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About the Urban Land Institute

U

LI–the Urban Land Institute is a
nonprofit research and education
organization supported by its
members. Founded in 1936, the institute
now has more than 40,000 members
worldwide representing the entire
spectrum of land use and real estate
development disciplines, working in
private enterprise and public service. As
the preeminent, multidisciplinary real
estate forum, ULI facilitates the open
exchange of ideas, information and
experience among local, national and
international industry leaders and policy
makers dedicated to creating better places.
The mission of the Urban Land Institute is
to provide leadership in the responsible

use of land and in creating and sustaining
thriving communities worldwide.
The ULI Oregon/SW Washington District
Council provides numerous programs and
services related to this mission statement
including “advisory teams” to assist
communities with specific projects.
Volunteer team members are selected on
the basis of their technical skills and
experience. This report outlines a
preliminary evaluation and
recommendations for the West End
Building prepared by the Lake Oswego
ULI Advisory Team with support from
City officials and consultants.

n
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Background

Lake Oswego
Comprehensive
Plan
Office Campus /
Residential 3
(OC/R-3)

I

n 2006, based on citizen interest in a
community center, the Lake Oswego
City Council decided to pursue the
acquisition of the 14-acre Safeco Insurance
property for a possible future intergenerational community center. Safeco had
recently put the property up for sale, and
the City Council wanted to secure it in
order to not forego the opportunity for the
City to have a community center at this
site. A review of other potential sites for a
community center did not reveal any that
were of the appropriate size and central
location that the Safeco property offered.
Upon securing the property, Council’s
intention was to develop a community-

based plan for the community center. With
a plan in place, voters would then be asked
to decide whether or not to implement the
plan. If voters turned down the plan, the
property could be sold.
The Safeco site, renamed the West End
Building, is located at 4101 Kruse Way. It is
an 89,000 square-foot office building that
was built in 1980 as Safeco’s regional
headquarters. The City purchased the
property for $20 million and took
ownership in July 2006. The City is
currently paying just under $800,000 per
year in interest on the short-term variable
interest loan that was taken out to acquire
the property.
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Aerial Photo
July 2005
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Community Center Plan
In May 2006, a 20-member citizen steering
committee was formed to develop a
conceptual plan for the community center.
The committee’s final plan included a
variety of classrooms and community
activity spaces, a recreation pool and 10lane lap pool, 2-court gym, fitness and
weight rooms, indoor running track, teen
center, senior center, and outdoor
recreation and activity areas. The plan
provided space for a future library, but did
not recommend relocating the existing City
library to the community center.
During the year-long planning process,
citizens raised a number of concerns and
issues including:
n
n
n

n

n

Relocation of the current City library to
the new community center;
The $20 million price tag for the
property;
The potential $60 million cost of the
design and construction of the
community center;
The lack of a clear public mandate for a
community center prior to the Council
deciding to purchase the property.
In addition to these, new infrastructure
needs have arisen including the $100
million plus replacement of the main
sewer interceptor line in Lake Oswego.

The City Council formally accepted the
committee’s report in July 2007.

Current Uses of the West End
Building
In 2007, the City’s Parks and Recreation
Department moved its administrative
offices from City Hall to the West End
Building. This move freed up much needed
office space in an overly crowded City Hall
building, and provided the Parks and
Recreation Department the ability to offer a
number of new recreation programs and
activities in several of the rooms within the
West End Building.
Besides Parks and Recreation, the sewer
interceptor project staff is housed in the
West End Building. The building and site
are also used for a variety of public and
private meetings and events.

Deciding the Future of the West End
Building
In November 2007, the City Council asked
voters if the City should retain ownership
of the West End Building. This advisory
vote was approved by a 54% to 46%
margin. Given this result, in May of this
year, the Council asked voters if they
wanted to approve a $20 million General
Obligation bond measure to provide funds
to pay off the short-term loan for the
property. This vote failed 57% to 43%.
In both cases, there were no specific plans
defined for the future use of the property.
Besides the community center, possible
public uses that have been discussed
informally are a permanent or temporary
City Hall, and a new Police Station
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including a new 911 Center. The reason
City Hall, Police and 911 were discussed
was due to a recent report describing the
physical condition of the City Hall
Building. The problems described in the
report include water penetration in the
exterior walls which has created a mold
problem, a substandard structure for
seismic events, aging building systems,
Police and 911 security problems,
substandard accessibility features, and the
building being at or over capacity. The
conclusion of the report is that it is less
costly to replace City Hall than to fix the
various problems.
This July, in what is hoped to be a final
effort to determine the future of the West
End Building, City Council adopted a
process that would lead to a decision on
the West End property. This decision will
be made by the next sitting Council shortly
after the first of the year. The process
includes gathering information relevant to
the West End Building, determining how
other City facility issues might be met by
retaining the West End Building, providing
opportunities for the public to learn about
the building and the property, and
receiving feedback from citizens prior to
making a decision. Staff is currently in the
process of implementing the various tasks
defined in the decision process work plan.

n
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ULI Advisory Team
Recommendations
so the City is able to respond to future
social, economic and environmental
changes.

Strategic Plan

T

he Advisory Team was asked to
consider two primary issues:

1. How should the City use or dispose of
the West End Building and associated
property? And
2. Which, if any, existing and/or future
public facility needs would be
appropriately housed in this location
and/or within the existing building?
It is important to recognize that these
issues should be evaluated separately.
The Advisory Team strongly supports the
City’s retention of the West End Building
as a vital asset for community
development and strategic fiscal
investment. Current negative market
conditions are temporary, and decisionmaking based on short-term pressures is
not in the City’s best interests. The
following recommendations outline
specific actions that should be
complementary to the overall goals, and
not evaluated as discrete, sequential tasks.
It is also imperative to design for flexibility

The Advisory Team recommends that the
Council appoint an advisory committee to
draft a “Public Facility Strategic
Plan” (Strategic Plan) which incorporates
both fiscal planning and visioning for
community needs and desires. The
purpose of this committee and plan are to
create a program to guide public
investment in community development
that balances current infrastructure
demands with community aspirations. The
Strategic Plan must be integrated with the
Comprehensive Plan, Parks Plan, Civic
Center Plan, and others. The Strategic Plan
should analyze the long term facility needs
for the City including the scope and timing
of required capital improvements, and
operating and maintenance costs for
existing, renovated or new facilities. This
is an opportunity to be green and save
money.

Public Facilities Identity and
Imagery
As with any City with a strong “sense of
community”, there are emotional ties to
existing places and behaviors that make
change difficult. It is recommended that
changes in public facilities be accompanied
by citizen participation that focuses on new
challenges and opportunities, and not
replacing existing institutions. The name
“West End Building” implies a geographic
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shift from downtown rather than a new
opportunity to integrate and expand civic
activities. To enhance public acceptance, a
new library might be described more in
terms of a “learning center” with emphasis
on information technology and meeting
spaces. A new police/fire station could be
promoted as a comprehensive emergency
services facility.

n

n
n

West End Building “Civic Center”
Disposition of this property should be
based on both least costs for short-term
utilization and a long-term vision for the
future. Due to the current negative real
estate market, there is little or no
opportunity to attract single or multiple
tenants within a time-frame and lease rent
range that benefit the City. In addition, the
cost of tenant improvements—especially
with multi-tenants—are too high to allow
for profitable leases based upon current
market rents. Selling the West End
Building is even less attractive in a
declining market when the value is at or
near a low point in the real estate cycle.
The City should hold and use the property
until the market recovers sufficiently to
allow for sale on the upside of the real
estate cycle. During this holding period,
there are numerous ways the City can add
value to the property. These include:
n Rezoning to increase the development
potential;
n Planning for future land use and
transportation potential;
n Undertaking Capital Improvements to
support future development;

n

n

Collaboration with neighboring
commercial and residential
development to identify opportunities
for strategic investment in the Kruse/
Meadows Commercial Corridor;
Increasing public awareness of the site
and facilities;
Identifying and marketing for
profitable short term space rental uses
such as special events, weddings,
meetings, conferences, etc.;
Review of potential public-private
partnerships such as a private health
club; and
Consideration of potential to provide
interim incubator space for small
businesses, the arts community,
education, or other uses that need
subsidized rent, and which will attract
the community to this location.

Ultimate disposition of this property
should take into account expected future
growth and long-term community needs
and should be based on the Public Facility
Strategic Plan. For example, this Kruse
Way property has the potential to serve as
one of two Civic Center “bookends” for the
City of Lake Oswego, the other being
located in the historic downtown. Today,
the City has an opportunity to reposition
this property and the immediately
surrounding vicinity as a new node of
community activity, resulting in higher
property values. This West End Civic
Center could include a mix of uses
including housing, shopping, office and
government uses.
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Advisory Team Recommendation:
During the holding period the city should
consider utilizing the building for a
temporary City Hall until a new City Hall
is built. The City should simultaneously
work to increase the value of the property.
Given the complexity of the site and
potential for conflicts, it is necessary to
have some individual or department
responsible for “programming” the
continuous uses. It would be this person’s
or group’s responsibility to maximize the
site utility with summer concerts, farmers
markets, recreation events/activities, and
other uses to create a vibrant public place.
Due to the past division within the City
over the West End Building issues, it is
especially important for the City staff and
City Council to spend adequate time after
the election building a consensus and
reaching a unified decision about the best
course of moving forward. This should be
followed by reaching out to the voters and
building a strong consensus that unites the
City and avoids further division that
distracts the City from moving forward on
this and many other important issues and
tasks. The City and its voters need to put
the divisions behind them and find a
consensus as soon as possible so that the
City does not become paralyzed by
disunity and dissension over this building.
This must be the first leadership priority of
the City Manager and the new Mayor.

Downtown City Hall
The existing City Hall suffers from many
costly problems which will need to be
addressed in the near future, including
facility deficiencies and lack of space. The
building may need to be vacated within
the next four years for mold removal and
seismic retrofitting. At that time, a new
location for City Hall may have been
located downtown, or the West End
Building may be the preferred alternative.
If City Hall remains downtown the West
End Building is ideal as a transitional
location for City services while existing
City Hall is repaired or replaced and made
safe for public use. Consultants have
recommended that it will be most efficient
to demolish the existing city hall and
replace it with a newly constructed
building due to the high degree of serious
defects in the existing structure.
Advisory Team Recommendation:
Temporarily move City Hall to the West
End Building until a new City Hall can be
built at the existing City Hall site or at
another location. Concurrently evaluate
whether the existing City Hall location
should be redeveloped with a different use.
Other options may be identified during the
Strategic Plan formation.

Emergency Services
In order to maintain flexibility for the West
End Building, improvements should be
kept to a minimum until the Strategic Plan
identifies the final disposition of the site.
As this area of the City has high potential
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for future commercial and residential uses,
it is not the “highest and best use” to
develop the site for emergency services
with the possible exception of the 911
Dispatch Center which needs relatively
minimal improvements to the existing
building. Relocation costs may be too high
to justify use of the West End Building as a
temporary site. Permanent location of the
911 Dispatch Center within the West End
Building, or in another building on the site,
could have a negative affect on future
value of the site due to the nature of the
use
Advisory Team Recommendation:
Find another location for a new Police
Station, 911 Dispatch Center and Fire
Station other than the West End Building.

there will be seismic retrofitting or other
major expenses required that would not be
justified for what may be a relatively short
term use should the city decide to sell the
West End Building. There may be a
possibility to develop a non-competing
facility at the West End Building that can
be explored which would help the site
develop a constituency. This is especially
relevant if future West End annexations
add approximately 15,000 new residents to
the City’s existing population of 36,000.
Advisory Team Recommendation:
Further study the alternatives to partially
relocate library services to the West End
Building and the best replacement or
expansion of the existing facilities
downtown.

Neighborhood Library &
“Community Learning Center”

Tryon Park Adult Community Center

The current library is very popular, with
over 1,000 users per day. The existing
building is too small and has needs beyond
the capacity of the existing building. It is
currently financially infeasible for the City
to operate two complete libraries.
Relocating the exiting library to the West
End Building is perceived as “remote”
from its primary patrons and probably will
not receive voter approval as previously
anticipated. Opening a branch library in
the West End Building could provide a
means to build support for long term
retention of the building if it can be done
feasibly. The cost of opening a branch
should be studied to determine whether

well used and provides numerous
important services to seniors including
meals on wheels, games, crafts, classes,
and respite care. It is unclear to the
Advisory Committee to what level the
existing Adult Community Center does or
does not meet community demands. While
there appears to be strong community
interest by this segregated age group, some
members of the community believe the
City would benefit from a multigenerational center. Part of the Strategic
Plan should include an analysis of
demographic projections relative to
population age and community needs. In
light of all the competing financial

The existing Adult Community Center is
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demands on City funding, the Advisory
Committee recommends that this decision
be closely tied to the Intergenerational
Community Center development program.
Advisory Team Recommendation:
Keep the existing building and maintain
the current level of senior services. Revisit
community services to include a
constellation of activities including a
range of cultural and natural programs
such as art galleries, interpretive, learning,
living heritage, and nature centers.

New Intergenerational Community
Center
Although the Parks Master Plan identified
the lack of and need for a Community
Center, there were never any formal goals
established for a community center prior to
the year-long planning process undertaken
by the City. Consequently, no limits were
imposed during the visioning process on
what community uses could or should be
accommodated by the West End Building;
and the West End Building became a
repository for an extensive range of uses
that may or may not be most appropriately
housed in a single location. Furthermore,
the Community Center Plan relies upon
substantial new construction, and does not
make most efficient use of the existing
structure.

establish formal goals. In addition, prior
to execution of any plan, the City should
refine its operating and maintenance
budget that was previously done for the
Community Center plan.

Conclusion
The West End Building offers the City of
Lake Oswego unique opportunities for
both public facilities and as a tool to
implement a new City vision. It is the
sincere hope of the ULI Advisory Team
that these opportunities help the City
sustain its thriving community.

n
23 October 2008

Advisory Team Recommendation:
Before the City decides whether to proceed
with construction of a Community Center
at this or another location, it should

Oregon/SW Washington
23 November 2008 Final Report

14

Strategic Look
Participants
L-R:
Wink Brooks,
Stephen
Lashbrook,
Gene Grant,
Larry Dully,
Sarah Bernhard,
Philip Beyl,
Brant Williams,
Sheri Wahrgren,
Alex McIntyre,
Donna Jordan

Oregon/SW Washington
23 November 2008 Final Report

15

