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PROJECT BACKGROUND 

GUARD - IN

SPRING - PS

MALCOLM - CO

City Zoning shows that each site is in a 
different zone.  While each of the three 
zones allows a library use, the zoning 
designation shows how city planners 
are envisioning the future of Friday 
Harbor.  

The Guard Street vicinity is designated 
as light industrial, Multifamily and 
commercial.  The site itself is zoned 
light industrial and is adjacent to a 
commercial zone to the west where the 
current library is located. 

The Spring Street vicinity is designated 
as professional service, commercial, 
multifamily and light industrial. The site 
itself is zoned professional service.

The Malcolm Street vicinity  is 
designated as Commercial, multifamily 
and single family. The site itself is zoned 
commercial and falls within the Historical 
District.  

INTRODUCTION

In summer 2019, San Juan Island Library  
(SJIL)commissioned the following assessment 
of 3 potential building sites for a new library 
facility  in Friday Harbor.  

The report includes an individual as-sessment 
of each site, and a comparison matrix 
between the sites based on both qualitative 
and quantitative values.

SJIL outlined some programmatic require-
ments that each site was tasked to 
accommodate: a new 20,000 square foot 
library building; associated surface parking 
for 100 cars and an outdoor civic gathering 
space.

Each site assessment includes: 
1.	 Broad overview of the site
2.	 Proposed site plan
3.	 Proposed building massing 
4. 	 Site development details
5.	 Site cost estimate
6. 	 Site matrix score

To reach a site score we created a comparative 
matrix that evaluates the suitability of these 
sites for a new library.   The criteria used are:
1. 	 Library Design and Civic Presence
2. 	 Municipal Infrastructure
3. 	 Sustainable Design Practices
4. 	 Aesthetic and Civic Values
5. 	 Regulatory Entitlements
	
This information is provided in order to 
allow SJIL to confidently move forward with 
property acquisition.  

The feasibility study team is made up of 
Allied8 (managing architect), Fivedot (library 
specialists) RLB (cost estimating) and 
Design Solution Development Group (civil 
engineering). Howard Ryan of OCMI is acting 
as owner’s representative.Image depicting the five minute walking radius from each site.  Guard -NW, Spring-Central, Malcolm - SE



GUARD STREET

1. Neighboring site
2. Middle of site looking South
3. Middle of site looking East
4. Oil contaminated gravel 
5. Existing buildings
6. Back of site looking South
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GUARD STREET GUARD STREET 

Existing structures 
to be removed

Current library 
site

GUARD STREET N

SITE OVERVIEW

Address:	
1000 Guard Street

Size: 		
2.34 Acres

Zoning: 	
Light Industrial

The Guard Street site sits adjacent to 
the existing library.  The site is currently 
occupied by San Juan Public Works.

This site is long and linear and gently 
slopes to the north.  The grade change 
from street to the back of the site is 
approximately 50’

Pros:

Since the Guard property is immediately 
to the east of the existing library it is 
a known quantity. The San Juan Island 
community identifies this part of town 
as the library location. This familiarity 
should not be discounted. The property 
is large, only slightly smaller than Spring 
and can easily fit the building, parking 
and outdoor space the SJIL hopes 
to build. Guard Street has recently 
undergone roadway improvements so 
minimal improvement will need to be 
made in the public right of way.

Cons:

Guard has significant challenges as 
compared to the other 2 properties. 

Much of the site consists of fill soil which 
is not suitable for new construction. 
The fill is confirmed by the steep grade 
at the northern perimeter of the site. 
There are large oil stains seen on the 
gravel surface toward the north and 
three oil tanks have been removed 
from the property over the years. An 
environmental assessment will be 
required to determine the extent of 
non-structural fill and contaminated 
soil that will need to be removed 
from the property and in the case of 
contaminated soil, exported off island 
which is disproportionately expensive. 
The site slopes more than 30’ toward 
the north. The storm main in Guard 
Street is at a higher elevation than 
the site which prevents storm runoff 
from connecting to the main. A storm 
water detention pond or underground 
detention tank will be required to allow 
slow infiltration on site. The property 
has very little street frontage which 
gives the library limited street presence 
and the proportion of the site is very 
linear making walking distances long 
and accessibly more difficult. 

MATRIX SCORE OVERVIEW

Library & Civic Design  		  37 	 pts	

Municipal Infrastructure		 14 	 pts

Sustainability			   0 	 pts

Values				    5 	 pts

Entitlements			   -1 	 pts

Total Site Score			  55 	 pts

COST ESTIMATE OVERVIEW

Selective Building Demolition		  $2,253,136

Site Preparations				    $1,150,743

Site Improvements			   $606,077

Site Civil/Mechanical Utilities		  $415,095

Site Electrical Utilities			   $50,000

General Conditions			   $239,200

Margins & Adjustments			   $2,177,110

Total Site Cost				    $6,891,361

Note: Matrix and Cost Estimate details can be found 
later in this reportPROPOSED SITE PLAN LEGEND

Proposed Structure

Open Space

Vehicular Circulation

Detention pond
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GUARD STREET GUARD STREET 

8. Overlays: There are no view protection 
or historic overlays on this site.

9. Critical Areas: There are no known 
critical areas or shoreline habitats on 
this site.

10. Road Improvements: Guard street is 
a minor arterial. Street improvements 
currently meet arterial standards 
however there will be substantial 
modification to curb cuts and sidewalk 
panels.

11. Fire Dept Access: The fire hydrant 
on adjacent lot has adequate pressure. 
There are no fire department access 
concerns at this time.

12. Parking: All parking, drive aisles and 
driveways are assumed to be asphalt. 
Total parking count = 107 stalls

13. Hazardous Material: There are known 
soil contaminates on site. Contaminated 
soil must be disposed of off-island.

14. Building Reuse: For estimating 
purposes, assume full demolition of 
buildings. 

Guard Street Site Plan Notes:

1. Utility Mains: Sewer, water and storm 
main are located in guard street. Water 
and sewer connections are active and 
adequately sized.

2. Storm: Existing buildings are currently 
not connected to the existing storm 
main in guard street. The main is likely 
too high to make a gravity connection. 
Storm detention will be required at 
north end of site with potential for 
no overflow. Assume a storm water 
detention using open pond and culverts 
beneath parking area.

3. Power: A single phase transformer 
is currently available. 3 phase power 
is available but a transformer will 
need to be added. It has not yet been 
determined if single phase or 3 phase 
power needed.  

4. Utility Sizing: Existing structures are 
approximately 10,000 sf. The proposed 
building is 20,000 sf.

5. Utility Distribution: All utility 
distribution except storm sewer exists 
on the property but will require upgrades 
to meet current codes.

6. Water: The existing water meter is 
not adequately sized for library use. It 
is recommended to replace the existing 
meter with a larger meter.

7. Zoning: The property is zoned light 
industrial use. Library use is an allowed 
use.

Note: see full size plans included at the end of this report



SPRING STREET
1 2 3

4 5

1. Exceptional tree at entry on Spring
2. Madrone trees on site 
3. View of site from across Spring
4. Existing House 
5. Existing buildings
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SPRING STREET SPRING STREET 

Existing structures 
to be removed

Existing 
structures to 

remain

SPRING STREET

N

salvaged from the 28,000 square 
foot primary structure as well as the 
4 smaller satellite buildings. Since the 
current development on the lot is larger 
than the proposed library building, 
the site is already provisioned with 
adequately sized utility connections 
and distribution systems. Furthermore, 
all street improvements have already 
been made and can easily be reused as 
is. There are several trees of significance 
on the property that can anchor the 
outdoor spaces.

Cons: 

The existing building has adapted over 
the years, first as a 1966 Convention 
Center and then in the 1980’s as an 
assisted living facility. The 1966 building 
is still largely intact at the north end and 
contains asbestos which will require 
abatement. Portions of the existing 
structures that cannot be reused will 
have to be disposed of which is costly.  

SITE OVERVIEW

Address:	
600 Spring Street

Size: 		
2.52 Acres

Zoning: 	
Professional Services

Currently the site of an unused nursing 
facility, this site is currently privately 
owned. 

The largest of the three sites, the 
topography is generally flat, and home 
to some beautiful native landscape.

Pros:

Spring is the largest of the 3 sites 
and is very well located along Upper 
Spring street at a busy ‘T’ intersection. 
The property has ample land to 
accommodate the building, parking and 
outdoor civic space with high visibility. 
Spring is a major arterial connecting 
the southern half of the island to town, 
with very high visibility, positioning the 
library as a gateway into and out of 
town. The existing structures on the site 
have some reuse, upcycle and recycle 
capabilities. A building assessment 
will need to be performed to asses 
precisely how much material can be 

MATRIX SCORE OVERVIEW

Library & Civic Design  		  52 	 pts	

Municipal Infrastructure		 33 	 pts

Sustainability			   14 	 pts

Values				    19 	 pts

Entitlements			   -1 	 pts

Total Site Score			  117 	 pts

COST ESTIMATE OVERVIEW

Selective Building Demolition		  $549,000

Site Preparations				    $195,199

Site Improvements			   $674,236

Site Civil/Mechanical Utilities		  $464,830

Site Electrical Utilities			   $50,000

General Conditions			   $239,200

Margins & Adjustments			   $1,003,277

Total Site Cost				    $3,175,742

Note: Matrix and Cost Estimate details can be found 
later in this report

MATRIX SCORE OVERVIEW

Library & Civic Design  		  52 	 pts	

Municipal Infrastructure		 33 	 pts

Sustainability			   14 	 pts

Values				    19 	 pts

Entitlements			   -1 	 pts

Total Site Score			  117 	 pts

COST ESTIMATE OVERVIEW

Selective Building Demolition		  $549,000

Site Preparations				    $195,199

Site Improvements			   $674,236

Site Civil/Mechanical Utilities		  $464,830

Site Electrical Utilities			   $50,000

General Conditions			   $239,200

Margins & Adjustments			   $1,003,277

Total Site Cost				    $3,175,742

Note: Matrix and Cost Estimate details can be found 
later in this reportPROPOSED SITE PLAN LEGEND

Proposed Structure

Open Space

Vehicular Circulation
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SPRING STREET SPRING STREET 

Spring Street Site Plan Notes:

1. Easements: An access easement 
exists at the west side of property. 
Recording number 90169142. Exact 
extents to be determined by licensed 
surveyor.

2. Utility Mains: Sewer, water and storm 
main are located in Spring Street. All 
utility connections to utility mains are 
adequately sized for proposed buildings. 
No known connection upgrades are 
required. 

3. Power: The power transformer located 
in the above ground vault on property 
is adequately sized for the proposed 
structure. 

4. Utility Sizing: The existing structure is 
28,000 sf. Proposed building is 20,000 
sf.

5. Utility Distribution: All utility 
distribution exists on the property but 
will require upgrades to meet current 
codes. Assume reuse of water and 
sewer lines, lining will be required for 
sewer line.

6. Water: The water meter is oversized 
for library use. It is recommended to 
replace the existing meter with a smaller 
meter to minimize on going use fees.

7. Zoning: The property is zoned 
professional use. Library use is an 
allowed use.

8. Overlays: There are no view protection 
or historic overlays on this site.

9. Critical Areas: There are no known 
critical areas or shoreline habitats on 
this site.

10. Road Improvements: Spring Street 
is a major arterial. Street improvements 
currently meet major arterial standards.

11. Fire Dept Access: The fire hydrant 
across the street has adequate 
pressure. There are no fire department 
access concerns at this time.

12. Parking: All parking, drive aisles and 
driveways are assumed to be asphalt. 
Total parking count = 104 stalls

13. Hazardous Material: There is known 
presence of asbestos in original 1966 
building. Asbestos must be disposed of 
off-island.

14. Building Reuse: For estimating 
purposes assume full demolition of 
building and partial reuse of 1966 slab-
on-grade. Potential for reuse of larger 
portions of building can be determined 
after the completion of a building 
assessment. 

15. Storm: Assume storm water retention 
using culverts beneath parking area 
with overflow to existing storm main 
connection.

Note: see full size plans included at the end of this report



MALCOLM STREET

1 2

3 4

1. Neighboring site the east
2. Neighboring site to the north
3. Malcolm Street side
4. Looking North to Argyle Street
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MALCOLM STREET MALCOLM STREET

SITE OVERVIEW

Address:  	
70,80,100,200 Malcolm St.

Size:		
1.75 Acres total

Zoning: 	
Commercial

Overlays: 	
Transitional Historic Neighborhood

The Malcolm Street Site is an un-
developed site and is owned by San 
Juan County.

The site is rectangular in shape and 
free of large vegetation. The site slopes 
down in a bowl shape away from the 
roads. 

Pros:

Malcolm is extremely well located and is 
within 5 minutes walking distance of the 
center of town. It is a corner lot boasting 
the longest street frontage of the 3 
properties which creates opportunities 
for visibility, signage and lighting. Its 
primary orientation is in the East/West 
direction allowing for very good solar 
access and passive design strategies.

Cons:

Malcolm is a small site compared to 
the other two. At 1.75 acres it just fits 

MALCOLM STREET
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a 20,000 SF building and 100 parking 
stalls which does not leave much room 
for outdoor civic space. Of the 3 sites, 
it has the highest burden of street and 
utility improvements since the land 
has been vacant for as long as the 
current SJIL Board can recall. The site 
sits approximately 4’ lower than minor 
arterial, Argyle Ave, creating an awkward 
relationship between the building entry 
and street frontage. The site also has 
a presence of standing water in the 
wet weather season. In concert, these 
two challenges necessitate importing 
structural fill so the building can be 
raised closer to the street and out of the 
high water table. The property also falls 
within the Historic Preservation District 
which mandates a more prescriptive 
approach to scale, massing, roof slope, 
window configuration/size, siding and 
fencing. Although these vernacular 
guidelines are not frown upon, they are 
challenging to apply to a 20,000 square 
foot building. 

MATRIX SCORE OVERVIEW

Library & Civic Design  		  49 	 pts	

Municipal Infrastructure		 13 	 pts

Sustainability			   8 	 pts

Values				    12 	 pts

Entitlements			   -3 	 pts

Total Site Score			  79 	 pts

COST ESTIMATE OVERVIEW

Site Preparations				    $480,733

Site Improvements			   $576,191

Site Civil/Mechanical Utilities		  $381,950

Site Electrical Utilities			   $135,000

Other Site Construction			  $283,000

General Conditions			   $239,200

Margins & Adjustments			   $967,997

Total Site Cost				    $3,064,071

Note: Matrix and Cost Estimate details can be found 
later in this report

PROPOSED SITE PLAN LEGEND

Proposed Structure

Open Space

Vehicular Circulation

Hatch indicates 10’ 
Utility Easement
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MALCOLM STREET MALCOLM STREET  

Malcolm Street Site Plan Notes:

1. Easements: A sewer easement exists at 
the center and north edge of the property. 

2. Utility Mains: Sewer, water and storm 
mains are located in Malcolm Street. A 
storm main connection does not exist. 
Water and sewer main connections exist. 
Assume utility trenching in Argyle Ave 
for water. Storm connection will have to 
connect through a future easement on the 
adjacent northeast property because the 
storm main in Argyle Ave is too high for a 
gravity connection.

3. Power: There is no existing transformer 
that can accommodate this site. Single 
phase power is available and a pad mount 
transformer can be added. 3 phase power 
can be extended to this site and a flush 
mount transformer can be added. 

4. Utility Sizing/Distribution: There are 
currently no structures on this site therefore 
no utility distribution exists on the property 
other than the existing 8” sewer main in 
the easement and 3 6” sewer stubs on 
tax parcel 200, 100 & 80. Utility distribution 
needs to be added for water, storm, power 
and some sewer.

6. Water: There is an existing undersized 
water meter in the SW corner of the site.  It 
is recommended to upgrade this existing 
meter.

7. Zoning: The property is zoned for 
commercial use. Library use is an allowed 
use.

8. Overlays: The view protection overlay 
does not effect this site but the historic 

preservation overlay does. The building will 
have to be designed to appear as several 
small volumes with traditionally pitched 
roofs.

9. Critical Areas: There are no known 
critical areas or shoreline habitats on this 
site. Although the site is not mapped as a 
wetland it has a known presence of standing 
water over ~30% of the site.
 
10. Road Improvements: Malcolm Street 
is a minor arterial. There are currently no 
street improvements on Argyle or Malcolm. 
Assume new curb, gutter, sidewalks, curb 
cuts, and a cross walk at Caines Street, 
crossing Argyle Ave.

11. Fire Dept Access: The fire hydrant at 
the corner of the property has adequate 
pressure. There are no fire department 
access concerns at this time.

12. Parking: All parking, drive aisles and 
driveways are assumed to be asphalt. Total 
parking count = 102 stalls

13. Hazardous Material: There is no known 
presence of hazardous material on this site.

15. Storm: Assume storm water retention 
using culverts beneath the parking area 
with overflow to future storm connection 
via future easement with the northeast 
neighbor.

16. ADA Accessibility: It is recommended to 
fill roughly 2 feet at the building pad area to 
bring the slab elevation closer to the street. 
Ramps from Argyle to the building and from 
parking lot to the building will need to be 
installed. 

Note: see full size plans included at the end of this report
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3-SITE MATRIX 3-SITE MATRIX 

MATRIX OVERVIEW

In order to compare the sites to each 
other, we use a matrix to identify and 
score each site characteristic. The matrix 
includes but is not limited to: solar access, 
soil export/import, hazardous waste,  
zoning hurdles, critical areas, storm 
water management, natural features, 
potential building reuse, historic districts, 
pedestrian access, etc.  

The categories used in this report have 
been customized to the needs of this 
project based both technical information 
and values expressed to us by the SJIL 
board. 

The matrix is broken down into the 
following categories and is scored on a 
-5 to 5 range: 

Library Design/Civics: 
Evaluates the suitability of the site 
for a public library building in the town 
of Friday Harbor. Includes items such 
as pedestrian and vehicular access, 
proximity to existing civic infrastructure, 
and capacity for future growth.

Municipal Infrastructure: 
Evaluates the availability and capacity 
of existing utilities and necessity to do 
both site and municipal improvements 

to accommodate the new facility. 
Includes soil contamination or other 
environmental concerns that would 
impede or exclude development.

Sustainability:
Evaluates opportunities for sustainable 
building strategies on the site. 

Values: 
Evaluates both the programmatic, 
aesthetic and civic values expressed by 
the SJIL board. 

Entitlements: 
Addresses the impact of easements 
and other non-usable site areas, as well 
as existing city, state code and zoning 
regulations on the development of the 
building. 

All data was obtained from publicly 
available sources.  No surveys were 
obtained nor were any title searches 
performed. When conflicting data was 
obtained, the most current data was 
used. While the study team made 
diligent effort to verify all information, 
we cannot guarantee the accuracy 
of information obtained from outside 
sources.

A   GUARD

B   SPRING

C   MALCOLM



SAN JUAN ISLAND LIBRARY 3 SITE FEASIBILITY   •   FEASIBILITY STUDY   •   6 AUGUST 2019   •   26  SAN JUAN ISLAND LIBRARY 3 SITE FEASIBILITY   •   FEASIBILITY STUDY   •   6 AUGUST 2019   •   27  allied8 allied8 

3-SITE MATRIX 3-SITE MATRIX 
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SIDE BY SIDE COMPARISON MILESTONES & CONCLUSIONS

Milestone Duration Start Finish

Feasibility Study 29 Days 6/24/19 8/2/19

Secondary Site Analysis 24 Days 8/2/19 9/4/19

Design: Research 13 Days 1/21/21 2/18/21

Design: Schematic Design 59 Days 2/9/21 4/30/21

Design: Design Development 85 Days 4/27/21 8/23/21

Design: Construction Docs 60 Days 7/13/21 10/4/21

Bidding 20 Days 10/5/21 11/1/21

Construction 12 Months 11/2/21 10/3/22

CONCLUSIONS
	
All three sites have pros and cons, but Guard has disproportionate challenges due to 
soil quality. This makes Guard very expensive to develop and given that it’s located in 
a light industrial zone and is not easily walkable from town we do not recommend it as 
a building site for the future library. Conversely, we have determined that both Spring 
and Malcolm are acceptable building sites, but we find Spring to be more favorable. 
Although Malcolm is extremely walkable from town it is a very small site, approximately 
30% smaller than Spring. To fit a single story 20,000 square foot building, a minimum 
of 100 parking stalls and an outdoor civic space, a 2.5 acre site is ideal. Malcolm is 1.7 
acres. Spring presents the opportunity for civic gravitas whereas Malcolm will demand 
a more residential look and feel. From our early investigation with the SJIL Board, an 
outdoor civic space is very desirable. 

It’s important to note that the unit cost of Malcolm is slightly higher than that of Spring, 
$37.65 and $29.23 respectively. Guard’s unit cost looms large at $63.48. Therefore 
Spring is a high value proposition.     

At this time Spring is on the market and listed at $2.6 million. It is certain to have the 
highest acquisition cost of the three properties. This will have to be weighed against 
the favorable site development and civic opportunities that Spring has to offer. 

GUARD STREET

Zone						      Light Industrial

Lot area  					     2.34 Acres	

Building Area				    19,000 sq ft

Outdoor Civic Space			   5,000 sq ft	

Parking Stall Count			   107 Stalls

Total Matrix Score				   55 points		

Total Site Development Cost		  $6,891,361*

Site Development Unit Cost/Sqft	 $63.48/ sq ft*

SPRING STREET

Zone						      Professional Srvc

Lot area  					     2.52 Acres	

Building Area				    22,000 sq ft	

Outdoor Civic Space			   18,000 sq ft

Parking Stall Count			   104 Stalls

Total Matrix Score				   117 points		

Total Site Development Cost		  $3,175,742*

Site Development Unit Cost/Sqft	 $29.23/ sq ft*

MALCOLM STREET

Zone						      Commercial

Lot area  					     1.75 Acres	

Building Area				    22,000 sq ft	

Outdoor Civic Space			   3,000 sq ft

Parking Stall Count			   102 Stalls

Total Matrix Score				   79 points		

Total Site Development Cost		  $3,064,071*

Site Development Unit Cost/Sqft	 $37.65/ sq ft*	

SCHEDULE MILESTONES

Note: Schedule details can be found later in this report

*Note: Building costs excluded.  See detailed cost estimate for exclusions and inclusions
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SCHEDULE SCHEDULE



COST ESTIMATE - OVERVIEW



COST ESTIMATE - GUARD



COST ESTIMATE - SPRING



COST ESTIMATE - MALCOLM



FULL SIZE SITE PLANS
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