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City of Lake Oswego Planning Department
Attn: Design Review Committee
Oswego Summit Building Envelope Replacement
November 12, 2013

RE: Response to Written Testimony

Western Architectural was hired by the Oswego Summit Board of Directors to 
provide our expertise in assessing the current condition of the building 
envelope, a service Western Architectural has been providing in this region for 
over 20 years. Our diverse project team includes a number of licensed 
architects, engineers, project managers, and building experts. Our thorough 
building analysis of all 25 buildings included 32 invasive openings, which 
allowed us to examine the underlying conditions of the buildings in relation to 
the flashing details and methods of construction. Our findings concluded that 
the means and methods used to construct these buildings are deficient by 
todays standards in preventing water intrusion, and the invasive openings 
confirmed that water intrusion is in fact occurring at many locations throughout 
the complex. Furthermore, several decades of deferred maintenance has 
allowed decay and deterioration to take root in the cladding elements and 
building framing. We were also provided a detailed list of maintenance and 
repair items, which have cost the association greatly. We then reviewed these 
areas where targeted repairs were completed and found that the methods used 
are not permanent repairs, but in most cases are nothing more than temporary 
repairs. 

We presented our findings to the Oswego Summit Board of Directors and 
examined a number of different scenarios in great detail, including everything 
from targeted repairs to full a re-clad, and with a variety of materials. We also 
discussed, in great detail,  the Association’s ongoing leak repair expenses, and 
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the limitations it’s financial situation.  From that meeting, we established a 
clear set of project goals, which are:

 To create a comprehensive project that can be funded through a loan or 
special assessment. 

 To eliminate the burden of non-essential expenses, such as emergency 
leak repairs, as ongoing emergency expenses would be cost prohibitive 
to a meaningful project scope. 

To design a project that can feasibly and affordably be sustainably 
maintained into the distant future through funds generated through the 
reserve account.

 To design a project that adds value to the Association’s assets by 
eliminating all sources of deferred maintenance, which would provide a 
contemporary aesthetic composition that can be consistently maintained 
for years to come. 

To use products that have proven longevity, provide material and system 
warranties, and where possible, improve the energy performance of the 
structures. 

The scope of work proposed for this project will alter the overall aesthetic of 
this community; however, the materials proposed are consistent with those 
used on adjacent structures of good design. Fiber-cement lap siding is used in 
nearly all residential new construction as well as many commercial designs 
because, visually it is nearly indistinguishable from comparable wood products, 
while it provides significantly superior performance and longevity. The product 
is low maintenance, decay resistant, and when installed on a rain-screen, it 
provides superior protection from water intrusion and associated damage. The 
use of robust trim around all windows, outside corners, and belly bands 
incorporated with metal flashings provide superior protection from water 
intrusion and add a rich textural component to the buildings. The varied use of 
earth tone colors, which have been approved by the Mountain Park Home 
Owner’s Association, adds subtle variety to the building structures, reducing a 
rather large complex to a scale compatible with the predominantly single-family 
structures that surround the community. 

The installation of new windows will restore continuity to the community and 
greatly improve the overall energy performance of the individual units. 
Concerning the windows, the staff recommendation states the following: “Staff 
recommends a condition of approval requiring these stairwell windows to be 
maintained on both building types.”
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We accept the Planner’s recommendation to replace all windows with new ones, 
and we will not be eliminating any windows from the original design of the 
complex. 

Concerning the roof, the staff recommendation states the following: “Staff 
recommends a condition of approval requiring the roof materials to be thicker, 
architectural grade composition shingles or tiles in colors that are 
complementary to the proposed color palettes that create shadow lines and 
texture similar to the roof materials on adjacent structures in lieu of the 
proposed grade of composition shingles because the majority of surrounding 
structures utilize tiles or architectural grade shingles that have a thicker, more 
substantial appearance”

We have modified our specification of the composition shingles, going from a 
280lb/Sq product to a 355lb/Sq product, in pursuant of a more visually textural 
material. We believe that the Certainteed Presidential Shingles provide the most 
dynamic shadow lines and richest texture of any composition shingle, at a cost 
that is feasible for the association. This product and color has also been 
approved by the Mountain Park Home Owner’s Association. Given the 
prominent pitch and design of the sloped roof surfaces, as well as their 
orientation to the streets, this product will actually add texture and visual 
interest, due to its stepped design pattern, compared to the current roof 
surface. 

Concerning the decks and railings, the staff recommendation states the 
following: “Additionally, staff finds that roof forms fronting the decks on the 
cascading buildings are integral to the overall architectural integrity of the 
building and that removal of these features will not be complementary to the 
design of the building. Glass railings would open up views into the large deck 
areas that are dominant on these facades. Staff recommends a conditional 
approval requiring the existing integration of the deck railings within the roof 
forms on building types 2a, 2b, and 3 to be maintained”

We strongly believe that the remodel of the decks, as we have proposed, is 
necessary to addresses a number of issues that prevent the decks from 
properly draining. These issues have led to numerous leaking events that have 
damaged interior finishes and building structures. Additionally, the decks as 
they are currently designed cannot be easily maintained by the management 
team of the Association. Our design allows us to install a fully integrated and 
monolithic deck surface that slopes in one direction and drains off the deck 
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edge into a gutter, rather than into an inaccessible scupper prone to clogging. 
This design will allow the management team to visually assess maintenance 
needs and plan accordingly.

The current scupper system is poorly designed and cannot be adequately 
maintained because the drainage pipes are concealed within the building 
structure (i.e. roof forms fronting the decks). The drainage pipes themselves 
are not adequately sloped to drain, as the confining space prevents the 
drainage pipes from achieving proper slope. Because of this condition, even 
decks free of debris, will still flood in high volume rain events, because the 
drainage system cannot manage the high volume of water. Our design allows 
us, in compliance with the current building code, to maintain the deck surface 
as a gradually sloping single plane surface, that drains into an open air gutter 
system, with a dedicated downspout. 

Under the design parameters of maintaining the scuppers, in addition to having 
to install additional scuppers, a multi-plane staggered deck surface would be 
required by current building code to maintain 1/4” per foot slope in all 
directions toward the scupper. This means the deck surface would require 
crickets toward the scuppers, which would severely hinder the functionality of 
the decks. Additionally, keeping the current scupper design would not allow us 
to resolve the issue of concealed drainage within the roof structure enclosing 
the decks. Removing the poorly designed scupper drainage will eliminate the 
bath-tub effect that has plagued this development since its construction and 
enable the management to adequately maintain the drainage surfaces. 

New glass railings provide a high-end contemporary architectural element. The  
proposed design is consistent with adjacent structures of good design,  as most 
adjacent structures have sprawling open deck terraces that allow the occupant 
to capitalize on the panoramic views of the mountains and valleys below. This 
design also creates cohesiveness among the three general building types within 
the Oswego Summit community, which are currently drastically different. 

We are committed to working with the DRC and Lake Oswego Planning 
Department to preserve the privacy of the decks and possible views from the 
street. We believe that the desired privacy can be achieved through the use of 
frosted or tinted laminated glass panels and ask that the DRC considers this 
design proposal as a viable option that solves several issues while improving 
the overall aesthetic of the buildings. 
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CONCLUSION:

Oswego Summit is in serious need of repair. Insufficient construction standards 
at the time of construction, and deferred maintenance, have resulted in 
continuous water intrusion issues that have greatly depleted the Association’s 
financial resources. These issues, if not repaired completely, will continue to 
deteriorate and further devalue the building structures, interior finishes, and 
the entire community. 

Western Architectural has developed a comprehensive scope of repair that 
addresses all of the issues pertaining to the building envelope while achieving 
the community’s aesthetic goals. As professionals that specialize in the 
building envelope, we feel that it is important to emphasize that good design is 
more than just aesthetics, but must also takes into consideration functionality 
and maintainability of the building.  Our design considers all these factors and 
produces a building aesthetic that is complementary to adjacent structures of 
good design and can be adequately maintained perpetually into the future.  We 
strongly believe that this project will improve the overall value of the 
Association, as well as have a positive impact on the surrounding community 
for many years to come. 

On behalf of the project team and the Oswego Summit community, we would 
like to thank you for your time and respectfully ask that you review and approve 
the full scope of this project, including the concessions listed above, so that we 
may move forward with restoring this community.

Respectfully Submitted,

Western Architectural

Justin Barnhart
Project Manager

Eric Hoff, President
Architect
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Round Table Discussion, Scope Alternatives ~ 30 September 2013 

Prior to seating the panel, members inspected two units in phase 1 which had active leaks.  The first 
unit had six pans around the living room catching the dripping water.  Water was also running out of 
the light fixture and several ceiling areas in the bedroom were wet and sagging.   

The next unit had slope issues from the middle of the room towards the two sliding glass doors.  The 
carpet in front of the sliders was wet, the ceiling showed bulges and wet spots.  In addition the deck 
siding was saturated, the scuppers were full and overflowing into the unit below.   

Panel Members:  Libbi Albright, Thom Bowser, Dewey Meazell, Mari Moore, Gino Pieretti, Charity 
Porter, Justin Barnhart - WA, Eric Hoff - WA, Keller Baum – I & E, Alex Kalugin – I & E, Ray Bartel – 
Architect and John Matteson - Architect. 

On Monday, September 30, 2013 the Board facilitated a round table discussion for alternative 
approaches to the repair of our buildings.  In addition to our project team Gino selected two 
Architects to present their ideas.  The following is a summary of the ideas presented.  

Introductions and statements of credentials showing the three architects (Eric, John and Ray) had 
over 110 years of combined experience.  All had extensive experience in building envelope 
restoration.    

To ensure any alternative discussed met the standards set for repairing our buildings the Board 
presented the list of parameters given to Western Architecture prior to creating the scope of work.  
Also included were the requirements of the City of Lake Oswego.  The list included:  

 All windows and doors are required to be consistent and match throughout the complex. 
 All siding is required to be consistent throughout the complex.  
 The deck railings do not meet current code and must be replaced. 
 While a project may be phased, each phase would incur a separate Design Review (and fees) 

and would need to confirm the design would remain consistent with the design relating to all 
buildings.  [Lake Oswego believes this would be impossible to meet] 

 All enclosures have to be removed.  If they were to be reinstalled after any project they 
would have to submit for design review, which none had done previously.  [Lake Oswego 
believes this would be impossible to meet] 

 The scope must address all identified issues; roofs, decks, organic growth behind siding and 
inside units if damage was due to common area defects.  

 The end result must have an envelope warranty to stop the band-aid repair syndrome.  
 The resulting project should ensure future envelope low-maintenance costs.  



The two consulting Architects, John and Ray, made the following observations:  

 They believed the cedar shakes could be spot repaired, power washed, stained and sealed 
and with regular maintenance could last an undetermined number of years.   

 The roofs were in need of repair and should be started immediately.  
 Windows and sliders could be handled on a case-by-case basis. 
 Reported the units they had visited prior to this date were “not bad” and it appeared to 

them many areas required no repairs.   
 They recommend an additional scope of work to determine which areas were in need of 

repair and then create a new scope of targeted repairs. 
 They estimated their project could be completed for approximately $ 3-4 million dollars, if all 

went well.

Eric and Justin spoke to the report generated by Western Architecture, the bid process, the value 
engineering that had reduced the original scope and lowered the cost.  All these issues have been 
discussed many times in various meetings.  In all, Western performed over 30 invasive openings, 
walked the entire property, inspected balconies, roofs, siding, stairwells and interiors of units.   

All buildings showed all or some aspects of deterioration; dry rot, shakes past their life expectancy, 
organic growth, water damage, absence of the building wrap, flashings incorrectly installed, 
windows and sliders incorrectly installed and the undersized gutters and scupper issues.   

Eric and Justin confirmed they had considered targeted repairs but after reviewing the investigative 
results could only recommend a total envelope replacement.  This would ensure all water intrusion 
issues were repaired, organic growth removed, dry rot replaced, and  aspects of all buildings brought 
up to current code and interiors of damaged units restored.   

After presenting these differing points of view the discussion centered on whether or not the shakes 
were salvageable and if a targeted repair approach would only lead us back to where we are today.   

The Board asked for a definition of a targeted repair verses patch repairs.  Both Ray and John 
explained additional studies would have to be performed on all buildings to determine where repairs 
were needed.  Once identified each area would be repaired, isolating the restored area as not to 
allow damage in the future.  When questioned about what if the area next to the restored portion 
started leaking in the next year or two the response was “you fix it then”.   

The question of how to meet the City of Lake Oswego’s requirements and the Board’s directive to 
Western to restore buildings to warranted leak-free status went unanswered.   

The Board welcomed the presentation of differing views of how to approach the repair of Oswego 
Summit.  All listened carefully, asked relevant questions and engaged in active conversation to 
determine if the proposed alternative approach was valid.  Ultimately, after much conversation, 
examination of all alternatives and the risks associated with both proposed projects, the decision 
was made to retain the original scope of work.  Gino dissented and proposed that Ray and John be 
retained to evaluate the buildings and prepare a second scope of work to be reviewed and voted 
upon by homeowners.  Gino will be sending a separate response at a later date.   



While reducing the cost of the project is desirable for all, the alternative proposed option does not 
address all issues and carries too much risk of failure.   

The following details why the majority of the Board (minus Gino) chose the original project:  

 A targeted approach does not address the structure as a whole.  It would not provide a full 
envelope warranty and if another area should experience problems after completion of the 
targeted repairs, we would be back to a piece-meal approach or another special assessment 
for additional repairs to the building envelopes.   

 A targeted approach would only repair what is discovered during the testing period.  Without 
removing all siding it is impossible to determine the true extent of all the existing damage 
lying hidden under building surfaces.  The risk of facing additional future large repair costs is 
too high to consider.  

 A new study would cost approximately $53,000.  This cost was based on Ray’s hourly rate of 
$165.00 and the 8 week timeline he stated it would take to produce the report.  

 A second report would delay the start of construction for approximately 6 – 8 months.   

 Additional delay to start construction allows the buildings to continue to decline.  

 A new scope or a delay in starting the original project would require a rebid.  Material and 
labor costs have risen, I & E have extended the certainty of our contract to allow 
construction to start this month without additional cost to the community.   

 If, after a new report is completed and the results are the same, the project cost would 
increase approximately $1 million dollars.   Or, even with a reduced scope of work, a new bid 
could cost out at a comparable cost to the project we have now.  This would mean fewer 
repairs, the same assessments, and the risk of more significant repair expenses in the coming 
years. 

 All Design Review and permit fees paid to date would be lost.  New fees would have to paid 
and start the process all over again.  

 Roofs cannot be rebuilt without tying into the siding.   

 The availability of cedar shakes is limited and the installation labor is costly.  

 Maintenance of cedar shakes has proven to be expensive in our community.   We have taken 
out two bank loans previously just to clean and stain the existing shakes.   

 As noted, many of the shakes still have deteriorated to the point they must be replaced.  

 Ray and John admitted they had been shown units in their previous visits to the complex that 
did not have problems similar to those we showed them before this meeting.  They also had 
no information on the gutter systems, on how drainage lines are run through buildings, and 
on numerous other details. Sadly, this lack of information did not allow them to make 
informed decisions on what could be cut from the original scope of work.  



 The alternatives Ray and John presented did not address code issues, enclosures or 
remediation of organic growth and interior repairs.   Both said those could be addressed with 
change orders to their recommended target-repair scope and talks with “higher-ups” at the 
City of Lake Oswego to over-ride existing Lake Oswego building codes. 

 Change orders on John’s previous jobs have been known to run over $1 million dollars.  

 A new scope of work would require a new loan.  The loan selected by the Board is based on 
the original project scope.  The scope was reviewed by the bank and found to be a sound 
strategy to restore our community.    

 The ability to secure a loan without adequate reserves is almost impossible.  As we found in 
the past, two assessments would be required, one to build reserves (payment immediately) 
and one for construction.    

 Undoubtedly the answer to our last question gave pause to all.  When asked “how many jobs 
had all three architects worked on that had a second scope ordered?”  All three replied, 
without hesitation, NONE. 

 Note: All 3 architects agreed they have never had a 2nd scope completed on work they have 
produced, you pick an architect and you stay with them.   

Thank everyone who attended and for the effort put forth to organize this meeting.  

Sincerely,  

OSHOA Board of Directors 

Mari Moore, President 

Thom Bowser, Vice President 

Dewey Meazell, Treasurer 

Libbi Albright, Member 








































