appeal of LU 13-0043 (AP 14-01) (Goodwill Industries – 17150 Boones Ferry Road) 
 
Public Hearing Process: 
Review of hearing procedure by David Powell, City Attorney 
Staff Report by Johanna Hastay, Associate Planner  
 
Pursuant to 50.07.003.7.k.i, only persons who testified either orally or in writing 
before the Development Review Commission (DRC) may testify before the City 
Council.  Per LOC 50.07.003.7.h.i, the City Council’s review is limited to the DRC 
record. No issue may be raised before the City Council that was not raised before 
DRC with sufficient specificity to enable the DRC to respond  
 
Testimony begins with the appellant/applicant, followed by persons in favor of the 
appeal (favoring overturning the DRC decision); then persons in opposition to the 
appeal (favoring upholding the DRC decision to deny the applicant’s request), then 
neutral testimony, and concludes with rebuttal by the appellant/applicant. 
 
The following time limits shall be observed: 
• 15 minutes for the appellant/applicant’s presentation; 
• 10 minutes for a representative of a recognized neighborhood association, 

homeowner association, or government agency, or other incorporated public 
interest organization; 

• 5 minutes for individuals; 
• 5 minutes for the appellant/applicant’s rebuttal. 
 
The time limits shall not include time taken up by questions and responses from 
the Council. Any person in attendance and eligible to testify may cede his or her 
time for testimony to another eligible person, but in no case shall any person’s 
testimony be increased to greater than 10 minutes. The Council may modify these 
time limits.   
 
Action:  Make a tentative decision and direct staff to return with findings, 
conclusions and a final order for adoption on March 18, 2014   

 

10. INFORMATION FROM COUNCIL  
This agenda item provides an opportunity for individual Councilors to 
provide information to the Council on matters not otherwise on the 
agenda.  Each Councilor will be given five minutes. 
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10.1 Councilor Information 

 
 

10.2 Reports of Council Committees, Organizational Committees, and 
Intergovernmental Committees 
 

 

11. REPORTS OF OFFICERS  
 

 

11.1 City Manager 
 

 

11.2 City Attorney 
 

 

12. ADJOURNMENT  
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TO: Kent Studebaker, Mayor 
 Members of the City Council 
  
FROM: Tom Mueller, Manager, Lake Oswego Public Golf Course 
 Ivan Anderholm, Director, Parks and Recreation 
 
SUBJECT: Golf Course Operations Review 
 
DATE: February 24, 2014  
 
 
INTRODUCTION/BACKGROUND 
 
In 2009 the City hired NGF (National Golf Foundation Inc.), PBK and Tennis Planning Consultants 
Inc to complete a Golf and Tennis Feasibility Study.  The study included a detailed 65 page golf 
feasibility analysis that did a nice job of reviewing historic data and discussing possible 
operating alternatives.  We believe much of the information is still very relevant and have 
included an electronic copy. The study provides a very good foundation for understanding the 
issues related to the operation of our golf course.  In addition, staff has updated key parts of 
the study including operational and financial data for 2010 – 2013. At the March 4 study session 
staff will provide the City Council with an update of the current operation and financial 
performance of the Golf Course and Practice Facility. 
 
DISCUSSION 
 
What direction should the City take in future operations of the Golf Course?  Continue to 
operate as a function of the City or pursue a private operating agreement? 
 
Relevant Data 

• The city has reduced personnel and materials/services expenditures over $100,000 since 
2009 when the Study was completed.    

• The golf course has 2.6 permanent benefitted FTE and 2.7 seasonal non-benefitted FTE.   
• Rounds are nearly optimized in relation to the 2009 Study; 42,881, 95% for 2012-13. 
• Driving Range revenue has been somewhat consistent; averaging $92,550 over the last 9 

years, however is not optimized; $190,000 was generated in 2000. 
• Instruction/Lesson revenue has been fairly consistent over the last 6 years; $72,976, 

however a decrease in 12-13 was noticed; $54,437. 
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• Round fees have not been increased in 5 years, Range fees have been increased 
minimally; $.25 - $1.00, Instruction fees have increased modestly; $5.00(single) - 
$90.00(10 lessons).  

• The City has invested less than $100,000 in capital in the past 11 years, the majority 
being maintenance equipment.  Reinvestment is necessary for continued revenue 
development. 

• The Golf Facility entrance and frontage was redesigned and improved in 2011 increasing 
“drive-by” recognition.  

• Increased marketing has contributed to a 14% increase in rounds played since the low 
point in 2010.  

• The 2014-15 Golf budget includes $50,000 for modest driving range and practice facility 
improvements.  
  

ATTACHMENTS 
 

1. 2009 Golf and Tennis Feasibility Study, Golf section pages 13-78 
2. Proposed Practice Facility Improvements 
3. Golf Course financial data spreadsheet entitled “Golf Feasibility Study Catch-Up” 
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Introduction 
 
National Golf Foundation Consulting, Inc., a subsidiary of the National Golf Foundation, was 
retained by the City of Lake Oswego to perform a comprehensive review of the City’s 
municipal golf facility, Lake Oswego Golf Course, and to address several specific issues the 
City had with respect to the proposed Capital Improvement Plan. Throughout this report, we 
may refer to shortened names for: the City of Lake Oswego (“City”), Lake Oswego Golf 
Course (“Lake Oswego GC” or “LOGC”) and National Golf Foundation Consulting, Inc. 
(“NGF Consulting”). 
 
Activities conducted in completion of this report included: field research; statistical analysis; 
a series of meetings with key City officials; meetings with golf operations and maintenance 
personnel at Lake Oswego; a series of tours and inspections of the City golf course; and 
interviews with City of Lake Oswego golfers. Further, NGF staff consultants visited the 
area’s key competing public golf facilities to gain an understanding of the market dynamics 
that help shape operating results at Lake Oswego. The key consultants contributing to this 
study effort include Richard B. Singer, Director of Consulting Services and Ed Getherall, 
Senior Project Director at National Golf Foundation (NGF). 
 
The following is the consultants’ report on the City of Lake Oswego municipal golf operation 
and our recommendations for its future. 
 
 

Summary of Significant Findings and Recommendattiioonnss  
 
NGF Consulting’s findings with respect to the operations review of Lake Oswego are 
detailed in the body of this report. As a result of our analysis and findings, NGF Consulting 
has prepared a series of key recommendations for the continued operation of Lake Oswego 
GC. These recommendations, which focus on several key issues as communicated to NGF by 
the City of Lake Oswego, have been organized into four main categories: 1) Basic Operating 
Structure; 2) Physical Improvements; 3) Operational Recommendations; and 4) Future 
Considerations. In the ‘Future Considerations” section of this report, NGF Consulting will 
project the potential financial impact of enacting the proposed Lake Oswego renovation as 
well as other NGF recommendations. 
 
Summary of External Factors Affecting the Lake Oswego GC  

 
Based on our review of the subject Lake Oswego GC operation and physical plant, NGF 
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Consulting offers the following summary points for the Lake Oswego GC: 
 

• The Lake Oswego GC is a high-quality par-3 golf course that is well-maintained and 
unique in the market, and it appears to be popular with local golfers who appreciate the 
shorter golf course that takes less time to play and is generally easier than other golf 
courses. The overall condition is good but the driving range is deteriorating (netting 
and poles) and is not the optimal configuration / length to attract the best golfers in the 
area. 
 

• The number of rounds hosted by the facility is down from around 70,000 in the late 
1990s to about 40,000 today (43% decline). Also, revenue has declined from around 
$700,000 – $750,000 annually to around $625,000 annually (17% decline). A recent 
modest increase in rounds has occurred indicating a stabilization in the current market.  

 

• NGF Consulting has noted that driving range revenue is very important to the 
operation. However, total driving range revenue has declined from $190,000 in FY 
2000 to below $70,000 expected in FY 2009 (63% decline). There was a definable 
large decline in range revenue after protective netting was added in FY 2002. The 
inclusion of a high quality driving range with sufficient length to accommodate full 
long-distance golf shots is a critical element to maintaining or growing revenue at the 
Lake Oswego GC. 

 
Alternate Configurations 
 
NGF Consulting has reviewed several options for changing the configuration of the Lake 
Oswego GC in order to: 1) make the facility more profitable; and 2) allow for additional 
amenities to be added to the site (i.e. tennis). A summary of our findings: 
 

• Altering the property from an 18-hole par-3 golf course to any other 9-hole 
configuration (regulation or executive-length) would not add to revenues or reduce 
costs sufficient to significantly alter the basic economics of the Lake Oswego GC.  

 

• A 9-hole regulation golf course would not likely fit on the 38-acre site. A 9-hole 
executive course would diminish the uniqueness of the facility and make Lake Oswego 
GC just another executive 9-hole course in the market like King City and 
Summerfield.  

 

• The Lake Oswego GC property would not accommodate a regulation-length 9-hole 
course AND full-length (300-yard) driving range.  

 

• NGF recommends that the Lake Oswego GC remain as an 18-hole par 3 course. 
Change in configuration is not cost-justified. 

 
Recommendations on Basic Operating Structure 
 
One of the key issues that the City of Lake Oswego wanted NGF Consulting to offer its 
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expert opinion on was the potential of the City altering the basic structure of the Lake 
Oswego GC operation, and considering how some form of “privatization” might benefit the 
operation. A summary of options was included in the body of the NGF report, which is 
summarized here: 
 
Management Options 
 
Below are descriptions of the most typical management options for municipal golf courses, 
as well as advantages and disadvantages of each. In our experience, there is no ideal 
operating scenario that fits all situations, and each municipality must arrive at its own unique 
approach to operation and maintenance. The most common management options (these are 
not intended to be exhaustive, as there are hybrids and variations thereof) follow, presented 
in order from most direct City/County/State involvement to the least: 

 
1. Self Operation (Status Quo): The subject municipality operates the golf facilities 

under direct control of the Parks & Recreation Department, Public Works Department, 
or specific Golf Division, retaining all employees. Accounting mechanisms include 
enterprise fund accounting (as with Lake Oswego) or General Fund accounting. 

 

2. Full-Service Management Contract:  Municipality hires a management company to 
operate all aspects of golf facilities for a pre-determined fee. This option does not shift 
the business risk away from the municipality, as the management company is paid 
even if revenues do not increase.  

 

3. Concession Agreements:  Similar to a lease agreement, but usually involves granting 
a license to operate a facility (or revenue center, such as food and beverage operation 
at present) rather than the right to occupy the premises. These can come in several 
variations. 

 

4. Operating Lease(s): Municipality leases the golf facility to a private operator in 
exchange for an annual (or monthly/quarterly) lease payment. This option assumes 
there is an entity out there who would accept a lease and NGF believes the interest 
would be low given the losses and limited upside revenue. It is not likely that the City 
of Lake Oswego will be able to find a qualified vendor willing to pay the City for the 
operation of the Lake Oswego GC. 

 

5. Outright Sale of Golf Course:  On the surface this may seem like a reasonable 
option. It ends the losses and could produce capital to retire indebtedness. However, 
my ongoing (and separate from this engagement) research into golf facility 
transactions in 2009 suggest that there may not be a market for this golf course to sell 
on the open market. My research shows there are 487 golf courses presently listed for 
sale in the U.S., including five in the state of Oregon. With many golf courses 
operating at zero or negative net income, it is difficult to find investors/buyers willing 
to take a chance. 
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Summary Recommendation on Basic Operating Structure 
 

Any form of privatization is not likely to improve the financial performance of the Lake 
Oswego GC facility. A management agreement would not likely add revenue and result in 
similar losses, PLUS the addition of a management fee. The Lake Oswego GC does not seem 
particularly attractive to the private sector, either in the form of a lease or outright sale. 
The Lake Oswego GC needs to enhance its marketing and promotional efforts, and every 
indication we have received is that the present management is undertaking greater efforts in 
this area. 
 
The NGF believes that a driving range facility with greater length would enhance revenues at 
the facility. However, lengthening the range without changing the basic integrity of the 
existing golf course does not seem possible, thus a separate site would have to be considered 
for a new, longer driving range. The facility would also benefit from additional practice 
amenities (chipping, bunkers, putting, etc.) if these elements could be added without 
interfering with the existing golf course layout. 
 
Summary of External Factors Affecting the Lake Oswego GC 
 
Following are summary points about the market environment in the Lake Oswego / South 
Portland area: 
 

1. The demographic data indicates a modest population growth in the immediate Lake 
Oswego area with growth in the next five years expected to be slightly lower than the 
State and nation as a whole. The area is in the heart of the vast Portland metro area 
with over 2.0 million people. Age and income characteristics of the area generally 
reflect higher-than-average participation in golf. 

 

2. The national and regional trends are generally not favorable to golf facility operators, 
as demand for golf has generally stabilized while growth in new golf facilities has 
continued. However, the immediate Lake Oswego area has not seen the growth of new 
golf courses as the local market area has a generally favorable ratio of households to 
golf courses. Overall, rounds played in the total U.S. has fallen by only five percent 
(5%) in the last decade, but when you consider all the new golf courses, the per-course 
average has fallen by almost 20 percent.  

 

3. The NGF data on the Lake Oswego golf market shows slightly stronger golf 
participation in the local (Lake Oswego) market than the overall Portland area market, 
although both markets are close to the national average. The basic ratio of households 
to golf courses is generally more favorable in Lake Oswego than the full Portland 
metro market. This means that there are more households available to support each 
golf course in the local market area than in the region (favorable for golf courses).  

 

4. The subject Lake Oswego GC generally compares favorably to its immediate 
competitive set, although it has base pricing that is slightly higher than other 
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comparable facilities. This is true for both rounds of golf and driving range fees. 
However, Lake Oswego GC does offer an extensive discount program including 
discounts for juniors, seniors and an unlimited-play pass for $600. No drastic change in 
pricing would be recommended by NGF at this time. 

 

5. Rounds played at area golf courses have declined in recent years, and the decline 
appears to be similar to the decline experienced by Lake Oswego GC. The Lake 
Oswego GC appears to be one of the most active 18-hole courses in the market based 
on rounds reported to NGF in mid 2009.  

 
Summary of Lake Oswego GC Reconfiguration Options 

 
The PBK / NGF Consulting team has evaluated a total of seven options for the future 
operation of the Lake Oswego GC and the possible addition of a new tennis center at the 
subject golf course property. The basic review of these options reveals key issues related to 
the possibilities presented and analyzed by the consulting team. A summary of NGF findings 
on these options include: 
 

1. Locating tennis at the golf course site will limit golfer-oriented services and amenities 
at the facility. It may also represent a “tight fit” to place tennis at this location due to 
size constraints, limits on expansion, limits on parking, etc. (see Tennis Planning 
Consultants report). 

 

2. If additional golf amenities are to be located across Stafford Rd. from the Lake 
Oswego GC site, then a tunnel connecting the two pieces will be a key to providing 
continued connectivity to the various components of the facility and maximizing 
revenue potential. However, adding this tunnel under Stafford Road is likely to be 
problematic for the City of Lake Oswego. There are several issues that will have to be 
addressed to add a tunnel under the road, including traffic concerns, existing 
underground services, traffic patterns and the proposed future widening to four lanes. 
It is likely that the indirect costs to develop a tunnel under Stafford Rd. will be more 
expensive that direct costs of the project.  

 

3. Altering the driving range to allow for hitting uphill back to the clubhouse (opposite of 
what exists today) may reduce the amount of ball loss and create some modest 
improvement in the ability to see your ball land. However, the cost associated with this 
concept will outweigh any additional revenue gained from greater ball sales. In 
addition safety issues are compounded rather than abated and the inconvenience 
created for the customer in going to and from the hitting area would likely reduce 
overall range ball sales. The safety banners added to protect adjacent properties would 
have to remain, thereby preserving a basic deficiency that exists in the range at present.  

 
Conclusion and Final Recommendation on Lake Oswego GC 
Configuration 
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In review of the seven options presented and the advantages and disadvantages of each 
option, as well as review of the overall situation with the Lake Oswego GC, the NGF 
Consulting team offers the following phased recommended course of action for the City of 
Lake Oswego: 
 

1. Step One:  Close the Enterprise Fund and convert the golf course back to the General 
Fund. There are significant challenges to maintain the Enterprise Fund in this economy 
and given local climactic conditions. NGF Consulting is particularly concerned that 
efforts to balance revenues and expenses to meet Enterprise Fund obligations may 
result in a deterioration of the physical condition of the Lake Oswego GC and thus 
make the facility less desirable to the golfing public, resulting in further reduction in 
revenue, leading to even more cuts in expenses and so on. Reversion back to the 
General Fund does not mean that the facility’s business practices (marketing, 
management, maintenance, etc.) will be diminished.  

 

2. Step Two: Complete basic upgrades to the physical condition of the facility, including 
an investment to enhance the entrance presentation for the golf course with new and 
more visible signage and reduction of some vegetation overgrowth. 

 

3. Step Three: Enact the plan identified in this report as “Option 6” at a time in the 
future when replacement of key range assets (range poles, netting, lighting) becomes 
necessary. At that time, the City can make investment in a new range on Luscher Farm 
(without tunnel) and/or add a new golf learning center and warm-up area on the site of 
the existing driving range. This option allows for improvement to the golf facility with 
the least direct investment, and thus the lowest risk to the City. The consideration of 
allowing some form of public-private joint venture should also be considered as a 
potential funding mechanism for this option.  

 
Summary Conclusion 

 
In the course of our engagement with the City of Lake Oswego for the evaluation of the 
municipally-owned and managed Lake Oswego GC, NGF Consulting observed a good 
quality core golf course that has two primary challenges – a driving range that is too small 
and local weather patterns that limit the number of days that golf can be played. These 
challenges have effectively reduced capacity and constrained revenues at Lake Oswego GC 
in the last ten years. Operationally, NGF Consulting observed a knowledgeable, hard 
working (but lean) golf course staff, and made note of no evident management deficiencies. 
Similarly, the maintenance Superintendent and crew appeared to be doing yeoman’s work in 
spite of the physical constraints of the Lake Oswego property. 
 
At the City’s request, NGF Consulting also analyzed the overall operating structure of Lake 
Oswego to see if outsourcing the facility – either via management contract or operating lease 
– was a viable alternative to continued self-operation. For reasons summarized in the 
executive summary above, and discussed in detail in the body of this report, NGF Consulting 
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does not recommend a management contract or lease for golf course operations and, in fact, 
believes that attracting a lessee to take over the property would not be feasible even if 
recommended.  
 
As the most critical element of this consulting engagement, NGF Consulting has reviewed a  
 
number of options for the reconfiguration / renovation of the Lake Oswego GC, in light of 
possible addition of other elements to the property (i.e. tennis), and offered our opinion as to 
not only the appropriateness of suggested changes but also the cost estimates. We have 
concluded that the change that makes the most sense for the City of Lake Oswego is to 
complete basic improvements to the facility and then delay driving range improvements until 
such a time as key elements of the range operation require replacement.  
NGF Consulting has also noted in this report that the City’s Lake Oswego GC offers many 
benefits to the community in addition to just dollars and cents. Among the many non-
economic benefits that municipal golf brings to a community that were noted in this report 
include: 
 

• Provides a healthy recreational outlet for its residents, in particular seniors, youth 
and families 

• Provides an outlet for at-risk youth 
• Enhances the overall quality of life in the City 
• Reflects well on the image/brand of the City 
• Creates golf-related jobs and income to the community through purchases, wages, 

and taxes 
• improve the business climate 
• induce additional tourist traffic 
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Subject Facility – Lake Oswego Golf Course 
 
Lake Oswego is a municipally-owned 18-hole, par-3 golf course located in Lake Oswego, 
Oregon. The facility includes an 18-hole golf course, driving range and clubhouse on a park-
like setting surrounded by residential elements of the City and in proximity to Oswego Lake. 
The facility is widely viewed as a positive amenity for the City of Lake Oswego and its 
residents.  
 
Lake Oswego Golf Course Location and History 
 

Location and Surroundings 
 

Lake Oswego is located in the southern portion of the City of Lake Oswego, approximately 
1.5 miles from the Pacific Highway – 43 (known locally as State Street) and along Stafford 
Road. The facility is accessed via Stafford Rd., either from the west which connects to 
Interstate-205 approximately three miles further west (south), or from the east connecting to 
State Street. Stafford Road is a two-lane roadway scheduled for widening to four lanes within 
the next five to ten years. The location is also proximate to many of the south Lake Oswego 
residential neighborhoods, particularly those in around Oswego Lake. 
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Overview of Lake Oswego History 
 

The Lake Oswego GC was developed in the 1960’s with an original design credited to 
Shirley Stone, a golf architect with no other recorded golf course designs. The course was 
operated out of the General Fund via the Parks and Recreation Department for much of its 
early existence until a new Enterprise Fund was created for the golf course in 1983. Through 
the years the golf course has traditionally earned enough in green fees and range revenue to 
cover its basic expenses, and set aside some reserves for future replacements. An example of 
this is the new pro shop / clubhouse building that was added in 1994 and funded from 
previous golf facility revenues. Other changes to the golf operation include the addition of 
range dividers in 1999, new range netting in 2000, and a new food and beverage concession 
agreement in 2008 (thus reducing some $24,000 in loss on F& B operations the previous 
year). 
 

Inventory of Facilities 
 

In addition to the golf course, Lake Oswego includes a driving range, clubhouse and a 
maintenance facility. A summary of these elements follows: 
 

Golf Course 
 

The facility consists of one 18-hole, par 54 golf course measuring 2,538 yards with each hole 
as a par-3 ranging in length from 74 to 179 yards. The setting of the course is very pleasant 
with old-growth tree-lined holes, surrounded by residential elements and the local high 
school. The course offers a basic layout with straight holes, small greens and no sand bunkers 
or water hazards on the golf course. The short course makes for an easy walking round and 
many golfers do chose to walk this golf course. The quality of turf was very good to excellent 
at the time of the NGF inspection in June 2009. The Lake Oswego GC appears to be 
somewhat unique in this market area in terms of golf course size and quality. 
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The size of the property on which the Lake Oswego GC sits is relatively small, and as a result 
there are some places on the golf course where fencing and/or netting is required to provide 
adequate separation of golf holes and safety for the players, as shown in the photos below. 
The tightness of the golf course was an issue when in 2002 some changes were made to 
shorten the 17th hole to 74 yards in order to place the green further away from the driving 
range. 
 
 
 
 
 
 
 
 
 
 
 
Driving Range / Practice Amenities 
 
Practice amenities at Lake Oswego include a large driving range at the north end of the 
clubhouse, with approximately 17 separate hitting stations. Each station includes an artificial 
turf mat with full dividers to protect each range user from errant balls hit by other patrons. 
The hitting area on the range is fully covered to protect patrons from the elements, making 
use of the range possible in inclement weather. Balls are dispensed via ball dispenser 
machine with tokens sold at the pro shop. Lake Oswego GC is active in using the range for 
various activities in addition to regular fee-for-use, such as clinics, lessons and golf schools, 
which make up over 10% of total facility revenue in each of the last two years, further 
indicating the importance of the driving range in maintaining revenues at the facility. 
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The range is approximately 200 total yards in length and is marked with signs for 100, 125, 
150 and 175 yards. The overall length of the range is short as many golfers are capable of 
hitting golf balls well in excess of 200 yards. The range landing area is fully enclosed on all 
sides by approximately 40-feet of netting held in place by approximately 30 wooden poles. In 
2002, additional netting was added at the top of the range to prevent golf shots from leaving 
the range and landing on adjacent property. Several incidents and complaints from adjacent 
property necessitated the additional netting. This change in the driving range was not well 
received by the golfing community and revenues for the driving range declined considerably 
in the first few years after the new netting was added (more in data section that follows). 
There is also a practice green in front of the clubhouse. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Maintenance Facilities and Equipment 
 
The maintenance facilities are divided into several smaller buildings, including a large shed 
for cart storage and equipment storage in a covered area outdoors. There is also a small 
machine shop and a small superintendent office and staff break-room. Pesticides are kept in a 
small room in this area. State code requires that all pesticides be stored in a separate fire and 
leak-proof building with proper ventilation and heating. Equipment used to care for the 
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course appears adequate and is all owned and maintained by the City. While the space is 
small, it appears adequate for the Lake Oswego GC operation and while enhancement in this 
area would help the overall operation, it is not deemed as a critical component requiring 
immediate attention. 
 
 
 
 
 
 
 
 
 
Lake Oswego Clubhouse, Parking and Entrance Presentation 
 

The clubhouse features a single-level building with three separate functional areas including 
a bar and kitchen area with seating for up to 50 patrons, pro shop area and administrative 
offices. The building was added to the site in 1994. All appears to be well-maintained and 
adequate for the golf operation. The large windows in the clubhouse allow management to 
view much of the golf course from the pro shop, including the first, 9th, 10th and 18th holes. 
This is important for managing the flow of golfers at the facility. 
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The entrance to the facility is directly on to Stafford Road. There is an entrance sign to the 
facility, although it appears to be blocked by foliage until you are very close to it. It seems 
reasonable to NGF Consulting that some patrons could miss the entrance to this golf course if 
they were not familiar with the site. The parking area appears to be large enough and well 
organized. However, if additional uses were to be added to this property (i.e. tennis facility) 
then the parking would have to be expanded. 
 
 
 
 
 
 
 
 
 
 
 
Lake Oswego GC Facility Physical Review 
 
NGF Consulting believes that the subject Lake Oswego GC is in good working order. We 
note that while there are deficiencies in the physical condition of the golf course, none of 
these deficiencies rise to the level of “urgent need for replacement.” The facility has a newer 
clubhouse that is just now becoming 15 years of age and built to modern standards. There is 
no need for urgent replacement or expansion of the Lake Oswego GC clubhouse. The golf 
course is of simple design and only has needs to upgrade its irrigation and drainage 
characteristics. Again, these needs are not urgent and the present irrigation and drainage is 
not causing any reductions in revenue or large unnecessary expense. We noted improvements 
to the maintenance facilities that are needed, but again the maintenance operation is 
functioning without hardship and while expanding and/or upgrading the Lake Oswego GC 
maintenance facility would be nice to have, the need does not rise to the level of urgency. 
 
Noted Facility Enhancements 
 
Where the Lake Oswego GC operation would benefit from improvements are in two key 
areas: 1) upgrades to its entrance presentation and visibility and 2) upgrades to the driving 
range. These enhancements are likely to help increase revenue and/or reduce expenses, thus 
helping the bottom line economic performance of the facility. A summary of the NGF 
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recommended enhancements to the Lake Oswego GC are summarized in priority order and  
 
with cost estimates in the bullets below: 
 

• Enhance entrance presentation and curb appeal – The Lake Oswego GC would 
benefit from a better and more aesthetically pleasing entrance presentation, especially 
one that allowed for more direct visibility of the golf course from Stafford Rd. 
Currently, the golf course facility and its entrance are hard to see and it is entirely 
possible that golfers not familiar with the site can miss the facility entirely. Further, 
exit from the facility can be dangerous on busy days due to lack of clear visibility in 
both directions on Stafford Rd. NGF Consulting recommends a “face-lift” for the 
entrance and signage to the Lake Oswego GC. Estimated Cost = $80,000. 
 

• Upgrade Driving Range – The range at Lake Oswego GC is being heavily utilized 
and items required for the operation tend to deteriorate. The mats, balls, range stalls, 
dividers, buckets, etc. all get heavy use and deteriorate rapidly. The City should 
establish a reserve for replacement of these items on a regular basis (every two to three 
years). Estimated Cost = $50,000. 

 

• Replace Poles and Netting – The poles and netting around the golf course is starting 
to show its age and wearing down each season. This is evident even from a cursory 
inspection of the poles and netting. It is highly likely that the City will have to replace 
these items within three to five years and perhaps sooner if the weather causes some 
parts to fall down (wind storm or collection of ice).  

 

   Option One: The replacement cost for poles, netting and lighting is estimated 
to be $250,000. Safety nets are still needed in this configuration. No significant 
increase in revenue generation is expected.  
 

   Option Two – Complete Removal of Existing Poles and Nets: Remove the 
existing deteriorated wood poles and netting, and install new steel poles, 
netting and all accessories (includes netting by 150’x50’ sections, hold down 
clips and brackets, 36 steel poles, labor and installation. Need to obtain a 
height variance from the City of Lake Oswego. This will allow the safety nets 
to be removed. Estimated Cost = $600,000 to $700,000. 

 

• New Range Equipment – As noted with basic items in use, equipment used in the 
range operation such as the ball dispenser and ball picker (tractor that picks up range 
balls after hit and washed them for re-use) are in need of upgrade and/or replacement. 
Estimated cost = $65,000.  
 

Secondary Golf Course Improvements  
 
In addition to the primary items detailed above, the NGF has noted two other projects that 
could be completed to upgrade the Lake Oswego GC, although neither of these items 
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represents a high priority, nor would they lead to enhanced revenue or a reduction in 
expenses. These secondary items include (in order of priority importance): 
 

• Irrigation / Drainage Upgrades – The Lake Oswego GC would benefit from 
irrigation and drainage upgrades to both the golf course and driving range. Upgrades to 
be considered include new irrigation heads at certain locations and upgrade to 
computer / control system. However, these items are not critical in 2009 and would not 
lead to increases revenue or significantly reduced expenses. This will likely be a higher 
priority of need in the five to 10-year horizon, and may be considered along with a full 
replacement of the entire system. Estimated cost = $150,000 for upgrades only and 
$750,000 for a full system replacement. 
 

• Upgrade or Replace Maintenance Building – Problems as noted previously. 
Estimated cost to be determined.  

 
Reconfiguration Options 
 
Among the issues reviewed by NGF Consulting in completion of this project included a 
preliminary analysis of other possible configurations of the golf course at Lake Oswego GC. 
This is being considered for two reasons: 1) to determine if some other configuration of golf 
course on this site might produce net revenue that is superior to what is earned at the facility 
today; and 2) Consideration of possible alternative configurations for the golf course if land 
was to be removed in order to locate a new tennis facility at Lake Oswego GC.  
 
NGF Consulting has considered the alternatives presented and discussed with the City’s Park 
and Recreation Advisory Board in June of 2009. The identified possibilities are listed and 
discussed in the bullets that appear below. In summary, it is the opinion of NGF Consulting 
that changing the configuration of the Lake Oswego GC would not be cost-justified, and 
that any resulting configuration that would still fit on the property would likely result in 
revenues that are basically the same as what exists at the facility today. It is also not likely 
that any of the proposed changes would result in expense savings significant enough to 
affect overall profitability. Further, we note that all of the options presented have direct 
development costs associated with them, perhaps even as high as several million dollars for 
a full renovation and expansion to regulation golf design. A summary of proposed 
changes: 
 

• 9-Hole (Executive or Regulation) + Larger Driving Range – One option proposed 
by the City of Lake Oswego is to reduce the number of holes to nine, along with a 
lengthening of some holes to include par-4, and possibly par-5 holes plus a newer and 
longer driving range. This option was favored by some of the better-skilled golfers in 
Lake Oswego as a way to allow for longer golf shots in play on the golf course. Based 
on the NGF Consulting review of the site, it was determined that a full-length, 9-hole 
regulation golf course plus 300-yard driving range would not physically fit on the 
subject site. A shorter, executive-length 9-hole course with two or three par-4 holes 
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might fit along with a new driving range, but revenue would likely not be enhanced by 
this option.  

 

• 9-Hole Par-3 – Another option considered was to simply reduce the existing par-3 
layout to nine total holes and add a new 300-yard driving range in the center of the 
property. This would free up the existing driving range site for use in development of a 
new City tennis center on the site. The NGF Consulting findings are that this is 
physically possible, and would represent the lowest total up-front investment for the 
City. However, this design will likely result in significant reduction in rounds played 
activity, a lower average revenue per round (much lower total revenue) and no real 
significant savings in maintenance (maintenance staff still required, only slight 
reduction in materials). Thus, this does not seem like a viable option unless the City 
has no other choice for the new tennis center. 

 

• 18-Hole Expansion Options – Given the small size of the 38-acre site, the only 
possibility to expand the golf course to a full-length 18-hole facility would be to add 
additional property to the site, on the south side of Stafford Road, directly across from 
the golf course. This option would likely result in an investment in excess of $2.0 
million, plus the additional cost of some form of connection between the two 
properties (i.e. tunnel or bridge). Another option would be to seek an alternate site and 
construct a new 18-hole regulation golf course and range and close (or modify) the 
existing 18-hole Lake Oswego GC. However, given the state of the golf industry in 
2009, the already large number of golf facility competitors and other capital and 
expense issues already noted, it is not likely that either option would cover the cost to 
develop, let alone the annual operating losses that would be expected.  

 
Operations Overview 
 
Lake Oswego GC is owned by the City of Lake Oswego and located within the City limits, 
with immediate access to Stafford Road. Lake Oswego GC is operated directly through a 
separate City Enterprise Fund via City staff on site, under the supervision of the Parks and 
Recreation Department. The City also has a contract with an outside vendor for the food and 
beverage concession ($650 per month + $450 per month for water).  
 
One of the City’s primary goals with respect to the golf course is to provide challenging and 
accessible golfing experiences to residents of, and visitors to, Lake Oswego. As presently 
configured, there appears to be great cohesion and strong functionality of this golf operation. 
During the course of this consulting effort, NGF Consulting observed a very dedicated and 
hard working staff at the golf course, although the facility is presently operating under 
somewhat reduced staff due to budgetary reductions and limitations made in recent years.  
 
In our review of the City of Lake Oswego’s golf program, the NGF Consulting team found a 
potentially good quality golf facility with exactly the type of facilities that can appeal to 
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golfers of all ages and skill sets. Most golfers surveyed consider Lake Oswego GC to have an 
appealing layout; however, changes made to the driving range in the last few years have lead 
to widely varying opinions about the driving range portion of the facility.  
The City of Lake Oswego has the golf facility set up as a separate Enterprise Fund since 
1983. The City then charges the golf Enterprise Fund for overhead services such as 
administration and accounting, with these charges equaling 16 to 18 percent of total revenue. 
We note that these charges come directly “off the top,” as the charges are constant regardless 
of what revenue is produced by the golf operation. It is typical for municipal golf courses to 
have these charges in the range of 8% to 12%, with 10% being the U.S. average for 
municipal golf courses. 
 
The NGF and PBK consulting team has observed a relatively steady level of golf activity at 
Lake Oswego GC in the last three to four years, although there have been significant declines 
from the peak years of the late 1990’s. We also note that annual rain patterns and seasonality 
(driven by both weather and the school calendar) having a strong influence on play patterns 
and demand. When not affected by inclement weather, Lake Oswego GC offers strong value 
and a good venue for golfers of all skill levels, including beginning golfers.  
 
City of Lake Oswego Support 
 
The City of Lake Oswego provides support to the Lake Oswego GC through the Park and 
Recreation Department. The City of Lake Oswego assists in operation of the facility by: 
 

• Providing administrative oversight 
• Marketing the facility 
• Subsiding operations and debt service from General Fund 

 
Lake Oswego GC Staffing 
 
Lake Oswego GC has reported the following staff to NGF Consulting:  
 

• 1 full-time (FT) Golf Course Manager 
• 1 FT Golf Superintendent 
• 4 other PT golf professionals 
• 2 FT maintenance workers (FT but only 8 months) 
• Other PT maintenance staff as needed 
• 10 other PT marshals, counter staff and range attendants  
• Starters – all volunteers  

 
Under its current structure, the ultimate authority of club policy is the City Manager and the 
elected Lake Oswego City Council, with the Pro Shop operational authority belonging to the 
Golf Course Manager who oversees the golf shop and the golf operations, including tee 
sheets, programming, tournaments, leagues, etc. This position is also responsible for 
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marketing and promotions at the facility and for maintaining the Lake Oswego GC website    
(www.lakeoswegoparks.org). The golf superintendent manages the day-to-day maintenance 
of the golf course and grounds, and establishes all schedules for maintenance personnel.  
Current Marketing Efforts 
 
The overall Lake Oswego area golf market has become more competitive over the last five 
years. Market conditions have made it difficult for Lake Oswego GC to maintain rounds 
activity levels experienced in the 1990s, and the declining quality of the driving range makes 
effective marketing difficult. NGF Consulting has observed that marketing initiatives have 
increased in the last two years with the new Golf Course Manager, and the Lake Oswego GC 
has created a new marketing committee that was formed from among golf participants to help 
augment marketing efforts at the facility. 
 
The marketing budget for the Lake Oswego GC was set at roughly $5,000 for FY2009, with 
most of this money being spent for web-based initiatives. The most effective marketing has 
been to existing customers through the establishment of an email database, presently 
containing 1,627 active email addresses. The key to marketing in the last two years has been 
trackable marketing efforts that insure every marketing piece is coded so management knows 
which initiatives are producing new business. The facility is also active in couponing and has 
an active programming/teaching component, especially for juniors.  
 
More on Programming 
 
Lake Oswego GC and its Golf Course Manager, with strong support from the City, are 
extremely active in terms of programming, especially in the junior/youth category. In 
addition, the facility has active Men’s and Ladies’ clubs that is contributing a high volume of 
18-hole rounds every Monday and Wednesday. In total, an estimated 30 to 35 percent of total 
play is derived from one or more of the active programs at the Lake Oswego GC. 
 
Management Options 
 
Below are descriptions of the most typical management options for municipal golf courses, 
as well as advantages and disadvantages of each. In our experience, there is no ideal 
operating scenario that fits all situations, and each municipality must arrive at its own unique 
approach to operation and maintenance. The most common management options (these are 
not intended to be exhaustive, as there are hybrids and variations thereof) follow, presented 
in order from most direct City/County/State involvement to the least: 
 

1. Self Operation: The subject municipality operates the golf facilities under direct 
control of the Parks & Recreation Department, Public Works Department, or specific 
Golf Division, retaining all employees. 
 

2. Full-Service Management Contract:  Municipality hires a management company to 

http://webmail.pbkarchitects.com/exchange/Meagan.Luebeck/Inbox/City%20of%20Lake%20Oswego%20Feasibility%20Study.EML/Final%20Feasibility%20Booklet_121509.doc/C58EA28C-18C0-4a97-9AF2-036E93DDAFB3/www.lakeoswegoparks.org
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operate all aspects of golf facilities. 
 

3. Concession Agreements:  Similar to a lease agreement, but usually involves granting 
a license to operate a facility (or revenue center, such as pro shop or food & beverage) 
rather than the right to occupy the premises. These can come in several variations. 

 

4. Operating Lease(s): Municipality leases the golf facility or facilities to a private 
operator in exchange for an annual (or monthly/quarterly) lease payment. The lease is 
typically established to include certain minimum lessee requirements, including capital 
investment in facility improvements. Maintenance standards and compliance policies 
would be included, and some restrictions regarding determination of green fees could 
be included. 

Management contracts, operating leases, and concession agreements are the three most 
commonly used terms to describe a contract between a municipality and a private golf course 
operator. Each has significant differences, but also several common characteristics. A general 
discussion of each option, along with key advantages and disadvantages is presented in the 
following paragraphs. 
 

Self-Operation by Municipality 
 

Self-operation gives the municipality the greatest control over golf operations. The 
municipality retains control over all employees, course maintenance, policies and procedures, 
hours of operation, fee schedules, and operating and capital budgets. All revenues would be 
available to pay for operating and maintaining the facility and making any required transfers 
and/or allocations to other departments and/or to the General Fund. Self-operation also means 
that the municipality must fund needed capital improvements.  
 
Self-operation can have a downside. Some municipal golf operations have been determined 
by political considerations rather than best business practices. Invariably, these operations 
begin to suffer from a lack of resources due to low revenues and high expenses. Quite often, 
when revenues are inadequate to meet operating expenses, budgets are cut and the quality of 
the facility begins to deteriorate, resulting in a loss of customers and a further loss of 
revenues. The golf operation usually goes into a downward spiral, forcing the municipality to 
seek solutions.  
 

Advantages of Self-Operation 
 

• Simplest option 
• Direct municipal control of the assets 
• All workers are municipal employees 

 

Disadvantages of Self-Operation 
 

• Golf operation may require subsidies from the General Fund. 
• Revenues may not cover rapidly increasing costs (particularly labor), especially when 
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golf market is in decline. 
• Municipality may lack necessary expertise in managing golf facilities. 
• When revenues and/or operating/capital reserves are down, needed improvements may 

not be funded (or at least deferred). 
Discussion 
 
A municipality must consider how it views its golf facilities. If the golf facilities are seen 
primarily as amenities to residents like other park facilities with lower cost recovery, then the 
municipality should be prepared to realize lower economic return, and self-operation may 
make more sense. However, if the City desires a positive economic return from its golf 
course(s), then the course must be run more like businesses, free of political considerations 
that place constraints on revenues and operational efficiencies. In the later case, the self-
operation option may not be tenable in the face of continued operational losses. If a 
municipality is unable to fund capital improvements, it will result in a less attractive product 
for golfers, leading to continued rounds and revenue decreases, and ultimately resulting in 
what NGF Consulting terms the “death spiral”. 
 
Full Service Management Contract 
 
The primary goal of a management contract is to provide a golf facility with experienced, 
professional managers who are responsible for the daily operations, thus relieving the owner 
(municipality) of this task. In a typical management contract, the municipality hires a firm 
that is charged with all management responsibility. The municipality funds all capital 
improvements, and the management firm hires all employees. Because employees work for 
the management firm and not the municipality, payroll cost may be less (depending on local 
labor laws), thus reducing operating expenses.  
 
The management firm collects all revenue and provides accounting reports to the 
municipality. All revenues belong to the municipality, as well as the responsibility for all 
expenses. The municipality reimburses the management firm for all payroll expenses and 
pays the firm a management fee. The management fee is often a fixed dollar amount, a 
predetermined percentage of operating revenues, or some combination of both. Sometimes, 
the management firm is paid an incentive that is predicated on percentages of gross receipts 
or net income, over and above the established minimum revenues. The operating expense 
budget must be maintained at the original projection for incentives to be earned. Management 
fees vary depending on the size of the facility and the level of responsibility of the 
management firm, but typical annual fees for an 18-hole regulation golf course can range 
from $120,000 to $200,000, or $50,000 to $60,000 for 9-hole or executive (par-3) operations.  
 
The management firm submits detailed budgets to the municipality prior to the operating 
year. The municipality monitors the firm's use of budgeted funds and is responsible for any 
unforeseen expenses beyond the control of the management firm. Because of the close 
working relationship between the municipality and the management firm, the changing golf 
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economy, and capital requirements of golf courses, the typical management contract requires 
frequent revision. The length of the typical agreement is relatively short, two to five years, 
and may include option periods. 
 
Advantages of Management Contracts 
 

• Operating costs are likely to be significantly reduced because the management firm 
hires all employees at salaries that can be less than what the municipality would have 
to pay. 
 

• It is assumed that the company or individual hired has experience and expertise in golf 
facility operations. Not only can this individual provide help in operations and 
maintenance, but also in other areas such as marketing and merchandising.  

 

• The municipality is removed from day-to-day operation in exchange for a payment of a 
pre-determined fee plus a percentage of gross revenues, or some other formula, which 
is equitable to both parties. In addition, all net revenues are retained by the 
municipality. 

 
Disadvantages of Management Contracts 
 

• Though this option offers the municipality more control than with an operating lease, it 
offers less control than self-operation. 

 

• The municipality would still need a person in the government structure with golf 
course expertise who could spend a significant amount of time overseeing operation 
and contract compliance.  

 

• Unlike a lease, management contracts usually do not provide a guaranteed income for 
the owner (the municipality), but rather a guaranteed income for the management 
entity. The major concern with a management contract is the risk the municipality 
would be taking relative to shortfalls. The management firm's fee is guaranteed, as 
long as the contract provisions have been met. However, anything that negatively 
impacts revenue could leave the municipality with a shortfall (operating risk is with the 
municipality). 

 

• The municipality would still be responsible for capital improvements.  
 
Discussion 
 

In conjunction with a well-constructed agreement, the management contract form of 
operation provides the controls necessary to protect a substantial asset. In a golf market on 
the upswing (which most have not been in many years), the management contract also 
provides the greatest amount of up-side revenue potential to the municipality, and allows the 
municipality to reinvest in operating and capital programs. This option also provides the most 
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flexibility of any management style short of self-operation. Finally, often the management 
firm can affect changes that otherwise would be more difficult for the municipality because 
of political pressure in the community. In other words, the management firm is better 
prepared to take the heat that will result from changes in operation than the municipality’s 
elected and appointed officials.  
 
The large downside to the management company option for a municipality is the lack of any 
guarantees in terms of net revenues. In short, none of the operating risk inherent in the self-
operation scenario is shifted away from the municipality by virtue of entering into a 
management agreement.  
 
Concession Agreements 
 
This form of agreement is similar to a lease agreement. However, a concession agreement 
usually involves granting a license to operate a facility rather than the right to occupy the 
premises. It is very common, especially among municipalities, for the Food & Beverage 
revenue center to be in the form of concession agreement. The second most typical 
concession agreement would be for the Pro Shop, including one or more of the cart, 
merchandise, lesson, and driving range revenue centers. In this case, the municipality 
receives all green fees, plus an agreed upon percentage of the other revenue centers. The 
municipality typically is responsible for the maintenance. Concession agreements are thought 
to be easier to cancel than a lease agreement, are frequently for a shorter term, and contain 
more controls. Concessions agreements are usually granted for properties in "as is" condition 
and seldom require the concessionaire to make major physical improvements to the facility.  
 
Concessionaires are frequently permitted to use course-owned equipment with only the 
obligation to maintain the equipment. Because of the short term of most concession 
agreements, there is little incentive for the concessionaire to make major investments. 
Payment to the municipality for a concession license is usually a flat fee plus a percentage of 
gross receipts.  
 
Advantages of Concession Agreements 
 

• The municipality would be removed from the day-to-day operation (if a pro shop or 
full facility concession) in exchange for green fees and a pre-determined percentage of 
other gross receipts. 

 

• Concession agreements provide more control than an operating lease, but less than a 
management contract. 

 

• The term of a concession agreement is typically shorter than an operating lease. 
 
Disadvantages of Concession Agreements 
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• The municipality would be responsible for all major capital improvements. 
 

• In most cases, the municipality retains the expensive course maintenance function.  
 
• There are likely to be fewer highly qualified management firms interested in a short-

term concession agreement. Management firms frequently prefer to put their resources 
into projects that have longer terms and have the potential to be more financially 
rewarding. 

 
Operating Lease 
 
The primary goals of an operating lease are to relieve the municipality of all operating 
concerns, to ensure a minimum rent payment to the municipality, and to improve and/or 
protect the asset. An operating lease is similar to a management contract in that the lessee, 
like the management firm, hires and fires all employees and is responsible for the day-to-day 
operation of the facility. The difference between the two is that the lessee would be 
committed to pay the municipality a fixed rent, pay all operating expenses, supply equipment 
and, typically, provide some capital for investment in the golf facility.  
In exchange for incurring all operating expenses and at least sharing capital upkeep, the 
private lessee would receive most (if not all) of the revenue and pay the municipality either a 
flat payment (flat lease) or a percentage of revenue (percentage lease), in conjunction with a 
guaranteed minimum base payment. 
 
Advantages to Leasing 
 

• Burden of Risk: Leasing the facility to a private entity shifts the burden of operational 
risk to the lessee. This includes the risk associated with rising labor costs and other 
expenses, as well as potential downturns in revenues and rounds played. Barring a 
breach of the contract, the municipality would have a guaranteed net revenue stream, 
as the only expenses will be those associated with administering the contract, 
oversight, and compliance. 

 

• Simplicity: The municipality would be relieved of the day-to-day responsibility in 
maintaining and operating the facility. (As with all management options, the 
municipality should have a person who has golf course expertise monitoring the 
operation and enforcing contract compliance). 

 

• Capital Improvements: Depending on the relative attractiveness of the business 
opportunity to the private entity, as well as the length of the term, the lease contract 
could require the lessee to make, or at least contribute significantly to, needed capital 
improvements.  

 

• Maintenance Equipment: The lessee would be responsible for providing maintenance 
equipment and golf carts. 



 Tennis Planning 
Consultants, Inc. 

 
 
 
Disadvantages to Leasing 
 

• Control: The lease option offers the municipality the least amount of control over the 
golf course operation, especially with regard to: 

 

   Pricing: Unless specified in the lease, the lessee may have free rein over golf 
fees, possibly making the golf course more expensive to the general public. If 
the lease has restrictions on raising fees, the lease option becomes less 
appealing to the private companies that may be bidding for the lease. 

 

   Quality: Unless the contract is carefully executed, the municipality would 
have little ability to regulate the quality of the operation, as long as the 
minimum lease terms are met. Even if the terms are not met, the legal and 
practical cost to “force” conformity with the lease can be expensive. 

 

   Profit Motive: This is closely tied to the control issue. If not carefully 
executed, a lease arrangement may directly conflict with the objective of 
providing an affordable, enjoyable recreation activity for residents, since 
private business objectives (including maximizing return) can often be in 
opposition to public interests (such as providing a community service). 

 

• Revenue Constraint: As would be expected when one party shares a 
disproportionately low share of the risk, the municipality would benefit less of the 
upside revenue potential than it would with a management contract. This is likely to be 
an issue only when the operator is very successful with growing revenues or creating 
new revenue centers (and generally only when a golf market is on the upswing).  

 

• Long Term: Leases are typically for a long term, especially if capital improvements 
are included. This makes it difficult to get out of the lease, should the municipality 
become displeased with the lessee’s operations of the facility. 

 

• Down Market: The lessee may be forced to cut maintenance expenses and/or raise 
fees if revenues do not meet expectations. Unexpected golf market downturns often 
lead to the lessee seeking to renegotiate terms. 

 
Discussion 
 
While leasing municipal golf facilities was popular in previous decades, its popularity waned 
in the 1990s as golf revenues increased and municipalities began to see what they assumed 
were large sums in golf revenue going to an outside vendor and not being reinvested in the 
facility, or going as profit to the municipality. However, since the turn of the 21st century, 
leases are coming back into fashion for municipal golf facilities due to increased competition 
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and, more recently, the downturn in the economy and its affect on municipal budgets. 
Leasing out the golf operations shifts the burden of operating risk to the private vendor, and 
provides a guaranteed revenue stream to the municipality. In most long-term lease cases, the 
vendor will also contribute to, or even completely fund, capital improvements. 
 
Although the appeal of turning everything over to an outside agency does have merit, 
especially in terms of transferring operational risk, we should note some downsides of this 
option. First, the municipality would have much less control over operational issues such as 
pricing. Secondly, it may be difficult to attract an acceptable vendor with lease terms 
palatable to both the municipality and the vendor. The municipalities that find trouble in 
lease agreements often have entered into agreements where one party or the other is doing 
considerably better than the other. If the deal is too favorable to the municipality, the lessee 
may struggle and the facility could suffer. Likewise, if the deal is too favorable for the 
vendor, the municipality could experience lower returns than expected. If the deal is overly 
favorable to one side, the other side may find that net revenues are insufficient to fund their 
portion of annual capital improvements. It is clear the contract terms are keys to any 
successful lease arrangement. 
 
Sale or Closure of the Golf Course 
 
NGF Consulting was hired to help the City of Lake Oswego identify the most viable option 
for the continued operations of the City’s golf course. As such, analyzing the potential 
benefits of selling this golf facility outright to another party, or closing the golf course 
altogether was beyond the scope of this study.  
 
On the surface this may seem like a reasonable option. It ends the losses and could produce 
capital to retire indebtedness. However, my ongoing (and separate from this engagement) 
research into golf facility transactions in 2009 suggest that there may not be a market for this 
golf course to sell on the open market. My research shows there are 487 golf courses 
presently listed for sale in the U.S., including five in the state of Oregon. With many golf 
courses operating at zero or negative net income, it is difficult to find investors/buyers 
willing to take a chance. Further, the zoning is not likely to change, making sale as “raw 
land” for another purpose unlikely.  
 
As is the case with outright sale of the facility, closing the facility is also an option to be 
considered by the City that was beyond the scope of this study. NGF Consulting notes that 
there is a longer progression of changes that would have to take place before such an option 
could even be considered, and the City has not yet exhausted all these options. As such, this 
option was not considered by the NGF Consulting team. We also note that whatever use may 
replace the golf course, it is likely to have maintenance expenses associated with it and no 
revenue. Staff from the Parks & Recreation Department has indicated a cost of approximately 
$250,000 to $300,000 annually for staffing, materials and equipment to operate the golf 
course property as a park if the golf facility were to close. 
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Recommendations 
 
Golf Operations 
 
NGF Consulting does not see any purpose in the City of Lake Oswego issuing an RFP for a 
management company or potential lessee for Lake Oswego GC. The primary reasons an 
operating lease is not recommended, or even feasible, at this time are: 
 

• Even if the City were to decide it prefers shifting the burden of operating risk to a 
private entity, there is virtually no chance that the City would attract a reputable 
company to lease Lake Oswego GC given its operating history of negative cash flows 
and limited upside potential as a par-3 golf course. And if the City were to somehow 
attract a reputable lessee that thought they could turn a profit, they would be reaping 
the rewards that the City could be earning itself. 

 
The primary reasons a management contract is not recommended at this time are: 
 

• Because the Lake Oswego GC operation is currently so lean, there would be no labor 
savings for the City and, in fact, a management company would likely insist on having 
more staff than are currently being employed at Lake Oswego GC. Also, the 
management fee would become an additional line item expense on the Lake Oswego 
GC budget, which would mean a possible $100,000 to $150,000 loss instead of the 
$59,000 loss at present. Therefore, the only compelling argument to be made for hiring 
a management company would be to significantly improve operational performance, 
and/or to remove any hint of political interference from day-to-day operations and 
policies.  

 

• NGF Consulting’s review to date has not revealed any notable operational deficiency 
that would lead to a conclusion that Lake Oswego is being mismanaged. In fact, our 
findings are that the opposite is true and new marketing efforts initiated in 2009 should 
be allowed to take hold. 

 
The large downside to the management company option for a municipality is the lack of any 
guarantees in terms of net revenues. In short, none of the operating risk inherent in the 
self-operation scenario is shifted away from the municipality by virtue of entering into a 
management agreement. 
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Current Golf Fees 
 
The table below summarizes Lake Oswego’s rates at the time of this study in 2009. In 
addition to posted rack rates, Lake Oswego offers various types of discounted green fees, 
including special coupon rates used to stimulate play during off peak periods, and partially 
discounted fees for the facility’s 9-hole leagues. Later in this report, we will present an 
analysis of these fees, in the context of the local competitive golf market. 
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Facility Performance and Data Analysis 
Lake Oswego has supplied the consultants with a variety of documents and reports on the 
activity and economic performance of the facility. The performance data for the golf 
operation has been analyzed and findings are presented in the following paragraphs.  

Activity Levels 
Lake Oswego has seen a considerable decline in rounds activity since around 2000-2001 
when the facility was hosting close to 70,000 9-hole rounds. During the 2001 through 2004 
period, the facility was hosting rounds played between 47,000 and 57,000 rounds annually. 
Since the end of FY 2004, the Lake Oswego GC has experienced steady annual decline in 
rounds activity to about 40,000 rounds annually, with a slight increase in FY2009 due to 
enhanced marketing efforts. The rounds totals by fiscal year the last 13 years are displayed in 
the table below: 
 
 
 
 
 
 
 
 
 
 
 
 
 

Capacity Issues 
A golf course’s theoretical capacity can be determined mathematically by multiplying the 
number of available tee times (utilizing only the first tee as the starting hole) in an hour by 
the number of hours of daylight, minus two hours, multiplied by the maximum number of 
players in a group, usually a foursome. A more realistic measure, a golf course’s actual 
capacity takes into account the loss of tee times for weather, unplayable conditions, 
cancellations, no-shows, groups of less than four players, and other reasons a golf course 
would never actually play the theoretical capacity such as a desire to maintain conditions. 
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We also note that not all tee-times are exactly equal in value and there are a limited number 
of “prime” tee times that can be available and sold on the open market. 

The actual capacity for a given course is difficult, if not impossible, to calculate because 
most courses differ in physical characteristics, management procedures and climate. At Lake 
Oswego, the small size of the golf course and the 9-hole configuration would tend to limit the 
total number of 18-hole rounds that could be played at the facility in a given year. Further, 
the generally wet weather in the western Oregon market area has contributed to limitations on 
rounds activity at the subject golf course. NGF Consulting has estimated a realistic actual 
capacity of Lake Oswego for the coming years at 50,000 to 55,000 9-hole rounds per year, 
considering the present facility characteristics and current demand levels.  

Revenue Analysis 
NGF Consulting has reviewed the financial statements in detail and made comparisons to the 
rounds activity reports. The following tables summarize Lake Oswego revenue detail for the 
past 13 years, through FY2009. In terms of total revenue, the data shows that total revenue in 
FY2009 was one of the highest over the 13 years, approaching revenue totals realized at the 
course when rounds totals were much higher. Of particular note is the driving range revenue 
that experienced a considerable and immediate decline between FY2002 and FY2005, during 
which time new protective netting was added to the range thereby limiting the length of golf 
shots on the driving range. In all, Lake Oswego GC total revenue increased by 1.9% between 
FY2008 and FY2009, with green fees representing the largest increase (9.6%).  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 



 Tennis Planning 
Consultants, Inc. 

 
 
Average Revenues 
 
One of the key reasons why revenues have increased at Lake Oswego GC while rounds have 
declined is the increases seen in average revenues per round across almost all categories. This 
is an indication of how price increases may have affected activity levels, but still increased 
revenue. Revenue per round estimates are displayed in the table that follows: 
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Expense Analysis  
 

The City has provided the consultants with actual expenditures for the operation of Lake 
Oswego GC for the last several years. Lake Oswego expense performance appears in the 
table below. The figures show that the total to operate Lake Oswego GC in FY2009 was just 
over $754,000, down 13.3% from FY2008. We note that this figure represents an increase of 
11% from FY2007 figures. Overall, it appears that the City of Lake Oswego is getting an 
excellent value for the operations budget at Lake Oswego GC, as the facility is operating at 
well below the overall U.S. average for 18-hole municipal golf courses of just under $1.0 
million. Although NGF recognizes that the total U.S. average is largely reflective of full-
length 18-hole courses, some of which are operating on a year-round budget, the amounts 
spent by Lake Oswego compare very favorably to the total U.S. AND the golf course is being 
maintained in outstanding condition. This is a credit to the dedication and professionalism of 
the staff at Lake Oswego GC. Total expense figures for FY2004 through FY2009 appear in 
the table below: 
 

Lake Oswego Golf Course 
Total Golf Expenses (FY2004-FY2009) 

 Personnel 
Materials & 

Services Transfers Capital Total 
2008-09 $542,518  $185,531  $26,421  $0 $754,470 
2007-08 $552,408  $265,232  $26,532  $26,000 $870,172 
2006-07 $431,094  $237,225  $10,925  $0 $679,244 
2005-06 $409,051  $231,991  $0  $0 $641,042 
2004-05 $426,959  $219,403  $136,856  $11,635 $794,853 
2003-04 $407,053  $220,681  $133,621  $0 $761,355 

Source: City of Lake Oswego.  
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Cost of Production 
 

Golf facilities are like any other business enterprise in that the facilities operate under the 
restrictions of “production costs,” i.e., costs associated with “producing” a round of golf. In 
the golf facility industry, most of the production costs are fixed regardless of how many 
rounds are played or how many members there are. In reviewing the Lake Oswego GC 
financial statements, NGF Consulting has determined that the total to operate the facility was 
$754,470 in FY 2009, excluding depreciation and any debt service. Given this amount and 
the FY2009 rounds total, the cost of production ratios are as follows:  
 

Lake Oswego Golf Course 
Total Cost of Production (FY2004-FY2009) 

 Personnel 
Materials & 

Services Transfers Capital Total 
2008-09 $12.40 $4.24 $0.60 $0.00 $17.24 
2007-08 $13.58 $6.52 $0.65 $0.64 $21.39 
2006-07 $10.41 $5.73 $0.26 $0.00 $16.41 
2005-06 $10.73 $6.08 $0.00 $0.00 $16.81 
2004-05 $10.42 $5.36 $3.34 $0.28 $19.41 
2003-04 $8.52 $4.62 $2.80 $0.00 $15.94 

Source: City of Lake Oswego.  

 

In FY2009, it cost Lake Oswego about $17.24 to produce each round of golf on the course. 
There is no industry standard for an appropriate cost of production. NGF Consulting notes a 
general consistency in cost of production between 2004 and 2009, with a large increase in 
FY2008, due mostly to in in-house operation of the cafe.  
 
Summary Financial Performance – Lake Oswego Golf 
Course 
 
A review of the operating data for Lake Oswego shows that the facility has not been earning 
a positive net income on operations, with a short exception in the FY2006 and FY2007 
period. In FY2009, the facility showed a loss of approximately $11,000, which is roughly a 
1.5% margin loss on operations, or very close to operational break-even. It would seem that 
given the small size of the golf course and the limited ability to increase fees that operational 
break-even should be a reasonable goal for this facility.  
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The summary financial position of Lake Oswego is shown in the table below: 
 

Lake Oswego Golf Course 
Summary Financial Performance (FY2004-FY2009) 

 Revenue Expenses Net 
9 Hole 

Rds. 
Avg. Net per 

Round 
2008-09 $743,361 $754,470 ($11,109) 43,761 ($0.25) 
2007-08 $729,753 $870,172 ($140,419) 40,678 ($3.45) 
2006-07 $699,318 $679,244 $20,074 41,394 $0.48 
2005-06 $641,197 $641,042 $155 38,132 $0.00 
2004-05 $626,840 $794,853 ($168,013) 40,957 ($4.10) 
2003-04 $719,237 $761,355 ($42,118) 47,758 ($0.88) 

Source: City of Lake Oswego.  

 
Enterprise Fund vs. General Fund Accounting 
 
When self-operating municipal golf courses, public sector agencies have two basic ways of 
accounting for the golf facilities: Enterprise Fund and General Fund accounting. NGF 
Consulting has noted that the majority of municipalities are presently using the Enterprise 
Fund method, although we are seeing a trend away from enterprise funds and towards general 
fund accounting due in large part to enterprise funds that have simply run out of money. 
Traditionally (before 1980) it was common to have municipal golf courses operated out of 
the General Fund. However, in the 1980s and 1990s there was a definite shift towards 
creating separate Enterprise Funds for golf courses. Now, as many municipal golf enterprise 
funds are depleted, there may be a new shift back in the other direction – towards General 
Fund Accounting. 
 
Enterprise Funds 
 
There are two main problems with municipal golf course Enterprise Funds: (1) siphoning of 
profits; and (2) administrative charges and transfers. Here are some thoughts on each: 
 

1. Siphoning of Profits. Throughout much of the late 1980’s and 1990’s many municipal 
golf enterprise funds were doing well and had excess cash on their balance sheets. This 
money was supposed to be saved for future replacement and upgrades (equipment, new 
greens, new irrigation, etc.). However, what seemed to happen in many cases was the 
municipality used these funds for other park and recreation purposes and even other 
City (County) purposes. Then, when the golf course really did need an upgrade, the 
money was no longer there. This was then further compounded when golf revenues 
started to decline in the early 2000’s and many golf Enterprise Funds are now at zero, 
or negative balances. 

 

2. Administrative Charges and/or Transfers. Another problem often encountered in 
municipal golf Enterprise Funds is the continued use of internal transfers and charges. 
These are the excess charges often added to a golf operation that are paid directly to 
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the municipality. Some are appropriate (administrative oversight, maintenance 
assistance, etc.), but some are not directly tied to the operation of a golf facility. Two 
issues with internal transfers in golf enterprise funds: 

 

3. It is often the case that absent these internal transfers, the Enterprise Fund might 
actually be profitable. That is, the add-on internal municipal charges are often the 
cause of depleted enterprise funds. At Lake Oswego GC, transfers are estimated to be 
around 16% to 18% compared to an average of about 8% to 12% nationally.  

 

4. Internal transfers are not a variable cost and they often come right off the top line of 
revenue. So even if the golf facility has a particularly bad year, the golf enterprise fund 
still has to pay the transfer BEFORE any other expense is paid. As a result we often 
will see golf maintenance costs being reduced to cover the transfers, a definitely 
undesirable situation often leading to diminished quality of golf service. 

 
General Fund 
 
As the economy has worsened in the last year or so, the fiscal condition of many municipal 
golf facilities has also worsened, and those with enterprise funds have seen mounting losses. 
This has led the public sector agencies to consider alternatives to the golf enterprise fund. 
One such option is some form of privatization method, as noted above. A second option to 
consider, when privatization does not fit (as with Lake Oswego) is returning the golf course 
to the General Fund, and operating the facility as a public recreation amenity not unlike other 
recreation assets that have lower fee recovery such as soccer fields and swimming pools.  
 
The benefit is the golf facility can be maintained to high standards without having a 
profitability motive hanging over the golf course. However, the biggest drawback is often the 
political ramifications of having the 88% of taxpayers who do not participate in golf 
supporting (subsidizing) the 12% who are active in the sport. It is important in this case to 
note the strong “public purpose” aspect to a General Fund golf operation and note the other 
economic benefits of municipal golf to a community (more in later chapter of this report). 
 
Lake Oswego GC Summary 
 
Based on our review of the Lake Oswego GC operation and physical plant, as well as our 
review of data and participation in meetings with City officials and concerned citizens, NGF 
Consulting offers the following summary points for the Lake Oswego GC: 
 

• The Lake Oswego GC is a high-quality par-3 golf course that is well-maintained and 
unique in the market, and it appears to be popular with local golfers who appreciate the 
shorter golf course that takes less time to play and is generally easier than other golf 
courses. The overall condition is good but the driving range is deteriorating (netting 
and poles) and may not be the optimal configuration / length to attract the best golfers 
in the area. 
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• The number of rounds hosted by the facility is down from around 70,000 in the late 
1990s to about 40,000 today (43% decline). Also, revenue has declined from around 
$700,000 - $750,000 annually to around $625,000 annually (17% decline).  

 

• NGF Consulting has noted that driving range revenue is very important to the 
operation. However, total driving range revenue has declined from $190,000 in FY 
2000 to below $70,000 expected in FY 2009 (63% decline). There was a definable 
large decline in range revenue after protective netting was added in FY 2002. 

 

• Lake Oswego GC is priced near the top of the market for other comparable “short” 
courses in the area.  

 

• The Lake Oswego GC property would not accommodate a regulation-length 9-hole 
course AND full-length (300-yard) driving range. NGF recommends that the Lake 
Oswego GC remain as an 18-hole par 3 course. Change in configuration is not cost-
justified. 

 

• Any form of privatization is not likely to improve the financial performance of the 
Lake Oswego GC facility. A management agreement would not likely add revenue and 
result in similar losses, PLUS the addition of a management fee. The Lake Oswego GC 
does not seem particularly attractive to the private sector, either in the form of a lease 
or outright sale. 

 

• The Lake Oswego GC needs to enhance its marketing and promotional efforts, and 
every indication we have received is that the present management is undertaking 
greater efforts in this area.  

 

• The NGF believes that offering a driving range with a longer hitting area, without 
changing the basic integrity of the existing golf course, would enhance revenues at the 
facility, although we note how this may not be possible on the present site. The facility 
would also benefit from additional practice amenities (chipping, bunkers, putting, etc.) 
if these elements could be added without interfering with the existing golf course 
layout. 
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Market Environment  
 
The objective of this section is to identify and assess those local factors that may affect the 
volume of rounds played at Lake Oswego. Obviously, there are variables that have the 
potential to affect golf demand and facility economic performance, including regional 
weather and unforeseen occurrences such as a severe downturn in the economy. In this 
section, we focus on those factors that are most likely to affect play levels at Lake Oswego in 
the near-term future.  
 
To appropriately assess the activity levels and potential market opportunities for Lake 
Oswego Golf Course, the environment in which the golf facility operates must be understood. 
Therefore, it is helpful to examine local economic and demographic trends, as well as other 
factors, that have the potential to impact rounds played. This overview will include an 
analysis of the area’s demographics, as well as a discussion of key national and local golf 
market demand and supply indicators and a review of the competitive public golf market in 
the Lake Oswego area.  
 
Demographics Summary 
 
Utilizing research materials provided by Applied Geographic Solutions, Inc. (a supplier of 
demographic research based on U.S. Census results), NGF Consulting has examined relevant 
characteristics of the local population. In the following table, NGF Consulting summarizes 
the population, median age, and median household income trends for the local Lake Oswego 
market, plus Clackamas County, the State of Oregon and the total United States. 
 

Lake Oswego GC 5 miles 10 miles 15 miles 
Clackamas 

County Oregon U.S. 
Summary Demographics       
Population 1990 Census 166,368 617,104 1,018,514 278,847 2,842,310 248,709,429 
Population 2000 Census 191,302 743,287 1,246,772 338,391 3,421,399 281,421,211 
CAGR 1990-2000 1.41% 1.88% 2.04% 1.95% 1.87% 1.24% 
Population 2008 Estimate 207,769 822,077 1,385,227 388,529 3,792,825 301,824,859 
CAGR 2000-2008 1.04% 1.27% 1.33% 1.74% 1.30% 1.41% 
Population 2012 Projected 218,384 870,695 1,469,704 419,067 4,018,907 316,053,445 
CAGR 2008-2013 1.00% 1.16% 1.19% 1.52% 1.16% 0.93% 
Median HH Inc $69,458 $58,556 $58,161 $65,407 $50,702 $51,813 
Median Age 40.4 38.3 37.6 39.4 38.1 36.7 
CAGR = Compound Annual Growth Rate 
Source: Tactician Corporation; Applied Geographic Solutions, Inc.; NGF 

 
From the data collected for this study, NGF Consulting has made the following observations 
regarding the demographics of Lake Oswego and surrounding areas: 
 

1. Our estimates indicate about 208,000 people living within five miles of Lake Oswego 
in 2008, and about 822,000 within ten miles. During the 1990s, the annual population 
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growth rates in the subject markets were similar to the national rate of growth during 
that time, but lagged behind the overall growth for the state of Oregon. Population 
growth in the primary market area is projected to be moderate for the next five years.  

 
2. The Median Household Incomes of the primary 5-mile market area is about 37% 

higher than the corresponding state figure of $50,702. In general, higher income 
residents are more likely to participate in golf, and they play more frequently than 
lower income golfers. 

 
3. The Median Ages in the subject market areas are considerably higher than the national 

median of 36.7 years. In general, golf participation rates and frequency of play 
increase with age (though both decline among the elderly), making relatively older 
markets more attractive to golf facility operators, all other factors being equal. 

 
Golf Market Supply and Demand Indicators 
 
The basic measures of golf demand and supply that may affect the performance of Lake 
Oswego Golf Course are outlined below. The methodology for determining the relative 
strength of the subject market is based on ongoing NGF research of American golf 
participation habits. The NGF Golf Demand Model includes the critical combination of age 
and income, regional seasonality, and available golf course supply, as well as existing and 
emerging demographic trends in a particular market area. This model can be used as a 
benchmark for estimating potential market strength in a particular area. 
 
National Trends in Golf 
 

Participation 
 
Golf participation in the U.S. has grown from 3.5% of the population in the early 1960s to 
about 10.5% of the population today. NGF estimates that about 29 million golfers ages 6 and 
above reside in the U.S. Other surveys completed outside the golf industry show the number 
of people who “identify themselves as golfers” is as high as 45 million, indicating a large 
potential “latent” demand from very inactive golfers. 
 
Over the past 50 years, golf demand grew at about 4% per year while facility supply grew at 
about 2% per year. However, since 1990, the situation has reversed – demand has grown at 
only 0.5% per year while facility supply has grown at 1.4% per year. With the increase in 
supply, we are seeing a marked increase in competition, and the supply is greater than the 
demand in some markets.  
 
In addition to increased competition, three other factors have contributed to a decline in the 
number of rounds per course nationally during the 2002 to 2008 period. These include: 1) an 
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uneven national economy; 2) a decade-long reduction in the traveling golfer market; and 3) 
the increasing time pressure on individuals and families. The combination of these factors 
has caused many golf facilities to become distressed, particularly those that have a high debt 
load because of higher construction costs and the perceived need to build high-end courses.  
 
The level of golf course closings has quadrupled from an annual average of 24 courses per 
year in 1993 – 2001 to 48 courses in 2002-03, 63 courses in 2004 and more than 100 courses 
in 2005. In 2006, there was negative net growth in golf facilities for the first time in six 
decades, with 146 18-hole equivalents closing and 119.5 opening. NGF has identified 113 
golf courses, in 18-hole equivalents, that opened for business in the U.S. in 2007. During the 
same period, there were 121.5 golf course closures, resulting in a net negative of 8.5 courses.  
 
Looking at the past five years combined, there have been 678.5 openings vs. 491.5 closures 
for a net positive of 187 courses, or a modest 37.4 per year. That equates to less than three-
tenths of a percent of total supply being added per year. In other words, the overall number of 
golf courses is virtually unchanged from five years ago. 
 
In terms of the total number of rounds produced, NGF estimates that rounds fell about 1.5% 
in 2003, after a 3% drop in 2002. NGF research indicated a rebound of about 0.7% in 2004, a 
very slight decline of 0.1% in 2005, an increase of 0.8% in 2006, and a decrease in 2007 of 
0.5%. The Northwest Region, which includes Lake Oswego, saw a 1.7 percent increase 
in rounds from 2003 to 2004, a decrease of 0.9% in 2005, an increase of 0.2% in 2006, 
and a decrease of 1.7% in 2007. For first half months of 2008, rounds in the region have 
decreased 8.3% compared to the same period in 2007.  
 
On the positive side, the growth in golf course development has slowed considerably 
nationally and in the majority of local markets, a trend that should help ease some of the 
competitive pressure. Another positive trend is the aging of America. Baby boomers are 
rapidly approaching retirement age when golf activity flourishes. The baby boomers 
represent not only the largest single demographic in the U.S., but they also approach 
retirement age with more disposable income than any previous generation. 
 
Local Golf Demand 
 
Lake Oswego lies within Portland, Oregon Designated Market Area (DMA). The table below 
illustrates how this DMA ranks in relation to the other 209 DMAs nationwide on some key 
golf demand and supply measures. The Portland market overall is ranked in the middle in 
measures of golf participation rate, predicted rounds demand and total number of facilities, 
while it is in the top-25 for predicted number of golfing households.  
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DMA Rankings 
 

Portland, Oregon DMA 

Characteristic 
Rank (of 210 

DMAs) 
Total Number of Facilities 38 
 Public Facilities T30 
 Private Facilities T50 
 Premium Facilities T50 
 Standard Facilities 20 
 Value Facilities T52 
Predicted Household Participation Rate 19% 
 Rank (of 210 DMAs) 86 
Predicted Number of Golfing Households 222,570 
 Rank (of 210 DMAs) 25 
Predicted Number of Rounds Demanded - 2008 3,010,808 
 Rank (of 210 DMAs) 46 

'T' indicates tied with at least one other DMA for this rank 

 
Predicted Local Golf Demand 
 
The Golfing Household Index is based on Predicted Number of Golfing Households, and 
compares golfing household participation in a particular geography to the national base index 
of 100. The Rounds Index is based on Predicted Number of Rounds, and compares the 
propensity of rounds played per household in a particular geography to the national average 
rounds index of 100. 
 
The predictive indices for golfing households and rounds demanded were developed in order 
to determine the relative strength of a particular golf market area in comparison to other golf 
markets and the nation as a whole. These predictive demand indices help identify where 
golfing households and rounds activity are concentrated by comparing various geographies 
with one another and the national average, which is 100. For example, if a DMA has a 
Golfing Household Index of 120, that area is estimated to have 20 percent higher golf 
participation rate as compared to the U.S. average. And, if a DMA has a Rounds Index of 
120, that area is estimated to have 20 percent higher average rounds per household as 
compared to the U.S. average. 
 
Although both the golfing household index and the rounds index help to predict golf demand 
in a particular market, each index is derived independently and does not necessarily relate to 
the other. It is possible for an area with a low golfing household demand index to have a 
high rounds demand index and vice versa. In other words, some markets may have fewer 
golfing households, but those households play more rounds of golf; other markets may 
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contain a large number of golfing households but the households play less frequently. A 
market area with a higher than average golfing household index in conjunction with a higher 
than average rounds index would be considered a prime area in terms of overall predicted 
golf demand. 
 
Local Golf Demand Indices 
 
The golf demand indices for the local sub-markets around Lake Oswego GC indicate a golf 
participation rate for the primary market area that is very similar to the total U.S. figure of 
Index=100. However, we note the rounds played indices indicate that predicted rounds 
activity per household is approximately one-half the national rate. In summary these data 
suggest that residents of the Lake Oswego market area are equally likely as any other 
Americans to be golfers, but play almost half as many rounds per golfer per year. This is 
likely reflective of the local Portland area climate and the limited number of playable golf 
days each year. Overall, there are an estimated 16,710+ golfing households in the primary 
five-mile market area. 
 

Lake Oswego Golf Course 5 miles 10 miles 15 miles 
Clackamas 

County Oregon U.S. 
Golf Demand Indicators       
# of Golfing Households 16,710 61,971 101,630 29,376 268,666 21,249,204 

Number of Rounds Played 197,646 701,399 
1,146,01

0 349,561 
3,236,37

4 
499,088,70

4 
Golfing Household Index 107 97 98 110 97 100 
Rounds Played Index  54 47 47 56 50 100 

 
Golf Supply Factors 
 

Current Golf Course Supply 
 
There are six total golf facilities (Lake Oswego included), totaling 90 holes, in the defined 
five-mile market area. Of these, three facilities are public access, totaling 36 holes. The 10-
mile market is home to 19 facilities (13 public), totaling 324 holes (216 public). The ratio 
analysis that follows puts these numbers in context, compared to national benchmarks.  

 

Lake Oswego Golf Course 5 miles 10 miles 15 miles 
Clackamas 

County Oregon U.S. 
Golf Supply Summary       
Total Golf Facilities 6 19 36 20 189 15,967 
Public Golf Facilities 3 13 26 15 150 11,567 
Private Golf Facilities 3 6 10 5 39 4,400 
       
Total Golf Holes 90 324 675 342 3,051 269,793 
Public Golf Holes 36 216 486 252 2,385 190,161 
Private Golf Holes 54 108 189 90 666 79,632 
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Household/Supply Ratios and Indices 
 
The Household/Supply Ratios are derived by dividing the number of households by the 
number of 18-hole equivalent golf courses. This measure is used as a benchmark to establish 
the level of support (households) that is available for each 18 holes of golf in the market. A 
Household /Supply index is derived from these ratios and compared with the base national 
figure of 100.  
 
As the table below indicates, the subject markets have roughly twice as many homes per total 
18-hole golf course than the national average, an indication that the local Lake Oswego area 
is not as saturated as many other golf markets nationwide. However, we note that Clackamas 
County as a whole has roughly the same ratio of golf courses to households as the total U.S. 
average.  
 

Lake Oswego Golf Course 5 miles 10 miles 15 miles 
Clackamas 

County Oregon U.S. 
Household/Golf Supply Indicators 
Households per 18 Holes: Total 16,652 18,964 14,822 7,507 8,771 7,548 
Households per 18 Holes: Public 41,631 28,445 20,587 10,188 11,221 10,709 
Households per 18 Holes: Private 27,754 56,891 52,937 28,527 40,183 25,573 
       
Households Supply Index: Total 220 250 196 99 116 100 
Households Supply Index: Public 387 264 191 95 104 100 
Households Supply Index: Private 108 221 206 111 156 100 
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Recent Construction Activity 
 
Only 18 new holes of golf, all public, have been added within 10 miles of Lake Oswego over 
the previous decade. This new inventory represents 5.6% of existing total holes, and 8.3% of 
existing public holes, in the market. As a comparison, new total and pubic holes added 
nationally during this period accounted for 15.2% and 16.9%, respectively, of current total 
inventory. The pace of new golf course development has been slower in the Lake Oswego 
market than for the total U.S. (more favorable for existing golf courses). 
 

Lake Oswego Golf Course 5 miles 10 miles 15 miles 
Clackamas 

County Oregon U.S. 
Golf Course Construction Activity 1998-2008 
Total holes added past 10 years 0 18 45 18 441 41,112 
Public holes added past 10 years 0 18 36 18 378 32,094 
Private holes added past 10 years 0 0 9 0 63 9,018 
Percent Total Holes Added 0.00% 5.60% 6.70% 5.30% 14.50% 15.20% 
Percent Public Holes Added 0.00% 8.30% 7.40% 7.10% 15.80% 16.90% 
Percent Private Holes Added 0.00% 0.00% 4.80% 0.00% 9.50% 11.30% 

 
Facilities in Planning or Under Construction 
 
The NGF database indicates one golf course in the pre-planning stages in the greater Portland 
market area - a 9-hole public golf course in Fairview being developed as part of the Blue 
Lake Regional Park. Plans for a golf learning center in Fairview are continuing with design 
and engineering work in progress and advancement pending several approvals. Construction 
start is possible by spring 2010 and completion expected in 2012. This project is planned to 
include a 9-hole golf course, clubhouse, covered driving range, learning center, pro shop, and 
eating facility. 
 
Golf Course Market Supply / Demand Summary 
 
Using the most basic measures of golf demand and supply, the Lake Oswego and greater 
Portland golf markets would appear to be healthy, with relatively high number of golfing 
households to support each existing facility, and golf demand measures consistent with 
national benchmarks. However, this type of ratio analysis must be considered in conjunction 
with analysis of other variables, such as socio-economic factors (e.g., long commutes to/from 
work, cost of living) and yearly weather variations.  
 
Though the predictive demand model and supply ratio analysis is very useful in evaluating 
the relative strength of golf markets, it cannot stand on its own in determining the status or 
health of a golf market. Rather, these analyses must be considered in the context of what is 
actually happening “on the ground” in the market, in terms of price point and activity level 
trends at existing golf courses.  
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Competitive Golf Market 
 
NGF Consulting has analyzed a group of selected competitors to the Lake Oswego GC based 
on location and a generally similar offering (lower-fee public golf – executive and par-3 
courses). The primary goals of the analysis were to determine Lake Oswego GC’s current 
market position, and identify potential opportunities for the facility if it is to be re-configured 
to include a tennis facility or expand the driving range. 
 
On the following pages, we list summary operating information for the public access golf 
facilities located in the Lake Oswego market area that have been identified as the key 
competitors for Lake Oswego. The relative location of Lake Oswego and these facilities is 
illustrated on the map below. At the end of this section, we provide our significant findings 
regarding the competitive market. 
 

Competitive Public Golf Facility Map 
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Primary Competitors – Summary Information 
 
The following table provides summary information for Lake Oswego GC and those public 
facilities that NGF Consulting has identified as the facility’s primary competitors. 
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Primary Competitors – Fee and Rounds Played Information 
 
The table below shows summary rounds played and fee information for the courses listed 
above. The rates shown are summer rates and do not special winter fees. Annual Pass fees 
listed refer to unlimited play memberships, not loyalty programs or multi-play punch cards 
(unless otherwise noted). All rounds totals (except subject Lake Oswego GC) are shown as 
18-hole rounds. 
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Significant Findings – Public Access Golf Market  
 
Below are NGF Consulting’s findings regarding the competitive public access golf market 
for in the Lake Oswego area. 
 
General 
 

1. Of the nine facilities identified as the primary competitors to the Lake Oswego GC, six 
are directly comparable executive or par-3 courses. These facilities include King City, 
Summerfield, Greenlea, Charbonneau, Sah-Hah-Lee and The Children’s Course. Some 
key findings on these facilities: 

 

• King City and Summerfield are similar short executive course that are 
surrounded by large residential communities that provide a large share of golf 
rounds to the subject. The clubhouses are larger, multi-purpose community 
centers that also include small pro shops for golf. Summerfield includes a 2,300-
yard 9-hole golf course with six par-4s, three par-3s and the longest hole of 341 
yards. King City is 2,400 yards with five par-4’s, three par-3s and one par-5. 
The par-5 hole is 374 yards in length, normally a par-4 but it has a large water 
hazard in the center. 
 

• Sah-Hah-Lee is similar to Lake Oswego GC in that it has an 18-hole par-3 
course and driving range with extensive lessons and programs. The clubhouses 
are also similar in function. A key difference is the grass 18-hole putting course 
at Sah-Hah-Lee that can be played for $5 to $7 per round.  
 

• The Children’s Course in Gladstone is a small 9-hole par-3 course with limited 
amenities. The facility is part of the First Tee organization and most of the 
activity is from juniors and their parents. There is a large programming 
component to this facility. 
 

• Greenlea is a 9-hole executive course that is much shorter than the other 
executive facilities on this list. The course includes several par-4 holes, but none 
longer than 270 yards. There is a very limited clubhouse facility. 
 

• Charbonneau is the only executive course in the market offering more than 9-
holes, with 27 total holes or three separate 9-hole courses. Each 9-hole course 
offers four par-4s and five par-3s and is around 2,100 yards in length. The 
longest hole is 342 yards.  

 

2. RedTail GC is a full-length 18-hole golf course of over 7,000 yards located in 
Beaverton and run by the City of Portland Parks and Recreation. The facility is 
included in our list due to proximity and the presence of the large driving range 
structure and pro shop operation. RedTail is active in lesson programs and has 
extensive junior camps, leagues, etc. Eastmoreland GC is also part of the City of 



 Tennis Planning 
Consultants, Inc. 

Portland Parks and Recreation and includes a lower-fee regulation golf course and 
driving range. Claremont GC is a regulation 9-hole golf course that is over 3,000 yards 
in length and includes two par-5 holes of over 500 yards. Claremont also has an 
extensive lesson program with clinics, golf schools and golf camps. 

 

3. Tualatin is a golf center featuring a practice range with 43 synthetic (25 covered and 
12 heated) and 15 grass tee stations. Also included is a putting course: bent grass 
putting green and chipping green, bunker, and pitching area with flags at 20, 30, and 
40 yards. The 18 holes on the putting course are replicas of world-famous holes 
reduced to scale, including water hazards and sand bunkers. 

 
Fees 
 

4. As would be expected from this group of 9-hole, executive and par-3 facilities, golf 
fees are generally lower than would be expected at regulation courses. Including Lake 
Oswego, non-discounted summer 18-hole walking green fees average $22.30 for 
weekdays and $25.80 for weekends. The $26 weekend 18-hole rate at Lake Oswego 
GC is higher than all of the competition except the regulation Eastmoreland, RedTail 
and Claremont golf courses. Charbonneau is also slightly higher than Lake Oswego. 

 

5. All but two of the profiled courses offer a junior and/or senior discounted rate. The 
only exceptions were King City and Summerfield, both part of residential communities 
with mostly older residents. 

 

6. Though technically a year-round golf market (weather permitting during the winter), 
Lake Oswego and greater Portland are characterized by a strong seasonality factor with 
respect to rounds played at area courses. This manifests itself in green fees, as golf 
courses offer discounted winter green fees.  

 

7. Driving range fees in the market tend to be very consistent with all facilities that have 
ranges offering small, medium and large range ball buckets. Most facilities (including 
the subject Lake Oswego GC) also offer a pre-paid range pass for unlimited use. The 
average fees in the market are $3.75 for a small, $5.90 for medium, and $8.60 for 
large, all lower than the fees at Lake Oswego GC indicating that the subject has the 
highest driving range fees in the market area. 

 

8. Three of the market competitors (Lake Oswego, Charbonneau, King City) are offering 
a season pass or pre-paid green fee arrangement of some type, although two other 
facilities (Children’s Course and Claremont) offer multi-play punch cards.  
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Rounds Played 
 

9. The Portland Golf market clearly has limitations in terms of rounds played at area golf 
courses, as only one other facility is exceeding 40,000 rounds annually (Charbonneau). 
Weather conditions appear to be a key limiting factor in rounds activity at area courses.  

 

10. As is the case in most markets nationally, local golf operators reported a drop-off in 
rounds played between about 1999 or 2000 and about 2006-07, then some stabilization 
from 2006-07 through the middle of 2009. The decreases differ by course and, in 
general, lower priced municipal facilities do not appear to have suffered as much as 
higher priced municipals and daily fees. Some markets experienced declines on a per-
facility basis of 25% to 30% or more.  

 
Market Overview Summary 
 
Following are summary points about the market environment in the Lake Oswego / South 
Portland area: 
 

1. The demographic data indicates a modest population in the immediate Lake Oswego 
area with growth in the next five years expected to be slightly lower than the State and 
nation as a whole. The area is in the heart of the vast Portland metro area with over 2.0 
million people. The Median Household Income and Median Age in the local Lake 
Oswego area are significantly higher than the national medians. In general, the 
propensity to play golf with greater frequency increases with age and income, making 
relatively older and wealthier markets more attractive to golf facility operators, all 
other factors being equal.  

 

2. The national and regional trends are generally not favorable to golf facility operators, 
as demand for golf has generally stabilized while growth in new golf facilities has 
continued. However, the immediate Lake Oswego area has not seen the growth of new 
golf courses as the local market area has a generally favorable ratio of households to 
golf courses. Overall, rounds played in the total U.S. has fallen by only five percent 
(5%) in the last decade, but when you consider all the new golf courses, the per-course 
average has fallen by almost 20 percent.  

 

3. The NGF data on the Lake Oswego golf market shows slightly stronger golf 
participation in the local (Lake Oswego) market than the overall Portland area market, 
although both markets are close to the national average. The average rounds of golf 
played per golfer per year in both the local and broader markets is less than half the 
U.S. average, reflecting climatic limits on golf in this area.  

 

4. The local Lake Oswego area market has a much more favorable ratio of households to 
golf courses than the full Portland metro market. This means that there are more 
households available to support each golf course in the local market area than in the 
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region (favorable for golf courses). This is especially favorable for Lake Oswego GC, 
because par-3 courses tend to have a smaller market draw than full-length golf courses 
(12 vs. 19 minutes). 

 

5. A new 9-hole golf course planned for addition after 2010 in the Blue Lake Regional 
Park is the only golf facility presently under development in the market area that could 
affect the subject Lake Oswego GC. Although this facility is located about 15 miles 
from Lake Oswego, the shorter-length, 9-hole golf course to be constructed on the site 
is expected to have similar fees and services to Lake Oswego GC. 
 

6. The subject Lake Oswego GC generally compares favorably to its immediate 
competitive set, although it has base pricing that is slightly higher than other 
comparable facilities. This is true for both rounds of golf and driving range fees. 
However, Lake Oswego GC does offer an extensive discount program including 
discounts for juniors, seniors and an unlimited-play pass for $600. No drastic change in 
pricing would be recommended by NGF at this time. 
 

7. Rounds played at area golf courses have declined in recent years, and the decline 
appears to be similar to the decline experienced by Lake Oswego GC. The Lake 
Oswego GC appears to be one of the most active 18-hole courses in the market based 
on rounds reported to NGF in mid 2009.  

 
Future Considerations for Lake Oswego GC Operations 
 
In consideration of the present market environment, the condition of the Lake Oswego GC, 
the present fiscal situation in the City and the proposed desire to bring additional municipal 
tennis courts to the City of Lake Oswego, NGF Consulting has offered the following options 
for consideration to the City of Lake Oswego, concluding with a firm recommendation on the 
golf aspect of the plan. These options have been presented in two basic parts: (1) preliminary 
options that may consider adding tennis to the Lake Oswego GC site and (2) subsequent 
options that assume the City will not be adding tennis to the Lake Oswego GC site.  
The NGF Consulting review of options and the expected affect on the golf course only are 
presented in the following paragraphs and tables: 
 
Preliminary Options 
 

Option One – Locate Tennis Facility at Lake Oswego GC 
 
This option involves the addition of a new tennis facility to be constructed on the site 
presently occupied by the Lake Oswego GC driving range. The full PBK / NGF / Tennis 
Planning Consultants team has identified that the property is sufficient to accommodate the 
proposal (see PBK and Tennis Planning Consultants report).  
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Assumptions 
 

The assumptions required for this option include the following: 
 

1. Relocate the driving range from Lake Oswego GC to separate City-owned property 
across Stafford Rd called “Luscher Farm” site.  

 

2. Enlarge range to over 300 yards in length and add lighting for night use. Most lighting 
would be ground lighting with the exception of lights on the teeing area. The range 
would face in a southerly direction, or away from Stafford Rd. 

 

3. A basic “kiosk” type of structure would be added along with the new range on the 
Luscher Farm site, plus additional parking and a separate entrance off Bergis Rd.  

 

4. A cart access tunnel would be added to connect the two properties and allow for 
seamless transition between the golf course and driving range. This tunnel is required 
to maintain strong connectivity between the various golf elements and allow for ease 
of access for golfers utilizing various components.  

 

5. The basic operating characteristics of the Lake Oswego GC would remain, with rounds 
growing to a stabilized level of 46,000. Range revenue is projected to increase based 
on the full size, although not back to pre-2002 levels.  

 

6. An increase of $50,000 in direct expenses has been assumed to account for additional 
expenses and a new .75 full-time equivalent position being added to the Lake Oswego 
GC budget after the new range opens in 2011.  
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The estimated cost to develop and resulting projected economic performance of the option is 
presented in the table that follows: 
 

Option 1: New Tennis on Site of LOGC Driving Range, New Range at Luscher Farm Site 

New Driving Range on Luscher Farm Unit 
Unit 
Cost 

Total 
Cost 

  Shaping 4 Acre $20,000  $80,000  
  Grassing 4 Acre $5,000  $20,000  
  Irrigation 12 per Head $8,000  $96,000  
  Range Equip. / Materials  misc.  $65,000  
  Lighting / Netting    $80,000  
Total Basic Range    $341,000  
     
Ancillary Structures     
  Kiosk / Restrooms 1400 sf. $170  $238,000  
  Tunnel under Stafford (direct costs)    $500,000  
  Tunnel under Stafford (indirect costs)    $500,000 
  Cart Path 750 linear ft. $20  $15,000  
  Parking 1 ac $50,000  $50,000  
Total Ancillary    $1,303,000  
     
TOTAL OPTION 1    $1,644,000  

Lake Oswego Golf Course Option 1 Estimate FY 2010-2015 
  FY10   FY11   FY12   FY13   FY14   FY15  
9-hole Rounds 44,500  46,000  46,000  46,000  46,000  46,000  
       

 

 Const. 
new 

Rang
e  

 Luscher 
Oper
ating  

Luscher 
Oper
ating  

 Luscher 
Oper
ating  

 Luscher 
Oper
ating  

 Luscher 
Oper
ating  

Revenue  FY10   FY11   FY12   FY13   FY14   FY15  
Lessons $95,675  $105,800  $108,445  $111,156  $113,935  $116,783  
Tournament 12,015  12,731  13,049  13,375  13,709  14,052  
Green Fees 467,250  495,075  507,452  520,138  533,142  546,470  
Range 100,125  172,500  176,813  181,233  185,764  190,408  
Pro Shop 66,750  85,100  87,228  89,408  91,643  93,934  
Snacks 35,600  37,720  38,663  39,630  40,620  41,636  
Rentals 22,250  23,575  24,164  24,768  25,388  26,022  
Ad. Income 6,675  7,073  7,249  7,431  7,616  7,807  
TOTAL REVENUE $806,340  $939,573  $963,062  $987,139  $1,011,817  $1,037,113  
              

 As -Is 
Add .75 

FTE 
3% Exp.  
Growth    

Expense  FY10   FY11   FY12   FY13   FY14   FY15  
 Personnel $577,700  $615,000  $633,450  $652,454  $672,027  $692,188  
 Materials &   
Services 231,900  238,857  246,023  253,403  261,005  268,836  
Transfers 16,500  16,995  17,505  18,030  18,571  19,128  
Capital / 
Contingency 40,000  41,200  42,436  43,709  45,020  46,371  
TOTAL 
EXPENSES $866,100  $912,052  $939,414  $967,596  $996,624  $1,026,523  
       
TOTAL FACILITY 
NET ($59,760) $27,521  $23,649  $19,543  $15,194  $10,590  
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Option Two and Option Four – Locate Tennis Facility at Alternate Site 
 
These two options consider locating the tennis facility at one of two locations away from the 
golf course site – Rassekh or National Guard Armory locations (NGF notes other sites have 
been added subsequent to this evaluation). These options have been combined in this report 
due to the fact that they are identical from a golf-only perspective, and incorporate some of 
the same basic assumptions as presented in Option One. The full PBK / NGF / Tennis 
Planning Consultants team has identified that the property is sufficient to accommodate the 
proposal (see PBK and Tennis Planning Consultants report).  
 
Assumptions 
 
The assumptions required for these options include the following: 
 

1. Relocate the driving range from Lake Oswego GC to separate City-owned property 
across Stafford Road called “Luscher Farm” site.  

 

2. Enlarge range to over 300 yards in length and add lighting for night use. Most lighting 
would be ground lighting with the exception of lights on the teeing area. The range 
would face in a southerly direction, or away from Stafford Road. Extensive netting 
would not be required due to the openness of the site. 

 

3. A basic “kiosk” type of structure would be added along with the new range on the 
Luscher Farm site, plus additional parking and a separate entrance off Stafford Rd.  

 

4. A cart access tunnel would be added to connect the two properties and allow for 
seamless transition between the golf course and driving range. 

 

5. Add a new golf practice / learning center beside the existing 18-hole golf course on the 
site presently occupied by the driving range. This learning center would involve new 
practice amenities such as practice chipping area, practice greens, bunkers and a new 
teaching facility.  

 

6. The basic operating characteristics of the Lake Oswego GC would remain, with rounds 
growing to a stabilized level of 48,000. Rounds and revenue have been increased to 
reflect new demand and additional services at the facility. Range revenue is projected 
to increase based on the full size, although not back to pre-2002 levels.  

 

7. An increase of $50,000 in direct expenses has been assumed from FY2010 to FY2011, 
plus another $50,000 between FY2011 and FY2012 to account for additional expenses 
and two new .75 full-time equivalent positions being added to the Lake Oswego GC 
budget after all new amenities are completed in FY2012.  
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The estimated cost to develop and resulting projected economic performance of the option is 
presented in the table that follows: 
 

Option 2 + 4: New Tennis at Rassekh Site, New Range at Luscher Farm Site 
+ New Learning Center at Old LOGC Range Site 

New Driving Range on Luscher Farm Unit Unit Cost Total Cost 
  Shaping 4 Acre $20,000  $80,000  
  Grassing 4 Acre $5,000  $20,000  
  Irrigation 12 per Head $8,000  $96,000  
  Range Equip. / Materials  misc.  $65,000  
  Lighting / Netting    $80,000  
Total Basic Range    $341,000  
     
Ancillary Structures     
  Kiosk / Restrooms 1,400 sf $170  $238,000  
  Tunnel under Stafford (direct costs)    $500,000  
  Tunnel under Stafford (indirect costs)    $500,000 
  Cart Path 750 linear ft. $20  $15,000  
  Parking 1 ac $50,000  $50,000  
Total Ancillary    $1,303,000  
     
Short Game / Learning Center 2 Acre $25,000  $50,000  
Total Short Game / Learn. Ctr.    $50,000  
     
TOTAL OPTION 2    $1,694,000  

Lake Oswego Golf Course Option 2 Estimate FY 2010-2015 
  FY10   FY11   FY12   FY13   FY14   FY15  
9-hole Rounds 44,500  46,000  47,000  47,500  48,000  48,000  
       

 
 Const. New 

Range  
Luscher 

Operating 
Luscher ++ 

Operating 
 Luscher ++ 

Operating  
 Luscher ++ 

Operating  
 Luscher ++ 

Operating  
Revenue  FY10   FY11   FY12   FY13   FY14   FY15  
Lessons $95,675  $105,800  $117,500  $121,719  $126,075  $129,227  
Tournament 12,015  12,731  13,332  13,811  14,305  14,663  
Green Fees 467,250  495,075  518,483  537,099  556,322  570,230  
Range 100,125  172,500  180,656  187,143  193,840  198,686  
Pro Shop 66,750  85,100  89,124  92,324  95,628  98,019  
Snacks 35,600  37,720  39,504  40,922  42,386  43,446  
Rentals 22,250  23,575  24,690  25,576  26,492  27,154  
Ad. Income 6,675  7,073  7,407  7,673  7,947  8,146  

TOTAL REVENUE $806,340  $939,573  $990,696  $1,026,266  $1,062,996  
$1,089,57

1  
       

 As -Is 
Add .75 

FTE 
Add .75 

FTE 

3% Exp. 
Grow

th   
Expense  FY10   FY11   FY12   FY13   FY14   FY15  
  Personnel $577,700  $615,000  $655,000  $674,650  $694,890  $715,736  
  Materials & Services 231,900  238,857  246,023  253,403  261,005  268,836  
  Transfers 16,500  16,995  17,505  18,030  18,571  19,128  
  Capital / Contingency 40,000  41,200  42,436  43,709  45,020  46,371  

TOTAL EXPENSES $866,100  $912,052  $960,964  $989,792  $1,019,486  
$1,050,07

1  
       
TOTAL FACILITY NET ($59,760) $27,521  $29,732  $36,474  $43,509  $39,500  
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Option Three – Locate Tennis Facility at Alternate Site with Basic Fix-up at 
Golf Course 
 

This option involves locating the tennis facility at an alternate site and limiting investment 
into the golf course for items related to basic improvements. This is essentially a modified 
“status-quo” option from the golf course perspective. 
 

Assumptions 
 

1. The assumptions required for this option includes the following: 
 

2. Complete modifications to the entrance presentation and signage at Lake Oswego GC. 
 

3. Complete recommended improvements to the existing range as documented in NGF 
report – upgrade equipment and replace netting and poles. 

 

4. The basic operating characteristics of the Lake Oswego GC would remain, with rounds 
holding at a stabilized level of 45,000 annually. Revenues and expenses remain similar 
to present level. 

 

The estimated cost to develop and resulting projected economic performance of the option is 
presented in the table that follows: 
 

Option 3: New Tennis at Rassekh site. Basic Fix-up and Improvements to LOGC  
Basic Upgrades LOGC    Total Cost 
    Range Improvements    $25,000  
    Golf Improvements (Incl. Irrig)    $25,000  
Total Basic Range    $50,000  
Range Replacement     
    Remove Exist Poles/Net    $40,000  
    Range Equip. / Materials    $65,000  
    Lighting / Netting    $80,000  
Total Range Replacement    $185,000  
 

    
TOTAL OPTION 3    $235,000  

 

Lake Oswego Golf Course Option 3 Estimate FY 2010-2015  
  FY10   FY11   FY12   FY13   FY14   FY15  
9-hole Rounds 44,500  45,000  45,000  45,000  45,000  45,000  
Revenue  FY10   FY11   FY12   FY13   FY14   FY15  
   Lessons $95,675  $99,169  $101,648  $104,189  $106,794  $109,464  
   Tournament 12,015  12,454  12,765  13,084  13,411  13,747  
   Green Fees 467,250  495,000  507,375  520,059  533,061  546,387  
   Range 100,125  103,781  106,376  109,035  111,761  114,555  
   Pro Shop 66,750  83,250  85,331  87,465  89,651  91,892  
   Snacks 35,600  36,900  37,823  38,768  39,737  40,731  
   Rentals 22,250  23,063  23,639  24,230  24,836  25,457  
   Ad. Income 6,675  6,919  7,092  7,269  7,451  7,637  
TOTAL REVENUE $806,340  $860,535  $882,048  $904,100  $926,702  $949,870  
 As -Is 3% Exp. Growth     
Expense  FY10   FY11   FY12   FY13   FY14   FY15  
   Personnel $577,700  $595,031  $612,882  $631,268  $650,206  $669,713  
   Materials & Services 231,900  238,857  246,023  253,403  261,005  268,836  
   Transfers 16,500  16,995  17,505  18,030  18,571  19,128  
   Capital / Contingency 40,000  41,200  42,436  43,709  45,020  46,371  

TOTAL EXPENSES $866,100  $892,083  $918,845  $946,411  $974,803  $1,004,047  

TOTAL FACILITY NET ($59,760) ($31,548) ($36,797) ($42,311) ($48,101) ($54,178) 
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Summary Review of Options 1-4 
 
The basic review of these options reveals key issues related to the possibilities presented and 
analyzed by the consulting team. These include: 
 

1. Locating tennis at the golf course site will limit golfer-oriented services and amenities 
at the facility. It may also represent a “tight fit” to place tennis at this location due to 
size constraints, limits on expansion, limits on parking, etc. (see Tennis Planning 
Consultants report). 

 

2. The tunnel under Stafford Road is likely to be problematic for the City of Lake 
Oswego. There are several issues that will have to be addressed to add a tunnel under 
the road, including traffic concerns, existing underground services, traffic patterns and 
the proposed future widening to four lanes. It is likely that the indirect costs to develop 
a tunnel under Stafford Road will be more expensive that direct costs of the project.  

 
Secondary Options 
 
Given these key deficiencies in the preliminary options, the consulting team has added an 
additional three options to consider, leading to a primary recommendation for the City of 
Lake Oswego. These options are as follows: 
 
Option Five – New Tennis at a Separate Location and Basic 
Improvements to LOGC 
 
This option involves locating the tennis facility at an alternate site and limiting investment 
into the golf course for items related to basic improvements as noted above. This is 
essentially a modified “status-quo” option from the golf course perspective. 
 
Assumptions 
 
The assumptions required for this option includes the following: 
 

1. Complete modifications to the entrance presentation and signage at Lake Oswego GC. 
 

2. Complete recommended improvements to the existing range as documented in NGF 
report – upgrade equipment and replace netting and poles. 

 

3. The basic operating characteristics of the Lake Oswego GC would remain, with rounds 
holding at a stabilized level of 45,000 annually. Revenues and expenses remain similar 
to present level. 
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The estimated cost to develop and resulting projected economic performance of the option is 
presented in the table that follows: 
 

Golf Option 5: New Tennis at Separate Location. Basic Fix-Up and Improvements to LOGC.  
Modify Front Entrance for Enhanced Visibility 
 + Aesthetics 

   Total Cost 
   $80,000  

Range Improvements 
Basic Range Improvements (Incl. Irrigation)    $50,000  
Remove + Replace Poles, Netting + Lights    $250,000  
New Range Equipment + Materials    65,000  
Total Range Replacement    $365,000  
       
TOTAL GOLF OPTION 5    $445,000  

Lake Oswego Golf Course Option 5 Estimate FY 2010-2015  
  FY10   FY11   FY12   FY13   FY14   FY15  

9-hole Rounds 44,500  45,000  45,000  45,000  45,000  45,000  
       
Revenue  FY10   FY11   FY12   FY13   FY14   FY15  
Lessons $95,675  $99,169  $101,648  $104,189  $106,794  $109,464  
Tournament 12,015  12,454  12,765  13,084  13,411  13,747  
Green Fees 467,250  495,000  507,375  520,059  533,061  546,387  
Range 100,125  103,781  106,376  109,035  111,761  114,555  
Pro Shop 66,750  83,250  85,331  87,465  89,651  91,892  
Snacks 35,600  36,900  37,823  38,768  39,737  40,731  
Rentals 22,250  23,063  23,639  24,230  24,836  25,457  
Ad. Income 6,675  6,919  7,092  7,269  7,451  7,637  
TOTAL REVENUE $806,340  $860,535  $882,048  $904,100  $926,702  $949,870  
       

 As -Is 
       3% Exp. 

Growth 
Expense  FY10   FY11   FY12   FY13   FY14   FY15  
Personnel $577,700  $595,031  $612,882  $631,268  $650,206  $669,713  
Materials & Services 231,900  238,857  246,023  253,403  261,005  268,836  
Transfers 16,500  16,995  17,505  18,030  18,571  19,128  
Capital / Contingency 40,000  41,200  42,436  43,709  45,020  46,371  
TOTAL EXPENSES $866,100  $892,083  $918,845  $946,411  $974,803  $1,004,047  
       
TOTAL FACILITY NET ($59,760) ($31,548) ($36,797) ($42,311) ($48,101) ($54,178) 

 
Option Six – New Tennis at a Separate Location + New Range at 
Luscher Farm Without Tunnel + New Learning Center at LOGC 
 
This option involves locating the tennis facility at an alternate site and creating a new driving 
range at Luscher Farm without the expensive connecting tunnel. In place of the driving range 
a new learning center as proposed in Option 2 and 4 is completed. 
 
Assumptions 
 
The assumptions required for these options include the following: 
 

1. Relocate the driving range from Lake Oswego GC to separate City-owned property 
across Stafford Road called “Luscher Farm” site.  
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2. Enlarge range to over 300 yards in length and add lighting for night use. Most lighting 
would be ground lighting with the exception of lights on the teeing area. The range 
would face in a southerly direction, or away from Stafford Road. Extensive netting 
would not be required due to the openness of the site. 

 

3. A basic “kiosk” type of structure would be added along with the new range on the 
Luscher Farm site, plus additional parking and a separate entrance off Stafford Road.  

 

4. Add a new golf practice / learning center beside the existing 18-hole golf course on the 
site presently occupied by the driving range. This learning center would involve new 
practice amenities such as practice chipping area, practice greens, bunkers and a new 
teaching facility.  

 

5. The basic operating characteristics of the Lake Oswego GC would remain, with rounds 
growing to a stabilized level of 48,000. Rounds and revenue have been increased to 
reflect new demand and additional services at the facility. Range revenue is projected 
to increase based on the full size, although not back to pre-2002 levels.  

 

6. An increase of $50,000 in direct expenses has been assumed from FY2010 to FY2011, 
plus another $50,000 between FY2011 and FY2012 to account for additional expenses 
and two new .75 full-time equivalent positions being added to the Lake Oswego GC 
budget after all new amenities are completed in FY2012.  
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The estimated cost to develop and resulting projected economic performance of the option is 
presented in the table that follows: 
 

Golf Option 6: New Tennis at Separate Location. New Range at Luscher Farm Site Without Tunnel + New 
Learning Center at Old LOGC Range Site. 

New Driving Range on Luscher Farm 
  Unit Unit Cost Total Cost   
Shaping 4 $20,000  $80,000     
Grassing 4 $5,000  $20,000     
Irrigation 12 $8,000  $96,000     
Range Equip. / Materials  misc.  $64,000    
Lighting / Netting    $80,000    
Total Basic Range $340,000     

        
Ancillary Structures 
Kiosk / 
Restrooms 

 1400 sf $250  $350,000    

Cart Path  700 linear ft. $90  $63,000    
Parking (40 
cars) 

 1 ac $180,000  $180,000    

Total Ancillary $593,000     
        

Short Game / Learning Center 
 2 Acre $75,000  $150,000     

Total Short Game / Learn. Ctr. $150,000     
 

Modify front entrance for enhanced visibility + aesthetics 
 $80,000     
     

TOTAL OPTION 6 $1,163,000     
Lake Oswego Golf Course Option 6 Estimate FY 2010-2015 

   FY10   FY11   FY12   FY13   FY14   FY15  
9-hole Rounds 44,500  46,000  47,000  47,500  48,000  48,000  

Revenue 
 Const.  

 new Range  

 Add Practice/ 
Lrn. Ctr 

Luscher open  
 Luscher ++  

 operating  
 Luscher ++  

 operating  
 Luscher ++ 

 operating  
 Luscher 

 operating  
  FY10 FY11 FY12 FY13 FY14 FY15 

Lessons $95,675  $115,000  $129,250  $133,891  $138,683  $142,150  
Tournament 12,015  12,731  13,332  13,811  14,305  14,663  
Green Fees 467,250  495,075  518,483  537,099  556,322  570,230  
Learning Ctr. 0  11,500  23,500  24,344  25,215  25,845  
Old Range / Luscher Range 100,125  92,000  105,750  118,750  124,800  132,000  
Pro Shop 66,750  85,100  89,124  92,324  95,628  98,019  
Snacks 35,600  37,720  39,504  40,922  42,386  43,446  
Rentals 22,250  23,575  24,690  25,576  26,492  27,154  
Ad. Income 6,675  7,073  7,407  7,673  7,947  8,146  
TOTAL REVENUE $806,340  $879,773  $951,040  $994,389  $1,031,778  $1,061,652  

        

  As -Is Add .75 FTE Add .75FTE 
3% 

Exp.Growth   
Expense       
Personnel $577,700  $615,000  $655,000  $674,650  $694,890  $715,736  
Materials & Services 231,900  238,857  246,023  253,403  261,005  268,836  
Transfers 16,500  16,995  17,505  18,030  18,571  19,128  
Capital / Contingency 40,000  41,200  42,436  43,709  45,020  46,371  
TOTAL EXPENSES $866,100  $912,052  $960,964  $989,792  $1,019,486  $1,050,071  
        
TOTAL FACILITY NET ($59,760) ($32,279) ($9,924) $4,597  $12,292  $11,581  
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Option Seven – New Tennis at a Separate Location. Sell Holes 1-3 
and Develop New Range at Luscher Farm with Tunnel + New 
Learning Center at LOGC 
 
This option involves selling a portion of the Lake Oswego GC (holes 1, 2 and 3) located 
immediately proximate to Stafford Road and using proceeds to fund capital enhancements at 
the golf course. 
 

1. The assumptions required for these options include the following: 
 
2. Property can be sold as residential at approximately $700,000 per acre. There are three 

acres available on selected sale portion.  
 

3. Relocate three holes and a driving range to the “Luscher Farm” site. Enlarge range to 
over 300 yards in length and add lighting for night use. Most lighting would be ground 
lighting with the exception of lights on the teeing area. The range would face in a 
southerly direction, or away from Stafford Road. Extensive netting would not be 
required due to the openness of the site. 

 

4. As new holes, as well as the driving range, would be located across Stafford Road, the 
cart tunnel MUST be included in this option.  

 

5. A basic “kiosk” type of structure would be added along with the new range on the 
Luscher Farm site, plus additional parking and a separate entrance off Bergis Road.  

 

6. Add a new golf practice / learning center beside the existing 18-hole golf course on the 
site presently occupied by the driving range. This learning center would involve new 
practice amenities such as practice chipping area, practice greens, bunkers and a new 
teaching facility.  

 

7. The basic operating characteristics of the Lake Oswego GC would change 
dramatically, and there would be periods in the FY2011 and FY2012 time period 
where the golf course may be closed for extended periods. Revenues and expenses are 
adjusted accordingly. 
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The estimated cost to develop and resulting projected economic performance of the option is 
presented in the table that follows: 
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Driving Range Considerations 
 
A suggestion been made at the July 29, 2009 Golf-Tennis Subcommittee meeting was that 
the Lake Oswego Golf Practice Range can generate a higher volume of activity and therefore 
higher annual revenue if the direction of hitting were reversed – thereby structuring the 
driving range such that the main practice hitting area would be located at the bottom of the 
current range landing area (North) and golfers would be hitting shots uphill back toward the 
clubhouse (South). A summary analysis of this option follows with pros and cons of this 
action: 
 

Positive Aspects of Range Re-Configuration 
 

1. Balls would not travel as far due to the effect of gravity hitting uphill. 
 

2. First net would be beyond reach of most players’ shots with shorter-distance clubs (i.e. 
wedges). 

 

3. Vertical profile of netting increases by about 30 feet thus reducing volume of balls 
carrying over side netting. 

 

4. Enhanced viewing of short range landing area. 
 

5. Reduce the possibility of errant shots landing in cemetery or on Holes 15 &16. 
 
Negative Aspects of Range Re-Configuration 
 

1. Safety netting added in 2002 would have to remain in place.  
 

2. Inconvenience created by forcing golfers to hike or be shuttled to hitting area. 
 

3. New building must be constructed to protect golfers from tee shots on 15 and 16 as 
well as weather shelter. 

 

4. Netting and poles would have to be installed across the high portion of the range area 
to protect the clubhouse, parking lot, 18th green and 10th tee. 

 

5. Shots greater than 100 yards would land above a ridge and not be easy to see. 
 

6. Afternoon sunlight would be directly in players’ face reducing visibility. 
 

7. A new pathway would be required to accommodate cart traffic and provide protection 
for golfers to and from the hitting area. 

 

8. Drainage infrastructure would need to be rerouted to accommodate required building 
for hitting area. 

 

9. Liability would increase due to balls landing in parking lot, in front of the clubhouse, 
10th tee, or 18th green. 
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Conclusion and Recommendation on Range                           
Re-Configuration 
 
While providing the ability of hitting uphill reduces the amount of ball loss and creates some 
modest improvement in the ability to see your ball land, the costs associated with this 
concept outweigh any additional revenue gained from greater ball sales. In addition safety 
issues are compounded rather than abated and the inconvenience created for the customer in 
going to and from the hitting area would likely reduce overall range ball sales. Therefore, this 
seems like a concept that should not be pursued. 
 
Options Summary 
 
In review of the seven options presented and the advantages and disadvantages of each 
option, as well as review of the overall situation with the Lake Oswego GC, the NGF 
Consulting team offers the following phased recommended course of action for the City of 
Lake Oswego: 
 

1. Step One: Close the Enterprise Fund and convert the golf course back to the General 
Fund. There are significant challenges to maintain the Enterprise Fund in this economy 
and given local climactic conditions. NGF Consulting is particularly concerned that 
efforts to balance revenues and expenses to meet Enterprise Fund obligations may 
result in a deterioration of the physical condition of the Lake Oswego GC and thus 
make the facility less desirable to the golfing public, resulting in further reduction in 
revenue, leading to even more cuts in expenses and so on. Reversion back to the 
General Fund does not mean that the facility’s business practices (marketing, 
management, maintenance, etc.) will be diminished.  

 

2. Step Two: Complete basic upgrades to the physical condition of the facility, including 
an investment to enhance the entrance presentation for the golf course with new and 
more visible signage and reduction of some vegetation overgrowth to enable better 
view of the golf course from Stafford Road. 

 

3. Step Three:  Enact the plan identified in this report as “Option 6” at the earliest 
opportunity so long as non-tax-based financing can be clearly identified. At that time, 
the City can make investment in a new range on Luscher Farm (without tunnel) and/or 
add a new golf learning center and warm-up area on the site of the existing driving 
range before being forced to do so by deterioration of the existing range. This option 
allows for improvement to the golf facility with the least direct investment, and thus 
the lowest risk to the City.  
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Preliminary Analysis of Funding Options 
 
The City of Lake Oswego has four basic non-taxpayer options for funding improvements at 
the Lake Oswego Golf Course (LOGC) as outlined by the Consulting Team. These options 
include: 
 

1. Bond Funding – the City of Lake Oswego can float revenue bonds for the full amount 
of new capital expense in each option. Assuming a standard for the City of 20 years at 
7% interest, each option would look as shown below. The Consulting Team’s analysis 
suggests that none of the options will produce enhanced revenue sufficient to cover the 
annual debt service. 
 

a. Option 5 – Bond $445,000 with annual debt service of approximately $42,000 
per year. 

b. Option 6 – Bond $1,163,000 with annual debt services of approximately 
$109,800 per year. 

c. Option 7 – Bond $573,000 with annual debt service of approximately $54,100 
per year. 

 

2. Grant Financing – The City of Lake Oswego can seek State or Federal grants to fund 
all or part of the improvements at LOGC. Typical grants the City may qualify for 
include greenbelt protection, water/drainage easements, roadway improvements, 
and/or recreation preservation. Further study will be needed to determine if the City 
can qualify for any of these (or others). Grant application processes typically take 
years. 

 

3. Sale of Land – The City of Lake Oswego can seek to sell a portion of LOGC property 
to help offset redevelopment costs. This is proposed as part of Option 7 presented by 
the Consulting Team. However, in order to sell part of the golf course property, the 
golf course would have to be reconfigured, thus adding additional cost to the project. 
The Consulting Team has estimated $700,000 per acre of land at LOGC. 

 

4. Public-Private Joint Venture – Another option for the City of Lake Oswego would 
be to seek a private-sector partner to work with on upgrades to the facility. This may 
make the most sense with the new driving range on Luscher Farm, which might 
possibly be attractive to a private lessee via joint venture if the lease terms allow for 
profit on the stand-alone range.  

 
Other Benefits of Municipal Golf 
 
NGF Consulting has long noted and advocated the many benefits that a golf facility brings to 
a community. Among them:  
 

• Provides a healthy recreational outlet for its residents 
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• Provides an outlet for at-risk youth 
 

• Enhances the overall quality of life in the City 
 

• Reflects well on the image/brand of the City 
 

• Creates golf-related jobs and income to the community through purchases, wages, and 
taxes 

 
Additionally, a golf facility can elevate the quality of life, improve the business climate, and 
induce tourist traffic.  
 
Other Economic Benefits 
 
Aside from the direct net cash flows resulting from daily operations, there are two main 
direct economic impacts from a golf course (the first, construction impacts, applies only to 
major renovation or new course construction): 
 

• Construction impacts (job creation, direct and indirect spending, sales tax revenue) 
 

• Operations impacts (job creation, direct and indirect spending, sales tax revenue) 
 
Construction Impacts 
 
The two primary economic impacts likely to be felt by Lake Oswego if it should undertake a 
significant renovation of Lake Oswego are: 
 

1. Job creation 
 

2. The multiplier effect of indirect and induced spending throughout the local economy 
 
As a general rule, up to half of the construction cost is estimated to be invested in the local 
community. This capital will be invested in local construction beneficiaries, including 
landscape materials industries, grading contractors, etc. 
 
The “multiplier” effect addresses the economic impact of successive rounds of indirect and 
induced spending throughout the economy. For example, if materials for the renovation were 
purchased from a supplier located in Lake Oswego, indirect and induced spending results as 
employees of the supplier undertake local purchases with the money earned. The multiplier 
effect attempts to quantify the economic impact of successive rounds of spending throughout 
the local economy.  
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Operations Impacts 
 
The three primary economic impacts likely to result from the operation of a municipal golf 
course are: 
 

1. Job creation 
 

2. Direct spending by visitors at off-site establishments such as gas stations, grocery 
stores, restaurants, and hotels 

 

3. The multiplier effect of indirect and induced spending throughout the local economy 
 
In addition to off-site spending from visiting golfers, and the corresponding multiplier effect, 
other difficult to quantify economic benefits likely to result from the enhancement of Lake 
Oswego are enhanced land values in the local area (especially if Hatchet Creek comes to 
fruition). 
 
Junior Programs 
 
In addition to offering organized junior golf programs and discounts for local high schools, 
many municipalities, including Lake Oswego, offer highly discounted, or even free, 
programs for youth. Though there may be no short-term financial benefit in doing this, the 
intangible benefits are obvious, as programs such as this have proven to help troubled kids by 
providing them with a healthy outlet that can become a lifelong interest or even passion. Golf 
has proven to be a diversion for lower-income and/or at-risk youth, as it has the potential to 
help troubled kids by providing them with a healthy outlet that can become a lifelong interest 
or even passion. Finally, there is likely to be long-term financial benefit to the City, as 
players are being cultivated as potential future customers. 
 
One example of a formally organized youth golf program is The First Tee, whose main goal 
is to offer a venue for introducing people – primarily children – to the game of golf in an 
affordable, non-intimidating setting. The First Tee, an initiative of the World Golf 
Foundation, states as its mission: “To impact the lives of young people by providing learning 
facilities and educational programs that promote character-development and life-enhancing 
values through the game of golf”. The First Tee has several different types of programs in the 
Portland market, including the Children’s Course in Gladstone noted earlier in this report. 
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Appendix 
 
 

Management Options 
 

Management Options 

Contractual 
Obligations Management Contract Operating Lease Concession Agreement Self Operation 

Term of Contract Initial contract may be for two 
to five years with two-year 
options. 

Initial contract may be ten or 
more years with options 
depending on amount of capital 
improvements. 

Initial contract may be for three 
years with two, one-year options. 

Not Applicable. 

Payment The City pays management 
firm a fixed fee for its services, 
plus incentives. 

Lessee pays the City a fixed fee 
or a percentage of gross receipts 
whichever is higher. 

Concessionaire pays the City a flat 
fee, plus a percentage of gross 
receipts. 

Not Applicable. 

Capital 
Improvements 

The City pays for all 
improvements. 

Lessee is required to pay for all 
improvements. The City may 
give lessee relief from rent 
schedule in consideration for 
cost of improvements. 

Concessionaire may pay for minor 
items; the City pays for all major 
projects. 

The City is 
responsible for all 
capital 
improvements. 

Operation and 
Maintenance 
Budgets 

City has total responsibility for 
the budget managed by the 
firm. 

Lessee has budget responsibility. 
The City should have 
authorization to review 
expenditures for maintenance 
and capital improvements. 

Concessionaire has budget 
responsibility. The City should 
require authorization to review 
expenditures to verify contract 
compliance. 

The City has 
complete control 
over golf budget. 

Revenues All revenues belong to the 
City. 

All revenues belong to the 
lessee. 

All revenues belong to the 
concessionaire. 

All revenues belong 
to the City. 

Fees and Charges Recommended by the 
management firm and 
approved by the City. 

Set by the lessee, approved by 
the City. Approval should not be 
denied if fees are competitive 
with market. 

Recommended by the 
concessionaire, approved by the 
City. 

Established by the 
City. 

Hours of 
Operation 

Recommended by the 
management firm and 
approved by the City. 

Recommended by the lessee, 
approved by the City. 

Recommended by the 
concessionaire, approved by the 
City. 

Established by the 
City. 

Staffing The City must have approval 
over management firm's staff. 
All employees belong to the 
firm. The City reimburses firm 
for payroll expenses. 

The City can demand that key 
staff be replaced if lessee fails to 
comply with contract 
requirements.  

The City has approval over key 
staff.  

The City is 
responsible for all 
employees. 

Equipment The City retains ownership of 
equipment and pays for the 
cost of repairs. 

Lessee is required to provide all 
equipment. The City may elect to 
sell lessee its equipment or use it 
elsewhere. 

The City may include the use of its 
equipment in the agreement; 
concessionaire is obligated to 
maintain and replace equipment as 
needed. 

The City purchases, 
maintains, and 
replaces all 
equipment. 

 
 
 
 
 
 
 



 



 

 
 
 
 
 
 

 

MEMORANDUM 
 
 
To:  Mayor Studebaker, City Council  
 
Cc:  Scott Lazenby, City Manager 
  David Donaldson, Assistant City Manager 
 
From:  Ivan Anderholm, Director Parks and Recreation 
 
Subject: Driving Range Improvements 2014-2015 
 
Date:  February 24, 2014 
 
 
 
To increase revenue we must improve the condition of the driving range, our Manager, Tom Mueller, 
has resurrected the Ad Hoc Golf Committee and they have recommended a modest investment of 
$50,000 to improve the range and further market the course as the “Best Short Game Course/Learning 
Center” in the Portland Area and Northwest Oregon. The project consists of the following elements: 
 

• Removal of the sight obscuring humps on the range. 
• New mats and stall dividers. 
• Range lights. 
• Hitting stall heaters. 
• New larger yardage targets. 
• New site amenities. 
• Creation of a new chipping green, east of the driving range. 
• Development of a marketing plan for the range. 
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Update page 45, 2/21/14

FISCAL YEAR ROUNDS PRECIP REVENUE EXPENSES NET CAPITAL INV. DESCRIPTION
2003-04 47758 29.85" 719,237$       762,973$     (43,736)$         -$                
2004-05 40957 30.45" 626,840$       793,235$     (166,395)$       11,635$          Maintenance Equipment
2005-06 38132 41.49" 641,197$       646,504$     (5,307)$            -$                
2006-07 41394 42.65" 699,318$       673,782$     25,536$           -$                
2007-08 40678 41.43" 729,753$       906,094$     (176,341)$       26,000$          Maintenance Equipment
2008-09 43761 31.12" 743,361$       790,502$     (47,141)$         -$                
2009-10 39600 38.97" 679,581$       781,826$     (102,245)$       -$                
2010-11 37228 50.83" 603,216$       851,982$     (248,766)$       -$                
2011-12 41049 49.56" 642,239$       863,564$     (221,325)$       16,500$          Maintenance Equipment
2012-13 42881 37.64" 639,065$       747,704$     (108,639)$       -$                
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EXPENSES

Page 42, update 2/21/14

FISCAL PERSONNEL M&S TRANSFERS CAPITAL TOTAL
2003-04 407,053$            220,681$               135,239$           762,973$                             
2004-05 426,959$            219,403$               135,238$           11,635$             793,235$                             
2005-06 409,051$            231,991$               5,462$               646,504$                             
2006-07 431,094$            237,225$               5,463$               673,782$                             
2007-08 552,408$            265,232$               62,454$             26,000$             906,094$                             
2008-09 542,518$            185,531$               62,453$             790,502$                             
2009-10 511,424$            238,407$               31,995$             781,826$                             
2010-11 441,578$            287,068$               123,336$           851,982$                             
2011-12 395,795$            324,903$               126,366$           16,500$             863,564$                             
2012-13 312,590$            310,597$               124,517$           747,704$                             
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REVENUE ROUNDS

Update page 41, 2/21/14

FISCAL GREEN FEES RANGE LESSONS ALL OTHER TOTAL ROUNDS INFLUENCING FACTORS
2003-04 420,498$       118,790$   51,582$        128,367$    719,237$    47758 Interior range guard nets installed
2004-05 372,712$       95,483$     39,567$        119,078$    626,840$    40957 rainy spring
2005-06 393,084$       87,194$     52,556$        108,363$    641,197$    38132 rainy year
2006-07 428,327$       88,265$     65,678$        117,038$    699,308$    41394 management change
2007-08 393,620$       99,189$     79,658$        157,286$    729,753$    40678 restaurant $ added from in-house operation
2008-09 431,567$       95,964$     76,433$        139,397$    743,361$    43761 dry year.  Restaurant outsourced in 2009.
2009-10 395,320$       90,569$     77,522$        116,170$    679,581$    39600 wet spring coupled with economic downturn
2010-11 342,114$       82,326$     76,889$        101,887$    603,216$    37228 continued economic malaise plus wet spring/fall
2011-12 360,745$       98,251$     72,914$        110,329$    642,239$    41049 Better weather, economic recovery
2012-13 363,527$       95,705$     54,437$        125,396$    639,065$    42881 Groupon program increased rounds/awareness
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503.635.0215 380 A Avenue PO BOX 369 Lake Oswego, OR 97034 www.ci.oswego.or.us 

TO: Kent Studebaker, Mayor 
 Members of the City Council 
  
FROM: Anne-Marie Simpson, Deputy City Recorder 
 
SUBJECT: Natural Resources Advisory Board Appointments 
 
DATE: February 11, 2014 
 
 
ACTION 
 
Adopt Resolution 14-21, approving appointments to the Natural Resources Advisory Board 
(NRAB). 
 
BACKGROUND 
 
The City Council Interview Committee consisting of Councilors Jeff Gudman and Lauren Hughes 
and NRAB Co-Chair Heidi Schrimsher, met on February 5, 2014, to interview candidates for the 
Natural Resources Advisory Board.  
 
It was the consensus of the Interview Committee to recommend that Todd Van Rysselberghe be 
re-appointed to a second term and Frank Junga be appointed to a term on the Natural 
Resources Advisory Board ending February 28, 2017.   Sean Sweeney was selected to be an 
alternate through February 28, 2015.  Mayor Studebaker concurred with the recommendations 
of the Interview Committee and has made the appointments. 
 
RECOMMENDATION 
 
Adopt Resolution 14-21. 
 
ATTACHMENTS 
 

1. Resolution 14-21 
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RESOLUTION 14-21 
 
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF LAKE OSWEGO APPROVING 
APPOINTMENTS TO THE NATURAL RESOURCES ADVISORY BOARD 

WHEREAS, a City Council Interview Committee consisting Councilors Jeff Gudman and 
Lauren Hughes and Natural Resources Advisory Board Co-Chair Heidi Schrimsher, met 
on February 5, 2014, to interview candidates for the Natural Resources Advisory Board; 
and  
 
WHEREAS, it was the consensus of the Interview Committee to recommend that Todd 
Van Rysselberghe be re-appointed to a second term and Frank Junga be appointed to a 
term on the Natural Resources Advisory Board ending February 28, 2017.   Sean 
Sweeney was selected to serve as an alternate through February 28, 2015; and  

WHEREAS, the Mayor has made the appointments recommended by the Interview 
Committee; 

NOW THEREFORE, BE IT RESOLVED, that the City Council of the City of Lake Oswego 
approves the reappointment of Todd Van Rysselberghe and appointment of Frank Junga 
to the Natural Resources Advisory Board with terms expiring on February 28, 2017, and 
the appointment of Sean Sweeney as alternate to serve in the event there is a vacancy 
on the Natural Resources Advisory Board before February 28, 2015. 

This resolution shall take effect upon passage. 

Approved and adopted by the City Council of the City of Lake Oswego at a regular 
meeting held on the 4th day of March, 2014. 

AYES: 

NOES: 

ABSTAIN: 

EXCUSED: 
      ______________________________ 
      Kent Studebaker, Mayor 
 
ATTEST: 

______________________________ 
     Catherine Schneider, City Recorder 

 
APPROVED AS TO FORM: 
 
____________________________ 
David Powell, City Attorney   
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TO: Kent Studebaker, Mayor 
 Members of the City Council 
   
FROM: Leslie Taylor, Communications Manager  

Police Department  
 
SUBJECT: IGA with Washington County Consolidated Communications Agency and 

Clackamas County Communications to jointly acquire, operate and manage a 
regional computer aided dispatch system. 

 
DATE: February 20, 2014 
 
 
ACTION 
 
Adopt Resolution 14-22, authorizing the Mayor to sign the Intergovernmental Agreement with 
Washington County Consolidated Communications Agency and Clackamas County 
Communications to operate a shared public safety computer aided dispatch system.  
 
INTRODUCTION/BACKGROUND 
 
In 1994, the City purchased the Police Department’s first Computer Aided Dispatch (CAD) 
system.  The CAD system is operated in the communications center to enter, receive, track, and 
dispatch all first responders to calls for service.  The CAD system is fully integrated with the 
public safety responders’ mobile data computers.  The current LOCOM CAD System is a “stand 
alone system,” and only serves the Lake Oswego Communications Center.  Although the system 
has served the City well over the last twenty years, it is now at “end of life” due to the 
diminishing availability of vendor programmers and staff to support the system, and the 
challenges in integrating more modern technology with this aging system.  Replacement cost 
for a “Lake Oswego stand alone computer aided dispatch system” is estimated to exceed 
$1,200,000.     
 
In an effort to be fiscally responsible, and a good regional public safety partner, staff has been 
coordinating with regional dispatch partners to inquire about comparable systems, end of life 
for other systems, and purchasing decisions.  In those efforts over the last several years, it 
became clear that there are financial and operational benefits in sharing a new CAD system.  
Washington County Consolidated Communications Agency (WCCCA) and Clackamas County 
Communications (CCOM) had already partnered on a shared system and were working together 
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to upgrade their shared system.  Both counties recognize the benefit of including Lake Oswego 
in the upgrade to cut costs and to ensure seamless regional public safety data interoperability; 
and have invited Lake Oswego to participate as a full partner.  Current cost estimates with the 
vendor have projected the Lake Oswego share of the funding will not exceed $615,000.  The 
projected implementation time line is eighteen months.  
 
Over the last decade several partnerships between the three organizations have been 
successful and contributed to regional interoperability.  The current 800 MHz radio system is 
one example; the partnership between WCCCA and Clackamas County Communications for 
their existing CAD system is a second example; LOCOM’s partnership with Clackamas County 
Communications for back up resources is a third. In addition LOCOM’s public safety agencies 
have strong ties to both Washington and Clackamas County entities and are supportive of the 
shared regional CAD project and look forward to a shared system providing a common 
operating picture across the two counties.   A shared regional computer aided dispatch system 
will streamline interoperability and technology sharing while allowing each organization to 
remain autonomous and maintain local control over personal and service level issues.   
 
The attached Intergovernmental Agreement establishes the Metropolitan Area Joint CAD 
System (MAJCS) partnership.  It establishes the common purpose of the partnership, the 
funding model, the governance structure, and the acquisition and billing processes.  Although 
final costs have not been determined for hardware and connectivity procurement, staff 
believes the initial software procurement costs will be $152,842 in Year 1; $142,246 in Year 2, 
and $47,577 in subscription maintenance costs in years 3-8. Staff is less certain of hardware 
costs and connectivity costs in Year 1 and Year 2, but believes the costs will not exceed 
$615,000 and may be considerably less.   
 
ALTERNATIVES & FISCAL IMPACT 
 
Council adopts Resolution 14-22, authorizing the Mayor to execute an Intergovernmental 
Agreement between Washington County Consolidated Communications Agency and Clackamas 
County Communications.  The fiscal impact is projected not to exceed $615,000. 
 
Council does not adopt Resolution 14-22, the police department would have to develop and 
procure a standalone Computer Aided Dispatch System with the projected cost of $1,200,000. 
 
RECOMMENDATION 
 
Adopt Resolution 14-22.  
 
ATTACHMENTS 
 

1. Resolution 14-22  
2. Intergovernmental Agreement with Washington County Consolidated Communications 

Agency and Clackamas County.    



 
Resolution 14-22 
Page 1 of 2 

 RESOLUTION 14-22 
 
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF LAKE OSWEGO AUTHORIZING THE 
MAYOR TO SIGN AN INTERGOVERNMENTAL AGREEMENT WITH WASHINGTON COUNTY 
CONSOLIDATED COMMUNICATIONS AGENCY AND CLAKCAMAS COUNTY COMMUNICATIONS 
TO JOINTLY ACQUIRE, OPERATE, AND MANAGE A REGIONAL COMPUTER AIDED DISPATCH 
SYSTEM.  
 
WHEREAS, the City of Lake Oswego and Washington County Consolidated Communications 
Agency and Clackamas County Communications have a mutual interest in acquiring, operating 
and managing a regional computer aided dispatch system; and 
 
WHEREAS, the City of Lake Oswego, Washington County Consolidated Communications Agency 
Clackamas County Communications and their public safety agencies will benefit from seamless 
public safety data interoperability; and 
 
WHEREAS, the City of Lake Oswego, Washington County Consolidated Communications Agency 
and Clackamas County Communications desire to share costs for acquiring, operating, and 
managing a regional computer aided dispatch system; and 
 
NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Lake Oswego that: 
 
Section 1. The Mayor is authorized to sign the Intergovernmental Agreement substantially in 
the form attached hereto as Exhibit 1. 
 
Section 2. The Resolution shall take effect upon passage.  
 
Considered and enacted at the regular meeting of the City Council of the City of Lake Oswego on 
the 4th day of March, 2014. 
 
AYES: 
 
NOES: 
 
EXCUSED: 
 
ABSTAIN: 
 
 
      ___________________________________ 
      Kent Studebaker, Mayor 
 
ATTEST: 
      ___________________________________ 
      Catherine Schneider, City Recorder 
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APPROVED AS TO FORM: 
 
________________________________ 
David D. Powell, City Attorney 
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THIS INTERGOVERNMENTAL AGREEMENT-METROPOLITAN AREA JOINT CAD SYSTEM (“MAJCS”) 

(the "Agreement") is entered into, by and among, the City of Lake Oswego, Clackamas County, and 
Washington County Consolidated  Communications Agency (collectively the “Partners” or individually a 

“Partner”).  It is effective on the date stated in section 18 (“Effective Date”). 
 
 

RECITALS 
 
WHEREAS, the Partners provide 9-1-1 telephone answering and public safety dispatch for the public 
safety providers and citizens of their jurisdictions; and 
 
WHEREAS, the Partners have determined in order to best serve their jurisdiction they need to 
collaborate and share resources of a jointly operated and managed CAD system. 
 

AGREEMENT 
 
NOW THEREFORE, IN CONSIDERATION of the mutual promises and covenants contained herein, where 
each Partner acknowledges such consideration, the Partners agree as follows: 
 
1. ESTABLISHMENT OF MAJCS: 
There is hereby established the Metropolitan Area Joint CAD System, for the purpose as described 
below and subject to the terms and conditions herein. 
 
2. STATEMENT OF PURPOSE: 
MAJCS is formed to foster collaborative efforts among the Partners to jointly acquire, operate and 
manage a regional CAD system as a joint operation. 
 
3. DEFINITIONS: 
The following is a definition of terms used herein: 
 

A. "CAD Management Team" or “CMT” is the body responsible for implementing the 
MAJCS and this Agreement, as more particularly described below. 
 

B.  “Joint CAD System” shall be the multi-agency computer aided dispatch system 
described in the January 27, 2014, proposal and statement of work from Tiburon to 
WCCCA, and including the CommandCAD version 2.9 and MobileCOM version 5.3, or the 
latest available versions of each. 

 
C. "MAJCS" is the Metropolitan Area Joint CAD System. 

 
D. "Partners" shall mean the City of Lake Oswego, acting by and through Lake Oswego 

Communications ("LOCOM") Clackamas County, acting by and through Clackamas 
County Department of Communications ("CCOM"), Washington County Consolidated 
Communications Agency ("WCCCA") and such other entities as may be added as 
Partners at a later date in accordance with this Agreement. 
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E. “MAJCS Property” includes the joint CAD system plus any other property that has been 
jointly purchased by the Partners.  It does not mean property purchased by a Partner for 
use in its communications center for the purposes of connecting to the joint CAD 
system. 
 

4. CAD MANAGEMENT TEAM: 
 

A. The CMT will consist of one staff representative from each Partner. The CMT shall elect 
a Chair, and Vice-Chair, who shall each serve for a one year term. There is no limit on 
the number of terms a Partner’s representative may serve, nor is there any limit on the 
number of terms the Chair and Vice-Chair may serve. The Chair, or in the Chair's 
absence the Vice-Chair, shall preside over all CMT meetings. 
 

B. Partners, through the CMT, shall govern the operation of MAJCS. Each Partner shall 
appoint, at its pleasure, one primary representative, and one alternate representative 
who may attend all CMT meetings. The primary and alternate CMT representatives may 
participate in all discussions of the CMT; provided however that the vote of the Partner 
shall be cast only by the primary representative, unless the primary representative is 
absent, in which event the alternate representative may cast the Partner's vote. 

 
C. The CMT shall meet at a minimum of once a year or more frequently as determined by 

the Chair or as requested by any Partner. 
 

D. All meetings of the CMT shall be held in accordance with Oregon Public Meeting Laws, 
ORS 192.610 et seq. 

 
E. A quorum of the CMT shall be a majority of the Partners. 

 
F. All decisions of the CMT, unless otherwise provided herein, shall require approval by a 

quorum of the CMT.  Each member of the CMT has one vote. 
 
G. The CMT Chair shall be responsible for providing notices of meetings to all Partners, as 

well as providing notices and keeping minutes as required by Oregon Public Meetings 
Laws. 
  

 
5. ACQUISITION OF JOINTCAD SYSTEM 

WCCCA shall procure the Joint CAD System on behalf of the Partners, at a cost approved in 
writing by all the Partners, in conformance with applicable state and local public contracting 
laws and regulations.  The Partners will mutually agree in writing to a date by which WCCCA will 
purchase the joint CAD system.  

 
6. ADDITIONAL PARTNERS: 

Additional Partners may be added through an amendment to this Agreement. 
 
 
 
 



Metropolitan Area Joint CAD System Agreement 022014 Page 3 
 

7. MAJCS FUNDING: 
A. Capital Cost shall include but not be limited to the direct cost for project management, 
planning, design, engineering, procurement, labor and materials for installation, testing, 
commissioning of additions to the CAD system. 
 
B. Operating Cost shall be the amount required for the operation and maintenance of the 
Joint CAD System and other MAJCS Property including but not limited to the direct cost for 
license fees, vendor support costs, software and hardware upgrades and/or replacement costs, 
maintenance, personnel, direct costs, facilities use and rental costs, and training. 
 
C. Capital, maintenance and operating costs shall be apportioned based on the number of 
production CAD workstations in use.  Production CAD workstations are those in the live dispatch 
or call taking environment.  Production CAD workstations do not include administrative or 
training terminals.  The number of production CAD workstations and the apportionment 
percentages for each Partner as of the date of execution of this Agreement are shown on 
attached Exhibit A. 
 
D. Any changes to the funding formula must be approved by a unanimous vote of all 
members of the CMT. 
 
E. Financial management will be handled by WCCCA ,  which will invoice partners  for 
capital, maintenance and operating costs directly associated with this agreement and the 
operation of the Joint CAD System and other MAJCS Property. 

 
8. STAFFING: 

A. The Partner represented by the CMT Chair will provide staffing and support services for 
the CMT during the CMT Chair's tenure. This includes, among other things, meeting notices, 
agendas and minutes.   
 
B. If the CMT determines other staff is necessary, all costs associated with that 
individual(s) will be shared using the formula identified in section 7. 

 
9. OPERATIONAL RESPONSIBILITIES:   
 

A. The Partners shall be responsible for all maintenance and the associated costs for operation 
and management of the Joint CAD System and other MAJCS Property. 
 

B. Each Partner is individually responsible for capital and operating costs that are unique to 
their agency.  All other capital and operating costs that are common to all Partners shall be 
allocated consistent with the formula in section 7. 

 
C. Clackamas County and WCCCA agree to house, and to waive costs associated with 

housing the primary and secondary servers and other equipment necessary for operating 
the Joint CAD System.  Server housing costs include provision of space for the hardware, 
appropriate HVAC, and utilities to operate the server. 

 
D. The costs of any additional servers added to the MAJCS system in the future shall be the 

responsibility of the Partner(s) hosting such server(s). 
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10. TRAINING:  

Initial training by the vendor is covered under the purchase contract.  Each Partner shall 
be responsible for personnel costs of their employees while attending training. 

 
11. TERM, WITHDRAWAL, AND TERMINATION: 

This Agreement is intended to be perpetual provided: 
 
A. Any Partner may withdraw from MAJCS upon submitting written notice to all MAJCS 

Partners not later than June 30 of any year, for withdrawal effective July 1 of the 
following calendar year (i.e. minimum 1 year notice); and 
 

B. MAJCS may be dissolved upon mutual agreement of a majority of the Partners.  A plan 
of dissolution shall be adopted unanimously which provides for the distribution of assets 
and an agreed upon time line for the end of the partnership. 

 
12. DISPUTE RESOLUTION: 

In the event any Partner disputes any application of a term or provision herein, any such dispute 
or disagreement shall be addressed as provided herein: 

 
A. Disputing Partner shall set forth the dispute in writing and shall deliver it to the CMT 

consistent with section 16. The written statement shall at a minimum set forth: (1) 
the applicable term, provision or condition of this Agreement; (2) the basis of the 
dispute; (3) identify any impacted Partners and extent of impact if possible; and (4) 
a proposed resolution. The disputing Partner shall present the written statement to 
the CMT as soon as reasonably practicable after the dispute arises. 

 
B. The CMT shall appoint representative(s) to meet and confer with the disputing 

Partner, and any Partner(s) directly impacted by the dispute. The appointment of 
the representative(s) shall be at the sole discretion of the CMT, and, the CMT shall 
appoint a representative(s) not directly impacted by the dispute, if possible. If 
necessary, to ensure a neutral decision-maker, the CMT may hire a mediator or 
other dispute resolution provider. Representative(s) may negotiate the dispute to 
resolution, and if resolution requires further action of the MAJCS, the 
representative(s) may present a recommendation for such action to the CMT. 

 
C. In the event the dispute is not resolved in accordance with Section 12(B), the 

dispute shall be presented to a mediator mutually acceptable to the CMT and 
disputing Partner. The CMT and the disputing Partner shall have twenty (20) 
calendar days to agree on a mutually acceptable mediator. Should they fail to do so 
in such time, either may request the Presiding Judge of the Circuit Court in 
Washington County to appoint a mediator.  MAJCS and disputing Partner shall share 
equally in the cost of the mediator. 

 
D. If mediation is not successful, a Partner may file an action in Washington County 

Circuit Court to resolve the dispute.  Any trial will be to the court without a jury.  In 
any such action, including any subsequent appeal, each Partner is responsible for its 
own costs and fees, including attorney fees. 
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13. INDEMNIFICATION: 

Each Partner shall hold harmless and indemnify the other Partners for the acts or omissions of 
the Partner and its commissioners, officers, employees, agents and assigns in the performance 
of their respective responsibilities and duties under this Agreement, subject to limits of the 
Oregon Tort Claims Act, ORS 30.260 through 30.300, and the Oregon Constitution.  

 
14. DIVISION  OF MAJCS PROPERTY UPON MAJCS  DISSOLUTION: 
 

If the Partners dissolve MAJCS, all Partners shall receive a share of any sale proceeds of any 
MAJCS Property based on the payment formula outlined in Section 7c. 
 

15. ASSIGNMENT: 
The rights and obligations of each party under this Agreement may not be assigned in whole or 
in part without the prior written consent of all the Partners. 

 
16. NOTICE: 

Notices to any Partner shall be provided as set forth below in writing and sent by either certified 
US mail, return receipt requested, or by personal delivery to: 
 
 

City of Lake Oswego 
c/o Police Department Communications Manager 
P.O. Box 369 
Lake Oswego, OR 97034 
 
Washington County Consolidated Communications Agency 
c/o Director  
17911 NW Evergreen Parkway 
Beaverton, OR 97006 
 
Clackamas County 
c/o Director 
Clackamas County Communications  
2200 Kaen Road 
Oregon City, OR 97045 
 
 
17. AMENDMENTS: 

This Agreement may be amended only by a written instrument signed by all parties to this 
Agreement. 

 
18. EFFECTIVE DATE: 

This Agreement shall be effective on the date it is fully executed by the Partners. 
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19. SEVERABILITY: 
The terms of this Agreement are severable and a determination by an appropriate body having 
jurisdiction over the subject matter of this Agreement that results in the invalidity of any part 
shall not affect the remainder of this Agreement. 

 
20. INTERPRETATION: 

The terms and conditions of this Agreement shall be liberally construed in accordance with the 
general purposes of this Agreement and according to Oregon law. 

 
21. DEBT LIMITATION: 

This Agreement is expressly subject to the debt limitation upon any of the Partners, as provided 
for in the Oregon Constitution and state law, and is contingent upon funds being appropriated.  
Any provisions herein, which conflict with applicable law, are deemed inoperative to that 
extent. 

 
22. EXECUTION IN COUNTERPARTS: 

This Agreement may be executed in several counterparts, each of which shall be an original and 
all of which shall constitute the same agreement. 

 
[SIGNATURES ON FOLLOWING PAGE] 
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Clackamas County     Approved As To Form 
 
By __________________________   By  _____________________________ 
 
_____________________________   ________________________________ 
Printed Name      Printed Name 
 
__________________________    _____________________________ 
Title       Title 
 
_______________     _________________ 
Date       Date 
 
 
WCCCA       Approved As To Form 
 
By __________________________   By  _____________________________ 
 
_____________________________   ________________________________ 
Printed Name      Printed Name 
 
__________________________    _____________________________ 
Title       Title 
 
_______________     _________________ 
Date       Date 
 
 
City of Lake Oswego     Approved As To Form 
 
By __________________________   By  _____________________________ 
 
_____________________________   ________________________________ 
Printed Name      Printed Name 
 
__________________________    _____________________________ 
Title       Title 
 
_______________     _________________ 
Date       Date 
 



 



02/26/2014 

EXHIBIT A 

Production CAD workstations and the apportionment percentage  

 

Partner Production CAD 
workstations 

Apportionment 
percentage 

WCCCA 22 52.38% 

CCOM 14 33.33% 

LOCOM 6 14.29% 
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TO: Kent Studebaker, Mayor 
 Members of the City Council 
   
FROM: Catherine Schneider, City Recorder 
 City Manager’s Office 
 
SUBJECT: Approval of Meeting Minutes 
 
DATE: February 27, 2014 
 
 
ACTION 
 
Approve minutes as written. 
 
ATTACHMENTS 
 

1. December 3, 2013, Regular Meeting 
2. December 17, 2013, Regular Meeting 
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CITY COUNCIL REGULAR MEETING 
MINUTES 

December 3, 2013 
 

 
 
1. CALL TO ORDER AND ROLL CALL 
  
Present: Mayor Studebaker, Councilor Jordan, Councilor Gudman, Councilor Bowerman, 
Councilor Gustafson, Councilor Hughes, Councilor O'Neill 
 
Staff Present: Scott Lazenby, City Manager; David Powell, City Attorney, Catherine Schneider, 
City Recorder; Megan Phelan, Human Resources Director; Scot Siegel, Planning and Building 
Services Director; Debra Andreades, Senior Planner; Bonnie Hirshberger, Citizen Information 
Specialist 
______________________________________________________________________ 
 
Mayor Studebaker called the meeting to order at 5:35 p.m. 
 
2. EXECUTIVE SESSION  

Mr. Powell reviewed the parameters for executive session.  The Council recessed for executive 
session at 5:36 p.m. under authority of ORS 192.660 (2) (f) consider records that are exempt by 
law from public inspection; and, (i) review and evaluate the employment-related performance of 
the chief executive officer of any public body, a public officer, employee or staff member who 
does not request an open hearing. 
 
3. RETURN TO OPEN SESSION 

The Council reconvened in open session at 6:37 p.m. 
 
4. PLEDGE OF ALLEGIANCE 
 
Mayor Studebaker led the Council in the Pledge of Allegiance. 
 
Megan Phelan, Human Resources Director, invited the Council to make a motion regarding 
Charter Officer compensation. 

Councilor Gudman moved that the City Attorney receive a COLA adjustment and one-
time adjustment of $1,000 to deferred compensation and the Municipal Judge will be 
receiving a COLA adjustment, effective January 1, 2014.  Councilor Jordan seconded the 
motion. 

A roll call vote was held, and the motion passed, with Mayor Studebaker and Councilors 
Jordan, Gudman, Bowerman, Gustafson, Hughes, and O’Neill voting ‘aye’.  (7-0) 



      
 

 
 
 

5. PRESENTATIONS  
 
5.1 2013 Photo Contest Award Winners 
 
Mayor Studebaker called the photo contest winners to come forward and be recognized. 
Awards were distributed and the winning pictures shown to the Council and audience.  
 
Bonnie Hirshberger, the City’s Citizen Information Specialist, thanked the award winners and 
explained that their work would be used in future City publications.  
 
6. CITIZEN COMMENT  
 

• Gary Buford, 5 Camelot Court 
 
Mr. Buford compared the purposes, definitions, and other aspects of the Tigard and Lake 
Oswego Tree Codes.  A key difference is that Tigard’s Code offers incentives to retain trees and 
the City of Lake Oswego fines people for tree removal. 
 
7. DELIBERATION AND DECISION ON LU 13-0010 
 
7.1 Comprehensive Plan - Package 1 (LU 13-0010)  
 
Mr. Lazenby introduced the item briefly, reminding the Mayor and Council that the review will 
begin with Package 1 and then proceed to Package 2. 
 
Mr. Siegel observed that the topic was a follow-up to deliberations continued from November 5th 
and referred Council to documentation provided, which includes follow-up to Council questions 
since the last hearing.  
 
Mr. Powell reported that written testimony had been submitted earlier in the day.  Although 
public testimony on the matter had already been closed, Staff had assigned a label (G-20) to 
this email communication, which was from Lisa Volpel. Staff noted for the record that this would 
not be accepted as public testimony nor considered by Council. 
 
Councilor Jordan offered some comments, given that she had not participated in the 
November 5th public hearing.  After observing the meeting, she wanted to clarify concerns about 
the question of automobile traffic in Lake Oswego.  Unlike many other cities, Lake Oswego’s 
roads infrastructure is built out, so what needs to be discussed is maintenance and safety of the 
roads for motorists, pedestrians, and bicyclists.  In her role as Council liaison to the 
Transportation Advisory Board, she addressed the topic of Multi-modal Mixed Use Areas 
(MMAs), discussing background and financial implications.  Council needs to consider carefully 
the benefits of MMAs as a tool for the City before eliminating it as an option.  She indicated that 
her fear is that local control will be given up with elimination of MMAs. 
 
Mr. Siegel, indicating that residential density policies have been the key issue in the Complete 
Neighborhoods and Housing chapter, provided background leading to Council’s April, 2013, 
motion.  This directed Staff to evaluate the Comprehensive Plan in terms of containing density 
increases and focusing on areas either currently designated for high-density housing or zoned 
for commercial use.  The pertinent language can be found in Complete Neighborhoods and 
Housing, specifically in Policy A-1. 



      
 

 
 
 

 
Council Bowerman commented on the many references to Neighborhood Villages in the 
document. In her estimation, they do not meet the goal of containing density, but rather have the 
effect of spreading density throughout the City.  Based on the definitions in the document, she 
would like to explore changing the Neighborhood Villages to Commercial Corners. 
 
Mr. Siegel explained that the Neighborhood Villages concept came out of the community 
planning process and so is part of the overall vision.  It has a purpose beyond focusing 
neighborhood commercial uses and is useful as a planning tool.  The proposed Plan and 
Neighborhood Village concept reaffirms what is known and valued about these areas, whereas 
the current Plan does not really identify these places.  The intent was to provide more certainty, 
in place of the open-endedness of the current Plan.  It is useful in integrating these high-density, 
mixed-used zones in terms of transportation connections and public amenities such as parks.  If 
such areas were defined purely as Commercial Corners, the sense of a cohesive place with a 
purpose other than as a commercial center would be lost. 
 
Mayor Studebaker asked if there is a limit on how big a Neighborhood Village can be.  Mr. 
Siegel indicated that the proposed Plan limits the spread of high-density zoning.  A proposal to 
spread out or multiply Neighborhood Commercial (NC) zones would be subject to the same 
policies and criteria in the current Comprehensive Plan, which has been effective in preventing 
proliferation of commercial centers around the city.  Ms. Andreades explained key differences 
between Neighborhood Villages, where NC zones are found, and Commercial Corners, as 
detailed in the document. 
 
A brief discussion followed regarding concerns that the Plan could allow the “creep” of existing 
Neighborhood Villages.  Mr. Siegel, noting that this portion of the proposed Plan addresses 
development standards, indicated that the potential for “creep” exists today without the 
Neighborhood Villages designation.  With the proposed designation, the areas where 
commercial development is appropriate would be defined, which could prevent their spread.  
The current Plan lacks this definition. 
 
Councilor Hughes indicated that her concern with the Neighborhood Villages concept is that it 
deposits higher- and mixed-use density into neighborhoods that are largely single-family 
residential areas.  If that is not the intent, perhaps some re-writing is needed. 
 
Councilor Jordan indicated that she is concerned that Council is picking apart individual details 
of the Plan, rather than looking at the overall picture.  There should be more confidence that 
community sentiment and the review and other processes will not allow this kind of 
encroachment; Lake Oswego will stay essentially the same in future years, only better.  The 
community needs to be able to stretch and grow a little to meet citizens’ needs. 
 
Councilor Bowerman referred to the definition of Neighborhood Villages  and contrasted it to 
the definition for Commercial Corners.  She believes that the latter term should replace 
Neighborhood Villages throughout in order to meet the desires of the citizens.  She cannot 
support the concept of Neighborhood Villages, as defined. 
 
Councilor Gustafson indicated that he has significant concerns about pulling the 
Neighborhood Villages concept out of the Plan, after all of the citizen input that has gone into 
crafting it.  In fact, he believes the proposed Plan actually limits the possibility of up-zoning 
much more effectively than the current Comprehensive Plan.  The new Plan states clearly 



      
 

 
 
 

where up-zoning is a possibility; it also meets more than commercial needs.  This Plan is a step 
forward in protecting the neighborhoods and addressing the community’s common concerns.  
 
Councilor Gudman asked Mr. Siegel to comment as to whether he believes this portion of the 
proposed Plan is more or less stringent than the current Plan.  Mr. Siegel indicated that he 
believes this Plan is far more restrictive than the current Plan regarding up-zoning. 
 
A brief discussion followed about a potential modification to the Neighborhood Villages definition 
under Goal 2 of the Economic Vitality section suggested by Mayor Studebaker. 
 
Mayor Studebaker moved to add the word "residential" after the words “immediately 
surrounding” under Policy 8, c. v. in the Economic Vitality Section.  Councilor Gudman 
seconded the motion. 
 
A roll call vote was held, and the motion passed, with Mayor Studebaker and Councilors 
Jordan, Gudman, Bowerman, Gustafson, Hughes, and O’Neill voting ‘aye’.  (7-0) 
 
Councilor Bowerman suggested that the words "medium- and high-density residential uses” 
be removed from any reference to Neighborhood Villages.  She indicated that her objective was 
not to have medium- and high-density villages throughout the city.  A short discussion followed, 
with Councilor Jordan asking Council to consider the balance with public transportation 
objectives.  Mayor Studebaker suggested modification of the definition of Neighborhood 
Villages. 
 
Councilor Gustafson observed that it had been his impression that designating Neighborhood 
Villages was a way to take redevelopment pressure off single-family neighborhoods.  Council 
should address the fundamental question of an acceptable level of development and 
redevelopment.  How much does this Council want to restrict development? 
 
Councilor Bowerman indicated that the concern of current residents of the areas designated 
as Neighborhood Villages is further intrusion of density in their neighborhoods.  Their concerns 
are her concerns.  Her perspective is that citizens want to avoid high density throughout the city. 
 
Councilor O'Neill cited Palisades as an example of an area with both new development and 
other development that might be susceptible to redevelopment with high-density housing or 
mixed use.  He asked if this would be viewed as favorable or not, and Councilor Bowerman 
responded that she would be opposed at this point. 
 
Councilor Jordan moved that under the definition of Neighborhood Village on Page 75 of 
the Council packet, second sentence, third paragraph, after "plazas and paths”, the 
words "where compatible with Neighborhood Plans,” be added.  Councilor Gudman 
seconded the motion. 
 
Councilor Hughes responded to Councilor Gustafson's question regarding her position on 
development and redevelopment, indicating she is not against development per se.  She is in 
favor of protecting the quality of life, particularly in single-family neighborhoods.  Councilor 
Jordan's proposal seems to clarify the definition, and she would support the motion. 
 
Councilor Bowerman asked Mr. Siegel if all of the proposed Neighborhood Villages currently 
have a Neighborhood Plan.  Mr. Siegel indicated that, of the five, two have a completed 
Neighborhood Plan (West Lake Grove Design District and Palisades Neighborhood).  There 



      
 

 
 
 

was a brief discussion about effects of this change, in conjunction with the change adopted in 
the previous motion. 
 
A roll call vote was held, and the motion passed, with Mayor Studebaker and Councilors 
Jordan, Gudman, Bowerman, Gustafson, Hughes, and O’Neill voting ‘aye’.  (7-0) 
 
Councilor Hughes asked Council to further discuss the Mayor’s idea of specifying those areas 
currently allowing higher density so as to prevent massive up-zoning. 
 
Mr. Lazenby explained that the Comprehensive Plan Map is an integral part of the Plan.  Lake 
Oswego’s Comprehensive Plan Map is quite detailed and is the guiding document that 
delineates and limits uses.  Any future Council that wishes to change the Map would have to go 
through the Comprehensive Plan amendment process, which is not trivial.  He affirmed that it 
would be same process required to amend the Comprehensive Plan text. 
 
Councilor Gudman moved to adopt Complete Neighborhoods and Housing as amended.  
Councilor Gustafson seconded the motion. 
 
Councilor Hughes stated that she wanted to review a couple of additional items before she 
would be comfortable acting on the motion.  Councilors Gudman and Gustafson withdrew 
the motion and the second respectively. 
 
Councilor Hughes indicated that she was looking for some refinement of Section B, Housing 
Choice and Affordability, Policy B-2.  Her concern was about secondary dwelling units and their 
effects on density and character of single-family residential neighborhoods.  She suggested that 
the text should include limitations such as size and location on the property. 
 
Councilor Gustafson noted that secondary dwelling units are currently allowed, and the 
proposed Plan does not reflect a change.  Mr. Siegel provided background on development of 
policy and the codes.  Ms. Andreades indicated that a review was required for a proposed 
secondary dwelling unit. 
 
Councilor Hughes referred to Policy B-4, and noted that it seemed to be an extremely broad 
policy.  She asked how it was enforced.  Mr. Siegel clarified that code inspections are triggered 
by development and that this is enabling language for the existing building code and inspection 
procedures and policy. 
 
After further discussion, Mr. Lazenby recommended that the language be left as is to allow for 
flexibility in matters related to the dangerous building abatement program. 
 
Councilor Bowerman directed attention to the Recommended Action Measures that deal with 
affordable housing.  She believes that these measures were based on faulty assumptions as to 
income levels in Lake Oswego, and therefore the emphasis on building affordable housing goes 
too far. 
 
Councilor Bowerman moved to amend to remove Section D. under the Recommended 
Action Measures (on page 45 of Exhibit A-1-1).  Mayor Studebaker seconded the motion. 
 
A roll call vote was held, and the motion failed, with Mayor Studebaker and Councilor 
Bowerman voting ‘aye’.  Councilors Jordan, Gudman, Gustafson, Hughes, and O'Neill 
voted ‘no’.  (2-5) 



      
 

 
 
 

  
Councilor Bowerman moved to amend to remove Section E. under the Recommended 
Action Measures (on page 45 of Exhibit A-1-1).   
Mayor Studebaker seconded the motion. 
 
A roll call vote was held, and the motion passed, with Mayor Studebaker and Councilors 
Bowerman, Hughes, and O’Neill voting ‘aye’.  Councilors Jordan, Gudman, and 
Gustafson voted ‘no’.  (4-3) 
 
Councilor Bowerman moved to amend to remove Section F. under the Recommended 
Action Measures (on page 45 of Exhibit A-1-1).   
Mayor Studebaker seconded the motion. 
 
A roll call vote was held, and the motion passed, with Mayor Studebaker and Councilors 
Bowerman, Hughes, and O’Neill voting ‘aye’.  Councilors Jordan, Gudman, and 
Gustafson voted ‘no’.  (4-3) 
 
Councilor Bowerman moved to amend to insert the language “if they already existed in 
2013,” to the Neighborhood Villages definition. Councilor O’Neill seconded the motion. 
 
A roll call vote was held, and the motion passed, with Mayor Studebaker and Councilors 
Gudman, Bowerman, Hughes, and O’Neill voting ‘aye’.  Councilors Jordan and Gustafson 
voted ‘no’.  (5-2) 
 
Councilor Gudman moved to approve Complete Neighborhoods and Housing chapter as 
amended.  Councilor O'Neill seconded the motion. 
 
A roll call vote was held, and the motion passed, with Mayor Studebaker and Councilors 
Jordan, Gudman, Hughes, and O'Neill voting ‘aye’.  Councilors Bowerman and Gustafson 
voted ‘no’.  (5-2) 
 
Councilor Gudman moved the adoption of Economic Vitality section as amended.  
Councilor Jordan seconded the motion. 
 
A roll call vote was held, and the motion passed, with Mayor Studebaker and Councilors 
Jordan, Gudman, Bowerman, Hughes, and O'Neill voting ‘aye’.  Councilor Gustafson 
voted ‘no’.  (6-1) 
 
Mr. Siegel indicated that adoption of Resolution 13-60 would provide for preliminary approval of 
Package 1 of the Comprehensive Plan Update.  He read the Resolution title. 
 
Councilor Gudman moved to adopt Resolution 13-60 as amended.  Councilor O'Neill 
seconded the motion. 
 
Councilor Jordan expressed her concern about the removal of the MMAs.  Keeping them in 
the Comprehensive Plan indicates to the Oregon Department of Transportation that Lake 
Oswego would like to have local control over addressing of safety issues on Highway 43. 
 
A roll call vote was held, and the motion passed, with Mayor Studebaker and Councilors 
Gudman, Bowerman, Hughes, and O'Neill voting ‘aye’.  Councilors Jordan and Gustafson 
voted ‘no’.  (5-2) 



      
 

 
 
 

 
Councilor Bowerman discussed input received from several Historic Resources Advisory 
Board (HRAB) members following Council’s last discussion.  They were concerned about the 
removal of two recommended action measures that Council had tentatively passed earlier. 
 
Councilor Bowerman moved to direct Staff to work with HRAB over the next three- to 
four-week period to give voice to any additional clear action measures that they feel are 
necessary and wish to propose that aren’t already covered by existing policy. 
 
After discussion it was decided that a motion was not needed and that Staff would follow the 
Council direction to work with HRAB on possible new language that might be incorporated into 
the consolidated Plan to be presented in early 2014.  Mr. Siegel confirmed that he would keep 
Council apprised of developments. 
 
Councilor Jordan requested that additional consideration be given to including references to 
MMAs, given that this would recognize them as potential good policy for the City. 
 
Mr. Siegel indicated that Staff could further investigate the implications of removing them.  
Mayor Studebaker confirmed that Staff should do so. 
 
Councilor Gustafson asked about the process going forward, now that Council action has 
resulted in changes to the Planning Commission’s recommendation.  Mr. Siegel indicated that 
Staff anticipates presenting the complete and consolidated Plan in January to both the Planning 
Commission and to the Council.  Staff will be reporting to the Planning Commission on the 
changes just made, including the rationale for the changes.  As an advisory body, they are at 
liberty to make additional recommendations. 
 
8. PUBLIC HEARINGS 
 
8.1 Comprehensive Plan - Package 2 (LU 13-0045)  
 
Mr. Powell reviewed the guidelines for the public hearing. 
 
Mr. Siegel reviewed highlights of the purpose and process of the Comprehensive Plan update, 
as discussed in the Council Report (p 1-8 of Council packet, 8.1 Comprehensive Plan – 
Package 2, Part 1).  He drew Council’s attention to public testimony received recently, Exhibits 
G-3, G-4, and G-5, from Dianne Cassidy, Carolyne Jones, and Chris Robinson.  The chapters 
and sections comprising Package 2 were reviewed. 

Mr. Powell asked if any Council member wished to declare any matter related to a conflict of 
interest.  None was heard.  He asked if any audience member wished to challenge a Council 
member’s right to hear this preliminary application.  No challenges were heard. 

PUBLIC TESTIMONY 
 
• Marlin DeHaas, 1425 Cherry Crest Drive 
 
Mr. DeHaas asked that Council eliminate the acronym “LID” in references to Low Impact 
Development.  He understands that the City had eliminated septic tank effluent pumps; if not, he 
recommended that be done.  Private pumping systems are addressed (in item 9.5), and he 
discussed reasons that these should be minimized in Lake Oswego, as well as alternatives.  



      
 

 
 
 

With regard to Item G, he indicated that the Local Improvement District should be included as a 
method of funding for sanitary sewer construction. 
 

• Bob Thompson, 2390 Palisades Crest Drive 
 
Mr. Thompson distributed a document to all members of Council, indicating that he was 
speaking on behalf of LO Stewards and their supporters.  After reviewing his November 5 
testimony about language in Package 1, he indicated his review of Package 2 amplifies his 
concerns about undefined use of the terms “open space” and “natural resources”, and about 
other references and language pertaining to them.  He requested that the definitions of these 
terms be reviewed and changed, including a realistic definition of the word “significant”, which 
should precede the term “natural resources” throughout the document.  The definitions of 
Resource Conservation and Resource Protection districts should be revised to restrict their 
application.  Already-developed private backyards should be specifically excluded from the 
“open space” definition.  He also requested that the word “shall” be replaced with a word such 
as “can” or “may” where used in Package 2 with the terms “open space” and “natural 
resources”. 
 

• Chris Robinson, 14000 Goodall Road  
 
Introducing himself as chair of the Forest Highlands Neighborhood Association, Mr. Robinson 
expressed his concern, expressed previously, that the neighborhood is zoned incorrectly as R-
7.5.  Package 2 does nothing to address issues of up-zoning, which was forced on the 
neighborhood at the time of annexation.  It has been suggested that the issue be addressed 
after the Comprehensive Plan update is finalized, but he considers this an unfair burden on the 
neighborhood.  His request was that Council slow down the Comprehensive Plan update 
process to address the issue.  He posits that R 7.5 zoning corrupts the neighborhood character 
of Forest Highlands.  Based on his recent conversation with Metro, the question of higher 
density is one for the City to decide about. 
 
A short period of questions and answers of Council members followed.  It was suggested that, 
after Mr. Robinson’s scheduled meeting with Staff on high-density development in the 
neighborhood, specific language could be developed for Council’s consideration in relation to 
the Comprehensive Plan. 
 

• Gary Buford, 5 Camelot Court 
 
Mr. Buford expressed his concern that the City's Engineering Department is intent on 
disallowing construction of public sewer connections in easements on private property and 
insisting that they be restricted to roadways.  He directed the Council's attention to the section 
within Package 2 that reference the Carollo report.  Of specific concern was reference 8.20 of 
the Carollo report, which prescribes a policy of locating collection systems in the street.  He 
opposes this, indicating that the City should look for the best place, which sometimes is found in 
easements. 
  



      
 

 
 
 

 
• Lisa Volpel, 5655 Kenny Street 

 
A resident of the Rosewood Neighborhood, Ms. Volpel described the challenges of developing 
a Neighborhood Plan that is acceptable both to the County and the City.  Their Neighborhood 
Plan is mostly complete, but there is no current method to have it adopted by the City.  She 
requested a path to adoption by the City.  She also questioned the designation of a 
Neighborhood Village at the corner of Jean and Pilkington roads.  She is concerned about its 
effects and also about adding allowances for mixed use in the Employment Zone.  She feels it 
creates a great deal of uncertainty in the neighborhood, and would like to see the Neighborhood 
Village designation go away. 
 

• Dianne Cassidy, 3601 Wren Street 
 
Ms. Cassidy indicated that the package before Council creates something transformational and 
brings mixed use into every zone within the City, including residential.  This would change the 
nature of huge sections of Lake Oswego.  She enumerated references throughout the document 
where revision was requested. Her understanding is that Neighborhood Plans provide no legal 
protection for neighborhoods; provisions must be put into Code. 
 

• Tana Haynes,  

Ms. Haynes indicated that she wished to cede her allowed time to Ms. Cassidy. 

Ms. Cassidy discussed additional areas of concern.  She suggested revised language to clarify 
meaning in several areas and identified sections that should be withdrawn.  
 

• Carolyne Jones, 2818 Poplar Way 
 
Ms. Jones indicated that her testimony would summarize content of the email she had 
submitted.  She indicated that while Package 1 made significant strides toward the goal of 
making the Comprehensive Plan primarily a land use document, Package 2 has fallen short.  
Concerns were highlighted, including her objection to inclusion of many representations 
involving sensitive lands issues; these were to have been set aside for now.  She requested that 
all references to open space, sensitive lands, natural resources, water quality, and surface 
water management be pulled out for further analysis.  After discussing her analysis of the 
document language, she proposed that Package 2 be re-written. 
 

• Jim Bolland, 804 5th Street 
 
Mr. Bolland, representing the Lake Oswego Neighborhood Action Coalition, directed Council’s 
attention to the policy related to reducing dependency on the automobile.  He suggested that 
this does not apply in Lake Oswego and the language should be removed.  He mentioned that 
the policy comprising B-6 in Exhibit F-1.1 assumes that the Environmental, Social, Energy and 
Economic (ESEE) Analysis is correct; this also should be deleted.  He suggested that a 
definition of a buildable lot be added to B-9.  He referenced B-10 and D, Land Use 
Administration, indicated that these should be deleted.  He is unaware of any Neighborhood 
Plan that contains criteria regarding density change criteria. He has concerns about ministerial 
decisions with Staff making decisions in conflict with the desires of the neighborhood.  He 
recommended deletions under E-3. After discussing portions of Urbanization, Policy A-1, he 



      
 

 
 
 

recommended restoring language corresponding to the 1994 Comprehensive Plan policy.  He 
found the Energy and Environment section [o be rife with elements of potential hidden costs; 
Council was asked to reconsider this section. 
 
Mr. Siegel offered comments in response to the testimony.  He reviewed the charge from 
Council and explained that the April motion did not direct Staff to re-examine all policy areas of 
the Plan.  It had been one of the most thorough, open, and transparent public processes in his 
experience.  He addressed briefly some of the substantive points of testimony, including (1) Mr. 
Robinson’s concerns about R-7.5 zoning in the Forest Highlands Neighborhood; and (2) Mr. 
Bolland’s suggestion about removal of policies related to zone change criteria.  He explained 
that much of this language under Land Use Administration is actually from the existing 
Comprehensive Plan.  He urged caution in considering removal of these policies from the Plan.  
He emphasized that the proposed Plan reflects a community-driven process. 
 
Discussion 
 
Councilor Bowerman made note of repetitions under Policy A-1.  She moved to amend to 
remove all references to reducing automobile dependency throughout.  Mayor 
Studebaker offered a friendly amendment to remove the language “reduce dependency 
on the automobile” in A-1. h. Councilor Bowerman accepted the amendment.  Councilor 
Hughes seconded the motion. 
 
After a brief discussion, a roll call vote was held.  The motion passed, with Mayor 
Studebaker, Councilors Jordan, Gudman, Bowerman, Hughes, and O'Neill voting ‘aye’.  
Councilor Gustafson voted ‘no’.  (6-1) 
 
Councilor Hughes indicated her concurrence with Mr. Thompson’s opinion that the current 
definition of Open Space is incredibly broad.  Although the term is used throughout the 
proposed update document, its definition is not included.  She cannot accept the definition 
shown in the 1994 Comprehensive Plan.  She is also concerned about the lack of definition of 
“natural resources”.  Councilor Hughes moved to delete the words "or even a landscaped 
backyard" from the definition of Open Space as defined in the existing Comprehensive 
Plan.  Councilor Gudman seconded the motion. 
 
Councilor Hughes observed that the update document also includes no definition for Natural 
Resources, and a short discussion followed.  Ms. Andreades, after reviewing definitions of the 
term in both the existing Comprehensive Plan and in portions of the Community Development 
Code, observed that they differ.  After discussion, the motion was withdrawn, with the 
understanding that Staff would propose new and consistent definitions for Natural Resources 
and Open Space for the consolidated Plan update.  Mr. Siegel confirmed that they would use 
the most current definitions, those from the Code, which do not include private backyards. 
 
Councilor Hughes referenced B-6 and echoed Mr. Bolland’s concerns about the ESEE 
Analysis. 
 
Councilor Hughes moved to strike the words "that have been inventoried and determined 
to be significant resources warranting protection through the ESEE Analysis process" 
under B-6. in the Development Review section.  Councilor Bowerman seconded the 
motion.  A roll call vote was held, and the motion passed, with Mayor Studebaker and 
Councilors Jordan, Gudman, Bowerman, Gustafson, Hughes, and O'Neill voting ‘aye.’ (7-
0) 



      
 

 
 
 

 
Councilor Bowerman moved to amend to delete Item k. under Policy B-10. Councilor 
O'Neill seconded the motion.  A roll call vote was held, and the motion passed, with 
Mayor Studebaker and Councilors Gudman, Bowerman, Hughes, and O'Neill voting ‘aye’.  
Councilors Jordan and Gustafson voted ‘no’.  (5-2) 
 
Councilor Hughes reminded Council of the conflict between solar access and tree canopy 
criteria referenced in Item g. under Policy B-10.  In discussion, Mr. Siegel suggested adding the 
word “balance” to the language.  Councilor Bowerman recommended that a motion include the 
same revision where this language appears in another section of the Plan. 
 
Councilor Gudman moved to amend to add the word "balance" to Item g. under Policy B-
10 and at the other location where the same language appears in the package.  Councilor 
Jordan seconded the motion.  A roll call vote was held, and the motion passed, with 
Mayor Studebaker and Councilors Jordan, Gudman, Bowerman, Gustafson, Hughes, and 
O'Neill voting ‘aye’.  (7-0) 
 
Councilor Bowerman asked why a reference to the sign code was removed from Section C.  
Mr. Siegel stated that it was determined not to be land use policy in the course of the review for 
consistency in regard to land use.  He suggested that the reference might be listed as a 
Recommended Action Measure. 
 
Councilor Bowerman moved to amend to add back the reference previously shown as 
Policy C-3. and to place it under Recommended Action Measures.  
 
Mr. Powell provided brief background and considerations relating to removal of the reference 
from the Plan.  He recommended that, if added back under Recommended Action Measures, a 
note should be included that stipulates it does not implement Comprehensive Plan policy. 
 
After discussion, Councilor Bowerman indicated that her motion would incorporate the 
stipulation.  Councilor O’Neill seconded the motion.  A roll call vote was held, and the 
motion passed, with Mayor Studebaker and Councilors Jordan, Gudman, Bowerman, 
Gustafson, Hughes, and O'Neill voting ‘aye’.  (7-0) 
 
Councilor Bowerman raised concerns about Policy E-2. and the many opportunities for up-
zoning it might allow. 
 
Councilor Gudman moved to leave Policy E-2. as is.  Councilor Jordan seconded the 
motion. 
 
Discussion followed about the need for Council to consider changes to this policy.  Councilor 
Gudman agreed to withdraw his motion. 
 
Mayor Studebaker moved to amend Policy E-2. of E. Comprehensive Plan Amendments 
to remove the language following the word "uses" from E-2. b. ii. (C) and to remove the 
language following the word “neighborhood” from E-2. b. ii. (G). Councilor O'Neill 
seconded the motion. 
 
After varied discussion, Mayor Studebaker withdrew the motion. 
 



      
 

 
 
 

Councilor Gustafson expressed his concern that, when contemplating additional revisions, 
Council keep in mind the considerable effort and expertise already invested in the Plan by Staff, 
CAC, and Planning Commissioners. 
 
Council decided to continue the deliberation and decision on LU 13-0045 to 4:00 p.m. on 
December 10, 2013.  
 
Mr. Powell clarified that the Mayor had closed the public hearing and that the continuation was 
for continued deliberation and decision. Mayor Studebaker confirmed that this was the case.  
 
9. COUNCIL BUSINESS 
 
9.1 Resolution 13-70 - A Resolution of the Lake Oswego City Council Submitting to 

the Voters at the March 11, 2014 Election a Measure Approving Goodall Road 
Pavement-Widening Adjacent to Certain Properties 

 
Mr. Powell read the Resolution Title, after referring Council members to the Council Report (9.1 
Resolution 13-70 of Council packet).  He highlighted the ballot title, Section 2 of the Resolution, 
and noted that an explanatory statement with more detail will be brought to Council on 
December 17th.  Adoption of Resolution 13-70 will allow the City Recorder to proceed with the 
publication that will enable submission to the County Clerk for the March election. 
 
Councilor Gudman moved to adopt Resolution 13-70.  Councilor Hughes seconded the 
motion. 
 
A roll call vote was held, and the motion passed, with Mayor Studebaker and Councilors 
Jordan, Gudman, Bowerman, Gustafson, Hughes, and O'Neill voting ‘aye’.  (7-0) 
 
10. STUDY SESSIONS 
 
10.1 2014 Master Fees & Charges 
 
 
11. INFORMATION FROM COUNCIL  
 
11.1 Councilor Information 
 
No reports were made. 
 
11.2 Reports of Council Committees, Organizational Committees, and 

Intergovernmental Committees 
 
No reports were made. 
 
12. REPORTS OF OFFICERS  
 
12.1 City Manager 
 
No report was made. 
 
12.2 City Attorney 



      
 

 
 
 

 
No report was made. 
 
13. ADJOURNMENT 
 
Councilor Gudman moved for adjournment. 
 
The meeting was adjourned at 10:57 p.m.  
 

         Respectfully submitted, 
 
       
 Catherine Schneider, City Recorder 
 
 
 
  

  
  
 
 
 

APPROVED BY THE CITY COUNCIL: 

ON    __________________ 

 

      

Kent Studebaker, Mayor 
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1. CALL TO ORDER AND ROLL CALL 
Mayor Studebaker called the regular City Council meeting to order at 7:00 p.m. on 
December 17, 2013, in the City Council Chambers, 380 A Avenue.  
Present: Mayor Studebaker, Councilors Bowerman, Gudman, Gustafson, Hughes, 

Jordan, and O’Neill   
Staff Present: Scott Lazenby, City Manager; David Donaldson, Assistant City Manager; 

David Powell, City Attorney; Catherine Schneider, City Recorder; Erica 
Rooney, Assistant City Engineer; Brant Williams, Redevelopment Director; 
Leslie Hamilton, Senior Planner; Don Johnson, Police Chief; Joshua 
Baretich, Police Officer 

Others Present:  Chris Koback, attorney, Hathaway, Koback & Connors 
  
2. PLEDGE OF ALLEGIANCE 
Mayor Studebaker led the Council in the Pledge of Allegiance. 
3. PRESENTATIONS 
3.1 Unsung Heroes Presentation 
Mayor Studebaker presented awards to the Unsung Heroes: Betty Barber, Karen Mela, Roni 
Sidman, Judy Brokaw, Suzie Lee, Catherine Lu, Sally Mahedy, Denise Miller, Jody Nossler, Ellen 
Rabow, Mark Shepard, John Fowlks, Brigitte Howlely, and Nancy Sergeant. 
Mayor Studebaker and Chief Johnson introduced new Police Officer David Joshua Baretich, 
who grew up in Lake Oswego and is a 2011 graduate of Oregon State University. 
3.2 Audit Committee Report 
Councilor Jordan announced on behalf of the Council Audit Committee that the City received a 
clean audit. The auditors had nothing but good things to say and remarked on the continued 
improvements in the Finance Department. 
4. CONSENT AGENDA 
Councilor Gudman moved the Consent Agenda. Councilor Bowerman seconded the motion. 
A roll call vote was taken, and the motion passed with Mayor Studebaker and Councilors 
Bowerman, Gudman, Gustafson, Hughes, Jordan, and O’Neill voting ‘aye.’ (7-0) 
4.1 APPROVAL OF MEETING MINUTES 
4.1.1 October 22, 2013, Regular Meeting 
Action:  Approve minutes as written 
4.2 RESOLUTIONS 
4.2.1 Resolution 13-62, A Resolution of the City Council of Lake Oswego Authorizing the 

Chief of Police to Sign a Master Intergovernmental Agreement to Establish a User 
Board for the Regional Justice Information System 

CITY COUNCIL REGULAR MEETING 
MINUTES 

December 17, 2013 
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Action:  Adopt Resolution 13-62 
4.2.2 Resolution 13-69, A Resolution of the Lake Oswego City Council Authorizing the 

Mayor to Sign an Intergovernmental Agreement with the South Fork Water Board, 
City of West Linn, and City of Tigard for a Water System Intertie 

Action:  Adopt Resolution 13-69 
END CONSENT AGENDA 
5. ITEMS REMOVED FROM THE CONSENT AGENDA  
There were no items removed from the Consent Agenda. 
EXECUTIVE SESSION 
The Council convened in executive session at 7:18 p.m. under the authority of ORS 192.660 (2) (h) 
to consult with legal counsel regarding the legal rights and duties of the City with regard to current 
litigation or litigation likely to be filed; and subsection (f) to consider records that are exempt by law 
from public inspection. 
The Council reconvened in open session at 7:35 p.m.  
6. CITIZEN COMMENT 
►  Carolyn Jones ‒ 2818 Poplar Way, Lake Oswego 
Ms. Jones expressed her concerns about the new tree code, which appears to be more restrictive. 
Mr. Powell explained that there was no code change; Planning Department had assured him it 
was just a change to the Tree and Sensitive Lands Protection Plan applications. The applications 
were consolidated in an effort to streamline the application process. 
►  Carolyn Krebs ‒ 16925 Denny Court, Lake Oswego ‒ on behalf of the Lake Oswego 
Neighborhood Action Coalition (LONAC) 
Ms. Krebs expressed LONAC’s support for the Council moving forward to approve Phase One of 
the Boones Ferry Road Improvement Project. 
7. COUNCIL BUSINESS 
7.1 Resolution 13-59, Declaring the City's Intent to Vacate a portion of Rosewood Street, 

Accept Right-of-way Dedication, and Authorizing the City Manager to Execute 
Additional Documents Necessary to Facilitate a New Intersection of Rosewood Street 
to Boones Ferry Road 

Mr. Lazenby noted that the intent of this resolution is to improve circulation in the Boones Ferry-
Rosewood area.  

Ms. Rooney gave a presentation on the reasons for the requested vacation of a portion of 
Rosewood Street. It is being requested by a developer of one of the properties; there currently is 
no intersection of Boones Ferry Road with Rosewood Street. There will be a number of steps to 
this process, which will be coordinated with the development. 

Councilor Jordan moved to adopt Resolution 13-59, declaring the City’s intent to vacate a 
portion of Rosewood Street, accept right-of-way dedication, and authorizing the city 
manager to execute additional documents necessary to facilitate a new intersection of 
Rosewood Street to Boones Ferry Road. Councilor Gudman seconded the motion.  
A roll call vote was taken, and the motion passed with Mayor Studebaker and Councilors 
Bowerman, Gudman, Gustafson, Hughes, Jordan, and O'Neill voting ‘aye.’ (7-0) 
7.2 Boones Ferry Road Improvements - Phase One 
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Mr. Lazenby noted that this would be a follow-up to Council’s study session in November of the 
Boones Ferry project. It is the first formal step to proceed. It does not fully commit the City to how 
the project will be financed, but it is a major step in moving forward. 

Mr. Williams explained that tonight is an opportunity for the Council to review the discussion they 
had with business and property owners at the November 19 Council meeting. There will also be an 
opportunity to discuss funding and construction phasing opportunities. Council is asked to direct 
staff to proceed with design and engineering for Phase One.  

Mr. Williams briefly reviewed the November 19 Council meeting discussion with project 
stakeholders. There will be significant impacts to properties; some will have impacts to parking, 
access, and circulation. The City is committed to resolving these issues favorably for businesses 
as much as possible. Mr. Williams described the preliminary schedule, preliminary cost estimates, 
improvements, draft funding plan, and next steps. Current anticipated cost of the project is $26.9 
million. 

Councilor Jordan referenced a letter received by Council from a service station owner and 
indicated she hopes the City can work positively with business owners on Boones Ferry. 
Councilor Jordan commended Mr. Williams for his willingness to establish and involve a citizen 
group as the project moves forward.  

Councilor Bowerman indicated she would like to take a look at the financing of the project in 
relation to the engineering. She would like to see further discussion of phasing to perhaps limit 
costs, including the possibility of turning Phase 1 into two phases.  

Councilor O'Neill referenced his previous request to have the project value-engineered. Mr. 
Williams indicated that it is certainly possible to incorporate value-engineering into the project. 
Accommodating Councilor Bowerman’s suggestion to turn Phase 1 into two phases would have 
some impact on design and engineering costs, probably increasing them. 

Councilor Hughes asked if the ODOT grant was contingent on using urban renewal funding for 
the project. Mr. Williams indicated that it was not.  

Councilor Jordan expressed concerns about the added impacts of phasing construction. 

Councilor Gudman asked if the Second Street communications and public involvement plan was 
intended to be the model for the Boones Ferry project. Mr. Williams indicated the City would use 
some or all of the elements from the Second Street project; Boones Ferry is a much larger project, 
and he expects communications and public involvement to be more complicated. Councilor 
Gudman asked if splitting Phase 1 into two phases wouldn’t add to the disruption and extend the 
period of construction. Mr. Williams indicated that it would likely extend the period of construction; 
there is some cost increase associated with phasing. He noted that any time a contract is changed 
midstream, there are additional associated costs. Councilor Gudman asked if any of the business 
and property owners have expressed a desire to have the construction period extended. Mr. 
Williams indicated they had not. 

Councilor Jordan asked if breaking up the project into multiple phases would impact the ODOT or 
federal funding. Mr. Williams indicated it might; he would need to check.  

Councilor Gustafson indicated that he supports Councilor O'Neill's request for value engineering, 
but he does not support breaking the project into additional phases. He is in favor of minimizing the 
length of time the project takes.  

Councilor Bowerman indicated her commitment to completing the project. She would like staff to 
consider how there could be a long term commitment from the general fund, in order to avoid 
additional debt. Her support for the project moving forward tonight includes an idea of flexibility in 
how Phase One is defined.  
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Councilor Hughes indicated that the Council direction to staff seems to be to be as creative and 
cost-effective in engineering this project as possible. 

Councilor Gudman noted that the total general fund commitment for the next five years is around 
$17 million or $18 million for parks, other road projects, intersections, pathways, and 
miscellaneous capital projects. In order to fund Boones Ferry from the general fund, none of those 
projects could be completed for the next five years, and he does not believe that is realistic. 

Councilor Hughes moved to proceed with design and engineering for the Boones Ferry 
Road Project Improvement - Phase One. Councilor Jordan seconded the motion.  
A roll call vote was taken, and the motion passed with Mayor Studebaker and Councilors 
Bowerman, Gudman, Gustafson, Hughes, Jordan, and O'Neill voting ‘aye.’ (7-0) 
7.3 Resolution 13-63, A Resolution of the Lake Oswego City Council Authorizing the 

Mayor to Sign a Third Amendment to the Intergovernmental Agreement between 
Lake Oswego and Tigard regarding Water Supply Facilities, Design, Construction 
and Operation 

Mr. Donaldson explained that the Council is being asked to approve Resolution 13-63, authorizing 
the Mayor to sign a third amendment to the IGA with Tigard.  

Councilor Bowerman moved to adopt Resolution 13-63, a resolution of the Lake Oswego 
City Council authorizing the mayor to sign a third amendment to the intergovernmental 
agreement between Lake Oswego and Tigard regarding water supply facilities, design, 
construction, and operation. Councilor Jordan seconded the motion.  
A roll call vote was taken, and the motion passed with Mayor Studebaker and Councilors 
Bowerman, Gudman, Gustafson, Hughes, Jordan, and O'Neill voting ‘aye.’ (7-0) 
7.4 Resolution 13-71, A Resolution of the Lake Oswego City Council Approving an 

Explanatory Statement for the Pavement-Widening Measure Submitted to the Voters 
at the March 11, 2014 Election Pursuant to Resolution 13-70 

 
Councilor Gudman moved to adopt Resolution 13-71. Councilor Hughes seconded the 
motion. 
Mr. Powell asked Mayor Studebaker if he wished to proceed with the language change in the 
resolution that he suggested earlier today. He indicated the Mayor had suggested that the word 
"uphill" be added to help clarify the width of the road. The road will increase in width by about four 
feet. 

A roll call vote was taken, and the motion passed with Mayor Studebaker and Councilors 
Hughes, O'Neill, Jordan, Gudman, Bowerman, Gustafson voting ‘aye.’ (7-0) 
8. APPEAL HEARINGS 
8.1 Appeal of the Historic Resources Advisory Board's (HRAB) decision to deny the 

applicant's request pursuant to ORS 197.772 for removal of the historic landmark 
designation from the Carman House and property (located at 3811 Carman Drive) (LU 
13-0012/AP 13-10).  

Mr. Powell reviewed the hearing procedure. 
The Council’s review is confined to the record before the Historic Resources Advisory Board 
(HRAB). Only persons who testified either orally or in writing before HRAB may testify before the 
City Council tonight. No new evidence may be introduced that is not in HRAB’s record, and the 
only issues that may be raised tonight are issues that were raised before the Board with sufficient 
specificity to allow HRAB to respond to that issue.  
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Mr. Powell reviewed an email received as an ex parte contact by the Council from Mr. Toye.  

Mr. Powell asked if any Councilors had any ex parte contacts to disclose.  

Councilor Gustafson explained that two individuals commented on his personal Facebook page. 
He explained the content of the comments. 

Councilor Gudman indicated that he has been walking and bicycling by the site on a regular basis 
for several years. 

Mr. Powell asked if any member of Council had any conflicts of interest or bias to declare. 

Councilor Gustafson indicated that he had a potential conflict as his memory was that Mr. 
Kleinman, who may be testifying tonight, may have once brought suit against his construction 
company; the lawsuit was ultimately dismissed. Mr. Powell asked him to clarify if this would bias 
him to the point of being unable to decide the case based on the HRAB record. Councilor 
Gustafson indicated that it would not. 

Mr. Powell asked if any member of the audience wished to challenge any City Council member’s 
right to hear this application. There were no challenges. 

Ms. Hamilton presented the staff report. She explained the background of the case, which dates 
to 1990. In 1990, the property was designated a historic landmark. The owner at the time was 
Richard Wilmot. Between 1990 and 1992 the owner pursued removal of the designation under 
Chapter 50 of the Development Code. In 1995, ORS 197.772 was adopted which allows property 
owners to remove a historic designation that was imposed on a property. Neither “owner” nor 
“imposed” was defined by the statute. In 2001, the Demlow case (Land Use Board of Appeals or 
LUBA) decided that “imposed” meant that the property owner actively objected to the designation. 
In 2013, the Mary Cadwell Wilmot Trust, the current owner of the property, applied to remove the 
historic landmark designation under Chapter 50 of the Development Code. In September the 
applicant withdrew the application under Chapter 50 and asked that the removal request be 
considered only under ORS 197.772. The record shows that the designation was imposed on the 
property. HRAB found that the transferability of removal rights was not addressed by State law. 
Through the LUBA case, HRAB found that the owner with removal rights is limited to the owner at 
the time of the historic designation. HRAB found that jurisdiction to remove historic designation 
under either City Code or State law rests with HRAB, with appeal to Council. 

Mr. Koback, representing the precautionary appellant, indicated that his clients were direct 
descendants of the original Mr. Carman, and they appreciate his contribution to the community. 
However, they have property they believe is economically unusable.  

Mr. Koback explained the objections of his client in terms of jurisdictional authority, which he 
believes is exclusively with the Circuit Court and not with the City. The Court has issued a writ of 
mandamus, which he believes gives the City two options, either to remove the designation or to 
explain to the Court why it is not doing so. He then reviewed the context of the case and legal 
position of his client. 

Mr. Koback reviewed the ownership of his client's property and his objections to HRAB's decision-
making. He reiterated that the ownership of the property has consistently been in the Cadwell 
Wilmot family. Mary Cadwell Wilmot has owned this property with her husband since 1978. She 
owned the property when the historic designation was imposed. In 2001, she put the property in 
trust for her children, who he represents. 

Mr. Koback noted that until 1995, the consent of the property owner was not required for a historic 
property designation. In 1995, the Legislature decided the owner’s consent was necessary. He 
noted that property rights and obligations transfer with the property, and not individual owners. 

Mr. Koback encouraged Council to let the Court make the decision.   
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Mayor Studebaker asked if there was a time frame for the City’s response to the writ of 
mandamus. Mr. Boone asked Mr. Koback to agree to a continuance to the date, which may have 
been December 6. He agreed, and he believes they will go back to Court on January 8.  
►  Marylou Colver ‒ 68 Leonard Street, Lake Oswego  
Ms. Colver spoke in opposition to the appeal. She detailed the historical significance of the 
property and her belief that a compromise could be reached that preserved the house and allowed 
for limited development. She asked Council to deny the appeal and uphold HRAB’s decision. 

Councilor Hughes asked if the preservation society or HRAB had looked into purchasing the 
property. Ms. Colver indicated they did not have the funding to purchase the property, even if they 
sought grants. 

Councilor Jordan referred to an Oregonian article from 1979 and asked if there was any historical 
record of why the property was not donated. Ms. Colver indicated there was not. 

Councilor Bowerman asked for elaboration on the opportunity for preservation Ms. Colver wished 
to discuss with the owner. Ms. Colver indicated her intent was to sit down with the owner and 
brainstorm. 

Councilor Gustafson asked if she would consider leaving the house on a smaller lot and 
redeveloping the rest of the property as a subdivision to be an acceptable solution. Ms. Colver 
indicated she might; the property is also an archeological site, so some mitigation might be 
required by the State. 
►  Terry Sprague ‒ 14588 Wilmot Way, Lake Oswego ‒ owner of Christie’s International 
Real Estate 
Mr. Sprague indicated that he is a realtor, and believes there would be a negative impact on the 
property values on homes in the area if the subject property was developed. He is not sure how 
access would be arranged if the property were developed; Wilmot Way is a private road owned by 
the neighboring development. He questioned the figures previously given regarding cost of repairs 
to the property, and indicated that as a potential purchaser of the property, he was not granted 
access. He was also denied the opportunity to present a back-up offer. He believes there are 
opportunities for private ownership of the property that would maintain the historical nature. 

Council asked questions of Mr. Sprague in terms of his estimation of the value of the property if it 
was carved into pieces, one for the house and others for development. There were also questions 
about his willingness to purchase the property. Mr. Sprague indicated that he is willing to purchase 
the property.  
►  Susanna Campbell Kuo ‒ 15 Cellini Court, Lake Oswego 
Ms. Kuo is opposed to the appeal because of the property’s historical significance. Ms. Kuo stated 
her belief that the owners have options beyond demolition. 
►  Stephen Beckham ‒ 1389 SW Hoodview Lane ‒ member of State Advisory on Historic 
Preservation and Chair of the Historic Preservation Committee for the Oswego Heritage 
Council  
Mr. Beckham indicated the Oswego Heritage Council has more than 300 members. At its 
September meeting, the Board voted unanimously to oppose any delisting of the historic 
identification of the Carman house. He reviewed some of the historical significance of the property. 
►  Nancy Tongue ‒ 930 West Point Road, Lake Oswego 
Ms. Tongue ceded her time to Mr. Beckham. Mr. Beckham discussed the archeological potential 
of the property.  
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Councilor Jordan asked if the law regarding archeological sites was in place when the barn on 
the Carman property burned in the 1990s. Mr. Beckham indicated it was not, although there was a 
philosophy in place. There was no archeological investigation carried out at that time. 
►  Jeffrey Kleinman ‒ 1207 SW 6th Ave., Portland, OR 97204  ‒ attorney for Lake Oswego 
Preservation Society  
Mr. Kleinman, attorney for the Lake Oswego Preservation Society, objected to new evidence in 
the form of a deed, having been submitted to Council within Exhibit G-2-5, from Mr. Koback on 
December 16. 

Mr. Powell recommended that, unless Mr. Koback could point out that the deed was in the HRAB 
record, the deed not be admitted to the record.  

Mr. Kleinman reviewed his client's position. Mr. Kleinman did not agree with changing the basis 
of application from the City Code to ORS 179.772. He believes the issue is properly before Council 
instead of the Court. He noted that no appeal fee had been filed. His client agrees with the finding 
by HRAB. He indicated that his client disagreed with the appellant's reading of ORS 179.772. He 
believed that only Mr. Wilmot had the right to object to the historic designation, not his heirs. 

Councilor Gudman asked who would benefit if the designation was retained and the property 
deteriorates. Mr. Kleinman indicated the benefit of deterioration would go to the property owner 
who wants to subdivide. If the designation is kept and the property continues to run down, the 
benefit goes to whoever ultimately buys it and fixes it up. 
►  Brandon Spencer-Hartle ‒ 915 SE 28th Ave., Portland, OR 97214 ‒ representing Restore 
Oregon 
Mr. Spencer-Hartle indicated Restore Oregon had submitted written testimony to HRAB in 
September. The organization has identified pioneer homes and homesteads as one of the most 
endangered historic resources in the State. The organization's position is that the opportunities for 
preservation can lie in private, public, or nonprofit hands but that in order to do so, the historic 
designation must be retained. They believe historic properties provide a public good.  

Councilor Bowerman asked what limits were placed on a home’s rehabilitation by a historic 
designation. Mr. Spencer-Hartle indicated that would depend on City laws, not State or federal 
laws. Ms. Hamilton indicated that HRAB could review exterior changes; they need to be 
compatible with set criteria. 

Councilor Hughes asked if Restore Oregon purchased historic properties or assisted local 
preservation groups in the purchase of properties. Mr. Spencer-Hartle indicated they did. The 
organization believes this property can be rehabilitated by a private party. They work with private 
property owners every day to see properties rehabilitated and re-used. If that was not an option, 
they would look at other possible uses. 

Mr. Koback returned to provide rebuttal. He noted that Measure 37 allows rights to pass by devise 
or by operation of law. Measure 49 also permits special rights to be transferred with the land. He 
asked if the Council would focus on the language of the State statute or that of the HRAB decision. 
Mr. Koback indicated that his client's position is that the Preservation Society can have the house. 
They would be happy to allow it to be moved and go into the public trust. He then explained his 
objections to the appeal fee. He does not believe the material today should be limited to what was 
before HRAB. HRAB was hearing a land use application, and there is no land use application at 
this time. The appeal tonight should be based on the State request, and Council is entitled to 
whatever information it wants. 

Councilor Jordan asked when the house was last occupied. Mr. Koback indicated the house was 
used as a residence by family more than ten years ago. Currently there is a family member 
caretaker who is there enough to be able to insure the property. 
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Councilor Gustafson noted Mr. Koback’s contention that since it was not a land use application, 
the land use fee shouldn’t apply. He asked if Mr. Koback thought the City would be justified in 
charging a fee. Mr. Koback indicated it would; a formal process in code would be appropriate.  
(Council recessed from 10:00 p.m. to 10:12 p.m.) 

Mayor Studebaker indicated that the first question to be decided by the Council is whether or not 
to hear the appeal 

Mayor Studebaker moved to approve to hear the appeal. Councilor Bowerman seconded the 
motion.  
Councilor Gustafson indicated that he is not in support.  

A vote was held, and the motion passed with Mayor Studebaker and Councilors Bowerman, 
Gudman, Hughes, and O'Neill voting ‘aye.’ Councilors Gustafson and Jordan voted ‘no.’ (5-
2) 
Mayor Studebaker asked if there should be a fee.  

Councilor Gustafson indicated that he believes there should be a fee. He suggested using the 
fee calculation method in the City code that reflects staff time. 

Councilor Hughes explained that she feels there should be a reasonable fee for appeals so that 
appeals remain accessible. 

Councilor Bowerman indicated she feels the fees should be kept reasonable and be published in 
the Master Fees and Charges booklet. She did not feel a fee should be applied in this case since 
fees for such situations have not already been determined. 

Councilor Jordan noted that a fee would be appropriate but she would not object to waiving it in 
this case. 

Councilor Gudman moved in this particular case and without establishing a precedent that 
the fee be waived. Councilor O’Neill seconded the motion. A vote was held, and the motion 
passed with Mayor Studebaker and Councilors Bowerman, Gudman, Hughes, Jordan, and 
O'Neill voting ‘aye.’ Councilor Gustafson voted ‘no.’ (6-1) 
Mayor Studebaker raised the issue of whether the statute allows the property owner to remove 
the historic designation. 

Councilor Jordan indicated that she believes this is a State issue which should be decided in 
State court. People are being advised to put their property into trust. This is not a property sale 
situation. She indicated she does not believe the record reflects what State law says. 

Councilor Hughes asked whether the State statute directed the local jurisdiction to remove the 
historic designation. Mr. Powell indicated that was the case. The wording is “A local government 
shall allow a property owner to remove from the property a historic property designation that was 
imposed on the property by the local government.” Councilor Hughes asked for confirmation that 
City staff had indicated to HRAB that there was an imposition of the historic designation. Mr. 
Powell indicated they had. In addition, City staff had recommended to HRAB that the current 
owners be allowed to remove the designation.  

Councilor Hughes indicated her appreciation for the interest in preserving the Carman House, but 
she is very sympathetic to the property owner and their right to relief from the historic designation. 

Councilor O'Neill indicated that he is also sympathetic to the values on both sides. He described 
himself as a property rights advocate and noted his wish that a compromise could be achieved. 

Councilor Gudman asked clarifying questions of Councilor Jordan, who clarified her statement 
about the record not reflecting what the State Law says.  
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Councilor Gustafson indicated he believed that the correct course of action is to uphold the 
HRAB decision so that the case may move forward to be decided on the basis of the State statute. 
He would like further opportunity for negotiation with the owners to achieve a compromise. 

Councilor Hughes indicated that Council is the place for appeals from City boards and 
commissions. 

Mayor Studebaker moved grant the appellant's application to remove the historic 
designation from the Carman property. Councilor Gudman seconded the motion.  
Councilor Gustafson indicated that he cannot support a decision that jeopardizes such an 
important historic resource in the City.  

Councilor Gudman indicated that he seconded the motion because though he believes this to be 
a very important issue, he disagrees with Councilor Gustafson's statement that overturning the 
HRAB decision will remove the incentive for a compromise to be reached. 

Councilor Jordan indicated she believed the situation would be best served by having the 
property be privately owned. She believes the Council in general is the appropriate body to hear 
appeals of decisions by HRAB, but in this case, there is no clarity about State law regarding 
whether the beneficiaries of the trust are able to request removal of the historic designation. 

A vote was held, and the motion passed with Mayor Studebaker and Councilors Bowerman, 
Gudman, Hughes voting ‘aye.’ Councilors Gustafson, Jordan, and O'Neill voted ‘no.’ (4-3) 
After the vote, Mr. Powell clarified that this is a tentative decision that will return to Council for 
adoption of written findings at the January 7, 2014 meeting. 

9. STUDY SESSIONS 
9.1 Ordinance 2632, amending the Lake Oswego Code to add Article 34.23 relating to 

Unruly Gatherings 
This study session was postponed. 

10. INFORMATION FROM COUNCIL  
10.1 Councilor Information 
There was no councilor information. 

10.2 Reports of Council Committees, Organizational Committees, and Intergovernmental 
Committees 

There were no reports. 

11. REPORTS OF OFFICERS  
11.1 City Manager 
There was no report. 

11.2 City Attorney 
There was no report. 

12. ADJOURNMENT 
The meeting was adjourned at 10:43 p.m. 
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  Respectfully submitted, 
 
  _____________________________ 
  Catherine Schneider, City Recorder 
 

APPROVED BY THE CITY COUNCIL: 
ON ___________________________ 
 
______________________________ 
Kent Studebaker, Mayor 
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TO: Kent Studebaker, Mayor 
 Members of the City Council 
   
FROM: Scott Lazenby, City Manager 
  
SUBJECT: Approval of Purchase and Installation of Playground Equipment and Related 

Equipment at George Rogers Park 
 
DATE: February 25, 2014 
 
 
ACTION 
 
Adopt motion ratifying the City Manager’s approval of two contracts for the purchase and 
installation of Playground Equipment and Related Equipment at George Rogers Park, in the 
aggregate amount of $146,709. 
 
INTRODUCTION/BACKGROUND 
 
The City Council previously delegated authority to the City Manager to execute contracts for 
and purchase goods and services valued at $100,000 or less; Council approval is required for 
the purchase of goods and services greater than $100,000 (Lake Oswego Public Contract Rule 
101-0140).   
 
The City Manager separately approved two contracts regarding playground equipment and 
related equipment at George Rogers Park: $91,217.00 and $55,492.00.  Although the payees 
are different, the underlying vendor is the same and the City Attorney’s Office has 
recommended the approval of the contracts be ratified by the Council to assure compliance 
with the contract delegation authority. 
 
DISCUSSION 
 
The Parks and Recreation Dept. previously obtained approval to purchase playground 
equipment for George Rogers Park.  Under a cooperative purchasing agreement with the State 
of Oregon, playground equipment was selected from Landscape Structures, Inc., of Delano, MN, 
for $91,217.00.  Landscape Structures arranged for the equipment to be supplied through its 
local supplier, Ross Recreation Equipment, and payment is directed to Ross.   
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Installation of the playground equipment, as well as the purchase of additional related 
equipment and installation, was contracted under a cooperative purchase agreement through 
HGAC (Houston-Galveston Area Council), with Landscape Structures, Inc.  Although invoiced by 
Ross, payment was made to Landscape Structures, Inc. 
 
The two contracts – one for the playground equipment and the other for installation, along 
with related equipment -- were separately sourced and contracted.  Because of the assignment 
of payment by Landscape Structures to Ross, the City Manager was not aware that the 
underlying vendor was Landscape Structures, Inc.  
 
The City has received the equipment and it has been installed.  
 
ALTERNATIVES & FISCAL IMPACT 
 
1. Adopt the motion to ratify the City Manager’s approval of two contracts for the 
purchase and installation of Playground Equipment and Related Equipment at George Rogers 
Park, in the aggregate amount of $146,709. 
 
2. Not adopt the motion. 
 
RECOMMENDATION 
 
Adopt the motion to ratify the City Manager’s approval of two contracts for the purchase and 
installation of Playground Equipment and Related Equipment at George Rogers Park, in the 
aggregate amount of $146,709. 
 
ATTACHMENTS 
 

1. HGAC / Landscape Structures Contract, and purchase order 
2. Oregon Procurement Information Network / Landscape Structures Contract (excerpt), 

and purchase order 
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TO: Kent Studebaker, Mayor 
 Members of the City Council 
 
FROM: Joel B. Komarek, P.E., Project Director – Lake Oswego-Tigard Water Partnership 
 
SUBJECT: Resolution 14-23. 
 
DATE: March 26, 2014 
 
 
ACTION 
 
Approve Resolution 14-23, a resolution of the City Council of the City of Lake Oswego 
authorizing the City Manager to sign an Intergovernmental Cooperative Agreement 
(“Agreement”) with the City of Gladstone, and City of Tigard for joint funding of roadway and 
water system improvements. 
 
INTRODUCTION/BACKGROUND 
 
The cities of Lake Oswego and Tigard (“Partnership”) entered into an intergovernmental 
agreement on August 8, 2006, to jointly plan, design, fund, and construct a new water supply 
system for the benefit of both cities.  Resolution 14-23 relates to an agreement documenting 
the obligations of the Partnership and the City of Gladstone for roadway and water system 
improvements that are being coordinated with Gladstone during construction of the 
Partnership’s new 48-inch diameter raw water pipeline (RWP).  The terms and conditions of the 
Agreement were negotiated between the Partnership’s Project Director, Tigard’s Public Works 
Director, and Gladstone’s Public Works Supervisor.   

In brief, the Agreement requires the Partnership to: 

• Restore and/or reconstruct local streets impacted by construction of the Partnership’s 
new pipelines. 

• Pay design costs for relocations and extensions of Gladstone’s water distribution lines in 
those areas where these lines exist and are within the Partnerships pipeline impact area. 
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DISCUSSION 
 
Resolution 14-23 authorizes the City Manager to enter into an agreement with Gladstone and 
Tigard that will result in the construction of improvements to Gladstone’s water and roadway 
systems and where applicable will establish how costs for those improvements are allocated 
between the Partnership cities and Gladstone. 

The draft Agreement attached to Resolution 14-23 as Exhibit ‘A’ identifies the projects the 
Partnership must design and construct to mitigate for the impacts of constructing the new RWP 
in Gladstone. 
 
ALTERNATIVES & FISCAL IMPACT 
 
Alternatives for the Council’s consideration and deliberation include: 

1. Adopt Resolution 14-23, authorizing the City Manager to sign an Intergovernmental 
Cooperative Agreement with the City of Gladstone, and City of Tigard for Joint Funding 
of Roadway and Water System Improvements, or 

2. Not adopt Resolution 14-23, and direct the Project Director to renegotiate the terms 
and conditions of the Agreement. 

 
RECOMMENDATION 
 
It is recommended that Council Approve Resolution 14-23, a Resolution of the City Council of 
the City of Lake Oswego authorizing the City Manager to sign an Intergovernmental 
Cooperative Agreement with the City of Gladstone, and City of Tigard for joint funding of 
roadway and water system improvements. 
 
ATTACHMENTS 
 

1. Resolution 14-23. 
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RESOLUTION 14-23 
 

A RESOLUTION OF THE LAKE OSWEGO CITY COUNCIL AUTHORIZING THE CITY MANAGER TO SIGN AN 
INTERGOVERNMENTAL COOPERATIVE AGREEMENT WITH THE CITY OF GLADSTONE AND THE CITY OF 
TIGARD FOR JOINT FUNDING OF ROADWAY AND WATER SYSTEM IMPROVEMENTS. 
 
WHEREAS, the cities of Lake Oswego and Tigard (“Partnership”) are planning construction of 
new underground water transmission pipelines within public roads under the roadway 
authority of the City of Gladstone (“Gladstone”); and 
 
WHEREAS, Gladstone operates and maintains water distribution mains that are located within 
the construction area of the Partnership’s planned water transmission line and roadway 
improvements; and 
 
WHEREAS, because of the proximity of Gladstone’s water distribution mains to the 
Partnership’s water transmission line improvements, both the Partnership and Gladstone 
jointly agree that portions of Gladstone’s water distribution mains in Clackamas Blvd., Portland 
Avenue, Bellvue Street, and Meldrum Bar Park Road need to be relocated and extended to 
allow construction of the Partnership’s water transmission pipelines and avoid future 
construction; and 
 
WHEREAS, on October 8, 2013, Gladstone approved the Cooperative Agreement for Joint 
Funding of Roadway and Water System Improvements; and 
 
WHEREAS, the draft Intergovernmental Cooperative Agreement for Joint Funding of Roadway 
and Water System Improvements attached as Exhibit ‘A’ establishes the management and 
financial obligations of the parties; and 
 
WHEREAS, the Partnership and Gladstone recognize that by entering into this Agreement their 
respective citizens will benefit from cooperative and coordinated planning, cooperative 
funding and coordinated construction of roadway improvements new water supply 
transmission and distribution systems; and 
 
WHEREAS, the Parties enter into this Agreement pursuant to ORS 190.003 to 190.110, which 
authorize such intergovernmental agreements. 

cschneider
Typewritten Text
ATTACHMENT 1



Page 2 - Resolution 14-23 
 

NOW THEREFORE, BE IT RESOLVED that the City Manager is authorized to sign the 
Intergovernmental Cooperative Agreement for Joint Funding of Roadway and Water System 
Improvements with the City of Gladstone and the City of Tigard, in the form attached as Exhibit 
‘A’. 
 
This resolution shall be effective upon passage. 
 
Considered and adopted at the regular meeting of the City Council of the City of Lake Oswego 
on this 4th day of March, 2014. 
 
AYES: 
 
NOES: 
 
ABSTAIN: 
 
EXCUSED: 
 
 
            
      Kent Studebaker 
      Mayor 
 
ATTEST: 
 
 
            
      Catherine Schneider 
      City Recorder 
 
APPROVED AS TO FORM: 
 
 
 
      
David Powell 
City Attorney 
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TO: Kent Studebaker, Mayor 
 Members of the City Council 
   
FROM: David A. Prock, PE, Deputy Director 
 LO-Tigard Water Partnership 
 
SUBJECT: LOTWP – Award of a Goods and Special Services Contract to Taurus Power and 

Controls, Inc. for SCADA Control Panels 
 
DATE: February 21, 2014 
 
 
ACTION 
 
Move to award a Goods and Special Services Contract in the amount of $572,407.50 to Taurus 
Power and Controls, Inc. for the LOTWP - SCADA Control Panels. 
 
INTRODUCTION/BACKGROUND  
 
The following facilities are being constructed as part of the Lake Oswego – Tigard Water 
Partnership: 

• River Intake Pump Station (RIPS) WO #204 
• Water Treatment Plant Expansion (WTP) WO #206 
• Waluga Reservoir 2 (WR2) WO #208 
• Bonita Pump Stations (BPS) WO #209 

 
Each of the above named facilities require “intelligent” control systems that are programmed to 
monitor and control certain functions of the facilities’ operations. These control systems 
(panels) are typically referred to as Supervisory Control and Data Acquisition (SCADA) systems.  
 
In order to obtain the most current technology for use in the SCADA systems and to assure 
consistency in design and fabrication of SCADA panels for all facilities, it was recommended by 
the Program’s SCADA consultant, Portland Engineering, Inc. to procure the SCADA panels from 
a single vendor. 
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DISCUSSION 
 
The RFP included detailed requirements for the equipment and detailed criteria that would be 
used by the City’s Source Selection Committee (SSC) to evaluate each proposal. 
 
Based on the rating and ranking methodology published in the RFP, the SSC rated and ranked 
the proposals. The evaluation criteria and scores assigned to each proposal are noted in 
Attachment A. The weighting factors associated with the evaluation criteria are detailed in 
Attachment B. The best combination of experience with supply of control panels; facilities 
location and factory acceptance testing (FAT); company qualifications, key personnel and 
quality control program; and capital cost, results in the Best Value selection. 
 
Two proposals were received in response to the RFP; Taurus Power and Controls, Inc. (Taurus) 
and The Automation Group, Inc. (TAG). The top-ranked proposer is Taurus. In this particular 
procurement process, the best value proposal was not the lowest capital price. Taurus scored 
higher for all evaluation criteria except for cost. The cost differential between the two 
Proposals is $7,891.50 or 1.40%. 
 
A summary of the significant differences between the recommended best value Taurus 
proposal and the TAG proposal are: 
 

• The TAG Proposal failed to provide required information regarding the following items: 
o Project cost information to enable the SSC to judge if the reference projects 

were of a similar scale to the LOTWP Program needs. 
o Factory location for conducting FAT for each/all panels. 
o Key personnel resumes to verify the qualifications/experience of the proposed 

staff. 
o Quality Control Production Program description/information to demonstrate 

TAG’s panel production steps and adherence to quality control standards. 
o Proposed price did not specify that the travel costs for Owner/Engineer to 

witness each SCADA panel FAT was included. Of the eleven SCADA panels to be 
provided, each individual panel will require a FAT be conducted. 

• The Taurus Proposal addressed all of the RFP requirements regarding required proposal 
information and submittals. 

 
FISCAL IMPACT 
 
Funds are available in the FY 2013-14 approved budget to cover this capital outlay expenditure. 
 
RECOMMENDATION 
 
Approve award of a Goods and Special Services Contract in the amount of $572,407.50 to 
Taurus Power and Controls, Inc. for the LOTWP - SCADA Control Panels. 
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ATTACHMENTS 
 

1. Attachment A - RFP Evaluation Criteria and Scores 
2. Attachment B - RFP Evaluation Criteria: Weighting Factors for Price and Non-Price 

Attributes  
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Attachment A 

RFP Evaluation Criteria and Scores 
 
 

 
Criterion Description 

 
Proposal Scoring 

Taurus Power 
& Controls, 

Inc.     
Tualatin, OR 

The 
Automation 
Group, Inc. 
Eugene, OR 

 Program 
Budget 

Allocation 

NON-PRICE ATTRIBUTES  
1. Experience with Supply of 

Control Panels 
 

547.5 435.0   

2. Facilities location and Factory 
Acceptance Testing (FAT) 
 

400.0 200.0   

3. Company Qualifications, 
References, Key Personnel and 
Quality Control Program 
 

585.0 270.0   

PRICE ATTRIBUTES  
4. Capital Cost 2070.0 2100.0   

$572,407.50 $564,516.00  $900,000 
Total Scores    3602.5 3005.0   

Evaluation Ranking 1 2   
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Attachment B 

RFP Evaluation Criteria: Weighting Factors for Price and Non-Price Attributes 
 
 

Selection Criteria Overview: The selection of the highest-rated Proposer was based on 
evaluation of the Proposal against the weighted rating of the following price and non-
price attributes, as shown in the table below. Evaluations were made by the Source 
Selection Committee. 

Criterion Reviewer 
Rating (1 to 10 

maximum) 

x criterion 
weighting 

factor 

= Total score 
for selection 

criterion 
Non-Price Attributes    

1. Experience with Supply of 
Control Panels 

 15 150 pts. max. 

2. Facilities location and 
Factory Acceptance 
Testing (FAT) 

 10 100 pts. max. 

3. Company Qualifications, 
References, Key 
Personnel and Quality 
Control Program 

 15 150 pts. max. 

Price Attributes    

4. Capital cost  60 600 pts. max. 
 

Total Score --- --- 1000 pts. max. 
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TO: Kent Studebaker, Mayor 
 Members of the City Council 
  
FROM: Johanna Hastay, Associate Planner 
 Planning & Building Services Department 
 
SUBJECT: Appeal of LU 13-0043 (Goodwill Industries – 17150 Boones Ferry Road) 
 
DATE: February 21, 2014 
 
 
ACTION 
 
The action before the City Council is a public hearing on an appeal filed by the Goodwill 
Industries of the Columbia Willamette (Goodwill) of the Development Review Commission’s 
(Commission) decision to deny LU 13-0043, a request by Goodwill for approval of the following: 

• A Development Review Permit to construct a 1,057 sq. ft. Goodwill donation center and 
a 6,416 sq. ft. retail commercial building; 

• Two Minor Variances: 2-foot reductions to the 20-foot front and street side yards 
setbacks; 

• A Hardship Variance to allow a direct access point onto Boones Ferry Road (an arterial 
street); and,    

• The removal of seven trees to accommodate the proposed development. 
 
INTRODUCTION/BACKGROUND 
 
The site is a corner lot of approximately one acre in size, located at 17150 Boones Ferry Road 
(an arterial) with secondary frontage on Pilkington Road (a major collector), (Exhibit E2).  The 
site is zoned Industrial Park (IP) and is also located within the IP Overlay District.   
 
The Commission held a public hearing on this application on January 6, 2014.  The staff report 
and exhibits considered by the Commission are attached as Exhibits D through G.  At the 
January 6 public hearing, the Commission deliberated and tentatively voted to deny the 
application.  The Findings, Conclusion, and Order for the decision were adopted by the 
Commission on January 22, 2014 (Exhibit B1).  [Note: The Notice of Decision title mistakenly 
states that the decision was to approve; however, the body of the notice correctly states that 
the decision was to deny the application.] 
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On January 31, 2014, the applicant/appellant filed a notice of intent to appeal the Commission’s 
decision (Exhibit A1). 
 
DISCUSSION 
 
The issue being raised to the Council on appeal focuses on the Commission’s finding that the 
applicant failed to provide sufficient evidence to approve the requested Hardship Variance to 
the Access standard that prevents a direct access point onto Boones Ferry Road, an arterial 
(LOC 50.06.003.1.c.iii).  In the written notice of intent to appeal, the applicant simply restates 
the arguments previously made before the Commission for the variance request. 
 
Staff refers the Council to pages 19-31 of the December 27th Staff Report (Exhibit D1) and to 
Commission Finding No. 1 (Exhibit B1) for the full Hardship Variance analysis and findings.  
While all four Hardship Variance criteria as outlined under LOC 50.08.003.3 must be met in 
order to approve a Hardship Variance request, the key criterion is the first one which is the 
request must be necessary to prevent an unnecessary hardship.  The Code lists a number of 
factors that the reviewing authority may consider to determine if an unnecessary hardship 
exists (LOC 50.08.003.3.b).  Briefly, the applicant’s assertions and Commission’s findings for this 
criterion are as follows: 
 
A.  Physical Circumstances.  The applicant asserts that the site is unusually shaped and small.  

The Commission found that there are no physical constraints on the site that constitute an 
“unnecessary hardship” that granting a variance to the Access standard would alleviate.  
The site is relatively flat with no development obstacles, is similarly sized to other IP zoned 
sites in the vicinity, has a large building envelope, and has flexible zone dimensional 
standards. 

 
B.   Similar to Like Properties.  The applicant asserts that the variance to the Access standard is 

necessary to make the subject site similar to The Crossing, a commercial development 
across Pilkington Road that has secondary access onto Boones Ferry Road.  The Commission 
found that The Crossing’s Boones Ferry access was approved under a different Code.  
Therefore, it is considered a non-conforming site.  The Commission found a comparison 
property is not a “like property” if its development element now sought by variance was 
previously allowed under a different Code, as that would be tantamount to repealing the 
current Code merely due to the change in Code provisions.  The Crossing cannot be used in 
this analysis.   

 
The applicant also referred to the Bank of America site at the southwest corner of the 
Boones Ferry and Bryant Roads intersection (Exhibit F16).  This site’s access onto Boones 
Ferry Road is also non-conforming.  Upon redevelopment, this access point would be 
required to be closed.  No other “like properties” were presented for comparison.   
 



Page 3 
 

 
 

503.675.3984 380 A Avenue PO Box 369 Lake Oswego, OR 97034 www.ci.oswego.or.us 

C.   Reasonable Use.  The question is whether there are site-specific constraints that prevent 
“reasonable use” of the property.  The applicant asserts that access off of Boones Ferry 
Road is necessary to ensure a viable retail center.  The Commission found that the Boones 
Ferry Road access point is not situated to provide direct or convenient access to the retail 
center parking lot.  The access point is obscured by the donation center building and 
requires retail customers to drive around people queuing at the donation center to donate 
(Exhibit E3).  The Commission found that the “reasonable use” that the applicant requests is 
a second access point to avoid on-site maneuvering for the Goodwill donation trucks.  The 
Commission found that this not a “reasonable use similar to like properties”; it is specific to 
one of the proposed uses, Goodwill donation trucks.  The Commission found that the 
“reasonable use” factor of “unnecessary hardship” does not equate to a guarantee that 
every use allowed in the IP Overlay District will be appropriate for every site.  The trucks 
would be expected to replace the donation containers on a weekly, not daily, basis.  The 
Commission found that an infrequent use such as this should not drive a Hardship Variance 
request.   

   
D.   Self-Created Hardship.  The applicant is proposing two separate buildings: a Goodwill 

donation center and a retail commercial building.  The applicant asserts that the hardship is 
not self-created because it is the result of the Access standard: in order to be considered a 
“prime retail site”, any site with frontage on an arterial should be granted direct access 
from that arterial regardless of an existing secondary frontage.  First, the Commission found 
that compliance with a code provision is not, in and of itself, an “unnecessary” hardship.  
The Commission further found that there are many uses allowed on the site but the 
applicant sought development approval for two hypothetical retail uses with high parking 
demands.  The site circulation plan was specifically designed around a large centrally-
located parking lot and premised on off-site truck maneuvering.  An alternate site plan with 
a single access point onto Pilkington Road, a reconfigured and/or smaller parking lot, and 
on-site truck maneuvering is possible; the applicant does not desire it.  Therefore, the 
Commission found that this was a self-created hardship. 

 
E.   Economic Impact.  The Commission found that mere (potential) reduction in value from 

what the value of the property would be if the variance were granted is not sufficient; this 
factor requires an extraordinary impact upon the applicant akin to precluding development 
of the property or approaching substantial prohibition of development. The applicant 
asserts that denial of the second access point onto Boones Ferry Road would have a 
significant negative impact on the economical viability of the retail center.  As noted, above, 
the Boones Ferry access point does not provide direct or convenient access to the retail 
center.  The access point creates a circulation plan that avoids on-site donation truck 
maneuvering.  Therefore, the Commission found the applicant’s retail center economic 
impact statement (Exhibit F15) not pertinent.  The Commission found that all other 
economic impacts asserted by the applicant were either foreseen (redesign or delay in 
construction costs if the request is denied) or self-imposed (chosen business model).   
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F.   Other Factors.  Other factors may be considered on whether granting the variance will 
prevent an unnecessary hardship: 

 
1. Traffic Impacts.  The applicant asserts that traffic resulting from development of the site 

without the variance would have adverse traffic impacts on the street system and 
abutting residential neighborhood.  The Commission found the applicant’s Traffic Impact 
Analysis (Exhibit F7) did not provide any evidence that denial of the Boones Ferry access 
point would have significant negative impacts such as congestion, on and off-site 
queuing, etc.  Further, granting a hardship variance request must alleviate a site-specific 
“unnecessary hardship” that prevents “reasonable use” of the property.  A hardship to a 
third party such as the abutting residential neighborhood is not a criterion to be used to 
justify a Hardship Variance.  

 
2. Safety.  The applicant asserts that a single access point onto Pilkington Road would 

restrict access by Fire vehicles.  The Commission found that the proposed 13-foot wide 
one-way Boones Ferry Road access point does not meet the minimum fire access lane 
standards; Fire vehicle access will only be obtained from the Pilkington Road access 
point in any event.  Denial of the variance does not make the project non-compliant 
with Fire Code access standards. 

 
The Commission found that the “unnecessary hardship” criterion was not met as the applicant 
failed to provide sufficient evidence that there was an unnecessary hardship that prevented 
reasonable use of the site.  Therefore, the Hardship Variance request to allow a second access 
point onto Boones Ferry Road could not be granted.  As the entire development proposal is 
premised on that access point, the Commission found that the application must be denied.       
 
ALTERNATIVES & FISCAL IMPACT 
 
Not applicable. 
 
RECOMMENDATION 
 
The City Council has the following options: 

 
1. Affirm the Commission’s decision in whole or in part and deny LU 13-0043; 
 
2. Reverse the Commission’s decision and approve LU 13-0043, subject to the conditions 

of approval listed in the December 27, 2013 Staff Report (Exhibit D1) and in the 
Commission’s January 6, 2014 Findings, Conclusion, and Order (Exhibit B1), if Council 
finds reasons for approval. 
 

3. Remand the decision to the Commission for additional evidence or reconsideration, if 
the applicant waives the 120-day requirement of ORS 227.178. 
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EXHIBITS 
 
A.   NOTICE OF INTENT TO APPEAL 
 

A1. Letter of intent to appeal the Commission decision submitted by Goodwill 
Industries of the Columbia Willamette, dated January 31, 2014. 

 
B. FINDINGS, CONCLUSION AND ORDER 
 

B1.  LU 13-0043-1829, dated January 22, 2014 
 
C. MINUTES OF THE DEVELOPMENT REVIEW COMMISSION HEARINGS 
  

C1. Minutes of January 6, 2014, DRC hearing   
C2. Minutes of January 22, 2014, DRC hearing (Exceprt) 
 

D. STAFF REPORTS  
 

D1. Staff Report, dated December 27, 2013 
 
E. GRAPHICS/PLANS 
 

E1. Tax Map 
E2. Survey of Existing Conditions 
E3. Proposed Site Plan 
E4. Proposed Site Plan with Shaded Landscape & Open Space 
E5. Propose Site Plan with Shared Access Easement 
E6. Proposed Site Plan with Internal Shared Access 
E7. Proposed Grading Plan 
E8. Stormwater Management Plan 
E9. Tree Removal Plan 
E10. Landscape Plan 
E11. Goodwill Donation Center Building Elevations 
E12. Retail Building Elevations 
E13. Sign and Trash Enclosure Elevations 
E14. Goodwill Donation Center Color Elevations 
E15. Retail Building Color Elevations 
E16. Sign and Trash Enclosure Color Elevations 
E17. Color Perspective Drawings 
E18. Proposed Floor Plans 
E19. Proposed Photometric Plan 
E20. Lighting Cutsheets 
E21. Bike Rack Cutsheets 
E22. Window Cutsheets 
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E23. Window Framing Cutsheets 
E24. Water Feature Details 
E25 Color and Materials Board 

 E26. Proposed Revision to Color and Materials Board with Goldenrod Brick Siding 
 

F. WRITTEN MATERIALS 
 

F1. Applicant’s Narrative  
F2. Applicant’s Addendum Narrative, dated November 25, 2013 
F3. Applicant’s Hardship Variance Narrative 
F4. Applicant’s Hardship Variance Narrative Addendum, dated November 26, 2013 
F5. Arborist’s Report, prepared by Tree Care & Landscapes Unlimited, Inc., dated 

November 14, 2013 
F6. Neighborhood Meeting Documentation 
F7. Traffic Impact Analysis and Appendices, prepared by Kittleson & Associates, Inc. 

dated August 23, 2013 
F8. Preliminary Drainage Memo, prepared by Cardno, dated August 16, 2013 
F9. Preliminary Drainage Report, prepared by Cardno, dated November 7, 2013 
F10. Goodwill and Mike Duyn Access Easement Agreement 
F11. Fire Marshal Memo 
F12. Informal Interpretation Request, prepared by Baysinger Partners Architecture, 

dated February 13, 2013 
F13. Informal Use Interpretation Analysis, prepared by Ron Bunch, former Interim 

Planning Director, dated February 22, 2013 
 F14. Traffic Impact Analysis Addendum, Kittleson & Associates, dated January 6, 2014 
 F15. Hardship Variance Economic Impact Review, prepared by Pate LaManna   
   Commercial, LLC, dated January 4, 2014 
 F16. Applicant’s PowerPoint Presentation, dated January 6, 2014 

 
G. LETTERS 
 

Neither for nor Against (G1-99) 
 

 None 
 

Support (G100-199) 
 
 G100. Letter in Support, Mike Duyn, dated January 6, 2014 
 
 Opposition (G200+) 

 
 G200. Letter in Opposition, Stephanie Anders, dated January 3, 2014 
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