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1.0 Project Overview__________________________________
1.1

Purpose and Scope of Study

In order to further the goal of the Council to evaluate the feasibility of funding and constructing a new
Police/LOCom/Court facility, an acceptable site must be selected that meets the specific operational
criteria for the specialized function of an active police station. Each possible site must be conceptually
developed to a level that allows each design option to be tested with regards to site layout and
functionality of key design components. Once the site is identified as a possible candidate for
consideration, then specific evaluation criteria and due-diligence information is developed with respect
to existing conditions, infrastructure, planning and zoning impacts, and environmental conditions. Site
specific conceptual designs are developed that respond to the information discovered as part of the
due-diligence analysis and resulting design influences on the site. Based on a preferred concept design,
rough order of magnitude costs are developed for building construction, site construction, soft costs,
and related development impact costs such as land purchase.
This study provides the reader with a detailed analysis of each site, a conceptual site design, rough order
of magnitude cost opinion, and a summary of pros and cons associated with each site.
The siting study utilizes the preliminary space program developed in 2008 by SERA Architects as the
basis for planning and for locating major departments to function on the site with regards to circulation
and access. The conceptual design work that has been developed does not go into a level of detail that
organizes the detailed program within the building with key space adjacencies.
This study does not include any additional analysis regarding the existing City Hall building; it’s
programmatic and physical condition, or possible design and cost scenarios with regards to renovation
of roughly 14,000 – 15,000 square feet of space that will be available when the Police, LOCom, and
Municipal Court departments have been moved out of City Hall.

1.2

Project Background

The City Of Lake Oswego has undergone a series of studies and analysis related to the existing City Hall
building that is occupied by various City Administration Departments, the Police Department, Municipal
Court, and Lake Oswego Communications Department (known as LOCom) that provides local 911
Emergency Dispatch Services to the City. In 2008, a comprehensive facilities assessment analysis was
commissioned to evaluate every building owned by the City of Lake Oswego. The report was executed
by SERA Architects and involved multiple city departments and staff as well as a complete team of
specialty consultants and engineers to fully evaluate all issues and disciplines. The study focused on
assessment of existing conditions with respect to operations, space constraints, physical condition and
deficiencies, sustainable operations, emergency risk analysis, and included possible remediation
scenarios, and cost forecasting.
From the SERA Report, it was determined that the existing City Hall building has multiple and significant
deficiencies including the physical building and program/operational elements. The most significant
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building deficiencies include: lack of building and operational security, failing exterior cladding (EIFS) and
related water intrusion and mold growth within the exterior wall assembly, insect infestation within the
exterior cladding system, failing window systems and related flashings, failing mechanical systems, and
electrical systems at maximum capacity. Additionally, the building does not meet accessibility
requirements for the ADA and ADAAG. Finally, and most importantly, the building houses the City’s
Police and LOCom Departments which requires the design of the building to meet seismic standards as
an “Essential Facility” by both past and current building codes. The existing building does not meet
these mandated standards and may not even meet a Life-Safety level of seismic safety.
In addition to seismic safety as a first responder to any natural disaster or City wide emergency, the
Police Department is undersized for a public safety department serving a City with the population size of
Lake Oswego. Operationally, the combined Police and LOCom Departments operate in a confined space
of only 9,993 square feet. This presents the department with multiple operational and functional
challenges. In addition to building size limitations, the department also faces challenges with respect to
adequate site and exterior functions for secured parking, staff parking, access control, and storage.
In 2009 the City Council adopted various strategies and guiding principles related to city owned facilities,
including the need to address the conditions of the existing Police/LOCom/Municipal Court facility. The
siting, funding, design, and construction of a new public safety facility is one of the primary tasks and
desired outcomes of the guiding principles as adopted by Council. During 2010, various options and
strategies were explored with regards to possible program options that might be considered at the West
End Building and Site. Various program and pricing options at the WEB site included a new community
recreation and aquatic center, a relocated city hall, and a new Police/LOCom/Court facility. The City
then initiated a public survey that showed a lack of funding support to address multiple programs in a
comprehensive way due to the large dollar value required. Ultimately, the Council decided that the
economic timing to fund a comprehensive project was appropriate, but that there was reasonable
strong public support to address the pressing emergency services and public safety needs of the City.

1.3

Executive Summary

Based on the direction and goals established by the city council, city staff assembled a list of possible
sites for consideration and inclusion in the police station siting study. Identification of sites for the study
by staff was based on a general understanding of adequate size and prioritization based on the following
considerations:
1.
2.
3.
4.
5.

Owned by the City with no restrictions
Owned or controlled by the City, but with restrictions
Owned by another government agency with some likelihood of selling
Vacant/undeveloped land owned privately
Developed land owned privately

In order to effectively evaluate each site, a series of criteria’s were established that are specific to the
needs and issues that are critical to the overall development, but also to the specific functions of an
active Police Department, 911 Dispatch Center, and Municipal Court Facilities.
The primary site evaluation criteria include (in no particular order):
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Criteria:
Adequate Site Area

Ownership
Public/Transit Access

Functionality and
Operations
Civic Presence

Emergency Response Time
& Proximity to Population
Radio Communications
Site & Building Security
Planning, Zoning & Natural
Resources
Infrastructure and Utilities
Neighborhood Impacts and
Concerns

Definition:
Location should have the physical square footage to allow for a
functional layout of the program for both the building and site functions
as well as compliance to the minimum parking requirements.
The location is owned or controlled by the City
The site should be accessible by public transportation primarily for
access to the municipal court functions. Vehicular, bicycle, and
pedestrian access is equally important.
Location should allow the major program functions to be arranged on
the site in a way that functionally works. Emergency vehicle egress and
secure parking must have its own access point.
As a major public facility with Police and Municipal Court, the building
should communicate a strong image with an inherent sense of dignity
while also being inviting, comfortable, and secure.
Location should allow for minimal response time to the extent possible
to all neighborhoods within the City.
Radio communications for the 911 Dispatch Center requires clear and
reliable reception.
Location should allow for building design that is responsive to possible
security breaches and possible terrorist blasts.
Location should be in compliance with all zoning codes and provide
mitigation of any natural resources to the extent possible.
Location must have access to all major utilities and have access to major
arterial street.
The site and building design should be respectful of surrounding
residential neighborhoods, character and scale. Possible direct impacts
include noise, traffic, light, and visual (ie: radio tower).

There are a limited number of sites available to consider within the City of Lake Oswego for a project of
this nature, regardless of ownership, but it was the goal of the study to fully evaluate all possible sites
against the evaluation criteria noted above so that logical and factual conclusions can be made as to the
overall feasibility of each possible location.
The following chart lists each sites selected and
evaluation:
Site Name:
Site Location:
West End Building 4101 Kruse Way behind, or
north of the WEB Building.
Evergreen

Rossman
Park/Post Office

Downtown on Evergreen
Street between 3rd and 4th
Streets.
The project would replace
the existing Post Office and
Rossman Park.

a basic description as to why it was selected for
Primary Attribute(s) for Selection:
The property is controlled by the City and is
located very near the center of population with
direct access to arterial streets.
The site would have a strong downtown presence
and connection to the existing City Hall functions
and the City owns two-thirds of the required land.
The site is located downtown with a strong civic
presence and the City owns half of the site.
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Boones Ferry &
Kruse Way
Iron Mountain
Nation Guard
Armory

Located at the Northwest
corner of Boones Ferry Rd
and Kruse Way.
2401 Iron Mountain Blvd.
next to the LO Hunt Club.
1915 South Shore Blvd. next
to United Methodist Church
and across the street from
the South Shore Fire Station.

The property is currently undeveloped and is
located at a prime location with great access and
public use development opportunities.
The property is owned by the City.
The parcel is owned by another government
agency and is one of only a few large sites within
the City.

The following chart below lists additional sites considered, but removed from further evaluation for the
reasons noted:
Site Name:
Location:
Primary reason for removal:
Palisades Elem.
Probable location would
The site is located in the middle of Palisades
School
replace existing structures.
neighborhood and is not appropriate for a public
facility or police station.
Westlake Park
Probable location near the
The site would remove valuable park open space
Fire Station.
and highly used ball fields.
River West Church Major renovation of existing
The church property was recently purchased and is
buildings.
now an active organization.
LO Maintenance
Displacement of
The location has poor access and would displace
Services Property maintenance yard areas.
other maintenance functions that are already
under-sized.
All sites evaluated are of a physical size or have existing topography that requires a minimum of 2-story
construction. The two downtown urban sites require complex structured parking and full build out of
the property, which presents security concerns due to the proximity to property lines. Both sites require
additional land purchase. The Armory and Iron Mountain sites are feasible from a size and layout point
of view, but have very poor vehicular and transit access and radio communication capability. The WEB
and Boones Ferry & Kruse Way sites appear to be the two best viable options based on size, site layout,
access, communications, and civic presence. Development of the WEB site would take advantage of the
previous land purchase, but would presumably be required to pay some portion of the original 2006
purchase price. Development of the Boones Ferry & Kruse Way site will require agreeable land owners
to sell at fair market value or the creation of some other development or partnership options.
Additional WEB options showing development scenarios to remove the building, re-partition the land,
and/or set up the site for possible future developments such as retail or mixed use are not included as
part of this study. The design and layout assumption is that the West End Building remains as is for the
purposes of the study.
The city map below is included to show the general location of each site included in the study as well as
a census analysis that shows the approximate population center of the City. This is demonstrated by the
two red lines on the map that is placed by determining (counting) an equal number of people (18,200)
that live north and south of the line, and an equal number of people (18,200) that live east and west of
the line.
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2.0 Program & Design Goals____________________________
2.1

Program Overview

The Program proposed for the new Police Department, LOCom/911 Dispatch, and Municipal Courts was
developed in 2008 by SERA Architects as part of a City Wide Facilities Assessment Study. The program
was developed without a project site in mind and was based on “current right size” program spaces
typical for a suburban police station with a city population of approximately 36,000 citizens. The
assessment study also provides projected space needs for future growth of the city’s population to
50,000 citizens.
Actual growth within the City of Lake Oswego will depend upon many economic factors and cannot be
projected with certainty. While the space projections within the SERA assessment are for a 20-year
plan, it would be wise to ensure that any facility designed is capable of accommodating a minimum
service life of 50 years. Additionally, the final siting of the building should consider the possibility of
future additions to accommodate long term growth and built in flexibility of systems to allow for
adaptability and changing programs.
It should be noted that the City’s police force and emergency services regularly respond to calls outside
City limits due to the City’s proximity to West Linn, Tigard, Tualatin, and Portland, so the service area
population count is somewhat arbitrary. The following chart provides a population v. square foot
comparison of similar public safety facilities recently designed or constructed in the Willamette Valley
area over the last 5-7 years.
Jurisdiction:
Sherwood
Canby
McMinnville
Woodburn
Keizer
West Linn
Troutdale
Lake Oswego

Population:
18,000
16,000
31,729
24,080
36,260
25,556
15,962
36,845

Square Footage:
17,300 SF
26,000 SF (+10K Shelled)
35,462 SF
27,204 SF
38,000 SF
27,675 SF
22,855 SF
41,357 SF

Status:
Completed in 2006
In Design/Bond Approved
Completed in 2008
Completed in 2005
Completed in 2009
Pre-Design/Funding
In Design/Bond Approved
Proposed

Traffic and parking are primary concerns for a Police/911/Municipal Courts facility to both mitigate
neighborhood impacts while also fulfilling the programmatic requirements of an active Police Station
and Municipal Court facility. The current Lake Oswego Courts Division typically receives approximately
200 visitors per week with the busiest day occurring on Wednesday when they receive approximately
75-80 visitors, many of which arrive via mass transit. On typical days (other than Wednesdays), the
Courts receive approximately 30 visitors per day.
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2.2

Space Program Allocation

The program and department size allocation is based on the 2008 SERA Architect Facilities report and
includes a proposed program sized for a future City population of 50,000. The existing Police and
LOCom Departments at the City Hall building are currently operating in approximately 10,000 square
feet of space. According to the SERA report, a right size Police and LOCom facility for a City of
approximately 36,000 people would be 800-1,000 square feet less than the proposed future growth
program that accommodates a population of 50,000. An updated space program organized by
department with supporting adjacency diagrams and layouts should be included in the next phase of
study along with a complete parking analysis for all departments. Refinement of the existing program
and developing key/critical adjacencies of the spaces is important to ensure that the final program and
layout is specific to the true operations and processes of the Lake Oswego Police Department and not
just typical to other jurisdictions since the department has unique procedures and needs.

PROGRAM SUMMARY
Space Description

Net Sq. Ft.

LOCom/911 DISPATCH
Total Net SF w/Circulation

5,192

MUNICIPAL COURT
Total Net SF w/Circulation

3,464

POLICE DEPARTMENT
Total Net SF w/Circulation

22,136

COMMON/SHARED
Total Net SF w/Circulation

3,672

Police/LOCom/Courts
85% Net to Gros s Effi ci ency Fa ctor - a dd for mecha ni ca l , wa l l thi cknes s , etc.

34,464
6,893

TOTAL POLICE/LOCom/COURTS GROSS SQUARE FOOTAGE (GSF)

41,357

PARKING
LOCom/911 Dispatch (4 visitor + 10 staff)
Municipal Court (20 visitor + 8 staff)
Police Department (6 visitor + 50 staff + 40 city assigned + 40 secured)
TOTAL

14
28
141
183
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** Note: The study assumes a total parking requirement of 278 cars at the Evergreen Downtown site to
accommodate the remaining City Hall functions.
A complete breakdown of all department spaces based on the 2008 SERA report can be found in the
Appendix of this report. The program has not been organized by program uses within each department.
It is assumed that this task will occur in the next phase of development.

2.3

Sustainability & Design Goals

LEED ASSESSMENT
Overview
For the new Police/LOCom and Municipal Court facility, sustainability and energy efficiency are primary
goals for the development of a new state of the art facility. Therefore, considerations for sustainable
design and energy efficiency are seen as an integral part of the design and implementation process in
order to realize the formally adopted goals of the City to attain Leadership in Energy and Environmental
Design (LEED®) Gold certification as a new City owned
and constructed facility. The formal process to
engage City staff, interested members of the
community, and specialized design team consultants
will be determined as part of the project start-up
phase if funding of the project is successful. The
rough order of magnitude costs included in this
report are based on LEED Gold design assumptions.
The strategies to achieve a highly sustainable and
energy efficiency design will encompass all aspects of
the six divisions of the LEED® Rating System that
include:
 Sustainable Sites
 Water Efficiency
 Energy and Atmosphere
 Materials and Resources
 Indoor Environmental Quality, and
 Innovation & Design Process.

Eco-Roof

Protection of Natural Resources

On-site Energy Generation

City of Lake Oswego – Police Station Siting Study
Brian C Jackson, Architect LLC

Page 14

DESIGN AESTHETICS
Regardless of the selected site, the
project will include as part of the
planning process a set of guiding
principles and design goals that are
consistent with the values of the
current City Council and community
at large. It is intended that the
eventual project design will embrace
the design values and characteristics
that will be discovered through a
comprehensive public process to
ensure that the design is fully
Exterior Materials & Massing
integrated with the site and
neighboring community. As a public/civic facility housing police and municipal courts, the design must
be representative of the function in a way that is inviting, enduring, and safe while also creating an
accessible image for the police force that is currently not possible at their existing location within City
Hall.
In addition to visual aesthetics, the future building design, depending on the location, will be required to
meet Lake Oswego’s design standards (Lake Grove Village Plan and Design Standards, Downtown Design
Standards, Etc.) while also being respectful and sensitive to surrounding neighbors. Future design
studies should the exploration of exterior elevation, massing studies, and material options that are
responsive to the surrounding context and city design standards.

FUNCTIONAL SITE & BUILDING DESIGN
It is critically important that the site and building design is positioned in a way that is specific to the
policies and procedures of Lake Oswego’s Police Department. The first step in ensuring this goal is to
fully explore and confirm the site lay out from an operational and security standpoint for each site under
consideration to ensure the optimum operational design. Some of the key design elements that must
be considered are:
 Physical and visual separation of secured police vehicle parking. This area must have clear access to
the street and allow for easy access to the Salle Port.
 Staff entrance from secured
parking and staff parking areas.
 Clearly defined public entrance
for Courts, general visitors, and
community functions.
 Defined public parking area.
 Access for shipping/receiving and
service.
 Universal accessibility.
View of secured parking

City of Lake Oswego – Police Station Siting Study
Brian C Jackson, Architect LLC

Page 15





Building orientation, image, and identity that
communicates the importance of the function, but is also
open and inviting to the public.
Protection of key building components from possible
explosions and assaults.

SEISMIC SAFETY
The project is required to be designed as an “essential
services facility” per the current building code. It is
anticipated that the facility will serve as Lake Oswego’s
command center for their Emergency Management Program
and First Responders in the event of a major emergency. As
noted in previous reports and studies, the existing City Hall
facility does not meet current code for a standard nonessential facility and also has extensive structural
deficiencies. The industry generally defines the levels of
seismic design (from highest protection to lowest) as:
1. Full occupancy and operational use no damage.
2. Immediate occupancy and operational use with
repairable damage.
Natural Daylighting
3. Life-Safety achieved (occupants are safe), but facility
requires significant repairs or possible replacement depending on magnitude.
4. Design to prevent collapse. Possible loss of lives and contents.
5. Full and complete collapse with certain loss of life and contents.
Using the ratings above, the current City Hall structure would be considered a “3” or “4” and a new
facility would be designed to a level “2” standard.

BUILDING SYSTEMS, QUALITY AND DURABILITY
The City of Lake Oswego is keenly aware that it is very important to invest in the future with quality
buildings that are durable, flexible, and adaptable. Any future design process will investigate the life
cycle costs of all building components and systems and it is expected that the choices and goals set
during this process will allow the new facility to
a achieve a minimum service life of 50 years
with excellent maintenance practices and the
possibility of achieving an even greater service
life period. It is also recommended that a
facility maintenance reserve fund be
established within the first 3-5 years of
operation so that funding can be accrued over
time to finance major deferred maintenance
such as roof replacement and HVAC equipment
updates. These issues should be addressed in
greater detail during the programming and
building concept design phase of the planning
effort.
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3.0 Site Options Considered____________________________
3.1

West End Building (WEB)

SUMMARY DESCRIPTION
The West End Building site was purchased by the City in 2006 from Safeco Insurance Company for $20
million with an interest only loan from Wells Fargo Bank. This study assumes that the existing 89,000
square foot building will remain as-is and that the City will continue to utilize the building and
supporting parking for Parks and Recreation Department offices, Parks and Recreation Program Space
(teen center, recreation programs, meeting space, etc.), and LOIS support staff. It is anticipated that the
West End Building will be required to maintain approximately 100 parking spaces for their programs and
staff on a daily basis and that large community events at the WEB during evening and weekend hours
requiring more than 100 spaces will share non-secured parking with the proposed Police Station.
The West End property is 14 acres with 8 acres being deemed “buildable” due to significant tree grove
areas and sensitive lands that have
been previously delineated. The
overall site area is further reduced
by the presence of Daniel Way,
which is a private street (not in the
dedicated right-of-way) that is
used frequently by the local
residents. The lane is also used as
part of the parking lot circulation
and fire access from the north.
With the location of the existing
WEB building in the middle of the View of West End Building
site, there are essentially two possible building pads that can be considered for the proposed project
with one being in front of the WEB (to the south), and one being behind the WEB (to the north). The
southern location is a possible site (see Appendix for concept drawing) for a 3-story building pad with
underground secured parking, but visitor and staff parking would be located north of the WEB and far
removed from the building entrances. Additionally, any proposed new building fronting directly on
Kruse Way with minimal setbacks would be in contrast to other developments and the established
character along Kruse Way. This location would also preclude, or substantially reduce future
development options at the WEB property. For these reasons, the south pad location was removed
from further consideration in this study.
The WEB north site is a feasible option and is the focus of this study and analysis with regards to the
West End Building property.
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SITE ANALYSIS
Location
The location of the WEB site is 4101 Kruse Way and is
accessed from Daniel Way. The Tax Lots are 05300 and
05400 of map 21E08BB within the Waluga Neighborhood
and in close proximity to the Holly Orchard
neighborhood.
Existing Features
The site area totals 14.08 acres or 617,221 square feet of
land. There is a significant tree grove located at the
southwest corner of the site, designated sensitive lands
at the northern section of the site, and an existing storm
water treatment area/pond at the southeast corner of
the site that in all, reduces the buildable area to 8.20
acres, or 356,918 square feet.
WEB – Aerial View

Located in approximately the middle of the site is a
89,000 square foot build to suit office building that was constructed in 1980. It is steel framed structure
with concrete floor slabs, painted brick veneer, aluminum framed windows with tinted glass (nonthermal system), and a flat TPO roof system. The building mechanical and electrical systems are 30
years old and are nearing the end (or at the end) of their useful service life. The site also has 308
existing surface parking spaces.
The site topography is a gentle slope of 20-feet from the southeast corner up to the northwest corner
with minimally sloped “terrace benches” that form the existing parking rows.
Environmental
The site contains sensitive lands with a delineated
wetlands at the upper northwest corner of the site and a
stream that flows through the upper wetlands, transverses
to the east along the top edge of the existing parking lot,
runs under Daniel Way via a culvert, and then down the
eastern property line in a man-made ditch which flows into
the storm water treatment facility. Ultimately, the stream
corridor and detention pond flows into the creek on the
south side of Kruse Way.
The site also contains a designated Tree Grove at the
southwest corner of the site and a partial tree Grove at the
northwest corner of the site. A designated tree grove in
the City is restricted and is not considered buildable land.
Within the tree groves, there does not appear to be any
significant or heritage trees. The property is well above
the flood plain and previous geotechnical soils reports

Wetlands

Tree Grove

Sun
Site Plan - Environmental
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indicate that ground water is present within 15-feet of the surface, but that bearing capacity is adequate
with the use of traditional foundation systems.
Solar access from the south is excellent to the site and there is adequate room to orientate a future
building to optimize sustainable building strategies.
Access & Circulation
Primary vehicular access to the site comes from Kruse Way (major arterial) via Daniel Way which runs in
the north-south direction between Kruse Way and Carmen Drive. The Daniel Way intersection with
Kruse Way is fully improved and it is not expected that any additional improvements will be required.
Daniel Way is considered a private lane that was originally design and required for emergency services
access for the Safeco Building. For some time, the lane has become a cut-through street for local
residents to access Kruse Way from the Holly Orchard neighborhood and it is not uncommon to see cars
traveling at high speeds as they move down the hill.
Possible options for the City to
consider would include closing, or
restricting access at the north end of
Daniel Way, leaving the lane as-is with
no changes, making modest speed
mitigation improvements (speed
bumps, etc.) or enhancing the lane by
improving it to City road standards
which could include widening with
sidewalks and/or realigning the “Scurve” section of the lane.
With the only access to the upper
section of the WEB site coming from
Daniel Way, the possible building
locations are somewhat restricted due
to the secured vehicle parking View of WEB parking and north pad area
requirements and the need for immediate emergency access to Daniel Way. This critical relationship
will require that the building be located in the back corner to allow for the dual public/private parking
and public/private entrances to the building.
TriMet offers limited service along Kruse Way on transit line 38. Pedestrian circulation to the proposed
building site is poor and will require upgrades such as new sidewalks in the north-south direction for
connectivity between Kruse Way and Carmen Drive as well as enhance on-site pedestrian circulation
through the parking lots and perimeter green space.
Infrastructure & Utilities
All necessary utilities are available in the Kruse Way right of way. That said, the only utilities to the site
itself are sized and installed for the existing West End Building and have no capacity or ability to be
extended or expanded upon to serve a new building to the north. Additionally, it is important that the
new building site be independent and fully to code as an essential facility and emergency command
center.
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Electrical power, water, gas, and sanitary sewer must be extended approximately 1000-feet from Kruse
Way via underground installation. It is expected that storm water can connect to the existing man-made
ditch along the east property line and the project will most likely be required to provide enhancements
(size and quality) to both the stream corridor/ditch and the treatment facility at the southeast corner of
the site.
Radio communications is considered good and will most likely require a radio microwave transmitter
tower in the range of 65-feet tall above grade. Site specific testing and rooftop mounting on a 35-foot
tall building will reduce the impacts.

PLANNING & ZONING
Key Development Standards
 Zoned OC/R-3 for Office Campus & Residential with 3,375 square feet per unit allowed. The
classification allows a major public facility as an allowed use in OC and R-3 with conditional use with
permit approval.
 Abutting site zones are OC, R-3 and GC.
 Maximum height is 45-feet typical. Structures closer that 60-feet to property line that carries a
residential designation can have a maximum height of 40-feet, minus one foot for each foot less
than 60-feet the structure is from the residential zone.
 Maximum lot coverage is 25%
 Maximum Floor Area Ratio (FAR) is 0.30:1.
 The site is NOT within the Lake Village Center Overlay District, but is adjacent to the overlay
boundary and is seen as an important site to the Lake Grove business community.
 The site design would be required to go through the City’s design review process.
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CONCEPTUAL DESIGN - WEB
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PROS & CONS SUMMARY - WEB
The following summary chart outlines the various advantages and disadvantages of the specific site
under consideration with respect to location, design and development impacts, and cost factors.
Pros
 Location is close to (within ¼ mile) of city’s
population center.
 Requires only surface parking.
 Proposed building location allows flexibility for
future site uses and possible partitioning.
 Adequate space for functional and flexible
design layout.
 Good access to secured parking and storage of
vehicles.
 Good access to major arterial streets.
 Good site and building security protection.
 Located near one primary transit line and on
one limited transit line.
 Minimal neighborhood impacts due to natural
resource buffer and grade change between
building site and adjacent residential
developments.
 Property is controlled by the City.
 Takes advantage of previous property
investment that is under-utilized.

Cons
 Requires replacement of lost WEB program
parking located to the south of the building.
 Site is somewhat removed from public view
behind WEB and does not front a major public
street.
 May require the installation of a small radio
tower on top of the building.
 Could require improvements to Daniel Way such
as widening and dedication as a public street.
 Utilities will extend from Kruse Way requiring a
1000-foot extension.
 Land costs are reflective of 2006 purchase price.
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3.2

Evergreen Downtown

SUMMARY DESCRIPTION
The Evergreen site is located in
downtown Lake Oswego along
Evergreen Street between 3rd and 4th
Avenues. The proposed development
site is comprised of three (3) separate
tax parcels in order to achieve the
minimum required site area for the
proposed development. Two of the
parcels are owned by the City, but the
third site is owned privately and
would require purchase. For the
rd
purposes of this study and the View of site from 3 & Evergreen
development of a feasible design concept, it is assumed that the City can attain the privately owned
property.
Design concepts and site analysis were developed and tested using only the two city owned properties,
but the resulting design for both structured parking and building resulted in violating the City’s height
restrictions at sites abutting residential zones (R7.5 in this case). The overall building mass and density
of any proposed design with the proposed space program results in a building height in excess of 75-feet
at the southeast corner of the site. For these reasons, this option was eliminated from further study
(see Appendix for design concept drawing).
Any proposed development will require the redevelopment of approximately ½ of the existing City Hall
site that is currently used for surface parking by City staff and police. The resulting design concept must
also accommodate on-site parking for Police/LOCom/Courts and the parking needs of City Hall. The
total number of parking for visitors, staff, and city owned vehicles is 278 cars. This quantity should be
reviewed and verified in the later programming and building design phase of the project.

SITE ANALYSIS
Location
The site location occupies street
frontage on three sides and has access
on 3rd avenue, 4th avenue, and
Evergreen Street. The Tax Lots are
10000, 09700, and 09500 of map
21E03DC within the Evergreen
neighborhood association and is within
the downtown business/commercial
district.
View of Attorney’s Office Building & Site

City of Lake Oswego – Police Station Siting Study
Brian C Jackson, Architect LLC

Page 23

Existing Features
Site design issues and considerations include
the presence of 5-6 significant fir and sequoia
trees, a very mature perimeter tree buffer
around the site, a lawn area/open space used
by the adjacent neighborhood, more than 40feet of grade change from the southeast corner
up to the northwest corner on a site that is only
56,627 square feet, or 1.30 acres in size. There
are residential condominium neighbors on the
east and west side of the site and single family
housing on the south side of the site (three
sides of the development). Approximately ½
the site is currently used as asphalt surface
parking for the existing City Hall and Police
Station.
Environmental
The site does not contain any sensitive lands in
terms of wetlands or special natural features,
but it does contain 5-6 significant fir trees as
well as some very mature sequoia trees.
Additionally, lot 09700 is an open lot of 13,503
square feet that is planted with grass and used
by the neighbors as a part even though it is Evergreen Site Aerial
“not” an officially designated City park.
Access & Circulation
Primary vehicular access to the site comes from either 3rd or 4th Avenues via A-street. There is an
existing curb cut into the existing city parking lot on 4th street and an existing curb cut into the attorney’s
office building parking lot. The site is a tight urban location of only 56,627 square feet and bound by City
streets on three sides. Circulation within
the site will be very limited for vehicles
and will require curb cuts into separate
levels of any proposed parking structure
since the site size will not allow internal
ramping.
Although lined with city sidewalks, ADA
access around the site is challenging due
to the steep sidewalk slopes. The site is
well located to take advantage of nearby
transit lines (lines 35, 37, and 78) as well
as access to nearby businesses and
retail.
th

View from 4 & Evergreen
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Infrastructure & Utilities
All utility services including sanitary sewer, water, electrical power, and gas are immediately available to
the site. There is on-site underground storm water detention and filtration tank located below the
existing City Hall surface parking lot that will be required to replaced/relocated into Evergreen Street.
Additional investigation and civil engineering is required to determine the exact storm water detention
requirements as well as possible modifications to an additional below grade storm water detention tank
that serves the surrounding streets.
Radio communications is considered adequate and will most likely require a microwave transmitter
tower in the range of 65-feet tall above grade. Site specific testing and rooftop mounting on a 35-foot
tall building will reduce the impacts.

PLANNING & ZONING
Key Development Standards
 The site is zoned PF and EC for Public Functions and East End Commercial. The proposed
Police/911/Courts facility is an allowable use in the PF zone with an approved conditional use permit
as a major public facility in an EC zone.
 Abutting zones are R7.5 to the south, R-0 to the west, and EC to the east and north.
 Building height where a lot abuts an R-6 or R7.5 zone, the maximum height is 35-feet for the first
120-feet of distance from the property line, 45-feet in height when the building is located between
120 – 240 feet away from the property line, and 60-feet in height when the building is located more
than 240-feet from the property line.
 There are no minimum or maximum lot coverage requirements on the site within the EC zone. The
PF zone carries a 35% minimum and 50% maximum lot coverage requirement.
 The setback requirements at an EC zone are per DC 50.11.015(1)(a) with the adjacent R-7.5 and R-0
zones.
 Maximum Floor Area Ratio (FAR) is 3.0:1 at EC zone.
 Parking must meet the requirements of LOC 50.55, 50.65.0606 and 50.65.065.
 The project will fall under the Downtown Design Overlay standards and will be required to go
through the design review (DR) and CUP process.

th

View from 4 Street looking to the Southeast
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CONCEPTUAL DESIGN - EVERGREEN

Level 4

Level 2

Level 3

Level 1
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PROS & CONS SUMMARY - EVERGREEN
The following chart outlines the various advantages and disadvantages of the site under consideration
with respect to location, design and development impacts, and cost factors.
Pros
 Maintain existing downtown access to the
public and maintain proximity to City Hall.
 Maintains strong civic presence.
 Located “near” three transit lines and
possible future street car.
 A majority (2/3rds) of the site is owned by the
City.

Cons
 Requires replacement of some City Hall parking
within the new structured parking lot.
 Location is not near the population center of the
city.
 Require removal of some significant trees.
 Building design becomes dense and vertical in
nature to fit the program.
 Congested construction phasing will create
interruptions with City Hall functions.
 May require the installation of a small radio
tower on top of the building.
 The site is steeply sloped with 40+ feet of grade
change.
 Site is adjacent to residential neighborhood with
condominiums to the east and west and single
family to the south.
 Height restrictions will limit design
opportunities.
 Proximity to the street may require additional
security design features.
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3.3

Rossman Park / Post Office Downtown

SUMMARY DESCRIPTION
The Rossman Park/Post Office site is located in downtown Lake Oswego on 4th Street between B and C
Avenues and is part of the First Addition – Forest Hills neighborhood association. It is also part of the
downtown core/business district and in close proximity to all downtown commercial and retail
developments. The site is on the border of the downtown EC zone abutting the First Addition
neighborhood.
The site was chosen for evaluation because of the limited number of downtown site options available
and the fact that the city owns Rossman Park. There is also some understanding that there is a
possibility of purchasing the Post Office building that is located on prime downtown property. The
resulting configuration of the site however is less than desirable in that it is 120-feet wide by 400-feet
long, which forces a very elongated design scheme with poor separation between public and
private/secure functions. The resulting layout requires that the secured vehicle entrance is from a
narrow/restricted alley way with poor
visibility and access.
In addition to the constrained urban site
from a design standpoint, the financial
feasibility of the site is challenged because
it is assumed that to suggest the removal
and use of Rossman Park, the project must
replace the park by purchasing (fund
transfer) the existing Library site and
developing
it
into
an
enhanced
neighborhood/City park as a replacement.
This option must then include the
anticipated sale of the property (2M) by
the Library/North Anchor Project, and fund
View from within Rossman Park looking south
the development of a new park (2.5M).
The site will be accessible by the public on all four sides and the building will be constructed up to each
property line in order to maximize site coverage. The resulting urban design will result in a three story
building with a front public entrance as well as a rear public entrance for visitors and staff parking in the
structured lot. The design will incorporate a 3-story parking garage with one story below grade (secured
parking), one level at grade, and a third top level that is uncovered to minimize the impact to the
surround residential neighborhood to the extent possible.

SITE ANALYSIS
Location
The post office address is 501 4th street with access from 4th street and the north-south alley that runs
between B and C Avenues. The combined site is comprised of multiple parcels and includes 00900,
01000, 01100, 01200, and 01300 of map 21E03DC within the First Addition – Forest Hill neighborhoods.
The location is also in close proximity to the downtown fire station.
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Existing Features
The existing downtown post office occupies ½ of the
proposed development site with approximately ½ of
the post office site being a concrete single story
building and the other ½ being surface parking for
visitors/patron, staff parking, and mail trucks. The
facility operates as an active post office for its
customers.
The site is essentially level with
approximately 10-feet of grade change from one end
of the 400-foot long site to the other. The site is not
in the flood plain and the geotechnical/soils
information on record shows Laurelwood silt loam, so
bearing capacity is expected to be good.
The site has an alley along the eastern property line
and single family housing of a modest scale on the
north and west sides of the site. The character of 4th
street feels very residential once you pass mid-block
or the property line between the park and post office.
Environmental
There are no sensitive lands on site, but there are 4
significant trees including three large firs and one
large sequoia tree that will be impacted by any
Rossman Park / Post Office Site Aerial
development.
Access & Circulation
Primary vehicular access to the development site will come from 4th street and emergency/secured
parking access will be from the alley. There is an existing curb cut into the existing post office that will
be utilized in the new design. The site is a tight urban location of only 48,000 that is poorly shaped for
good circulation. Additionally, the eastern edge of the site is a north-south alley that must be utilized for
emergency vehicle access.
Pedestrian circulation in and around the site is excellent due to the level topography and the proximity
to surrounding neighborhood and downtown sidewalks. The development site will take advantage of
nearby transit lines (lines 35, 37, and
78) as well as access to nearby
businesses and retail.
Infrastructure & Utilities
All utility services including sanitary
sewer, water, electrical power, and gas
are immediately available to the site.
On site treatment of storm water runoff will most like require underground
treatment
filters/tank.
Additional
investigation and civil engineering is View of Post Office looking South
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required to determine the most
appropriate storm water treatment and
detention solutions.
Radio communications is considered
adequate and will most likely require a
microwave transmitter tower in the
range of 65-feet tall above grade. Site
specific testing and rooftop mounting
on a 35-foot tall building will reduce the
impacts.

PLANNING & ZONING
Key Development Standards
 Zoned PNA and EC for Park and View of Alley looking south
Natural Area and East End Commercial. The development site has two existing zones designations.
The PNA zone allows the public use but requires conditional use approval for a major public facility.
The EC zone allows a major public facility as a permitted use.
 Abutting site zones are R-6 to the north, EC to the east and south, and R-2 and EC to the west.
 PNA zone requires building height where a lot abuts an R-6 or R7.5 zone, the maximum height is 35feet for the first 120-feet of distance from the property line, 45-feet in height when the building is
located between 120 – 240 feet away from the property line, and 60-feet in height when the
building is located more than 240-feet from the property line.
 PNA zone requires 35% minimum lot coverage on the site.
 There are no setback requirements at an EC zone with the adjacent R-7.5 and R-0 zones.
 Maximum Floor Area Ratio (FAR) is 3.0:1 at EC zone.
 Parking must meet the requirements of LOC 50.55, 50.65.0606 and 50.65.065.
 The project will fall under the Downtown Design Overlay standards and will be required to go
through the design review (DR) and CUP process.
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CONCEPTUAL DESIGN – ROSSMAN PARK/POST OFFICE
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PROS & CONS SUMMARY – ROSSMAN PARK/POST OFFICE
The following chart outlines the various advantages and disadvantages of the site under consideration
with respect to location, design and development impacts, and cost factors.
Pros
 Maintain existing downtown access to the
public and maintain proximity to City Hall and
the downtown business/retail community.
 Maintains strong civic presence.
 Located “near” three transit lines and
possible future street car.

Cons
 Location is not near the population center of the
city or near areas with higher crime.
 Requires removal of two significant fir trees.
 Site is long and narrow creating separation
between parking and building.
 Minimum parking program requirements cannot
be met due to size of site.
 Minimum secure parking quantity cannot be met
and layout/access is poor.
 May require the installation of a small radio
tower on the roof of the building.
 Site is adjacent to residential (First Edition)
neighborhood with single family housing to the
north and west.
 Requires structured parking directly adjacent to
the residential neighborhood.
 Proximity to the street may require additional
security protection.
 Project is contingent upon the successful funding
and completion of the Library project.
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3.4

Boones Ferry & Kruse
Way

SUMMARY DESCRIPTION
The Boones Ferry Rd. and Kruse Way site
is a prime open-lot location at the north
end of the Lake Grove Village Center
District and has been designated as a
“gateway” intersection to both Lake
Grove and Lake Oswego. The site has
very public visibility and is easily View of site from Kruse Way Place
accessible for both vehicles from Kruse Way Place and pedestrians from the corner and along both Kruse
Way and Boones Ferry. Any development would be required to follow the Lake Grove Village Center
planning codes and design guidelines with regards to minimum/maximum setbacks, massing and height,
roof forms, and materials. The site offers high potential with regards design aesthetics and civic
presence at an important gateway.
The site under consideration is comprised of two privately owned parcels that total 4.64 acres. The first
parcel is in the northwest quadrant of the site (2.43 acres or 105,851 SF) and is owned by the Gregg
Family Trust and Washington Trust Bank. According to the land owners, the property is expected to be
put on the market for sale by August 8, 2011 for an asking price of $30.00 per square foot, or
approximately $3,175,000. This parcel can only be accessed from Kruse Way Place. The site did go
through a previous development review process in 1996 (DR 14-96) and received City approval for a
proposed office building development, but the project was never realized.
The second parcel is an odd L-shaped lot (2.21 acres or 96,268 SF) that fronts both Kruse Way and
Boones Ferry Road. The property is owned privately by Mary Jo Avery and Nick Bunick. Because of the
shape of the property, and proximity to a
major intersection signal, vehicular
access into the site is challenging as a
stand-alone site due to the minimal
distance to the Boones & Kruse Way
intersection along the south property
line. Curb cut access would not be
allowed along the east property line and
access onto Kruse Way Place would
require shared access through the Gregg
property due to the close proximity to
the intersection. This property went
through a previous development review
process in 1994 (DR 17-94) and received
planning approval for a proposed office
building development, but the project
was never realized and the property
remains vacant. While the Avery/Bunick
property would not be appropriate as a
Boones & Kruse Aerial View
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stand-alone
site
for
the
Police/911/Courts facility, the two
site
combined
would
allow
adequate space for both a new city
facility and other possible public private commercial development
opportunities.
Given the shape of the site and curb
cut access onto Kruse Way Place, it
is possible to locate a new
Police/911/Courts facility on only
the Gregg Family property (2.43
acres) by utilizing structured parking View to corner of site at intersection
below the building for secured vehicles. Access and circulation for emergency vehicles from the street
are slightly compromised by the shared parking agreement/easement. See Conceptual Design Option
“B” below.

SITE ANALYSIS
Location
As implied by the name, the site is located at the corner of Boones Ferry Road and Kruse way. The Tax
Lots are 03200 and 03300 of map 21E08BA and they are within the Waluga neighborhood association
and bordered by the Lake Grove neighborhood. As mentioned previously, the site is also within the Lake
Grove Village Center District.
Existing Features
The Gregg family property is 2.43 acres and is trapezoidal in shape with 22-25 feet of slope over 560-feet
of distance from the northwest corner down to the southeast corner. The Avery property is 2.21 acres
and L-shaped with direct frontage on Kruse Way and Boones Ferry Rd. The land slopes up from the
intersection approximately 14-feet along the south property line as it follows Kruse Way creating a small
bank. The frontage along Boones Ferry Road is relatively flat. The perimeter of the site on the three
street fronts is improved with sidewalks. The western property line adjoins the adjacent office complex.
Environmental
The site does not contain any sensitive lands, natural resources, or significant trees.
geotechnical/soils information represent
Cascade silt loam soils with adequate
bearing pressures for traditional foundation
systems and the site is not in a flood plain.

Existing

Solar access to the site is excellent and the
site size should allow for proper building
orientation and feature to optimize
sustainable strategies and practices.
View of site from Kruse Way Place looking South
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Access & Circulation
Access to and from the site from Kruse Way Place to the Gregg family parcel is excellent and will allow
for separate vehicular entrances for public and staff as well as dedicated emergency access from the
secured parking area. Vehicular access to the Avery parcel as a stand-alone property is very challenged
and would only be allowed from Kruse Way as a right-hand turn in-only and right-hand turn out-only to
be located at the far western property line. This access/curb cut was granted to the previously
proposed development (that expires in 2 years), but is not guaranteed for any future development.
The site is located very near, or at the center of the population and has immediate access to major
arterial streets for very good response times to the entire city as well as emergency calls outside of city
limits.
Pedestrian circulation to and around the site is excellent and the grade change can accommodate ADA
design requirements. Improved sidewalks exist on three sides of the site and connect to two improved
traffic signals for safe crossing at Boones Ferry, Kruse Way, and Kruse Way Place. The site can also be
access directly from TriMet full service route 37 and limited service route 38.
Infrastructure & Utilities
All necessary utilities including electrical power, water, sanitary sewer, and natural gas are available at
street (either Kruse or Boones). Storm water run-off will require on-site treatment prior to connecting
into the city system. There are no additional traffic improvements anticipated given the fully improved
site location.
Radio communications is considered good and will most likely require a microwave transmitter tower in
the range of 65-feet tall above grade. Site specific testing and rooftop mounting on a 35-foot tall
building will reduce the impacts.

PLANNING & ZONING
Key Development Standards
 Zoned GC for General Commercial. The zone designation allows a major public use facility as a
permitted use on the property and does not require conditional use permit approval.
 There is one abutting zone that is OC (office campus) to the west of the site. The site is bound by
public streets on three sides.
 Maximum height is 45-feet typical for GC. Structures closer that 60-feet to property line that carries
a residential designation can have a maximum height of 40-feet, minus one foot for each foot less
than 60-feet the structure is from the residential zone.
 Maximum lot coverage is 50% for basic case and 70% with additional site amenities included.
 Maximum Floor Area Ratio (FAR) is 0.30:1.
 The site “IS” within the Lake Village Center Overlay District and is also located at designated
“gateway” intersection. The site is considered to be an important site to the Lake Grove business
community.
 The site design would be required to go through the City’s design review process.
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CONCEPTUAL DESIGN OPTION “A” – BOONES FERRY & KRUSE WAY
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CONCEPTUAL DESIGN OPTION “B” – BOONES FERRY & KRUSE WAY
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PROS & CONS SUMMARY – BOONES FERRY & KRUSE WAY
The following chart outlines the various advantages and disadvantages of the site under consideration
with respect to location, design and development impacts, and cost factors.
Pros
 Site location is at the population center of the
city.
 Location is at/near a major gateway
intersection at the northern terminus of the
Lake Grove Business District.
 Building design and exterior public spaces will
enhance and anchor the development.
 Provides strong civic presence and visibility.
 High potential for sustainable design at a
highly visible site.
 Requires only surface parking.
 Great access/egress for secured emergency
vehicles.
 Site has only modest grade change.
 Great access to major arterial streets.
 Allows additional site area for future growth or
additional building pads and/or programs.
 Size/area allows for possible public-private
development if desired.
 Site does not adjoin any residential zones.
 Located on two transit lines.

Cons
 May require the installation of a small radio
tower on the roof of the building.
 Proximity to street may require special
blast/security protection.
 The project will fit on the single northwest site
(Gregg Trust), but would require structured
parking below the building.

Note: The site is a prime commercial/retail location and may not be considered by some to be the
highest and best use of the site for a Police/LOCom/Court facility. Conversely, some may see the site as
ideal for a civic/public facility that supports the local area and businesses.
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3.5

Iron Mountain

SUMMARY DESCRIPTION
The Iron Mountain site is located east
of the Lake Oswego Hunt Club along
north side of Iron Mountain Blvd. The
site has been included in the study
because the land is owned by the City
of Lake Oswego and the parcel size
appears to be large enough with
certain restrictions on the site design
layout. Iron Mountain Blvd. follows the
rail road tracks that separate the road View of site looking west along Iron Mountain Blvd.
and site from the Lakeview Summit
residential neighborhood. The parcel is a low-lying flat site of 4.65 acres (202,554 SF) that is contained
along the south property line by the raised street and railroad tracks. The northern portion of the site
contains heavy vegetation and dense trees that begin a steep slope up the mountain that contributes to
heavy rain/storm run-off onto the site.
The site has not been formally delineated, but based on aerial maps, it appears that only 3.10 acres
(135,354 SF) of the site would be deemed buildable and that additional setback buffers to the building
and parking lot areas could be required beyond what is shown on the attached conceptual design
drawings. In addition to the sensitive land areas shown at the northern section of the site, there also
appears to be a stream corridor or man-made drainage swale that bi-sects the property. It appears that
this drainage element runs from east to west across multiple properties and then drains to the pond
located on the adjacent Hunt Club property. In order for this site to be feasible from a design layout
perspective, a section of the drainage swale would have to be put in pipe and covered so that the south
and north portions of the site can be physically connected.
The property, due to its location on Iron Mountain Boulevard, feels rural and somewhat isolated
because of the hillside to the north, railroad tracks and easement to the south, the hunt club to the
west, and large undeveloped residential lots to the east. Additionally, because the property is
overgrown with wild vegetation and it fronts only a single road without any other commercial
developments, the character feels out of place
with a civic/governmental building.
It is
believed that this site would offer poor
response times and it has been reported that
radio communication at the site is nearly
impossible and that existing cell phone
coverage can be limited.

SITE ANALYSIS
Location
The property is owned by the City of Lake
Oswego and is located at 2401 Iron Mountain

View looking into site from street edge
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Blvd. The Tax Lot is 00100 of map 21E09BC and is part of the Lake Grove neighborhood association and
is bordered by Lakeview-Summit neighborhood.
Existing Features & Environmental
The property is level for the most part except as you approach the base of Iron Mountain that is lined
with mature fir and deciduous trees that follow the base of the hillside. There are no significant trees
and the site has excellent solar exposure. As noted above in the summary description, the preliminary
review of the sensitive lands shown on aerial mapping would suggest that only 3.10 acres of the 4.65
total acres are buildable. The buildable area could be expanded or eroded further after site specific
delineation is made and verified buffers are set. It should be noted that much of the east-west drainage
swale appears to be man-made and that
quality of the natural resource appears to
be poor to the un-trained eye.
There has been recent earthwork activity on
the northern portion of the site and a large
amount of gravel and base rock has been
deposited over an unknown work area.
Existing soil conditions are unknown and
would require thorough investigation if this
site is pursued due to the low-lying nature,
which may require the use of nontraditional or special foundation systems
due to the seismic rating as an essential
facility. Additionally, county records note
that the site lies within or near the FEMA
special flood hazard zone and that ponding
exists at some elevations.
Access & Circulation
Access to the site comes only from Iron
Mountain Boulevard in the east-west
direction. The street is classified as a feeder
street that flows through the more densely
populated area of the Lake Grove Aerial view of site
neighborhood to the west and the Country Club-North Shore neighborhood to the east. Both
neighborhoods are densely populated with narrow 25 mile/hour streets. Iron Mountain Blvd. follows
the rail tracks which defines the northern border of Lakeview-Summit neighborhood. Overall access for
emergency response vehicles would be considered poor at this site.
Pedestrian circulation to and around the site would be considered very poor due to the unimproved
nature of the frontage, lack of pedestrian sidewalks, defined bike lanes in both direction, and street
lighting. The site is not on, or near any transit lines. Due to the level topography on the site, pedestrian
and ADA access on the site would be good, but travel distances would be poor due to the bisected site
and separation of the parking from the building entrance.
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Infrastructure & Utilities
The site has access at Iron Mountain
Boulevard to electrical power, domestic water
and sanitary sewer. Natural gas is not
available at or near the site. It would be
expected that additional fire hydrants will be
required along the site frontage. All storm
water would be treated on site and then
released into the existing system that flows
into the adjacent pond. It is not expected that
traffic signaling would be required, but that
sidewalks and street lighting would be
View from within site looking to the northwest
included in any development.
The site would require a large tower on top of Iron Mountain plus transfer towers down to the site to
“hop” the signal up/down the hill. There are also concerns with iron deposits in the soil that could
disrupt or interfere with the signal.

PLANNING & ZONING
Key Development Standards
 Zoned PNA for Park and natural Area. The PNA designation allows a “major public function” use
with conditional use permit approval.
 Abutting site zones are R-10 and R-15.
 Maximum height is 35-feet or as determined by the ratio of one foot in height for every 3.5 feet of
distance from any portion of the structure to the lot line of the nearest residentially zoned property,
to a maximum of 75-feet.
 Maximum lot coverage shall not exceed 35% or as established by the master plan.
 There are no Maximum Floor Area Ratio (FAR) requirements.
 The setback of any respective yard (front, side, street side, or rear) shall be equal to the minimum
required yard for the property abutting the respective yard’s lot line.
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CONCEPTUAL DESIGN – IRON MOUNTAIN
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PROS & CONS SUMMARY – IRON MOUNTAIN
The following chart outlines the various advantages and disadvantages of the site under consideration
with respect to location, design and development impacts, and cost factors.
Pros
 The building location is well protected and
secure.
 Requires only surface parking.
 The property is owned by the City.

Cons
 Radio communication is very poor. Will require
the construction of multiple radio towers on
and off-site to allow communications.
 Access to the site is only from residential
neighborhoods.
 Site is isolated from major arterial streets and
population center.
 Impacts surrounding sensitive lands and will
require unknown amount of mitigation.
 Existing sensitive lands requires the building to
be set back off street in violation of zoning
code.
 Existing sensitive lands requires the building
and parking lot to be bisected, creating poor
on-site circulation.
 Site is not viewed as appropriate for a public
facility due to natural areas and rural location.
 There is NO transit at or near the site.
 Iron Mountain Blvd. is not improved with
sidewalks or bike lanes.
 Located within or near FEMA special flood
hazard zone.
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3.6

Armory

SUMMARY DESCRIPTION
The Oregon Army National Guard
site is located along South Shore
Boulevard and is owned by the State
of Oregon. It was constructed in the
1970’s on land sold to the State by
the City of Lake Oswego for a
nominal amount.
The level of
operations by the Guard over the
years has varied, but it appears that
it is currently used very little. View from South Shore Blvd. looking to the northwest
Interest by the City to re-acquire the
property has increased over the last few years for possible developments due to its size and the lack of
large sites that remain within City limits. It is unknown at this time as to the status of the property and
whether or not the State would consider selling. Regardless, the Armory site is included in the Police
Station siting study to understand the design and cost feasibility to develop the site for the proposed
use.
The site has two curb cut access points from South Shore Blvd. and has approximately 40-feet of slope
from the south property line down to the north property along the West Fork of Lost Dog Creek. The
property was graded in terraces as part of the Armory building design and there is a metal storage
building and various storage outbuildings at the lower area of the site as well as a gravel parking lot with
surrounding security fencing.
Development of a new Police Station would require the demolition of the existing Armory building that
is constructed of a combination of concrete and wood framed construction. The site area totals 5.14
acres, but based on the unofficial aerial delineation of the on-site sensitive lands, there appears to be
approximately 3.16 acres that would be considered buildable. However, even with the limited site size,
the property does lend itself well from a site design layout perspective. The vertical stacking of the
building program can take advantage of the site slope to create a clear private parking and entry at the
lower zone of the site with public parking and entry at the upper zone of the site. The grade change
becomes a natural separator between public and private functions.
The South Shore site is somewhat
isolated, it is surrounded by
residential neighborhoods on all
sides, and it is not near the center of
population. The site would have
poor emergency response time to
areas other than the Palisades
neighborhood.

View from South Shore Blvd. looking to the northeast
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SITE ANALYSIS
Location
The property address is 1915 South Shore
Boulevard and is on the north side of the
street across from the South Shore Fire
Station. The Tax Lot is 00100 of map
21E09DD and is within the Palisades
Neighborhood with no bordering
associations.
Existing Features
The site area totals 5.14 acres or 224, 502
square feet of land. There is significant
slope from south to north of
approximately 40-feet and there are
sensitive lands along the western portion Aerial view of site
and northern portion of the site. Because of the sensitive lands and natural resources, the site has
approximately 3.16 acres, or 137,772 square feet of buildable land. The site is not likely to be in the
flood plain and the geotechnical soils appear to be acceptable for the construction of traditional
foundation systems. The existing Armory building appears to have been constructed in the 1970’s and
there is a high bay area constructed of concrete and an office and classroom area constructed of wood.
The building has little market value for other functions due to its age and specific use.
The western property line is entirely within the sensitive land area that runs from the curb cut into the
site to Palisades Terrace (Rd.) to the west. There is a large residence that is near the northwest corner
of the site on the other side of Lost Dog Creek. There are 4-5 large single family residences that back up
to the northern property line that are also on the opposite side of the creek. The eastern property line
is bordered and matched in length by the United Methodist Church. There is a large storm water
treatment and detention area at the northwest corner of the church property that serves their property.
Environmental
The site contains a substantial amount of sensitive lands that have been identified via aerial mapping
due to Lost Dog Creek that runs through the site, but it has not been formally delineated so the actual
defined area could vary. Because of the existing use and building, the site has a mix of asphalt parking,
gravel parking, and open lawn area where the site has the greatest amount of grade change. All other
areas on the property would be considered natural resource area and/or buffer area. The site has a
substantial amount of mature vegetation that is a mixture of various species, but there does not appear
to be any significant trees within the build-zone.
The site is not in the flood zone and county records show that the geotechnical/soil conditions are good
and would likely be adequate for supporting traditional foundation systems. Solar access would be
considered moderate due to the surrounding mature trees on-site, at adjacent sites, the row of fir trees
along South Shore Blvd., and the hillside that slopes up into the Palisades neighborhood.
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Access & Circulation
Current access into the site comes from
two separate curb cuts along South Shore
Blvd. at the southwest and southeast
corners that slope quickly into a level
parking lot. The site has been terraced
into two level pad areas with a sloping
gravel access road connecting the two
areas. Vehicular access to the site from
the surrounding city is only from South
Shore Blvd. and is reached via Bryant Road
if coming from the Lake Grove district
(from the west) or Stafford Road/McVey
Avenue (from the east) if coming from
downtown or Hwy. 43 area. Overall, the
site location has poor vehicular access and View into site looking down the slope
emergency response time within the city and requires travel through neighborhoods, especially to the
west for access to Lake Grove.
Pedestrian circulation to and around the site would be considered very poor due to the unimproved
nature of the frontage, the lack of pedestrian sidewalks, the lack of bike lanes in both directions, and no
street lighting. The site is on TriMet green line route 36. Due to the steeply sloping topography on the
site, pedestrian and ADA access would not be universal, but rather designed via ramps and within the
building layout and internal elevators.
Infrastructure & Utilities
The site has access to electrical power and domestic and fire water below South Shore Boulevard. It is
unclear as to whether or not natural gas is available at or near the site. All storm water would be
treated on site and then released into the existing system that flows into Lost Dog Creek. It appears that
the current sewer system at the Armory relies on a pump/lift station, which is expected due to the
building pad location in relationship to the street elevation. Any new development would be required to
replace the sewer pumping system to meet code.
According to previous studies, radio communications at the site is poor and would require a large radio
communications tower that extends 100–150-feet above the roadway elevation. This is due to the
proximity of the site to the Palisade’s hillside to the south and canyon/basin around the lake.

PLANNING & ZONING
Key Development Standards
 Zoned PF for Public Facility. The zone designation for a Police Station as a major public facility is an
allowable use with an approved conditional use permit.
 Abutting zones are R-10 to the west, east and south, and R-15 to the north.
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Maximum height is 35-feet or as
determined by the ratio of one foot in
height for every 3.5 feet of distance
from any portion of the structure to
the lot line of the nearest residentially
zoned property, to a maximum of 75feet.
The maximum lot coverage shall not
exceed 50%, except that the lot
coverage shall not exceed 35% if the
lot
adjoins
residential
zoned
properties on two or more sides.
There are no Maximum Floor Area
Ration requirements.
The setback of any respective yard
(front, side, street side, or rear) shall be equal to the minimum required yard for the property
abutting the respective yard’s lot line.
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CONCEPTUAL DESIGN – ARMORY
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PROS & CONS SUMMARY – ARMORY
The following chart outlines the various advantages and disadvantages of the site under consideration
with respect to location, design and development impacts, and cost factors.
Pros
 The building is well protected and secure.
 Requires only surface parking.
 The site layout clearly separates and defines
the public areas vs. private areas.
 The site is adequately sized (even with
sensitive lands) due to ability to utilize grade
change to create an efficient floor plan and
clear public/private entries.

Cons
 Radio communication is poor will require the
construction of a large radio tower.
 Access to the site is only from residential
neighborhoods.
 Site is isolated from major arterial streets and
population center.
 Possible impacts surrounding sensitive lands
and will require unknown amount of mitigation.
 Site may not be viewed as appropriate for a
police station and courts facility due location
within the city and lack of civic presence.
 Only limited transit service offered to site.
 Requires a three-story floor plan.
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4.0 Cost Opinion_____________________________________
4.1

Assumptions & Key Cost Factors/Drivers

The costs included in this report are considered “Rough Order of Magnitude” estimates, or ROM’s, and
should be considered preliminary until such time that a schematic building and site design have been
developed and professionally estimated. The costs have been arrived at using standard estimating
practices for building systems based on estimated square footages for a project of this construction
type, program function, size, and better than average systems and materials. The estimates are not
based on generic cost per square foot assumptions, but rather on detailed area take-offs that are
specific to the conceptual site and building designs that have been developed and included as part of
this report.
Further, the estimated development costs for each site have been organized to allow the reader to see
the breakdown of both direct construction costs and soft costs associated with the proposed site
development, building, and parking structure (when required by the site design) so that key cost
differences can be understood and compared between the sites.

KEY COST FACTORS & CONSIDERATIONS









4.2

The costs are considered appropriate to achieve a building design that meets a LEED gold
certification level. The soft cost projections also include an allowance for additional energy modeling
and the formal certification process required by the US Green Building Council.
The costs are established based on current 2011 market conditions and includes a nominal 3%
escalation for one-year of inflation. The escalation factor should be reviewed and adjusted once a
project timeline has been established for funding, design, documentation, and bidding.
All soft costs should be verified and adjusted as needed after selection of a specific site. Costs
included for system development charges, connection fees, and traffic impact fees have been
roughly estimated.
There have no on-site geotechnical soils investigations.
Unit prices have been estimated based on high quality building systems and construction materials
that also conform to sustainable building practices.
The building design will be constructed to meet current seismic code as an “essential facility”.
Finishes are representative of a public/civic facility to express a strong image and identity that is
appropriate for Police and Municipal Courts.
The facility will be universally accessible.

Operational Costs

BUILDING EXPENSES
If constructed, the City of Lake Oswego will own and operate a new Police/911/Courts facility that
requires on-going operational expenses for utilities and maintenance. In additional to annual expenses,
the City should also consider funding for long term deferred maintenance projects such as roof
replacement, interior finishes, parking lot re-surfacing, etc.
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The following chart provides a rough order of magnitude cost for each site as it relates to Utilities,
Landscaping/Grounds, Contract Services, and Annual Maintenance/Repairs.

Based on 41,357 S.F.

WEB

Evergreen

Rossman Park / Boones Ferry &
Post Office
Kruse Way
Iron Mountain

Armory

w/Parking Struct. w/Parking Struct.
Utilities

$55,832

$92,786

$79,160

$55,832

$55,832

$55,832

Landscaping/Grounds

$15,000

$9,000

$9,000

$15,000

$15,000

$15,000

Contract Services

$76,480

$86,130

$86,130

$76,480

$76,480

$76,480

Maintenance & Repairs

$15,000

$23,000

$23,000

$15,000

$15,000

$15,000

$162,312

$210,916

$197,290

$162,312

$162,312

$162,312

TOTAL:

4.3

Cost Comparisons

SIMILAR FACILITIES
As a means of comparison to other similar facilities in the Portland Metro Area, the following chart is
provided as an evaluation tool.
Year Built

LOCATION & PROGRAM
Keizer City Hall & Police

10/1/2009

Population Square Feet Construction
(09/10 Census)
(SF)
Costs

36,260

75,000 SF

17.5 M

Cost per SF Total Project
w/Site
Costs

$234/SF

Police Station

30,000

$250/SF

City Hall

25,000

$220/SF

Courts/Com. Rms/Chambers

20,000

$230/SF

Canby Police Station

6/1/2012

16,000

35,300 SF

Police Station

25,300

Shelled Expansion

10,000

7.6 M

$215/SF

Notes:

22 M

Sized for 20 years of growth. Includes
adjacent park.

9.0 M

Project breaking ground and will be
constructed in two phases.

$261/SF
Shelled space for shooting range

$100/SF

Sherwood Police Station

2002

18,000

17,300 SF

2.9 M

$167/SF

3.84 M

Based on Nov. 2000 bond measure.

Woodburn Police Station

2007

24,080

26,000 SF

5M

$192/SF

7M

Includes adjacent park/playground.

31,729

35,462 SF

8.8 M

$248/SF

11.5 M

Cost does not include site purchase.

Police Station
911 Dispatch

McMinnville Police Station 6/1/2008

Includes space and cost for city data
and fiber communications systems.

Police Station
911 Dispatch - Yamhill Co.

Troutdale Police Station

In Design

15,962

25,855 sf

5.63 M

$217/SF

7.5 M

City of Bend - Addition

2/1/2009

76,638

19,000 SF

4.8 M

$253/SF

6.5 M

Pre-Design

25,556

28,000 SF

7.8 M

$278/SF

10.5 M

Pre-Design

36,845

41,000 SF

12.1 M

$252/SF

16.1 M

Police expansion
Municipal Court

West Linn
Police Station
Municipal Court

City of Lake Oswego

Does not include site purchase

Police Station
911 Dispatch
Municipal Court

City of Lake Oswego – Police Station Siting Study
Brian C Jackson, Architect LLC

Page 51

Note: The cost figures provided for each facility under the heading “Total Project Costs” do not compare
equally between the projects. For example, some total project costs include additional site amenities
(like a park), radio towers, land purchase, or other program requirements were provided outside of the
construction contract.
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4.4

Cost Summary

COST MATRIX
The following matrix itemizes the anticipated cost for the development of each site and provides the reader with a break down showing the direct construction costs for the building, site, and associated structured parking when required. It
also provides the proportional share of anticipated soft costs for each component in order to arrive at the total development cost of each site.

West End Building
area

cost/SF

Evergreen Downtown

Total

area

cost/SF

Rossman Park/Post Office

Total

area

cost/SF

Boones Ferry & Kruse Way - Opt. A

Total

area

cost/SF

Iron Mountain

Total

area

cost/SF

Armory
Total

area

cost/SF

Total

POLICE/LOCom/Courts
Total Direct Construction:

41,357 GSF

$239

$9,898,432

41,357 GSF

$259

$10,730,448

41,357 GSF

$249

$10,326,207

41,357 GSF

$234

$9,687,850

41,357 GSF

$246

$10,189,078

43,421 GSF

$234

$10,182,367

Soft Cost Allocation:

$3,289,546

$3,158,722

$3,344,245

$3,402,470

$3,590,224

$3,575,742

Total Cost for Police/LOCom/Courts:

$13,187,978

$13,889,170

$13,670,452

$13,090,320

$13,779,302

$13,758,109

SITE DEVELOPMENT
Total Direct Construction:

170,000 GSF

$13

Soft Cost Allocation:
Total Cost for Site Development:

$2,220,285

57,600 GSF

$13

$799,721

48,000 GSF

$14

$675,019

202,118 GSF

$8

$1,705,495

135,354 GSF

$12

$1,627,015

137,772 GSF

$14

$1,984,248

$737,867

$235,414

$218,612

$598,987

$573,295

$696,808

$2,958,152

$1,035,135

$893,631

$2,304,482

$2,200,310

$2,681,056

STRUCTURED PARKING
Total Direct Construction:

$0

$4,275,728

$0

$0

$0

Soft Cost Allocation:

$0

$2,583,525

$1,384,737

$0

$0

$0

Total Cost for Structured Parking:

$0

$11,359,980

$5,660,465

$0

$0

$0

TOTAL DIRECT CONSTRUCTION COST

41,357

$293

TOTAL SOFT COSTS:
Soft Costs Averaged over all projects
TOTAL PROJECT COSTS:
LAND PURCHASE or VALUE ASSESSMENT:

152,460 SF

$39.35

82,120 GSF

$12,118,717

41,357

$106

$491

$8,776,455

51,840 GSF

$20,306,624

41,357

$82

$369

$15,276,954

41,357

$275

$11,393,345

41,357

$285

$11,816,093

41,357

$294

$12,166,615

$4,027,413

$5,977,661

$4,947,594

$4,001,457

$4,163,519

33.2330%

29.437%

32.386%

35.121%

35.236%

35.117%

$16,146,130

$26,284,285

$20,224,548

$15,394,802

$15,979,612

$16,439,165

$6,000,000

17,549 SF

$110

$1,930,390

23,958 SF

$110

$2,635,380

202,118 SF

3.5 acres X 2.5M/acres (buildable)

$30

$6,063,540

135,354

4.64 acres

LIBRARY SITE TRANSFER COSTS:

$4,272,550

$0

137,772 SF

3.10 acres (buildable)

$500,000

3.16 acres (buildable)

$4,250,000

PARKING/PHASING IMPACTS:

$500,000

CITY HALL BACK-FILL/RENOVATION:

TOTAL PROJECT COST:

$250,000

$250,000

$250,000

$250,000

$250,000

$250,000

$22,396,130

$28,964,675

$27,359,928

$21,708,342

$16,229,612

$17,189,165

Cost Factors:
*
*
*
*
*
*
*
*

Additional replacement parking for WEB.
Infrastructure and utilities to top of site
Stormwater treatment restoration
Daniel way re-alignment (possible).
Proportional repayment of 20M land purchase.
Assumes WEB building remains as-is.
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*
*
*
*
*
*
*
*

Construction cost includes building demo.
Requires purchase of attorney office/land.
Requires multi-story complex struct. parking.
Multi-story/terraced building design.
Confined urban site w/minimal staging.
Site security and blast protection impacts.

*
*
*
*
*
*
*
*

Construction cost includes building demo.
Requires purchase of post office site.
Transfer funds (prop. Sale) from library proj.
Development costs of new park.
Confined urban site w/minimal staging.
Requires multi-story structured parking.
Site security and blast protection impacts.

*
*
*
*
*
*
*
*

Requires purchase of 2 private land parcels.
Additional exterior/site public spaces.
Allows space for future bldg. pad/amenities.
Site costs high due to prime location.
Complex public/private ownership.
Location requires additional aite amenities.

*
*
*
*
*
*
*
*

Will require sensitive lands mitigation.
Costs do not include multiple radio towers.
Costs do not include any street upgrades.
Site is bi-sected and has poor circulation.
Unknown sensitive lands mitigation.
Unknown costs for foundations due to soils.

*
*
*
*
*
*
*
*

Costs do not include radio transmitter tower.
40-feet of grade change-walls, grading, etc..
Demolition of existing structure is included.
Compact/efficient design.
Design utilizes grade change.
Land costs are low due to State ownership.
Unknown sensitive lands mitigation.
Requires sewer pump/lift system.
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5.0 Summary & Conclusions____________________________
5.1

Site Evaluation Summary

Evaluation Criteria
Adequate Site Area
Proximity to Population
Ownership
Public/Transit Access
Functionality & Operations
Civic Presence

West End Site

Evergreen

Rossman/Post Office

Boones & Kruse

Iron Mountain

Armory

Yes

No

No

Yes

Yes

Yes

Very Good

Fair

Fair

Very Good

Poor

Poor

Yes

Partial-2/3rd of site

Partial - 1/2 of site

No - privately owned

Yes

No - owned by State

Good Access

Good Access

Good Access

Excellent Access

Difficult Access

Difficult Access

Very Good

Poor

Poor

Very Good

Good

Very Good

Good

Excellent

Excellent

Excellent

Poor

Poor

Very Good

Fair

Fair

Very Good

Poor

Poor

Radio Communications

Good

Good

Good

Good

Poor

Poor

Site & Building Security

Good

Poor

Poor

Good

Good

Good

Good - Requires CUP

Good - Requires CUP

Good - Requires CUP

Excellent - No CUP
Req'd.

Good - Requires CUP

Good - Requires CUP

Yes - minor mitigation

No-Sensitive Lands

No-Sensitive Lands

None

Yes - Mitigation Req'd.

Yes - minor mitigation

Yes-Significant Trees

Yes-Significant Trees

Fair

Good

Good

Excellent

Fair

Fair

Minimal

High

High

No impacts

Medium

Medium

Emergency response Time

Planning & Zoning Compliance

Natural Resource and
Sensitive Lands
Infrastructure and Utilities
Neighborhood Impacts

5.2

Narrative Summary

1. WEB SITE
While the building pad location on the property is pushed back to the north end of the site, away from
Kruse Way, the site still offers good access to the public as well as for emergency vehicle access via
Daniel Way. It is likely that improvements to Daniel Way will be required that may include widening, realigning the curves, and speed mitigation. The proposed location preserves future opportunities for
possible partitioning of the property for sale or for redevelopment of the West End Building, and it
maintains the southern portion of the property for
commercial or retail development that is consistent with
the Kruse Way corridor. Additionally, the site is very near
the population center and neighboring cities for good
emergency response time.
From a site design standpoint, the site is adequately sized
and works well functionally with regard to both private and
public entries. The building pad is well protected from a
security perspective and adequate screening and buffering
can be provided to the adjacent residential apartment
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complex. Construction costs for the building are typical for a two-story structure and the site allows for
surface parking. Cost impacts associated with this option include the need for replacement parking for
the current west end building functions and the expense of extending underground utilities to the
northern portion of the site from Kruse Way.
Finally, even though the site is technically controlled by the City, the City does not actually own the
property in that there is an outstanding interest only loan from the purchase in 2006. Any costs
included to partially pay a proportional share of the original land costs (per square foot based on the
purchase price) will affect the total funding amount.
Conclusion: The WEB site is a feasible and desirable site that positively meets the majority of
evaluation criteria and should receive serious consideration.

2. EVERGREEN
The Evergreen site and resulting design is very complex and will require a three story structure and a
vertically stacked space program. In other words, the design is very dense and urban in scale and layout,
which could present operational challenges that are not optimal. The relatively small footprint and steep
slope requires four levels of structured parking that are each accessed from the surrounding perimeter
streets. Special design consideration will need to be given
to the neighbors on all three sides in terms of building mass,
traffic impacts, noise, and light. Concern may be raised by
neighbors regarding the loss of un-official open space lawn
that currently exists and special design considerations will
be required to protect and save a number of significant fir
and sequoia trees.
The site is not near the population center, but the
downtown location and proximity to City Hall would allow
the facility to maintain a civic presence. However, given the
urban context and need to build to all property lines, there remains a concern for security and blast
protection.
The project costs are driven by the structured parking, the expensive vertical construction type, and the
complex site design layout required for the multiple levels. Additionally, this site location requires the
purchase of the adjacent attorney’s office building which requires an agreeable seller and fair market
value of downtown real estate. Finally, this site location would have operational impacts to the existing
Police Station and City Hall operations in that the majority of existing parking would have to be
relocated during construction.
Conclusion: The Evergreen site is a constructible site, but with increased construction costs,
compromised operations and functionality, and resulting impacts to the surrounding neighborhood.
This site is not recommended for further consideration in light of other more favorable sites.
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3. ROSSMAN PARK / POST OFFICE
The Rossman Park/Post Office site has a very poor design
configuration for the amount of building and site program
requirements. In fact, this design option falls short of the
minimum number of parking spaces (by roughly 50 spaces),
unless an additional level of parking is added, or if two
additional significant fir trees are removed. The current
design concept drawings do not show the additional level of
parking because of the design impacts to the surrounding
low-scale residential neighborhood, nor does the design
show/propose the removal of two significant trees that
impacts the ability to effectively lay out the site.
Although the site is essentially flat, the small size of the site requires a three-story vertical design that is
built out to the property lines and is very urban in its design aesthetic and appearance. The building
would most likely be designed with the main building entrance at the mid-block of 4th street in a way
that allows pedestrian access from the street and downtown area as well as access from the structured
parking area to the north. Concerns will be raised by neighbors regarding the loss of existing park and
increased impacts due to the visual aesthetics of a parking structure, emergency vehicle traffic, noise,
and light.
It is assumed that in order to remove the Rossman Park open space that the City would have to replace
the park in another location within the First Edition neighborhood that is equal to, or better than the
existing. In this option, the proposal is to retain the existing Library site after it moves to its new
location and then redevelop the land into a new city/neighborhood park that is twice the size as
Rossman Park and is better located for access within the neighborhood. The additional cost of library
park proposal is roughly 4.5 million. In addition to the park issue, the City would also be required to
purchase the post office site.
Conclusion: The Rossman Park/Post Office site does not provide adequate site area for proper
functional layout, minimum site parking quantity, and circulation. The project would be burdened
with additional costs for land acquisition, library transfer funds, park development, and structured
parking. This site is not recommended for additional consideration.

4. BOONES & KRUSE WAY
The Boones Ferry & Kruse Way site is ideally located within the City of Lake Oswego and has excellent
access for the community and for emergency response
vehicles. The site is visible and the building could be design
in a way that reinforces a strong civic presence while also
fitting into the Lake Grove Village Center district plan. The
site also offers multiple opportunities for additional building
development on the property, public-private partnerships,
or outdoor plaza space at this gateway intersection
between the Kruse Way commercial corridor and the City.
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This site option is complex in that it is comprised of two privately owned parcels. One parcel is
somewhat square in shape, and is accessed only from Kruse Way Place. The parcel can accommodate
the proposed project if incorporated with structured parking below the building (see option B). This
parcel has recently been put on the market for sale. The second parcel is L-shaped and fronts both
Kruse Way and Boones Ferry Rd. Vehicular access to this site on its own is poor and may not be possible
in the new Lake Grove plan. This parcel is not for sale according to the owner, but they may consider
possible development partnerships.
The ideal building design includes both parcels and allows two-story traditional construction while also
preserving a possible future building pad site or other program uses. The building and site development
costs are very reasonable due to the simplicity of the design, access to utilities, and surface parking. The
main cost driver for this site option is the land purchases at a prime location.
Conclusion: The Boones Ferry & Kruse Way site is a feasible and desirable site that positively meets
the evaluation criteria and should receive serious consideration. Land acquisition costs and
development partnerships may present challenges.

5. IRON MOUNTAIN
The Iron Mountain site is located on the north shore of the
lake at the base of Iron Mountain to the north and the rail
road tracks to the south. The property is rural feeling with
the Hunt Club to the west and undeveloped residential lots
to the east. The site has poor vehicular access to the public
and for emergency response vehicles from the east and
west through residential neighborhoods and streets. The
site has very poor radio communications and will require
multiple transmitter towers. It is also in the designated
FEMA flood zone. Iron Mountain Blvd. does not have
sidewalks, bike lanes, street lights, or transit service.
The buildable site area is reduced due to sensitive lands and there is a pre-existing storm swale that
bisects the site. The site design layout is compromised due to the bisecting drainage swale that
physically separates the building from the public parking. A portion of the swale will be covered to allow
secure vehicle entry and parking on the site. The site lacks a civic/public presence and has an isolated or
rural feeling within the existing natural setting.
The site is currently owned by the City and it would allow for traditional two-story construction and
surface parking, but the flood zone and soils may require enhanced foundation systems. Overall, this
site has many functional and operational issues that would make it very challenging as a feasible site.
Additionally, study is required to determine the cost of radio towers, street development, and wetland
mitigation.
Conclusion: The Iron Mountain site is not feasible due to location as it relates to public access,
emergency response time, and lack of radio communications reception. This site is not recommended
for further consideration in light of other more favorable sites.
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6. ARMORY
The Armory site allows for good site and building design and
offers good internal circulation as well as clear public and
private entrances. However, the site location is challenging
and considered suboptimal due to its location on South
Shore Blvd. and the surrounding Palisades neighborhood.
Access by the community for regular business as well as for
emergency response vehicles would be difficult.
On site issues include mitigation of sensitive lands,
construction of a sewer lift station (for the project only), and construction of a large radio transmission
tower. The on-site grade change is significant and does increase the foundation costs, but the slope
does allow for a compact and efficient building design that takes advantage of the slope by creating
stepped floor levels. Parking quantities are easily attained with surface lots and there is a clear
definition of public and private areas without security fencing on display.
The property is not owned by the City and it is unknown if the State is willing to sell. It is assumed that if
they are willing, that the purchase price is much less than market rate. The additional cost for a radio
tower and the degree to which any sensitive lands mitigation is required are not included. The costs to
demolish the existing structure and construct the sewer lift station are included.
Conclusion: The Armory site is not feasible due to location as it relates to public access, emergency
response time, lack of radio communications reception, and proximity to surrounding neighborhoods.
This site is not recommended for further consideration in light of other more favorable sites.
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5.2

Overall Project Schedule

The overall project schedule below provides a rough outline of the possible phases and work effort
required from pre-bond planning through design, conditional use permitting, documentation, and
construction. The tasks included in the planning and pre-design phase are noted in the following “Next
Steps” section of the report. Bond campaign activities and work effort within the suggested 3-month
bond campaign period have not been identified as part of this report. If bond measure funding is
successful, then the schedule below anticipates a concurrent Conditional Use and Public Process with
the Schematic Design and Design Development phases of the project so that ground breaking and final
construction completion can occur within a 2-year time period. If a non-concurrent conditional use
process is preferred, then an additional 6 months will be added to the overall project duration.

Year 1
Pre-Bond Planning 6 months

Planning & PreDesign

1

Year 2
2

3

4

5

6

7

8

9

10

11

12

1st. 2nd. 3rd. 4th.
Qtr. Qtr. Qtr. Qtr.

4 months

Bond Campaign

3 months

Public Process, CUP,
Design Review

CUP & DR

Schematic Design

2 mon.

Design Development

3 months

Construction Doc.

4 months

2 mon.

Bidding/Permitting

Construction Phase

Owner Occupancy

Complete CUP & Design Review

Initiate Public Process & CUP

Bond Measure Election

Council Work Session

12 months
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5.3

Next Steps

FURTHER STUDY & TASKS
To further the process of moving towards a potential public safety bond measure, the Lake Oswego City
Council should select a preferred site, or possibly select the top two preferred sites, in order to move
forward with the additional tasks listed below in preparation of a bond campaign.
Additional Site Diligence @ Preferred Site
 Radio communications study to verify connectivity.
 Execute preliminary geotechnical/soils verification.
 Review preferred site with Civil Engineer to review and confirm site utilities and infrastructure.
 Review site development requirements in detail with City Engineering and Planning staff.
 Consider performing a traffic impact analysis.
 Formal sensitive land (wetlands) delineation if conditions exist.
 Formal site survey with complete topographical and utility information.
Program Verification
 Work with current staff to develop a refined/detailed space program, organized by department,
with space layouts and key adjacencies for functionality.
 Work with current staff to develop a detailed accounting of minimum parking requirements for the
proposed program.
Refine Site & Building Design
 Develop building plans to a schematic level showing space layout/deployment of program on the
selected site.
 Development of exterior massing studies and architectural character.
 Development and confirmation of project goals with respect to sustainability, design, quality of
materials, life cycle performance, and development costs.
 Review of project specific technical issues such as blast proof design, security, seismic performance,
etc.
Funding and Communications
 Establish overall project timeline – bond measure timing, design, construction, etc.
 Begin conversations with property owners for sites that require land purchase.
 Development of graphic materials for bond campaign – 3D renderings, rendered plans, elevations,
etc.
 Public opinion survey (specific to emergency services).
 Neighborhood/community outreach and process – develop strategy and task force.
 Determine status of other emergency service facilities for possible inclusion in the proposed bond
measure (ie: South Shore Fire Station, Maintenance Services, etc.).
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6.0 Appendix________________________________________
6.1

Detailed Space Program

Space Description
LOCom/911 DISPATCH
I.
Private Office
Ma na ger

II.

Shared Workstations

III.

Support Space

Ca l l taki ng Di s pa tch
Conference Room
Copy Room
Suppl y Room
Communi ca tions equi pment
Work Out / Fi tnes s
Brea k Room
Qui et / Bunk Room
Lockers
Toi l et Room
Ma i l
Staff Entry

Net Sq. Ft.

216
1,080
200
90
105
1,000
150
350
200
255
130
45
25

Subtotal
Add 35% Circulation
Total Net SF

3,846
1,346
5,192

MUNICIPAL COURT
I.
Public/Private Spaces
Judge Cha mber
Staff Offi ces (4)
Staff Offi ce (1)
Copy Room
Publ i c hel p des k
Jury Room
Court Room
AV Cl os et/Stora ge

Subtotal
Add 35% Circulation
Total Net SF

150
256
80
80
200
200
1,500
100

2,566
898
3,464
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POLICE DEPARTMENT
I.
Public Spaces
Recepti on / Wa i ti ng
Publ i c Meeti ng Room (55-60 peopl e)

II.

Private Office
Chi ef of Pol i ce
Opera ti ons Ca pta i n
Admi n. Ca pta i n

III.

80
80
80
320
64
64
80
80
192
256
64
80
192
80

Shared Workstations
Pa trol Sergea nts (6)
Pa trol Offi cers (21)

V.

150
120
120

Open Offices
Admi n As s i s ta nt
Pa trol Li eutena nt
Detecti ve Li eutena nt
Detecti ves (4 des k l oca ti ons )
School Res ource Offi cer
Na rcoti cs Offi cer
Admi n Secreta ry
Tra ffi c Li eutena nt
Motor Offi cers (3 Offi cers )
Communi ty Servi ce Offi cers (4 Offi cers )
Tra i ni ng Offi cer
Records Supervi s or
Records Cl erks
Evi dence Cus todi a n

IV.

300
900

160
800

Department Support
Records Fi l es
Records Copy
Report Wri ti ng
Bri efi ng Room
Speci a l Evi dence Stora ge
Ha za rdous Ma teri a l s
Genera l Evi dence Stora ge
Genera l Stora ge
Uni form Stora ge
Detecti ve Stora ge
Gra b & Go Stora ge Al cove
Lunch / Brea k Room
Fi tnes s Center
Tra i ni ng Room / EOC
Men's Showers / Lockers / Res trooms
Women's Showers / Lockers / Res trooms
Ja ni tors Cl os et
Offi cer Bunk
Bi ke Stora ge
Conference Room (12-14 s ea ts )
Wel l nes s / Nurs i ng Mothers

600
140
400
320
900
150
1,360
400
120
120
80
174
900
1,200
1,250
800
72
200
220
320
80
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VI.

Prisoner Processing
Hol di ng Cel l
Intox / DUI Proces s i ng
IN Cus tody Report Wri ting a nd Proces s i ng
Ha rd Intervi ew
Soft Intervi ew

VII.

256
100
180
200
100

Secure Areas (department support)
Vehi cl e Impound
Evi dence Va n Pa rki ng
Sa l l yport
Evi dence Proces s i ng
Evi dence Vi ewi ng a nd Recei vi ng
Evi dence / Pa trol Staff Entry
Armory

0
0
750
413
90
100
140

Subtotal
Add 35% Circulation
Total Net SF

16,397
5,739
22,136

COMMON/SHARED
I.
Shared Building Support
Men's Publ i c Res trooms
Women's Publ i c Res trooms
Entry Ves tibul e
Men's Showers /Lockers /Res trooms - s ha red by s taff
Women's Showers /Lockers /Res trooms - s ha red by s taff
Ja ni tor Cl os ets (3)

II.

250
250
200
600
600
120

Information Technology (IT)
Network (4 works tations )
Server Room/Da ta Cl os et
Ma i l Room
Shi ppi ng & Recei vi ng

Subtotal
Add 35% Circulation
Total Net SF

100
250
150
200

2,720
952
3,672

Police, LOCom, Courts
80% Net to Gross Effic. Factor - add for mech., walls, etc.

34,464
6,893

TOTAL POLICE/LOCom/Courts - GROSS SQUARE FOOTAGE (GSF)

41,357
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PARKING REQUIREMENTS
LOCom/911 DISPATCH
Visitor
Staff

4
10

Sub-total:

14

MUNICIPAL COURT
Visitor
Staff

20
8

Sub-total:

28

POLICE DEPARTMENT
Visitor
Staff
City Assigned Vehicles
Secured Vehicles
Vehicle Impound (4 secured stalls)
Evidence Van (secured stall)

Sub-total:

TOTAL:

6
50
40
40
4
1

141

183
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6.3

Alternate Design Options

WEB – Alternate Option
B
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WEST END BUILDING – Alternate Option C
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EVERGREEN – Alternate Option B
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