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FAcIlIty InFormAtIon
Date of Construction 
1983

Building Size
27,738 SF

Current Use
The Lake Oswego Library, located in the First Addition Neighborhood, provides 
library services, children’s library services, computer center, meeting rooms and 
common areas for public gatherings and presentations.

Hours of Operation
The Library is open year round, seven days a week. Monday -Thursday 10:00 AM 
to 9:00 PM, Friday and Saturday 10:00 AM to 6:00 PM, and Sundays 1:00 PM to 
6:00 PM.

exIstIng condItIons Assessment
Building Description

Construction

Two story with partial basement. Steel and wood frame construction. Slab on 
grade at basement and south half of the first floor. Concrete stem walls at lower 
levels to grade, wood frame walls above. Gyp-crete subflooring over plywood deck 
at framed floors. Exposed glu-lam beam framing and T&G wood deck ceiling / 
roof assembly.

Exterior Design / Materials

Cedar drop siding with cedar trim and fascias. Composition shingle roofing 
at perimeter sloped roof, metal panel roofing at clerestory roofs and asphalt 
built-up-roofing at flat roof areas. Entry doors are equipped with automatic door 
controls.

Interior Design / Materials

Gypsum board walls and ceilings with wood slat feature ceilings and trim. 
Daylighting is provided by perimeter windows and a series of saw-tooth 
clerestories. Large floor openings provide daylight to the first floor.

Zoning

PF - Public Functions Zone

Occupancy Designation

A3 - Assembly

Special Requirements

‘Essential Facility’ for use as an Emergency Shelter
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Summary of General Building Conditions
The Library building appears to be well maintained but many systems are 
outdated and in need of upgrading or replacement. There is also a need for 
additional program and support spaces that cannot be accommodated on site.

structural Consultant Report - KPFF
Building Description
The library was built in 1982 and design was most likely based upon the 
requirements of the 1982 Uniform Building Code as amended by the State of 
Oregon.  The structural drawings were made available for our review and do 
reference the UBC but the year of the code used for design was not noted.  

The library is two stories over a partial basement on the north half of the 
building and two stories above finished grade at the south half of the building.  
The roof is wood framed with glulam girders, glulam purlins, and 2x tongue 
and groove decking.  Wood members for the roof are exposed and appear 
to be in good condition with no obvious signs of distress.  The upper level 
framing consists of wide flange beam girders with wood joists overlaid with 
plywood sheathing.  The ground level is a slab on grade at the south half of 
the building.  The north half of the building is framed with wide flange girders, 
wood joists and overlaid with gypcrete over plywood sheathing.

Current Condition
A walk through of the building did not show any obvious signs of structural 
damage or distress and the building appeared to be in good condition.

There were some signs of water damage from the roof leaking in the past 
which have been addressed according to the facilities manager.  Additionally 
leaking has been noted to occur seasonally against the magazine racks in the 
Southwest side of the building.  This leaking occurs on the slab on grade and 
damage to the structure cannot be determined but seems unlikely.

Seismic Resisting Lateral System
It is noted on the drawings that the building was designed for Seismic Zone II.  
The seismic zone for the Lake Oswego area was increased to Zone III in 1991 
which resulted in increased seismic design forces.  Current code is based 
upon seismic site specific considerations.  Based upon a cursory review, the 
current code design seismic forces are expected to be twice what the building 
was originally designed for.  

Recommendations
While the building appears to be adequate for the code it was designed to, we 
expect the building is in need of a seismic hazards investigation and a seismic 
upgrade.  The seismic study would give specific improvements required for 
the building which would probably include additional plywood sheathing, the 
addition of holdowns to the ends of shear walls, additional steel hardware 
at collector connections and additional framing for the transfer of forces 
from the diaphragm to the shear walls. Some footings may also need to be 
enlarged.
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Plumbing Consultant Report - PaE
Water and Plumbing Systems

Description:
Domestic Hot Water:  The domestic hot water is produced by 40-gallon • 
gas water heater located on the lower level.

Sanitary Sewer:  The building main waste system is gravity to the street, • 
however, there is a sewage ejector in the floor of the basement to handle 
the basement toilets.

Fixtures:  Plumbing fixtures are vintage – tank type water closets and • 
urinals with flush valves.

General Condition:

The domestic water piping is copper pipe and is in good shape.  • 

Problems with water closets in the children’s basement area have been • 
reported.  The water pressure is reported to be 40 psig.  This is at the 
lower level of acceptability.  Tank type water closets do not depend on 
pressure to flush, but lower pressure will slow the fill rate.  The problem 
may be related to the type of water closet.  Newer water closets, such 
as American Standard Champion series, have a better ability to remove 
effluent.

The storm drain and sanitary sewer piping systems appear to be in • 
working condition, with no known problems.  The sewage ejector in the 
basement was recently refurbished.

Plumbing fixtures appear to be fully functional in good shape.  • 

Code Issues: The plumbing fixtures do not meet current low water flow re-
quirements. 

Fire Protection Systems

Description: The building has a wet sprinkler system.

General Condition: Good.

Code Issues:  None noted.

(HVaC) Heating, Ventilating, and air Conditioning 
Consultant Report -  PaE  
Building Systems

Description: 
The building is served by three units.  A new Carrier 48HGE028  unit • 
on the roof with DX cooling serves the upper level.  Two older units are 
located in a mechanical room on the main level.  One serves the main 
level (Carrier 50BYN000085), the other (Carrier 40REM008) is ducted 
down to the children’s area in the basement.  The main floor unit has a 
ducted condenser unit in the room while the other unit is a standard split 
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system with a condensing unit outside.

Heat is produced by a vintage Weil McLean water boiler.• 

Roof mounted exhaust fans are used to exhaust toilet rooms.  • 

The controls for the new rooftop unit are Honeywell electric, the lower • 
floor units are Robertshaw pneumatic.

General Condition: 
The new unit on the roof is in excellent condition.  The air handler serving • 
the main floor in the mechanical room has a bad compressor.  Both older 
units are nearing the end of their normal expected service life and neither 
has the higher efficiency rating of today’s air handlers. Rather than repair 
the unit, both should be replaced.

The boiler is rusted out and needs to be replaced.• 

The controls should be replaced by an electronic system with the ability to • 
monitor off-site.

Code Issues:

Current ventilation standards may not be met with these systems.

Electrical Constultant Report - PaE
Power System 

Description:

Service:  Electrical power service is provided by the serving utility.  Service • 
enters into the building underground to the main distribution panel (MDP) 
at the basement level. 

Distribution – 208V:  Power distribution is provided by at 208Y/120V.  A • 
1200 amp Square-D I-Line is located in the basement electrical room 
with feeds to one branch panelboard at the basement level, two branch 
panelboards at the 1st level, two branch panelboards at the 2nd level and 
a roof top air handler unit. The MDP does not have a main breaker and is 
using the 6 main breaker rule and is at capacity.  Branch panelboards are 
located in the basement electrical room and flush mount on the upper 
levels.

General Condition: 
Service: The service feeds are the responsibility of the utility which ends • 
at the basement level CT enclosure which is an integral part of the MDP.  
No issues noted. 

Distribution – 208V: The electrical equipment is all original, same • 
vintage as the building and is in good condition and new breakers are 
readily available. The MDP has 6 feeder breakers in use to feed the 
branch panelboards and AHU; the MDP is not allowed per the National 
Electric Code (NEC) to have any additional breakers added.  The branch 
panelboards all have the maximum quantity of breakers installed and 
in use, except for one at level 2, which is planned to be used in the 
immediate future for new computer stations.  The building is using copper 
conductors with THHN insulation throughout, no issues.
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Recommendations: branch circuit capacity could be added by sub-feeding • 
new branch panelboards from the existing panelboards. Ceiling spaces 
have limited access, via the light fixtures, for routing new circuit wiring.     

Code Issues:
Service: none.• 

Distribution 208V: None.• 

Power System – Emergency

Description:

Emergency Source:  The building uses a diesel engine generator set • 
located in a dedicated room on level 1, west side. The fuel tank is exterior, 
underground. There is one automatic transfer switch (ATS) located in the 
basement electrical room, which feeds the branch panelboard ‘E’ located 
on level 1.  

General Condition:

Source: diesel generator appears to be regularly tested, maintained and • 
in good condition. 

Distribution: branch panelboard ‘E’ and ATS are in good condition, branch • 
panelboard is at full breaker capacity.    

Code Issues:
Source: None.• 

Distribution: Branch wiring appears to be per code.• 

Lighting System

Description:

Luminaire/Source - Exterior:  Spacing looks appropriate for uniform • 
coverage of the areas. Mounted to building exterior and parking lot.  

Luminaire/Source - Interior:  Interior illumination is provided with a variety • 
of luminaire types, the most common being a recessed 2x2 troffer with 
a parabolic lens. Most of the interior lighting uses a fluorescent lamp 
source using T8 or compact type lamp; these appear to be retrofitted into 
the original fixtures. Electronic ballasts were most likely added during the 
retrofit.

Exit/Path of Egress:  Selected lights have been connected to the • 
generator power source.  Spacing and placement of the luminaries to 
provide the required one (1) foot c and le (FC) illumination for Path of 
Egress (POE) is not known.

Control:  A building lighting control timeclock system was not observed.  • 
Interior spaces have wall switch control, most single level control.  No 
occupancy sensors. 

General Condition:
Luminaire/Source - Exterior: Luminaires appear in good condition.  • 
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Fittings and bases complete. 

Luminaire/Source -Interior: Luminaires in good condition, use of • 
a parabolic lens is not the best light distribution for a book stack 
environment. 

Exit/Path of Egress: Luminaires condition same as interior.• 

Code Issues: 
Luminaire/Source - Interior:  Automatic timeclock lighting control should • 
be provided to meet Oregon energy code for buildings greater than 5000 
sq/ft. 

Exit/Path of Egress: futher analysis is needed to determine if coverage • 
meets code.

Signal Systems

Description:

Fire Alarm:  The fire alarm system is a Silent Knight addressable system • 
5808 panel.  System was upgraded approximately 2 years ago. Initiating 
devices consist of manual pull stations (corridors, exits), smoke detectors 
(ceiling mounted, corridors, mechanical spaces).  Notification consists of 
strobes bell/strobes in corridors and general public spaces.

Telcom:  Telcom rack is located overhead in the storage area, level 1 west • 
side of building.

General Condition:

Fire Alarm: Fire Alarm system is newer and in good condition, coverage of • 
smoke detection and annunciation devices appears adequate. 

Telcom: System coverage appears adequate. Cabling is routed open and • 
in cable tray and appears to be plenum rated and neatly organized. The 
overhead rack system does limit accessibility for maintenance, requiring 
work to be preformed from a ladder.

Code Issues:
Fire Alarm:  There is not a remote annuncator located at the building • 
entry point for fireman use. Per NFPA 72 “annunciation means shall be 
readily accessible to responding personal”

Telecom:  Telecom cables were observed to be routed in and above the • 
lighting fixtures on level 2; while this is not a code issue, the cables could 
be in contact with lamps. The cables should be restrained above the 
lights with a clip or raceway.
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Owner:  City of Lake Oswego 
Building Name:  Library 
Address:  706 4th Avenue 
 Lake Oswego, Oregon 
 97034 

LIBRARY 

ROOF AREAS: A B C D 

BUILDING USE: Library Library Library Deck 

GENERAL ROOF 
STRUCTURE: 

Plywood sheathing Plywood Sheathing Plywood Sheathing Galvanized steel 
pan. 

ROOF SYSTEM TYPE: Laminated 
Fiberglass Asphalt 
Shingles 

Asphalt BUR 
membrane 

Hybrid metal roof 
system manufactured 
by R-Mer Lite 

Metal Pan 

NOTES: The asphalt 
shingles were 
recently installed 
and are 
performing well. 

The asphalt BUR 
membrane is 
performing well and is 
now showing signs of 
aging. 

The metal panel roof 
system will require a 
high level of 
maintenance as the 
roof system ages. 

Difficult to access 
when failures 
occur.  Many 
flashings are failing 
that incorporate into 
the exterior walls.  

ESTIMATED LIFE 
REMAINING: 

 25 - 30 years 5 - 8 years 5 - 8 years 5 - 8 years 

NEXT ACTION: Maintain Maintain Maintain Maintain 

Area A 

Area B 
Area C 

Area D 

Roofing Consultant Report 
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PHOTO DOCUMENTATION & OBSERVATIONS 
1.01 1.02

Area A: Asphalt shingles are installed around the 
perimeter of the upper roof area as well as some 
small lower bump-out roof areas. 

Photo of upper roof edge, small standing seam metal 
roof areas and one lower asphalt shingle roof area.   

1.03 1.04

Area B: Asphalt BUR roof area has a substantial 
amount of HVAC equipment on the roof area. 

Area B:  Roof has been well maintained and is 
performing well for its age. The adjacent dense foliage 
requires continued maintenance to keep drains clear of 
debris. 

1.05 1.06

Area C:  Roof panels are showing signs of age and 
most fastener locations will require maintenance to 
detour from water intrusion in the future. 

Area D:  Photo of deck with waterproof pan below.  
Access is very limited and difficult to maintain. 
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Conclusions

Area A:

The asphalt shingle roof system has recently been installed with no failures 
observed.  Continue to maintain and monitor the roof system annually.

Area B:

The asphalt built-up roof system has received some repairs recently particularly 
at the roof drain penetrations. The roof requires at a minimum of quarterly roof 
maintenance to avoid drain blockage from organic debris. 

Area C:

The metal roof panel system requires continued maintenance to avoid debris 
build-up that activates leaks into the structure.  A scheduled repair project 
should be anticipated in 3 - 5 years to refurbish the existing roof system and 
replace all failing screw penetrations.

Area D:

The pan deck has a history of leaks particularly after organic debris migrates 
below the wood deck located over the pan deck system.  The pan deck system 
will require a substantial repair project in an effort to control all water intrusion 
issues surrounding the roof assembly at this roof area.

Environmental Consultant Report - apex
Apex Environmental conducted a limited hazardous materials inspection of the 
Lake Oswego Library building.  The building was three stories with basement 
kids’ areas, and two main levels of the library.   The primary materials of the 
investigation were Asbestos Containing Building Materials (ACBM), Lead 
Containing Paint, mercury containing fixtures and potential polychlorinated 
biphenyls (PCBs).  

The survey team was comprised of Brad Kelsay (Project Manager, Asbestos 
Hazard Emergency Response Act (AHERA) Accredited Inspector).  

This limited survey characterized the extent of suspect ACBMs and lead painted 
surfaces throughout the structures.  No sampling of suspect materials were 
conducted at the site, and destructive methods were not utilized during the 
survey.  All materials were found to be in relatively good condition at the site.  
Materials in good condition do not give off fibers and health is not compromised 
by the presence of the asbestos containing building materials.    Therefore, there 
may be asbestos containing building materials concealed within wall cavities or 
other inaccessible areas.  

Suspect vinyl tile flooring was found in a storage room and lunchroom areas 
(450 SF).  Two types of suspect sheet flooring were found in the bathroom and 
storage room areas.   Gray duct sealant on roof ductwork was found (200 LF).  
Eight suspect fire doors were observed on stairwells and mechanical rooms.  
Gypsum wallboard/joint compound was observed at the site and tests positive 
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Photo 1: View of suspect sheet flooring 
in the bathroom.

Photo 2: View of suspect vinyl floor tile 
in the lunchroom area.

exIstIng buIldIng deFIcIencIes
Code / Site
The current site is restricted by perimeter streets and residential housing to the 
west. Expansion of the current library would require additional parking which is 
essentially unavailable on site.

Code / Building: 
No major code deficiencies were identified.

Accessibility:
The Library generally meets the ADAAG Accessibility Requirements with the 
following exceptions:

Handrails at stairs do not have top and bottom extensions.• 

The main public restrooms do not meet current ADAAG requirements. • 
A clear 5-foot turning radius is provided but code compliant accessible 
toilet stall or plumbing fixtures.

The restrooms in the Children’s library are not accessible. • 

Reception desk and service counter heights• 

Other Architectural Items
The library staff noted a seasonal ground water leak along the west wall • 
of the first floor. This area is below exterior grade.

The clerestory roof configuration has had previous leaks due to blocking • 
of roof drains. Roof depressions and drains should be carefully monitored 
to prevent further leak potential.

Several clerestory windows have lost their perimeter seals.• 

in some cases.  Wallboard is located throughout the facility.  Roofing at the 
site is reportedly a newer material and likely will not test positive for asbestos, 
however testing of this material prior to impacts and/or demolition is required.   
In addition, there is a deck area with suspect metal roofing pan membrane with 
substrate under a wood deck overlayment.  

All painted surfaces at the site are presumed to contain lead based upon the age 
of the structure.  Adherence with OSHA 1926.62 is required including exposure 
assessment elements from contractors to be performing demolition activities.  

Fluorescent light fixtures at the site will need to be recycled and/or disposed of 
according to regulations.  Light fixtures at the site appear to be newer in style 
and therefore are unlikely to contain PCB ballasts; however older fixtures may 
still contain these materials and should be verified during demolition.  

A comprehensive survey for asbestos materials would be required prior to 
demolition or renovation occurs at the site.  This survey is not intended to be 
comprehensive and many of the materials indicated above may not contain 
asbestos.   Cost estimates for abatement of potential hazardous materials will 
vary widely due to lack of empirical sampling.  Cost estimates could range from 
$2,000-$45,000 for the Library building.
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Gyp-crete subflooring has failed in areas of high use. Some areas have • 
been repaired but it continues to be an ongoing problem.

Book shelves are at maximum capacity and are not seismically braced or • 
secured.

Structural
Seismic code requirements have significantly increased since the original date of 
construction. New seismic requirements are approximately twice the capacity of 
the existing design. The building could suffer significant damage in a moderate 
seismic event. Seismic upgrade should be implemented.

Plumbing
Plumbing fixtures do not meet ADA or low-flow requirements of the • 
current code

Basement level toilet fixtures frequently overflow due to older design and • 
size of trapway

No shower facilities for ‘Essential Facilities’ emergency shelter use• 

Fire Protection
No deficiencies observed

Heating, Ventilating and Air Conditioning (HVAC)
Air flow may not meet current ventilation standards• 

Two mechanical units are nearing the end of their service life, are not • 
energy efficient and have pneumatic controls  

Boiler is rusting out• 

Electrical
Panels are at full capacity• 

Roof
Metal roofing and asphalt built-up-roofing will require replacement in 6 to • 
9 years

Environmental
Suspect materials include:

Asbestos at tile and vinyl flooring• 

Asbestos at gray duct sealant• 

Asbestos at fire doors• 

Asbestos at gypsum wallboard and joint compound• 

Asbestos at asphalt BUR roofing• 

Lead Paint at painted surfaces• 

PCB’s at older lighting fixtures• 

Recommended Further Investigations
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Essential Facilities Study due to emergency shelter status
Evaluate existing conditions relating to essential facilities requirements • 
including structural / seismic, mechanical, electrical, emergency services 
and access.

A Seismic Hazards Investigation

Accessibility Study to identify non-code compliant features
Restroom access, clearance, fixtures and mounting heights• 

Handrail extensions• 

Reception desk / service counters• 

Comprehensive hazardous materials survey is required for renova-
tion or demolition

Asbestos materials• 

Lead paint• 

Mercury• 

PCB’s• 

Air flow testing to verify required air flows.
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sPAce ProgrAm Assessment
A number of studies have been done to evaluate the existing space deficiencies 
and needs of the Library. In 2006 Boora Architects conducted a complete 
programming analysis to determine the appropriate space requirements of a 
library facility that would accommodate the long-term needs of the community. 
This was completed as part of the Community Center study. The report was 
based on a current service area population of 47,612 with a forecasted 2030 
population of 68,369. This result was not that dissimilar from the results of the 
2006 Clackamas County study that indicated a future need for 64,850 square 
feet of library space.

The Public Library space requirements continue to remain consistent with 
this study. This study projects the need to grow from 27,738 SF to 66,024 SF. 
This growth responds to being beyond capacity for two decades in addition to 
expansion space.

Project:    Public Library
Owner: City of Lake Oswego
Date: September 12, 2008

LOW HIGH
DESCRIPTION AMOUNT AMOUNT

A. Full ADAAG Upgrades
94,000           107,000          
62,000           70,000            

3. Install handrail extensions 12,000           24,000            
24,000           35,000            

B. HVAC Upgrades -                 -                  
80,000           98,000            
22,000           30,000            

C. Increase Electrical Capacity -                 -                  
24,000           35,000            

D. Repair Leaking West Retaining Wall -                 -                  
8,000             10,000            
4,000             5,000              

10,000           11,000            
10,000           12,000            

E. Repair Gyp-crete Subflooring -                 -                  
42,000           59,000            

129,000         146,000          
F. Replace Roofing (5 to 8 Years) -                 -                  

32,000           35,000            
68,000           84,000            
38,000           49,000            

1. Renovate two existing public restrooms including all new plumbing fixtures at 

H & A Construction
FORECAST OF CONSTRUCTION COSTS

2. Replace subflooring materials and install new carpet throughout entire area 
of repair

1. Install two new high efficiency air handlers with electronic controls. Integrate 

4. Modify reception desk and service counters

2. Install new high efficiency boiler

4. Backfill and repair landscaping as required

1. Remove carpet and defective areas of gyp-crete subflooring

3. Provide drainage matt and drain system with positive drainage

1. Install new branch panelboards sub-fed from existing panelboards

1. Remove soil to expose retaining wall and leaking areas
2. Identify location of leak and seal wall as required

2. Renovate two existing public restrooms at children's library into two single 

1. Remove metal roofing at clerestory roofs and replace with new standing 
2. Remove metal pan roofing at deck and replace with single-ply membrane 
3. Remove asphalt built-up roofing at flat roof areas and replace with new 

H & a Construction: Forecast of Construction Costs
Cost Forecast
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Without expanding program offerings, one of the most significant program 
deficiencies is in the “behind the scenes” staff and volunteer work areas. These 
spaces are inadequately sized. Based on an Oregon Libraries study, the library 
should be 47,000 square feet to adequately support current program functions. 
Additionally, the current library facility has an insufficient amount of space to 
achieve the following goals for which Library staff indicates there is a public 
demand for:

Expand the collection• 

Offer a wider range of public events• 

Existing Program Deficiencies
According to existing reports, the shelves exceeded their maximum 75% capacity 
beginning in 1988, causing shelves to sag, and in some cases, collapse. This 
also impacts material filing and recirculation. Instead of expanding the material 
collection, older materials are replaced with newer materials, often before the 
end of their useful life. While a certain amount of replacement is normal, some 
discarded materials would otherwise be used by the public if they were retained. 

Current program deficiencies for the Public Library include the following:

Inadequate volunteer and staff work space• 

Inadequate staff support space including meeting rooms• 

Inadequate space to retain and expand material collections and • 
accommodate the desired level of adult, children, and teen programs.

Lack of flexibility for reconfiguration as a result of light placement and • 
other architectural features

Lack of community use rooms and flex space, including area to show • 
movies and hold readings and presentations

Limited general and archival storage space• 

Undesirable relationships of functional areas• 

Minimal public circulation and seating space• 

Inability to easily adapt to and accommodate technological changes due • 
to the building infrastructure

Lack of vending area for the purchase of food or beverage• 

Future Space Program Requirements 
A future 66,000 square foot library will serve the public into the future by 
providing additional space to meet current needs and accommodate future 
growth through flexible space planning. The recommended program space will 
also address the space deficiencies identified above.

PArkIng
Parking is one of the major deficiencies at the existing library. The existing 64 
parking spaces  are insufficient to accommodate the library’s 1,000 average 
visitors per day. When parking can’t be met on-site, parking overflows onto 
neighborhood streets. An estimated 208 parking spaces would be needed to 
meet the needs of the future 66,000 square foot library.




