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Introduction 

Fletcher Farr Ayotte, Inc. and Ruth Metz Associates are pleased to submit this Tigard Public Library 
Feasibility Study. The Tigard Public Library Foundation has commissioned this study to evaluate the 
community support, economic and political viability of an expansion of library services. 

A needs analysis for a new Tigard Library was completed in 2000. The Tigard Library main facility was 
built in 2004. Since then, the Tigard Library has experienced dramatic growth in circulation and patron 
usage. 

The Tigard Public Library is a municipal library. It is also a member of the Washington County Cooperative 
Library Services (WCCLS) . As such, it serves residents of Washington County as well as the City of Tigard. 
The City funds the library through its general fund ; in addition receives revenue from the County to also 
serve the residents of the County. The 2009-10 ratio of city to county funding was about 50:50. 

While Tigard serves all residents of the County as a member of WCCLS, its immediate service area, and the 
basis of population estimates for the purposes of this feasibility analysis, includes the City of Tigard and an 
adjacent geographic area. The geographic area is associated with Tigard because of proximity and check
outs at the library from residents of that geographic area.1 

Exhibit B (CT Map 1.2) shows Washington County and the service areas of the WCCLS member libraries 
within it. Exhibit C (CT Map 4.15) shows the Tigard Service Area and the library service areas of its 
adjacent counterpart libraries. 

Project Scope 

The scope and goal of this feasibility study is to determine the following: 

1. Is there a need for expanded services based on future population projections? 

2. Is there community and political support for expansion if the need for expanded services exists? 

3. If so, what are the service and space implications for these expanded services? 

Project Approach 

Since February 2011, Fletcher Farr Ayotte (FFA) and Ruth Metz Associates (RMA) has conducted meetings 
and interviews with various groups and individuals including: 

• Regular meetings with the Library Foundation 's project team 

• Community Focus Group 

• Discussions and interviews with city and community leaders 

The feasibil ity analysis also included site visits and examination of related informations sources. 
A complete list of these is included in Exhibit A. 

1 Tigard Public Library as a member of WCCLS participates in borrowing and lending reciprocity with other regional urban counties 

in Oregon and Washington. 
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1. Current and Future Library Use and Needs 
The Tigard Public Library is a busy, much used library. In the last five years since the opening of the 
new facility, the use of the library has nearly doubled in key areas: number of visits, items checked out, 
computer classes offered, and wireless use of the Library. The number of visits grew from over 373,000 
to over 530,000; the number of items checked out grew from over 849,000 to nearly 1.5 million. Wireless 
computer use has grown from over 14,000 hours to nearly 30,000 hours. 

One in every two residents of the Tigard service area is a library card holder. According to the most recent 
published data from the Oregon State Library (for fiscal year 2009-2010) 53.2% of the population of 
the Tigard service area has a library card. This is a slightly higher percentage than for the neighboring 
Beaverton Public Library (50.3) and significantly higher than the Cedar Mill Community Library (38.3) .1 

Data from a 2008 study of WCCLS libraries by Civic Technologies shows that in 2008, the Tigard service 
area had the 2nd highest percentage (34.3% of its 2008 population of 68,643) of active patrons compared 
to those of its counterpart WCCLS member libraries. Active patrons were those with checkouts during the 
study period (September 1, 2007 to April 30, 2008) . 

The Library serves a current estimated population of 69,2562 and measures 48,430 SF. This is the 
equivalent of .69 SF per capita. According to Oregon Library Association (OLA) public library standards 
public libraries should measure 38,750 SF for a population of 50,000 (.775 SF/capita) plus .61/capita for 
populations in excess of 50,000. By this standard, the Tigard Public Library should minimally provide 
50,496 SF of library space. It is therefore short of the standard by about 2,000 SF. 

According to Metro3 the population of the Tigard Public Library's service area is expected to increase 
annually by a range of 1.37 to 1.70 percent per year. The current deficit of about 2,000 square feet will 
increase as the population increases. In the short space of five years, the Tigard Public Library will be 
under-size by about 5,300 square feet. The space deficit will increase by about 4,000 square feet every five 
years thereafter. In twenty years, the deficit will be over 17,000 square feet. Exhibit D shows incremental 
population estimates over 25 years using the metro low, mid-point, and high range growth factors . It 
includes the per capita square footage requirements and deficits over a 25 year timeline. 

The metro range may be conservative. The Civic Technologies Report has population growth through 2013 
at about 2.36% per year. It is certain that the population is sure to grow, and with it, the demands for library 
service. It is important to monitor population growth and projections over time. The Library Foundation 
might consider a rider to the next WCCLS contract with Civic Technologies for 5, 10, 15, and 20 year 
population projections for the Tigard Service Area. 

One of the issues that prompted this feasibility study is serving the unserved. When the new Tigard Public 
Library opened, library use increased and so did the number of card holders. When Beaverton Public 
Library and the Cedar Mill Community Library each strategically sited a branch in the Bethany (Cedar Mill) 
and Murray-Scholls (Beaverton) areas, respectively, the new libraries attracted many new users. Increasing 
the number of residents who use the library is, in part, a marketing, publicity, and outreach issue. However, 
there is no mistaking the key factor in library use is the convenient location of the library to residents of the 
service area. 

1 Public Library Statistics, 2009-10, Oregon State Library 
2 The 2010/11 population was calculated by the consultant team. It applies the mid-point of the Metro population growth range. 

See Figure 1 for calculations at the low, middle, and high points of the Metro range. 
3 Metro is the Portland regional government entity with responsibility for regional planning. Its regional focus includes Clackamas, 

Multnomah, and Washington counties . 

Fletcher Farr Ayotte, Inc. 
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2. Demographics 
In 2008, WCCLS commissioned a county-wide analysis of the library market in Washington County. The 
analysis was undertaken by Civic Technologies using a product called Library Decision. Library Decision 
is a library planning service that uses state-of-the art geographic information systems and census data to 
analyze relationships between community needs and library resources. The goal is to enable libraries to 
deliver ever more effective services as a result of library leaders ' better understanding the market segments 
in their communities. 

The demographic profile of the County as a whole is of an educated population and one that will become 
increasingly affluent. The education level and the average household income are higher than in Oregon or 
the U.S. Two-thirds of households are families with or without children while one-quarter are households 
with people living alone. Families tend to be small. Many residents commute to work, on average 23.7 
miles. Residents are relative newcomers. More than 60% moved into the County between 1995 and 2000. 

The Civic Technologies report on WCCLS describes community lifestyle segments, neighborhood by 
neighborhood, for each library service area. These neighborhood profiles, called Tapestry Segments, are 
the result of analyzing clusters of data and sorting them at the neighborhood level into a lifestyle segment 
taxonomy. The sorting is based on many attributes such as income, employment, home value, housing 
type, education, household composition, age, and other key determinants of consumer behavior. 

According to Civic Technologies, the County, including the Tigard Service Area has a variety of lifestyle 
segments that tend to have these characteristics in common. Although not exclusively so, residents tend to 
be: 

A. Well -educated, affluent families (mostly with children below age 18) working in professional and 
managerial occupations 

B. Young, start-up families (with and without children) progressing on the income ladder 

C. Young, well-educated individuals or married couples that are technologically savvy, living urbane 
lifestyles focused on their careers. 

Given the demographics of the County as a whole and of the Tigard Service Area it is reasonable to 
conclude that the public 's demands on the Library will only grow with the growth of the population. 

Fletcher Farr Ayotte, Inc. 
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3. Community Interest and Political Considerations 
In the course of this study, the consultant team interviewed the City of Tigard Mayor, Craig Dirkson, and 
facilitated a February 23, 2011 meeting of key community members identified by the Library Foundation. 
The purpose of the interview and community meeting was to present the initial findings of this study and 
to get a sense of community interest, concerns, ideas, and political considerations about the possibility of 
future library expansion. 

In summary, the consultant team found that these community leaders agree that the population growth 
and growing use of the library warrants thoughtful consideration and probably future expansion. They 
commended the Library Foundation for initiating the feasibility assessment. 

However, they are concerned about the sustainability of an expansion given the economic downturn and the 
effect that has probably had on the voters' willingness to pay a higher price for the operations of a library 
expansion. 

Still, they said that the new library has brought the community together and that it is likely to do so in the 
future. They surmised that the population growth in a community that uses the library and values it will 
undoubtedly mean the need for more space. Depending on the pattern of population growth, a branch 
centered in the heart of an underserved and heavily populated area could be a better form of expansion than 
an addition to the existing facility. Any future planning should identify gaps or holes of service. 

The expansion could take the form of adding to the current facility or adding a branch library. They said that 
the Foundation should watch the population growth and where the population growth happens in Tigard. 
They also said that part of the population is not aware of the library and that future expansion should have 
as an objective reaching the unserved residents . Any future planning should recognize that convenience is a 
key factor in attracting new library users. 

Regardless of whether a future expansion is at the present site or at an outlet or branch elsewhere, they 
are interested in better utilization of the existing facility and services. The community meeting room was 
mentioned as an example of improving use through access when the library is closed. Publicizing the 
services of the library was suggested by some. 

Parking problems at the existing Tigard Public Library were mentioned. Any future consideration of an 
expansion of the existing library should take this into account. Adding parking spaces to the current 
location is not likely given geophysical constraints and the local preference for preserving the integrity of 
the nearby wetlands area. Other arrangements would have to be made to meet code for required parking 
spaces. 

Tigard Public Library Foundation 
Tiaard Public Librarv Feasibilitv Sludv 
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4. Operating Costs 
For illustrative purposes, the table below includes a line item budget for a 9,000 SF branch library, the 
approximate space deficit for a 2020 population. The estimated operating cost in 2010 dollars is $7 4 7,800. 
This is a reasonable ball park estimate for a leased branch, an owned branch, or an expansion of the 
existing library. It includes a lease, but this would be replaced by facilities charges in the case of an owned 
branch or expansion of the current Library. 

Estimated Annual Operating Cost Base 
9,000 SF Leased Tigard Branch, 2010/11 Dollars 

Salaries and Benefits FTE FY 2010/11 
Library Services Supervisor 1.00 $77, 100 
Library Assistant 4.00 $216,800 
Library aide 2.50 $103,000 
Extra Help $15,000 
Salaries and Benefits Subtotal 7.50 $411,900 

Office Expense $1 ,000 
Office Furniture $250 
Dept. Equipment $500 
Special Dept Supplies $1,000 
Membership fees $0 
Library Material $100,000 
Computer Equipment $4,000 
Computer Software $0 
Travel & subsistence $0 
Training $150 
Mileage Reimbursement $500 
Communications Expense $3,000 
Public Relations Expense $2,000 
Building Expense $2,000 
Building Maintenance $2,000 
Professional Services $12,000 
Maintenance Contracts $6,000 
Rents and Leases $20/SF $180,000 
Materials & Services Subtotal $314,400 

Office Furniture $0 
Equipment $500 
Improvements $500 
Capital Outlay Subtotal $1,000 

Library Reprographics Fund $8,500 
Library Insurance Fund $12,000 
Subtotal $20,500 

Grand Total $747,800 

Fletcher Farr Ayotte, Inc. 
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5. Library Space and Building Requirements· 
The Oregon Library Association (OLA) has developed a set of standards for library planning . These 
standards represent a common guide on which to base quality public library service in Oregon. These 
standards cover governance, access, staff, materials and services, technology, community involvement and 
facilities . 

The current Tigard Public Library main facility is 48,430 square feet. In order to meet the OLA standards for 
facility planning, the formula for the minimum space requirement is as follows: 

For a service population of more than 50,000 provide "38, 750 square feet for the first 50,000 and 0.61 
square feet per capita in excess of 50,000 population. " 

The table below shows incremental population estimates over 25 years using the metro mid-point range 
growth factor. It includes square footage requirements and deficits over a 25 year time line. 

Planning Horizon 2010/11 2015/16 2020/21 2025/26 2030/31 2035/36 

Service Area Population 
(Metro growth rate mid-range: 69,256 74,718 80,612 86,970 93,830 101,231 
1.0153) 
Square Feet Required per 

50,496 53,828 57,423 61 ,302 65,486 70,001 
OLA Standard 
Existing Facility 48,430 48,430 48,430 48,430 48,430 48,430 
Square Footage Deficit 2,066 5,398 8,993 12,872 17,056 21,571 per Population Growth 

Refer to the expanded table in Exhibt D and the following page, "Space Needs Diagram", which illustrates 
the minimum space requirements over time. The data illustrates that the Tigard Public Library facility has 
already reached a deficit as far as square footage requirements versus the current service area population. 

• By the 2015/16 planning horizon, the deficit will have reached 5,398 square feet. 

• By the 2020/21 planning horizon, the deficit will have reached 8,993 square feet, and so on. 

It is therefore advisable that the Tigard Public Library begin consideration of an expansion of their services 
and the physical space required to house these services. 

Since a stand-alone branch building requires a large commitment to purchase land and /or an existing 
building, this option seems more feasible to consider a few years in the future . This option would also 
require additional future planning and expansion space in order for the Library to stay in that location for 
years to come. 

The option to lease a space within an existing building requires far less of a commitment and less cost for 
the more immediate future. It is reasonable for the Library to consider planning for a smaller branch of 
approximately 6,000 square feet in a leased space to open in 2015. 

The need for additional space is one factor in determining a need for expanded services. Others would 
include ease of access to library services in the community. Would an additional location enable other 
patrons to more easily use library services? Would it benefit the community as an additional place to meet, 
both formally and informally? Would it benefit the community as a more convenient place to participate in 
library programs? 

Tigard Public Library Foundation 
Tigard Public Library Feasibility Study 
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Space Needs Diagram 

Oregon Library Association Minimum Requirements 
Minimum space requirements 38,750 square feet for the first 50,000 and 0.61 square fee per capita in 
excess of 50,000 population. 

2,066 sf Branch 
5,398 sf Branch 

48,430 sf 48,430 sf Existing Existing 48,430 sf Existing 48,430 sf Existing 

2010 5-year (2015) 10-year (2020) 
25-year (2035) Current population Projected population 

Projected population 
Projected population 69,256 74,718 80,612 
101 ,231 OLA Minimum Requirement OLA Minimum Requirement 

OLA Minimum Requirement 
OLA Minimum Requirement 50 ,496 SF 53,828 SF 57,423 SF 
70,001 SF 

Fletcher Farr Ayotte, Inc. 
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6. Expanded Service Options 

Once the decision has been made to expand Tigard Public Library services and physical space, exploration 
and comparison of various facility types should be undertaken. 

The following table titled "Expanded Service Options" compares the relative advantages and disadvantages 
of four expansion scenarios: 

1. New, stand-alone branch building (owned property scenario) 

2. Renovation of an existing building (owned property scenario) 

3. Storefront branch tenant improvement in an existing building (leased property scenario) 

4. Expansion of the existing Tigard Public Library building 

Tigard Public Library Foundation 
Tigard Public Library Feasibility Study 



Expanded Service Options 

Pros 

Cons 

Remarks 

Cost 
5-yr projection 
(2015) 

Opportunity to create architecture with high civic presence 

Opportunity to locate facility near under served population 

Configurab le to library building program 

Opportunity for State-of-the-Art, highly efficient building infrastructure 

Building envelope designed to highest energy codes and standards, 
including insulation and glazing 

Building structure designed to meet seismic codes and standards 

Opportunity to landscape the property to best extent with vegetation 
appropriate to the area and providing shade in parking are as 

Opportunity to provide sustainable features within landscape and proper ty 

Less sustainable - if construction of building and parking is on new land 
rather than reuse of existing building and/or existing property 

Hazardous material abatement of site/ soil may be necessary 

Demolition of any existing structures, paving, vegetation on site, additional 
costs 

Property purchase and full building shell costs incurred 

Strong political support and economic environment likely required to 
achieve funding 

Identify site sufficiently sized for current needs, as well as for future 
expansion of both building, parking and other site improvements 

Site characteristics, such as topography, slope and soil conditions need to 
be analyzed in detail to assist in feasibility determination 

Project Cost - $365/sf * 
Opening Day Co llection - $15,000 

* Not including land or building acquisition costs. 
* Refer to Exhibit G for more detailed project cost information. 

Political and community support may be high for re-use and re-purposing of existing 
buildings - viewed as a sustainable and responsible choice 

Sustainable: improvements of an existing building, no new property needed 

Opportunity to locate facility near under served populations 

Hazardous material abatement may be necessary 

Retrofit electrical, plumbing and mechanical to most current energy codes and standards 

Retrofit to most current seismic codes and standards may be required pending 
determination of existing building use 

Retrofit technology to meet current and anticipated future needs of the Library 

In cases of historic buildings, meet requirements to preserve historic building 
components and design/ approval by historic review agency. Additional costs may be 
incurred 

Property purchase costs incurred 

Availability of an appropriate building I site when needed: size to fit program, 
characteristics, accessibility (physical space, including ADA, access by foot and transit, 
etc.), parking availability, etc. · 

Verify opportunities to improve or replace existing landscape with sustainable vegetation 
and other features 

Verify sufficient daylighting/ views opportunities 

Verify sufficient existing parking area or sufficient area available for parking 

Verify sufficient area for future expansion 

The character of the existing building should lend itself to the civic nature of a Library 
facility 

Project Cost - $235/sf * 
Opening Day Collection - $15,000 

* Not including land or building acquisition costs. 

Political and community support may be high for lower initial 
investment - re-use of existing space viewed as a sustainable 
and responsible choice 

Opportunity to locate facility near underserved populations 

Sustainable: improvements of an existing space, no new land 
needed 

Most temporary, flexibility to move if space no longer meets 
needs of th e Library 

Lower initial investment - monthly rent vs. purchase of building 
and property 

Building owner may provide tenant improvement allowance as 
part of lease agreement for interior or exterior improvements 

Littie to no opportunities to improve existing landscape with 
sustainable vegetation and other features 

Likely retrofit electrical, plumbing and mechanical to most 
current energy codes and standards 

Retrofit technology to meet current and anticipated future needs 
of the library 

Availability of an appropriate space I site when needed: size 
to fit program, characteristics, accessibility (physical space, 
including ADA, access by foot and transit, etc.), parking 
availability, etc. 

Character of building complex could impact draw of patrons to 
the Library space 

Verify sufficient daylighting I views opportunities 

Project Cost - $128/sf 
Lease Rate - $17/sf 
Opening Day Collection - $1 5,000 

Feasibility Study 
May 4, 2011 

Current Library site has already been 
planned for future expansion 

Existing building was built recently, 
therefore, infrastructure upgrades to the 
existing fac ility would be minimal 

Staffing, maintenance and operations 
costs would likely be less than stand
alone branch library options 

Disruption in services and access to 
existing facilities during construction 

Loss of open park/natural area 

Increased parking requirements 

Would not improve service to 
neighborhoods farther away from main 
library or to under served areas of Tigard 

Additional parking may be required by 
code. 

Project Cost - $365/sf 
Opening Day Collection - $15,000 
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7. Criteria and Options for Potential Branch Library Sites 

The objective of proper site selection is to expand library services and improve access to library services to 
the greatest number of the expanding service population of the Tigard Public Library. 

The project team has examined sources such as City of Tigard development, zoning and transit plans 
(Exhibit E) to determine where population growth is expected and where the best site access might occur. 
We also considered was proximity to schools, senior communities, green space (current and future) as well 
as other amenities. 

Besides the option to purchase or lease a commercially available property, the City should also consider 
co-locating a library and collaboratively funding the operations of a library service provided by the library for 
another entity. Schools and community colleges are very compatible with public libraries when it comes to 
these types of partnerships. 

While the availability of other potential feasible sites or areas might arise prior to initiating an actual site 
selection process, the project team has selected five possible locations (A-E) for consideration. These are 
intended as general locations, not specific sites. The availability and feasibility of these locations may also 
change prior to initiating an actual site selection process. 

Potential Branch Library Locations 

A. Intersection of SW Pacific Hwy 99 and SW Durham Road 

• On major transit line 
• Proximity to schools 
• Proximity to senior communities 
• Proximity to retail centers 
• Potential for availability of existing space to renovate 
• Parking availability 
• Distance to Tigard Public Library main facility: 2.8 Miles 
• Distance to Beaverton City Library, Murray Scholls Branch: 4.6 Miles 

B. SW Pacific Hwy 99, between SW Gaarde Street and SW Bull Mountain Road 

• On major transit line 
• Proximity to schools 
• Proximity to senior communities 
• Proximity to retail centers 
• Potential for availability of existing space to renovate 
• Parking availability 
• Eliminates barrier of Hwy 99 for residents in western portion of Tigard 
• Distance to Tigard Public Library main facility: 1.5 Miles 
• Distance to Beaverton City Library, Murray Scholls Branch: 3.7 Miles 

Tigard Public Library Foundation 
Tigard Public Library Feasibility Study 
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C. SW Pacific Hwy 99, between SW Gaarde Street and SW Walnut Street 

• On major transit line 
• Proximity to schools 
• Proximity to retail centers 
• Potential for availability of existing space to renovate 
• Parking availability 
• Eliminates barrier of Hwy 99 for residents in western portion of Tigard 
• Distance to Tigard Public Library main facility: 1.7 Miles 
• Distance to Beaverton City Library, Murray Scholls Branch: 3.6 Miles 

D. Summer Creek Properties on SW Tigard Street Adjacent to Fowler Middle School 

• Although near major transit lines, walking access from transit to the property is not optimal 
• Proximity to schools 
• Farther than Locations A, B and C to retail centers 
• Eliminates barrier of Hwy 99 for residents in western portion of Tigard 
• Park setting similar to Tigard Public Library main facility 
• Site owned by the City of Tigard 
• New building construction would be required 
• Distance to Tigard Public Library main facility: 2.1 Miles 
• Distance to Beaverton City Library, Murray Scholls Branch: 2.8 Miles 

E. Near SW Hall Blvd and Metzger Elementary School 

• Near transit line 
• Proximity to schools 
• Potential for availability of existing space to renovate 
• Parking availability 
• Distance to Tigard Public Library main facility: 2.3 Miles 
• Distance to Beaverton City Library, Murray Scholls Branch: 4.0 Miles 

Notes 

• Distances noted are the average distance of the three routes indicated on Googlemaps.com. 
• Distance between Tigard Public Library main facility and Beaverton City Library, Murray Scholls Branch is 

4.6 miles. 

While site selection would be dependent on a wide range of factors, the preferred Expanded Service Option 
will drive the site selection to the greatest extent. For instance, an existing building to renovate that meets 
the Library's criteria may not be available. 

Included in this document as Exhibit F is a Site Evaluation Criteria rating sheet that should be used in 
determining a proper site, once the process begins. 

Fletcher Farr Ayotte, Inc . 
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8. Conclusions and Recommendations 

Given the projected population growth, the popularity of the Library, and the demographics of the 
population, it is important to begin planning now for an expansion of the Library. It is important to 
continue tracking the population growth, population density, and development of the City. The consultants 
recommend exploring with Civic Technologies its ability to provide market segment analysis of the service 
area population projections over the next 15-20 years. In that case, the Foundation could contract with 
Civic Technologies or negotiate a piggy-back contract with Civic Technologies through WCCLS. We 
recommend a conversation with Civic Technologies about this report and what that company might be able 
to produce to further inform Tigard Public Library future expansion. 

Within five years, there will be a deficit in square footage per OLA "Adequate" standards of approximately 
5,400 square feet. At that time, the library would probably need to expand in some form. While the initial 
expansion may be too small to commit to a new library building, the size would be ideal for a leased and 
renovated tenant space in an existing building . 

A leased space would require a much smaller commitment of time and resources to get started. It would 
also serve as an opportunity to observe how expanded services are affecting the community and how they 
would need to be further expanded or targeted. The leased space could also include a community meeting 
space for small programs. 

Next Steps 

• The Tigard Public Library Foundation will advance a copy of the Tigard Public Library Feasibility 
Study to the Tigard City Council. 

• The Tigard Public Library Foundation will invite a dialogue with the Tigard City Council to discuss 
the study findings and future plans for expanded service options for the Tigard Public Library. 

• The library project team should convene to determine the type of service expansion that should be 
provided, including the possibility of a new branch. 

• A programming study should be done to determine spatial and square footage requirements 
determined by specific services, programs, staff needs, spaces, collection size and composition. 

• A site selection process for available leasable space should be initiated several months in advance 
of planning to open a library branch. The leased space should be large enough to meet the square 
footage requirements for the next 5-10 years. The configuration of the leased space should also 
be considered so the program can be laid out effectively and efficiently. Other considerations would 
include access to daylight and parking as well as visibility from the street. See comments in the 
"Expanded Service Option" diagram. Time will be needed to both find appropriate and available 
spaces, but also to negotiate a lease, etc. 

By 2020, the service area population and growth projections should be reanalyzed and the Library can 
make a determination as to whether plans to build a more permanent branch library structure should be 
considered. 

Tigard and Washington County is going to continue to steadily grow in population and employment. As 
the City of Tigard continues to plan for future growth, improved services and an improved living/work 
experience, the library presence should be included in this growth and improvement. 

Tigard Public Library Foundation 
Tigard Public Library Feasibility Study 

!FFAI 
RUTH METZ ASSOCIATES , 15 
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Exhibit A - Sources 

1. 
2. 
3. 

4. 
5. 
6. 
7. 
8. 
9. 
10. 

11 . 

12. 
13. 
14. 
15. 
16. 

17. 

18. 
19. 
20. 
21 . 
22. 
23. 
24. 
25. 

26. 

Interview of Mayor Craig Dirksen 
Beaverton Murray Scholls Branch Budget 
Beaverton Public Library public service transaction data; comparison circulation data in WCC 
libraries. 
Interview of Ron Bunch, City of Tigard Community Development Director 
Metro 20 and 50 year Regional Population and Employment Forecasts 
Metro's Regional High Capacity Transit Plan 
Tigard Development Boundary Map 
Civic Technologies 2008 Washington County Cooperative Library Services report 
Tigard Library Service Area Map (from Civic Technologies report) 
Tigard Downtown Future Vision: A Visual refinement of the TDIP, January 2009 (City of Tigard, 
University of Oregon) 
Tigard 99W Corridor Urban Design Vision, Executive Summary, May 2010 (City of Tigard, 
University of Oregon) 
WCCLS service area population table 2010 from Eva Calcagno 
Annual Statistical Report 2010, Public Libraries, Oregon State Library 
Tigard Public Library Strategic Plan, 2010-2015 
Tapestry Segmentation document 
Tigard Library Patron Analysis, City of Tigard area, from Civic Technologies Tapestry Segments 
data 
Tigard Library Patron Analysis, Tigard Library Service area, from Civic Technologies Tapestry 
Segments data 
Tigard Public Library Performance Audit, Jeanne Goodrich, 2007 
Ayer's Materials Handling Report, May 13, 201 O 
Tigard Library survey results summary, 2009 
Tigard Library survey responses to question 8, 2009 
Tigard Library Survey Results Summary, 2010 
Tigard Library Patron Survey, 2010, responses to "What Would you Like to Ask Us?" 
Site Visit and Interview: Peter Leonard, Library Director, Cedar Mill Library, Bethany Branch 
Site visit and interview: Ed House, Library Director, Beaverton Public Library and John Finn, Branch 
Manager, Murray-Scholls Branch 
Review of Oregon Public Library Standards: Facilities (updated 2010) 

Tigard Public Library Foundation 
Tigard Public Library Feasibility Study 
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Exhibit B - Civic Technologies Map 1.2 

Map 1.2: Existin& Washineton County Cooperative Library Sy1t1m Out11t1 

\ 

Libraries 
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Map Notes 

Ya m h lll 

• This map shows the existing Wash ington County Cooperative Library Services outlets 
• Each outlet is a black circle; see map legend for the corresponding library name 
• Other map information includes city boundaries, census designated place boundaries, county boundaries, shaded relief, major 

rivers and lakes, and highways and major roads 

Fletcher Farr Ayotte, Inc. 
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Exhibit C - Civic Technologies Map 4.15 

SwT .. FlatRd 
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Map Notes 

M1p 4.15: Tir1rd Service Ar11 
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This map shows in detail the Tigard Service Area and adjoining service areas 
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./ 

The Tigard Service Area has 68,643 people (12.9 percent of county-wide population) and 23,570 patrons (14.7 percent of 
countywide patrons) 
Blue lines are city boundaries and red and brown lines are freeways and major roads 
Libraries are black circles; see map legend for the corresponding library name 
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Exhibit D - Tigard Population Growth Estimates 

EXHIBIT D: TIGARD POPULATION GROWTH ESTIMATES IN RELATION TO OREGON LIBRARY 
ASSOCIATION STANDARDS 

Tioard Population Library SeNice Area 2010/11 2015/16 2020/21 2025/25 2030/31 2035/36 
Metro Growth rate Low (1.37 percent) 69147 74015 79225 84803 90774 97164 
Metro orowth rate high (1 .70 percent) 69372 75472 82109 89330 97185 105732 
Metro growth rate mid-range (1.0153) 69256 74718 80612 86970 93830 101231 

square footage/capita low pop growth 0.7004 0.6543 0.6113 0.5711 0.5335 0.4984 
rate 
square footage/capita high pop growth 0.6981 0.6417 0.5898 0.5421 0.4983 0.4580 
rate 
square footage/capita mid range pop 0.6993 0.6482 0.6008 0.5569 0.5161 0.4784 
growth rate 

Sauare Feet Required 
OLA Standard for Tigard low 50426.62 53399 .15 56577.25 59979.83 63622.14 67520.04 
OLA Standard for Tioard hioh 50566.92 54287.92 58336.49 62741 .3 67532.85 72746.52 
OLA Standard for Tigard mid range 50495.94 53828.18 57423.24 61301.88 65486.46 70001 .09 

Square Footage Deficit For Population 
Growth 
Deficit low 1997 4969 8147 11550 15192 19090 
Deficit high 2137 5858 9906 14311 19103 24317 
Deficit mid-range 2066 5398 8993 12872 17056 21571 

20 Fletcher Farr Ayotte, Inc. 
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Exhibit F - Site Evaluation Criteria 

SITE EVALUATION CRITERIA Site Letter 

Accommodation of Program A B c D E 

Site is of adequate size to accommodate proposed building square 
footage (one floor) . D D D D D 

Site Proximities/Amenities 

1. Compatibility of proposed building volume with adjacent existing -e- -e- -e- -e- -e-
building. 

2. Functions as catalyst for other economic development. -e- -e- -e- -e- -e-
3. Proximity to existing public amenities and services (cultural and -e- -e- -e- -e- -e-educational facilities, parks public offices, etc.) 

4. Accessibility to natural light. -e- -e- -e- -e- -e-
5. Compatible with quiet library functions. -e- -e- -e- -e- -e-
6. Compatible with adjacent uses. -e- -e- -e- -e- -e-
7. Proximity to existing public transportation. -e- -e- -e- -e- -e-
8. Provides opportunities for civic identity. -e- -e- -e- -e- -e-
Site Expansion/Feasibility 

9. Compatible with future planned activities (cultural and educational -e- -e- -e- -e- -e-facilities, parks public offices, etc.) 

10. Adequate site area (exclusive of parking) to allow for future -e- -e- -e- -e- -e-
horizontal expansion of the library facility. 

11 . Economic feasibility and potential speed of site acquisition -e- -e- -e- -e- -e-(demolition of existing structures, environmental hazards, flood 
planes, utility and other right of ways, etc.). 

12. Known presence of hazardous materials on site. -e- -e- -e- -e- -e-
13. Soil conditions appropriate for building construction . -e- -e- -e- -e- -e-
14. Topography I slope suitable for building construction . -e- -e- -e- -e- -e-
Accessibility 

15. Ease of pedestrian access from off-street parking to the library. -e- -e- -e- -e- -e-
16. Multiple, safe and convenient routes for vehicular access. -e- -e- -e- -e- -e-
17. Multiple, safe and convenient access routes for pedestrians -e- -e- -e- -e- -e-(neighborhood residents, school children , elderly) . 

Parking 

18. Adequate size to accommodate required off-street surface parking. -e- -e- -e- -e- -e-
19. Opportunities for shared parking (existing , within one block) . -e- -e- -e- -e- B, 
20. Opportunities for shared parking (planned, within one block) . -e- -e- -e- -e- -e-
TOTAL POINTS 

Rating Scale: • Excellent (1) -e- Acceptable (.5) B- Unacceptable (0) -@-NIA 

22 Fletcher Farr Ayotte, Inc. 
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Exhibit G - Project Cost Estimate 

NEW BUILDING 

SITE ACQUISITION 

Land Purchase NOT KNOWN 

BUILDING CONSTRUCTION COST 

Estimated Construction Cost for one story building $200.00/SF 

SITE DEVELOPMENT COST $32.00/SF 

Based on 16% of building cost (Includes existing building demolition, 
grading, curbs, walks, paving, drainage and utilities) 

FURNITURE, FIXTURES & EQUIPMENT (FF&E) $20.00/SF 

Based on 10% of building cost (Includes tables, chairs, lounge furniture and shelving) 

INDIRECT CONSTRUCTION COSTS (SOFT COSTS) $63.00/SF 

Based on 25% of building & site development cost (Includes administration, permits and fees, 
construction inspections, utility permits and fees , architectural and engineering fees, project 
management fees, reimbursable expenses, security system, telecommunication systems, special 
consultants, owner's project contingency) 

SUBTOTAL 

Prior to inflation 

INFLATION 

Based on 3% per year over 5 years 

TOTAL ONE STORY NEW BUILDING 

Tigard Public Library Foundation 
Ti!lard Public Library Feasibility Study 

$315.00/SF 

1.159% 

$365.00/SF 
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Exhibit G - Project Cost Estimate (continued) 

RENOVATED EXISTING BUILDING 

SITE ACQUISITION 

Land Purchase 

BUILDING CONSTRUCTION COST 

Estimated Construction Cost for one story building 

SITE DEVELOPMENT COST 

Assumes site conditions and parking is adequate for project 
and no further site development is necessary. 

FURNITURE, FIXTURES & EQUIPMENT (FF&E) 

NOT KNOWN 

$150.00/SF 

NOT KNOWN 

$15.00/SF 

Based on 10% of building cost (Includes tables, chairs , lounge furniture and shelving) 

INDIRECT CONSTRUCTION COSTS (SOFT COSTS) $37.50/SF 

Based on 25% of building cost (Includes administration, permits and fees, construction 
inspections, utility permits and fees, architectural and engineering fees, project management 
fees, reimbursable expenses, security system, telecommunication systems, special consultants, 
owner's project contingency) 

SUBTOTAL $202.50/SF 

Prior to inflation 

INFLATION 1.159% 

Based on 3% per year over 5 years 

TOTAL ONE STORY RENOVATED BUILDING $235.00/SF 

Fletcher Farr Ayotte , Inc. 



Exhibit G - Project Cost Estimate (continued) 

LEASED SPACE TENANT IMPROVEMENT 

BUILDING CONSTRUCTION COST 

Estimated Construction Cost for one story building 

SITE DEVELOPMENT COST 

Assumes site conditions and parking is adequate for project 
and no further site development is necessary. 

FURNITURE, FIXTURES & EQUIPMENT (FF&E) 

$80.00/SF 

$00.00/SF 

$8.00/SF 

Based on 10% of building cost (Includes tables, chairs , lounge furniture and shelving) 

INDIRECT CONSTRUCTION COSTS (SOFT COSTS) $22.00/SF 

Based on 25% of building cost (Includes administration, permits and fees, construction 
inspections, utility permits and fees , architectural and engineering fees, project management 
fees, reimbursable expenses, security system, telecommunication systems, special consultants, 
owner's project contingency) 

SUBTOTAL 

Prior to inflation 

INFLATION 

Based on 3% per year over 5 years 

TOTAL ONE STORY RENOVATED BUILDING 

Tigard Public Library Foundation 
Timirrl Puhlir. I ihr:uv FP:>dhilihr ~futlv 

$110.00/SF 

1.159% 

$127.49/SF 
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Exhibit G - Project Cost Estimate (continued) 

ADDITION TO EXISTING BUILDING 

SITE ACQUISITION 

Land Purchase 

BUILDING CONSTRUCTION COST 

Estimated Construction Cost for one story building 

SITE DEVELOPMENT COST 

Based on 16% of building cost (Includes existing building demolition, 
grading, curbs, walks, paving, drainage and utilities) 

FURNITURE, FIXTURES & EQUIPMENT (FF&E) 

$00.00 

$200.00/SF 

$32.00/SF 

$20.00/SF 

Based on 10% of building cost (Includes tables, chairs, lounge furniture and shelving) 

INDIRECT CONSTRUCTION COSTS (SOFT COSTS) $63.00/SF 

Based on 25% of building & site development cost (Includes administration, permits and fees, 
construction inspections, utility permits and fees , architectural and engineering fees , project 
management fees, reimbursable expenses, security system, telecommunication systems, special 
consultants, owner's project contingency) 

SUBTOTAL $315.00/SF 

Prior to inflation 

INFLATION 1.159% 

Based on 3% per year over 5 years 

TOTAL ONE STORY NEW ADDITION $365.00/SF 

Fletcher Farr Ayotte, Inc . 
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