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E. D. Hovee
& Company
Economic and O-e-ve-;lC"o"p'-m-e-nC-,"S-erv-,ic-e-s-------------------------"'..

MEMORANDUM

To:

From:

Subject:

Date:

Amy Miller Dowell, Portland Development Commission

Eric Hovec & Tess Jordan

Downtown Portland Waterfront Development Feasibility

March 19,2003

INTRODUCTION & APPROACH

In December 2002, E.n. Hovee & Company completed a market assessment for Portland's downtown waterfront area. This
Downtown Waterfront Feasibility Assessmenl represents the second stcp in lhe economic assessment of waterfront area redevelopment
opportunities.

Specific purposes of this second phase economic report are to:

• Assess the market conditions required for financial feasibility of development concepts identified for seven specific sites plus a
generic concept prepared in consultation with Stakeholders and Technical Advisory Committees.

• For concepts not likely to be supported by market rents and sales values, identify the financial gap for which public sector
incentives or other actions may be required to meet rendering the project attractive to private investor and developer interests.

This feasibility assessment is conducted through preparation of financial pro formas for each of the development sites and concepts
considered. A pro forma involves a comparison of development costs with returns recognized upon completion and marketing of a
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residential, retail. parking and/or mixed·use project. For income producing properties. returns are assessed in tenns of on-going
revenues versus expenses and the resulting valuation that net operating income supports. For properties sold (e.g. condominiums),
financial returns are based on the selling price less development costs, sales commission and other closing costs.

This feasibility assessment has been prepared by the economic and development consulting finn E. O. Hovce & Company - in
cooperation with a consulting team led by Emmons Architects and Shiels Obletz Johnson. Site concepts, including program
infonnation, have been prepared by Emmons Architects.

Prospectus Sites

Seven location·specific sites plus a generic site have been selected in consultation with POC and the Technical Advisory Committee
for illustrative design and financial pro fonna assessment:

• Block 26 - A 42 unit, 7 floor infill condo project developed on a 15,000 square foot site situated on the south side of SW Pine
Street fronting Naito Parkway.

• Block 27 - A 12,500 square foot site with a 7 floor, 54 unit condo development fronting the north side of SW Pine Street
between SW lSI Avenue and Naito Parkway.

• Block 28 - A six story, half block parking garage with 254 parking spaces and ground floor retail fronting SW lSI Avenue
between SW Ash and Pine Streets.

• Block 34/35 - Two alternative redevelopment concepts of the Fire Station I site between SW Ash Street and SW Ankeny
Street, fronting aito Parkway: B) 168 rental apartment units on 6 floors; and C) 205 rental units on I J floors. Note: Concept
A involving 51 apartments wrapped around the existing fire station was not included in this pro fonna analysis.

• Block 38 - Two alternative full block redevelopment concepts east of the Morrison bridgehead, bounded by SW Washington
StreetlSW 2nd AvenuelSW Stark StreetlSW ISlAvenue: A) 279 condominium units on 23 above grade levels; and B) an
apartment project offering 321 units, also on 23 floors.

• Block 39 - Two alternative full block redevelopment concepts to replace the current southbound Morrison Bridge exit ramp,
bounded by the Morrison BridgeiSW J51 AvenueJSW Stark StreetlSW Naito Parkway: A) 134 condos on 7 floors, a health club
and restaurant; and B) a 24 floor project with 346 condos and 43,000 square feet ofcommercial space.

• Block 40 - Two alternatives for a J/. block development bounded by SW Stark StreetlSW 151Avenue/SW Oak StreetlSW Naito
Parkway: A) 95 condo units on 6 floors; and B) 156 condosltownhomes on 17 floors.

• Generic ~ Block Condo - Two alternatives for a prototypical 20,000 square foot site: A) 60 condos on 7 floors; and B) 84
apartments in a similarly sized building.
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Rgure I.

Source:

Downtown Waterfront
Redevelopment Opportunity Sites

--""''''

Metro RLlS, E.D. Hovcc & Company

Pro fonnas have not been run for several site concepts prepared by
Emmons - Block 2 residential (mirrored by Block 39), Block 16
(office tower), and Block 34/35 (Concept A).

All of the development concepts involve mixed use with retail at the
ground floor. The majority of sites also involve the development of
1·2 levels of below grade structured parking.

Of the seven sites reviewed, six are single owner properties and one
involves two property owners. In virtually all cases, the realization
of the opportunities presented will depend on the interest of affected
owner(s), potential outside development/investor interests, and
participation or support from the City of Portland and Portland
Development Commission.

Some opportunities may be realized quickly, especially if the City
works to provide financial incentives to fill identified financial gaps
with early phase pioneering projects. Other projects will take longer
to materialize. Project concepts also can be expected to change over
time - whether in scope or location, according to property
owner/investment interest.

In effect, this pro forma and prospectus report is intended to serve
as a starting point for further discussion - and for refining project
concepts to best meet both changing market conditions and
owner/investor objectives.

Pro Forma Approach
The following types of uses are compared through application of a
standardized fonnat:

Residential: apartment, condo & town home.
Commercial: ground level retail (all concepts), with one concept
involving a second floor with a restaurant and health club.
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Parking: provided in a 1-2 level below grade structure (for all but one residential concept), plus additional above grade
structured parking in three concepts. One project features a six story parking garage with ground floor retail.

The pro forma worksheets for the seven location-specific properties and one generic site contain five major sections covering:

• Development program - including building area by use

• Development budget - covering site acquisition/preparation, construction and soft costs

• Operating budget - calculated as annual revenues less expenses at stabilized occupancy

• Sales revenue - for owner occupied residential uses

• Completed project valuation - involving capitalization of income producing portions of the property plus sales value less
expense of owner-occupied residential space

A Development Program: Assumptions cover such items as site area, square footage of existing building rehabilitation, on-site
parking, and development intensity (measured as a floor area ratio, or FAR). Assumptions have been derived from concept designs
and program summaries prepared by Emmons Architects.

B. Development Budget: This includes capital expenditure items such as property acquisition, site preparation, infrastructure, building
rehabilitation and/or new construction, parking and indirect (or soft) costs. For this analysis, a range of low, mid and high estimates
has been considered - with the mid-range generally applied for project concepts except as otherwise noted.



9appendix
feasibility study

Figure 2. Development Cost Assumptions

Range of Estimate

low Mid High Comments

MarketITAV Ratio 1.00 1.00 1.00 Current assessors data for trended market values are
applied as approximating transaction values. albeit with
few comparables

$6.00

$5.00

$80.00
$150.00

$5.00

$4.00

$70.00
$135.00

$4.00

$3.00

$60.00
$120.00

Site Demolition

Site Preparation

Infrastructure

Parking Cost - per SF

Site Costs
Property Acquisition
(TAV)

Parking Cost - per space

Building Construction
Retail
MultiFamily Residential

$60.00 $85.00 $130.00 Per sf land area (land only); site specific numbers are
based on estimated real market value (RMV) and
include improved building area

Per sf existing buildings

Per sf land area; add $100,000 for traffic management
w/construction

Per sf land area; no estimate with this preliminary
analysis
Per gsf building area

Vanilla shell

Concrete frame, low end for apartment, mid to high for
condos, add 10-1so.~ for small site

$45.00 $60.00 $70.00 Low for above grade. mid-high for below grade, higher
end with deeper/smaller sites assuming no water table
issues

$16,875 $22,500 $26,250 Assuming 375 sf per parking space: site numbers are
adjusted to proposed sf per space

IndirectfSoft Cost Rate 25% 30% 35% low end for high rises. mid all others

Project costing is essentially middle ofthe road Preliminary estimates draw from similar project assignments conducted by our finn
and have been reviewed with a professional cost estimator (Rider Hunt Levett & Bailey). In reviewing a preliminary draft, input has
been obtained from advisory committee and consultant team members - with subsequent revisions and refinements made to this
development feasibility report.

C. Operaring Budger: For income producing (or rental) properties, projections of an annual operating budget have been made
reflecting nonnal (or stabilized) occupancy, typically achieved by the second or third year after project completion.

Current market rental rates reported in the earlier Real Eslate Market Opportunities report have served as the starting point for this pro
fonna analysis. Pro fonna rental rates are thenjloated either up or down - identifying market conditions that would be required to
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E. Completed Valuarion: For income producing (or rental) properties, completed valuation is calculated by capitalizing the net income
(or operating revenues less expenses) attributable to the real estate - typically through some combination of debt and equity financing.
For properties that are sold upon completion - as with condo and townhome residential- the completed valuation is net sales revenue.

A number of the site concepts combine income-producing and for sale product. In these instances, completed valuation reflects the
sum of both components. These can be more complex projects, requiring a developer with interest and experience in maintaining
ownership ofjust a portion of the completed project. Greater lender sophistication also is generally required - accommodating both
mixed use and a mix of rental income/ownership interests. Alternatively, what typically would be viewed as income producing
portions of condominium residential projects, notably retail, might also be sold as separate condominium ownership interest(s).
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PRO FORMA RESULTS

While each site and pro fonna is associated with its own distinctive features, a number of overall observations can be drawn from this
preliminary financial analysis. We start with a summary comparison on feasibility by block and concept, followed by preliminary
findings, and suggested next steps.

Summary Comparison

The following chart provides information on the number and type of units associated with each block and project concept together
with number of above-grade floors. Projects where 100% or more of cost is supported by valuation are most readily feasible. Concepts
where less than 100% of cost is supported by completed valuation do not appear to be as readily financially feasible based on the
project concepts, cost and market rate parameters as currently applied by the financial pro [onnas.

Number & #01 Cost $ Supported Parking Residential
Location Tune of Unit Floors bv Valuation Ratio Efficiencv
Block 26 42 condos 7 91% 0.88 80%
Block 27 54 condos 7 98% 0.44 86%
Block 28 254 space parking garage 6 81% NfA NfA
Blocks 34-35 8 168 apartments 6 100% 0.60 86%
(Fire Station) C 205 apartments 11 95% 0.92 85%
Block 38 A 279 condos 23 93% 1.38 88%
(Full Block) 8 321 apartments 23 89% 1.20 87%
Block 39 A 134 condos 7 91% 1.13 87%
(Full Block) 8 346 condos 24 92% 1.25 82%
Block 40 A 95 condos 6 101% 0.82 82%
(30,000 sf site) B 156 condos/townhomes 17 101% 1.00 89%
Generic Block GA 60 condos 7 88% 1.40 77%
(20,000 sf site) GB 84 apartments 7 96% 0.55 79%

Also shown by this summary chart is infonnation regarding the programmed parking ratio (of spaces per residential unit) and building
efficiency for residential units. Residential efficiency is measured as the proportion of gross square footage that can actually be sold or
rented. The remainder of the space is allocated to common areas including elevators, hallway corridors and entry areas.

As indicated by the above chart, projects range widely in scope and financial results. All projects involve ground level retail. With the
exception of Block 28, all have above grade residential- as the dominant on-site building use:
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• Number of residential units ranges from 42 to 346. Apartments generally yield more units for a given amount of gross building
area due to smaller average unit sizes.

• Building height (above grade) varies from 6 to 24 stories.

• Proportion of project cost supported by valuation upon completion ranges from 81% to 101%. As noted, only projects with
valuations of 100% or more of cost appear to be clearly feasible without value engineering, increased rental/sales value and/or
financial incentives.

• A first glance, there appears to be no readily discernable pattern as to the relative financial performance of condo versus
apartment units. A variety of site and concept specific features clearly influence the varying financial results for the different
projects compared.

• Two factors that do appear to have a significant effect on financial feasibility are residential building efficiencies and parking
ratios. Buildings that have a high ratio of net to gross square footage tend to perform better because more of the building area
generates income. Concepts with relatively low efficiencies based on associated design concepts include the relatively small
Block 26 site and the generic block.

• Lower parking ratios improve pro forma results because parking (especially parking below grade) represents a significant
project cost component. With these preliminary pro formas, projected apartment rents and condo sales values have not been
adjusted to reflect varying levels of parking available between the different project sites and concepts evaluated. The market
reality is that developments parked at higher ratios may well attract higher rents/values or experience more rapid absorption.
However, there also is a powerful economic incentive to take full advantage of the waterfront's intensely urban setting and
MAX transit accessibility -reducing parking to the bare minimum required for successful residential marketing. Shared
parking could also remove some of the cost shouldered by specific residential properties.

Preliminary Findings
From the analysis conducted to date, several findings are noted as a basis for further discussion. Findings covered relate to financial
feasibility and improving the odds for successful development.

Financial Feasibility:

• Financial feasibility represents a challenge to most of the proposed projects, despite projected rent and sales values that are
optimistic for what remains an untested portion of the Central City residential market.

• Only two of the new construction concepts considered appear to be clearly financially feasible given current market conditions
(notably, projected rent rates and sales values) most likely pertinent to the downtown Waterfront area. The Block 34-35 fire
station redevelopment of 168 apartments (Concept B) appears feasible predicated on ability to achieve successfullease·up with
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relatively low parking ratios and acquisition based on land value only (with no added value assigned to existing on-site
improvements). Block 40 condos are distinguished by relatively low land acquisition costs and high building efficiencies.

• Over-all, the owner occupied residential projects proposed do not appear to come substantially closer to market feasibility than
rental projects. An exception is provided by the side-by-side condo/apartment high rise comparison of Block 38 - with condos
showing less of a financial gap than the apartment option.

• High rise developments do not necessarily generate the added revenue necessary to justify added expense. The residential
tower options considered for Blocks 38 and 39 involve 23 and 24 floor projects resulting in funding gaps ranging from $5.5 to
$7.9 million - with 89% - 93% of project cost covered by completed project valuation. These high rise concepts are also
associated with among the most generous residential parking ratios considered for the downtown waterfront opportunity area.
Consequently, these development concepts also result in relatively high financial gaps on a per-unil basis ($19,000 - $25,000).
High rise feasibility may well depend on ability to successfully squeeze down parking ratios and simultaneously achieve condo
sales values at or above lhe lOp of the current Central City market.

• The smaller infill site projects yield somewhat mixed results. Block 26 - a 42 unit, seven story condo project on a 15,000
square foot site - repons the highest per-unit funding gap (excluding the generic project prototypes) at close to $34,500. Block
27 achieves bener results with more units (54 condos) and higher building efficiency despite an even smaller site of 12,500
square feet - resulting in a financial gap of only $6,500 per unit.

• For the proposed projects to achieve financial feasibility, residential rental rates would need to increase by a range of up to
II % (increasing up to as much as $2.05 per square foot monthly). Depending on the project concept and location, condo sales
values would need to similarly increase (ranging up to $335 per square foot). The generic one-half block project prototypes
require even greater sales pricing increases in the range of 17%.

• In many projects, programmed residential parking ratios are aggressive (in some cases well below one space per unit). While
low ratios keep costs down, limited parking may also hinder realization of high sales and rental values assumed with these
preliminary pro fonnas. Further market and feasibility testing undoubtedly will be required to assess supportable parking ratios
on a project-by-project basis. Provision of shared parking as with a common parking facility could also serve to improve
financial feasibility by reducing costs directly attributable to specific residential projects.

• Rental rates and sales values required for financial feasibility clearly reflect lOp ofmarkel conditions but may be within reach
of rates that the downtown should support - provided that new tenants/occupants can be attracted as has been outlined in our
previous real estate market assessment report.

Improving the Odds:

• Options available for improving financial feasibility generally include: a) increasing rents and sales values (as illustrated with
each pro fonna); b) adjusting the amount of parking provided but with as yet untested marketability implications; c) other
design and associated value engineering to reduce costs per square foot; and/or d) public sector financial incentives.
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• Since these preliminary pro formas indicate that features unique to each site and design concept play prominently in resulting
conclusions regarding financial feasibility, it becomes apparent that significant design refinement and value engineering will
be appropriate as specific project concepts emerge in consultation with individual property owner and development interests.

• As an alternative or partial offset to increased rents and sales values, public sector financial incentives will be important to
consider - perhaps most critical for projects viewed as pioneering in nature. A key question will be how far a developer and
lender is willing to push rent rate andlor sales value projections in an area of the Central City with an as yet unproven market.
Financial incentives also may be appropriate for sites with unduly high costs - such as acquisition costs above a per square
foot threshold associated with bare land cost (e.g. the $85 per square foot range) or smaller infill sites with extraordinary per
square foot site preparation andlor construction costs.

• Examples of public sector incentives to consider include land assembly, site cost write-down, parking-building facade­
infrastructure improvements, and development fee offsets or waivers. Potential funding sources could range from urban
renewal with tax increment financing to limited property tax abatement for residential. For this initial round of pro formas,
public funding of any required off-site infrastructure improvements (e.g. utilities, sidewalks) has been assumed.

• Finally, as might be expected, parking plays a significant role in affecting development feasibility. For all but one of the site
concepts considered, below grade structured parking is assumed for some or all of the on-site parking provided. Parking ratios
are at or in some cases below what is typically required for comparable Central City, but reflect MAX proximity and the
prospect of a more urban and pedestrian oriented downtown waterfront neighborhood.

c: Stuart Emmons, Emmons Architects
David Knowles, Shiels Obletz Johnsen
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APPENDIX. PRO FORMA WORKSHEETS

The following financial pro fonnas are included for illustration purposes only. Actual project conditions will vary from the
preliminary conceptual estimates provided with this analysis. With each of the site pro [onnas, all in cost covers property acquisition,
site demolition and preparation, building construction. al grade parking and indirect (or soft) project expense.

Accompanying each pro forma financial projection is a wrinen narrative summarizing the project concept, cost. rental rates/sales
values required for project feasibility and possible role for public seclor incentives.
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16a.1 office tower
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16a.2 office tower
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16a.4 office tower

S.W. 2ND AVENUE

OFFICE

SER­
VICE

\ /
\ I\
\ ~ \ I ~ Ia a

I\ ; \ I '"'"VI Via a I\ z \ I <
"" co
~ '" I\ 0

\ I 6
C\ ()

'" "'\ \ I I

UPPER LEVEL PLANS
O' 60' EBI I



21appendix



22 pdc downtown waterfront development opportunities project  april 11, 2003  emmons architects  shiels obletz johnsen  lango.hansen  e.d. hovee
26

ace - $21.50/sf annually triple-net (nnn).
Financial Pro Fonna Option A Comments

S are at the Central City market's current high end and land Development Budget
Property Acq uisition $1,077,000

are very low (around $72/sf), final project value falls below Site Demolition -
1.5 million (or dose to $34,500 per unit, highest of the Site Preparation $160,000

). Contributing to this shortfall is the project's low Infrastructure - Assumed provided by City
New Building Construction $10,473,000

ing efficiency of 80% combined with high construction cost Parking $900,000

both associated with a small building footprint. Indirect (Soft) Cost $3,459,900 On direct construction

Total Development Cost $16,069,900 Per GSF building area

al feasibility absent special incentives, sales prices would
Operating Budget (Rental)35 per square foot. This price is an aggressive project Annual Gross Rents $238,700

tested residential area, and well above the average currently Jess Vacancy $(16,700)

Deyelo.;-ment P':;';-ram Ontion A Comments
Gross Operating Income $222,000
less Expenses $(29,600) Retail at nnn rates

Retail (sf) 15,000 Net Operating Income $192,400 Annually per NSF
Residential (sf) 62,820
Subtotal (sf) 77,820 sales Revenue (Owner)
Structured Parking (sf) 15,000 One below grade level Unit Sales $15,120,000
Total Building Area (sf) 92,820 less Sales Expense $(907,200)

Net Sales Revenue $14,212,800
Residential (Owner units) 42 Condo units
Residential (Rental units) -- Apartment units Completed Valuation
Demolition (sf) -- Current use is surface parking Capitalization Rate 8.50%

Estimated Value:
Total Site Area (sf) 15,000 Tax assessor data Rental Income Portion $2,263,500
Floor Area Ratio (FAR) 5.2 Excludes below grade parking Rental + Sales Portion $16.476,300
Building Floors 7 Above grade
Building Height (feet) 75 Cost % Supported by Value 91~llncludes 15% return on col'ldos
On-Site Parking (spaces) 37 One below grade level Fundina -Gap ( ) $ (1,447,400

lncreasing
sales prices
could also
necessitate
increased
parking ratios.

Block 26: Condo/Retail Infill Development (on 3/8 of block bounded by SW OaklSW PineINalto Parkway):

This infill project involves 42 condo units on 7 floors. The 15,000 square foot site is situated on the south side of SW Pine Street
fronting Naito Parkway, and is a single taxlal currently in use as surface parking. The project's ground level is programmed for
15,000 square feet of retail.

A single level of below grade parking will accommodate 38 spaces, resulting in a relatively aggressive residential parking ratio of 0.88
spaces per residential unit.

Total project budget is estimated at $16 million - for an all-in construction cost of about $173 per square foot (sf).

Pro fanna sales and rental rates assumed are:

• Residential units - sales average of $300/sf (or $360,000 for a typical 1,200 square foot unit).

• Retail sp

While these rate
acquisition costs
cost by close to $
proposed projects
residential build
per square foot -

To reach financi
need to reach $3
average for an un
realized in the
Pearl District
(around
$275/sl).
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far:                                                                 5.2:1
maximum height: 75�
lot area: 15,000
gsf (above grade): 77,820
gsf (including below grade): 92,820

26a.1 condominium at 75�
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26a.2 condominium at 75�
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26a.3 condominium at 75�
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Block 27: Condo/Retaillnfill Development (On 7/16 block bounded by SW PinelSW I"/SW Ash/Naito Parkway):

This project involves 54 condo units on 7 floors. The 12,500 square foot, single taxlOl site fronts the north side SW Pine Street
between SW }51 Avenue and Naito Parkway.

As with all concepts, the ground level is programmed for retail space (12,500 gross square feet). A single level of below grade parking
produces 24 spaces, reflecting a very aggressive residential parking ratio of 0.44. Condo unit prices are lower due to smaller unit sizes.

On direct construction

Per GSF building area

- Assumed provided by City if needed

o tion A Comments

$150,000

$217,000
$(15,2oo)
$201,800
$(28,600) Retail at nnn rales

$173,200 Annually per NSF

$1,057,000

$15,210,000
$(912,600)

$14,297,400

$9,686,750
$750,000

$3,176,000

$14,819,750

Development BUdget
Property Acquisition
Site Demolition
Site Preparation
Infrastructure
New Building Construction
Parking
Indirect (Soft) Cost

Total Development Cost

Financial Pro Fonna

Operating Budget (Rental)
Annual Gross Rents
less Vacancy
Gross Operating Income
less Expenses

Net Operating Income

Sales Revenue (Owner)
Unit sales
less Sales Expense

Net Sales Revenue

71,245
12,500 One below grade level
83,745

12,500
58,745

o tion A CommentsDevelo ment Pro ram
Retail (sf)
Residential (sf)
Subtotal (sf)
Structured Par1l.ing (sf)
Total Building Area (sf)

Total project budget is estimated at $14.8 million, with an all-in construction cost of $177 per square foot (on the high end, due to the
building's smaller size).

Sales and rental rates assumed are:

• Residential units - sales average of $300/sf (or $282,000
for a typical unit of 940 square feet).

• Retail space - $21.50/sf annually nnn.

Despite high projected sales and rent values and low parking ratios,
this project falls just below total development cost by
approximately $350,000 (around $4,000 per unit). Its relative
financial feasibility is due to a building efficiency of 86% and a
very low parking ratio, helping to compensate for relatively high
per-space parking construction costs and all-in construction costs.

To meet project costs, sales prices would need to increase by just
3% to $310 per square foot. However, increased pricing could
conflict with the project's planned low on-site parking ratios.

Residential (Owner units)
Residential (Renta! units)
Demolition (sf)

Total Sile Area (sf)
Floor Area Ratio (FAR)
Building Floors
Building Height (feet)
On-Sile Par1l.ing (spaces)

54 Condo units

- Current use is surface par1l.ing

12,500 Tax assessor data
5.7 Excludes below grade par1l.ing

7 Above grade
75
24 One below grade level

Completed Valuation
Capitalization Rate 8.50%
Estimated Value:
Rental Income Portion $2,037,600
Rental + Sales Portion $16,335,000

Cost % Supported by Value 98%llncludes 15% return on condo portion
Funding Gap ( ) $ (349,600)1
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27a.1 condominium at 75�
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27a.2 condominiums at 75�
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27a.3 condominium at 75�
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Devolo ment P ~m 0 on A Comments
Retail (sf) 20,000
Residential (sf) ..
Subtotal (sf) 20,000
Structured Parking (sf) 100,000 5 above grade levels

Total Building Area (sf) 120,000

Residential (Owner units) -
Residential (Rental units) -
Demolition (sf) - Current use is surface parking

Total Site Area (sf) 20,000 Tax assessor data
Floof Area Ratio (FAR) 6.0 Includes above grade parking
Building Floors 6 Ground retail + 5 parking levels above
BlJilding Height (feet) 7S
On-Site Parking (spaces) 2>4 5 above grade levels

Financial Pro Forma OptIon A Comments

[$80 Development Budget
Property Acquisition $1,706,000

costs Site Demolition -
Site Preparation $160,000
Infrastrudure - Assumed provided by City
New Building Construdion $1,400,000

al
Parking $4,500,000
Indirect (Soft) Cost $1.624,000 On direct construction
Total Development Cost $9,610,000 Per GSF building area

35% Operating Budget (Ren~/)

office
Annual Gross Rents $799,400
less Vacancy $(10,666)

sers- Gross Operating Income $788,732

ently
less Expenses $(129,700)

Net Operating Income $659,032 Annually per NSF
argely

Sales RevflffUfl (Owner)
Unit $ales ..

ped less Sales Expense ..
Net Sales Revenue ..

Completed Valuation
Capitalization Rate 6.50%

d vary Estimated Value.
Rental Income Portion $7,753,300
Rental + Sales Portion $7,753,300

are
Cost~SU~~ed by Value

"~IFundi Ga $'1,856,700

• Retail - $21.50/sf annually nnn.

• Parking - one-half reserved for short-term parking at Smart
Park rates, the other half for monthly office and residential rates
($85 for residential, $115 for office users).

Total development cost is $9.6 million, with an all-in construction cost 0

per sf. The project benefits from the opportunity for low land acquisition
($85 per sf), given its current lack of improvements.

This project perfonns the poorest financially of all projects considered,
supporting only 81 % of its development cost through its final value. Initi
project parameters result in a projected $1.9 million funding gap.

To achieve financial feasibility, parking rates would need to increase by
above those projected, bringing monthly residential parking to $115 and
parking to $145. These rates - and as high as $170 per month for office u
are currently being realized in the Central City retail core, but are not curr
supported in the downtown waterfront area. Achieving higher rates willi
depend upon area revitalization. Short-term parking rates could also be
expected to be above Smart Park rates - if the garage is privately develo
and operated,

Financial assumptions also include a somewhat aggressive above ground
parking construction cost ofjust under $18,000 per space. This cost coul
substantially depending on design requirements.

Other financial incentives that may bring this project closer to feasibility
discussed in the pro forma results section of this report,

Block 2B: Infill Parking Garage with Ground Roor Retail (SW PinelSW Ash/SW I"/SW 2"")

Five levels of structured parking above ground floor retail on a half­
block site (20,000 st) comprise this development concept. The site
fronts SW lSI Avenue between SW Ash Street and SW Pine Street.

The project site incorporates three relatively small tax)ots (2,000­
10,000 sf) held by two owners.

Project income is comprised of retail rents and parking leases, assumed
at:
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far:                                                                 6.0:1
maximum height: 75�
lot area: 20,000
gsf (above grade): 120,000
gsf (including below grade): 120,000

28a.1 parking structure
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28a.2 parking structure
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28a.3 parking structure
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Deyelo ment Pro ram 0 ionB Option C Comments
Retail (sf) 36,130 36,130
Residential (sf) 168,300 203,975
Subtotal (sf) 204,430 240,105
Structuroo Parking (sf) 36,130 72,260 Below grade •• one level (B), two (C)

Tolal Building Area (sf) 240,560 312,365

Residential (Owner units) .. -
Residential (Rental units) 16. lOS Apartment units
Demolition (sf) 39,182 39,182 Tax assessor data, excludes basement

Total Site Area (sf) 36,130 36,130 Tax assessor data
Floor Area Ratio (FAR) 5.7 6.6 Above grade
Building Floors 6 11 Above grade
Building Height (feel) 70 120
On-Site Parking (spaces) 100 188 Below grade - one level (B), two (C)

Flnanelal Pro Forma 0 ~"B 0 ion C Comments
Development Budget
Property Acquisition $3,095,471 $3,095,471 Assumes lallCl value for site area only
Site Demolition $195,900 $195,900
Site Preparation $244,500 $244,500
Infrastructure .. -- Assumed provided by City if needed
New Building Construction $22.725,100 $27,006,100
Parking 52,167,800 $5,058,200
Indirect (Soft) Cost $7,600,000 $9,751,400 On direct construction
Total Development Cost $36,028,771 $45,351,571 Per GSF building area

OpenJting Budget (Rental)
Annual Gross Rents $3,685,300 54,417,000
less VaClllCY $(258,000) $(309.200)
Gross Opefating Income 53,427,300 $4,107,800
less Exp«lses !{532,200! $(653.600) Retaillofficefftex at nnn rates

NetOpefatingrn~ $2,895,100 $3,454,200 Annually per NSF

Sales Revenue (OwnfH)
Unit Sales .. -
less Sales Expense - -
Net Sales Revenue

Completed Valuation
Capitalizaion Rate 8.00% 8.00%
Estimatec1 Value:
Rentallnrome Portion 536.188,800 $43,177.500
Rental + Sales Portion 536,188,800 $43,177,500

Cost % Supported by Value 100%
95~1Fundina G~D {I - $ (2,174,100

Block 34-3S: Redevelopment of Fire Station I Block with Apartments, Ground Floor Retail (SW AshlSW I"/SW Ankeny/Naito):

This project proposes two options: (B) 168 rental
apartments on 6 floors, at 70 feet, and with one below
grade parking level; and (C) 205 apartments on 11 floors
at 120 feet, with two below grade parking levels. Option A
involves the continued use of the existing fire station and
has not been evaluated in this report. Both evaluated
options involve roughly 36,000 sf of ground floor retail.

Both options rely upon parking ratios less than one: 0.60
for Option 8 and 0.92 for Option C. Residential efficiency
is roughly equivalent at 86% and 85% respectively.

Total development cost is $36.0 million for Option B. with
an all-in per square foot cost of $150. The all-in pcr square
foot cost is lower for Option C at $145. Total development
cost is $45.4 million for this option.

Assumed rental rates are:

• Residential- $1.70/sf monthly, or $1,445 for an
average size unit of 850 sf.

• Retail- $21.50/sfannually, nnn.

Completed project value is equal to cost for Option B.
partially due to its low parking ratio and relatively high
building efficiency. Current project parameters produce a
funding gap of $2.2 million for Option C ($10,600 per
unit). To achieve feasibility absent incentives, Option C
requires a 5% increase rent increase to $1.79/sf.

Option C's financial shortfalls are influenced by the
increased cost of a second below grade parking level.
However, this pro forma assumes acquisition costs for
land only and not for the existing fire station, which would
need to be demolished and re-sited. City site control
provides this project with increased potential for financial
incentives.
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far:                                                                 3.9:1
maximum height: 68�
lot area: 36,130
gsf (with fire 1): 141,840

28a.3 parking structure
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34A.2 existing fire station 1 with housing
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34A.3 existing fire station 1 with housing
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far:                                                                 4.9:1
maximum height: 70�
lot area: 36,130
gsf (above grade): 176,380
gsf (including below grade): 212,510

34b.1 apartments at 75�
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34b.2 apartments at 75�
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34B.3 apartments at 75�
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far:                                                                 6.6:1
maximum height: 120�
lot area: 36,130
gsf (above grade): 240,105
gsf (including below grade): 312,365

34c.1 apartments at 125�
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34c.2 apartments at 125�
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34c.3 apartments at 125�
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34d.1 new fire station 1 and apartments
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34d.2 new fire station 1 and apartments
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34d.3 new fire station 1 and apartments
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34d.4 new fire station 1 and apartments
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Residential (Owner units) 279 -- Condo unh
Residential (Rental units) 321 Apartment units
Demolition (sf) 44,956 44.956 Tax assessor, excludes basement

Total SKe Area (sf) 40.000 40.000 Tax assessor data
Floor Area Ratio (FAR) 11.6 11.2 Excludes below grade par1ting
Building Floofs 23 23 Above grade
BuildinQ Height (feel) 230 230
On-5ite Par1ling (spaces) 385 385 5 levels wl1 below grade

Flnanellil Pro Forma o tionA o ticn B Corrments
Development Budget
Property Acquisition $5.634.000 $5.634.000 Trended mar1let value
Site Demolition $224.800 $224.800
Site Preparation $260.000 $260.000
Infraslructure -- Assumed provided by City if needed
New Building Construction 550.630.950 $43,837,450
Par1liog $7,395,675 $7,395,675
Indirect (Soft) Cost 514,627,900 $12,929.500 On direct construction
Total Development Cost 578,773,325 $70,281,425 Per GSF building area

Oper.ting Budget (Rentlll)
Annual Gross Rents $310,000 56,409,000
less Vacancy $(21.700) $(448,600)
Gross Operating locome $288,300 $5,960,400
less Expenses $\105,800/ $(972,500) RetaiUofficeJf\ex at nnn rates
Net Operating Income $182,500 $4,987,900 Annually per NSF

S./es Revenue (Owner)
Unit sales $87,024,000
less sales Expense $(5.221,400)
Net Sales Revenue $81,802.600

Comp"ted V.llnt/on
Capitalization Rate 8.50% 8.00%
Estimated Value:
Rental Income Portion $2,147,100 $62,348,800
Rental -t Sales Portion $83,949,700 $62,348,800

Cost % Suppor1ed by Value 93% ~ /7 89~llnciudes15% return on condo por1ion
Fundinn Gil;" ( l $ 15,493.500; $ 7,932.600

Block 38: Condos/Apartment Tower w/Ground Floor Retail (full block bounded by SW WashingtonlSW 2"'ISW StarklSW Ij:
The block 38 project is adjacent to the Morrison Bridge off- Development Program Option A Option B Comments

. Retail (sf) 34,330 34.330 Dooble height, effective use is 1/2
ramp. and incorporates five taxlots under smgle ownership. Residential (sf) 326,385 314,550

Subtotal (sf) 362,715 348.660
Structured Parking (sf) 140,870 140,870 Slevels wll below grade
Total Building Area (sf) 503.585 489.750

To bring projects to financial feasibility, Option A sales
prices would need to increase by 8% to $325/sf. Option B
rents would need to increase by II % to $2.05/sf.

Two full-block alternatives are considered: Option A
includes 279 condos on 23 floors, at 230 feet; Option B
calls for 321 rental apartments within the same building
envelope. Each option includes a single floor of double
height retail space (for an effective 14,400 square feet of
leasable space) and five parking levels, one below grade.

Residential parking ratios are relatively high: 1.38 for
Option A ownership units, and 1.20 for Option B rental
units. Residential building efficiencies are roughly
equivalent at 88% and 87%, respectively.
Total project budget is $78.8 million for Option A and
$70.3 million for Option B. AIl·in construction costs are
higher for the ownership project, at $156 per sf; Option B
comes in at $144 per sf.

Assumed sales and rental rates are:

• Residential rental - $1.85 per sf, or just over $1,580
for a typical 855 sf unit (higher due to view
available).

• Residential sales - $300 per sf, or $3) 2,000 for a
typical 1,040 sf unit.

• Retail - $21.50 per sf annually nnn.

With the projected unit sales price, Option A produces a
$5.5 million deficit ($19,700 per unit). Option B fares worse
with a $7.9 million budget gap ($24,700 per unit), despite
project rents above the top of the current Central City
market.
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far:                                                                 11.6:1
maximum height: 230�
lot area: 40,000
gsf (above grade): 463,585
gsf (including below grade): 403,585

38a.1 condominiums at 235�
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38A.2 condominiums at 235�
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38a.3 condominiums at 235�
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38a.4 condominiums at 235�
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far:                                                                 11.6:1
maximum height: 230�
lot area: 40,000
gsf (above grade): 449,750
gsf (including below grade): 489,750

38b.1 apartments at 235�
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38b.2 apartments at 235�
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38b.3 apartments at 235�
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38b.4 apartments at 235�
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39

Block 39: Condos w/Ground Roor Retail (olr-ramp block bounded by SW WashingtonlSW I"ISW Stark/Naito Parkway):

o tion A 0 tion B Comments

$928,600 $370,100
$(65,000) $(25,900)

-- Current use is surface parting lot

48.000
10.8 Includes above grade parting

24 Above grade
,<0
432 2 above grade (A). 4 abovef1 below (B)

-- Assumed provided by City if needed

346 Condos

Option B Comments

$292.000

$4,080,000 Assumes average area land value

$89,766.000
$(5,386.000)

48.000
61

7
70

152

,3<

74.820 43.220 2X height retail + Option A health club
163.030 364.560

ODtion A

$292,000

$4,080,000

$39,110,500
$(2,346,600)

237,850 407,780

_...,~5~3~.'~20...__~15~6~.S~',.02 above grade (A). 'I abovel1 below (B)
291,270 564,300

$28.469.175 $53.678.600
$2.403.900 $8,217,300

""'S~9H.3<~9.~500\¥-_~S~'~5.~"'~7~.ooo~on direct construction
$44.594.575 $81.814,900 Per GSF building area

$863,600 $344,200

_~S~!1~3;9.~60~O~!_-,S~!~18~5~.6~O".0) RetaiVofficeJflex at nnn rates
$724,000 $158,600 Annually per NSF

Financial Pro Forma
Development Budget
Property Acquisition
Site Demolition
Site Preparation
Infrastructure
New Building Construction
Parting
Indirect (Soft) Cost
Total Development Cost

Retail (sf)
Residential (sf)
Subtotal (sf)
Structured Parting (sf)
Tolal Building Area (sf)

Oevelopment proar..m

Residential (Owner units)
Residential (Rental units)
Demolition (sf)

Total Site Area (sf)
Floor Area Ratio (FAR)
Building Floors
Building Height (feet)
On-Site Parting (spaces)

Sales Revenue (Owner)
Unit Sales
less Sales Expense

Net Sales Revenue

OpenJtlng BUdget (Rentaf)
Annual Gross Rents
less Vacancy
Gross Operating income
less Expenses

Net Operating Income

This project removes the south-bound Morrison Bridge off­
ramp yielding a full block (48,000 sf) condo development
with first floor retail. The proposed site is a portion of a
larger taxlel owned by Multnomah County.

Option A involves} 34 condo units on seven floors (70 feet)
with two levels of above grade parking. Option B is a morc
ambitious 346 condo unit project on 24 floors (240 feet),
with fOUf above grade and one below grade parking levels.
Parking ratios are programmed at 1.13 for Option A and
1.25 for Option B. Removal of Morrison Bridge ramps is
not included with project cost estimates.

Total project cost for Option A is $44.6 million. Final
project value falls below this figure by $4.1 million, or
$30,700 per unit. This is despite a reasonable building
efficiency of 87% and low parking construction costs. All­
in construction cost is $ I53 per square foot.

Option B fares better on a per unit basis, with a budget
deficit of $19,000. However, the total project funding gap is
$6.6 million. Option 8's building efficiency is lower at
82%; all-in construction cost is $145 per square foot.

Assumed lease and sales rates are:

• Retail- $21.50 per sf annually nnn.

• Residential sales - Option A: $275 per sf, or
$292,000 for a typical 1,060 sf unit. Option S: $300
per sf, or $260,000 for a typical 865 sf unit.

Cost % Supported by Value 91 %
Fundin" Ga~" $ -4,108.400

For feasibility, Option A pricing could increase by 13% to
$310 per square foot. Option B is feasible with 10%
increased price, to $328/sf. Because the site is owned by the
County, land pricing flexibility (below area median site
costs) also might be considered.

Completed Valuation
Capitalization Rate
Estimated Value:
Renlal Income Portion
Rental + Sales Portion

8.50%

$8.517.600
$45.281,500

8.50%

$1.865,900
$86.245,900

92%llncludes 15% return on condo portion
$ 16,575,10011
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far:                                                                 6.1:1
maximum height: 70�
lot area: 48,000
gsf: 291,270

39a.1 condominiums at 75�
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39a.2 condominiums at 75�
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39a.3 condominiums at 75�
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39a.4 condominiums at 75�
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far:                                                                 10.8:1
maximum height: 230�
lot area: 48,000
gsf (above grade): 516,240
gsf (including below grade): 564,300

39B.1 condominiums at 235�
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39b.2 condominiums at 235�

134 SPACES

S.W. NAITO PARKWAY

-

I
I
I
I
/
I
I

r-- --
\ \ / /
\ \ I!
\ \ I I SW. 1ST AVENUE

\ \ I .~I -------...
\ \ I

\ \ /
\ \ I
\ \ I
\ \ I
\ \ I
\ \ I
I LI
I
I

MORRISON BRIDGE

ABOVE

I
BELOW GRADE PARKING PLAN



69appendix
39B.3 condominiums at 235�
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39b.4 condominiums at 235�
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39B.5 condominiums at 235�
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40

Tax assessor data
Exdudes below grade parking
Above grade

- Current use is surface parking

156 Option B: indudes 28townhomes

30.000
63
17

160
156 One below graoo (A); two below (B)

ODtlon B Comments

$2,380,000

$42,243,000
$!2,53HOO)
$39,708.400

95

30.000
4.'

6
70
78

ODtlon A

$548.500 $542.000
$(38,400) $(37,900)

$220,000

$2.380.000

$26.650.000
$(1,719.000)

$26,931,000

$220.000
- Assumed provided by City if needed

$17,895.000 $2-4.593.625
$1.600.000 $-4.200,000

"';S~5~.'~7~4.~500......S~7~.2~5~3.;400"...Ondirect construction
$26,269,500 $38.647,025 For GSF building area

$510.100 $504,100

_~Sl:!7~8~.300~!_~S~!~1O~5~.OO~0:;L)Retaillofficelflex at nnn rates
$431,600 $399.100 Annually per NSF

Residential (Owner units)
Residential (Rental units)
Demolition (sf)

Total Site Area (sf)
Floor Area Ratio (FAR)
Building Floors
Buikling Height (feet)
On-Site Parking (spaces)

Financial Pro Forma
o.v.lopment Budget
Property Acquisition
Site Demolition
Site Preparation
Infrastructure
New Building Construction
Parking
Indirect (Soft) Cost

Total Development Cost

S.'es Revenue (Owner)
Unit Sales
less Sales Expense

Net Sales Revenue

Operating Budget (Rent.l)
Annual Gross Rents
less Vacancy
Gross Operating Income
less Expenses

Net Operating Income

Block 40: CondosfTownhomes with Condo Tower (¥. block fronting Naito Parkway between SW Oak & SW Stark):

Two alternative condo developments are proposed for Block Devtlopment Pro ram 0 tion A Optlon B Comments
Retail (sf) 30,000 30,000

40: Option A involves 95 units on 6 floors (70 feet); Option B Residential (sf) 111.000 157,850

involves 28 town homes and 128 condos on 17 floors (I 80 Subbtal (sf) 147,000 187.850
~) h fl Structured Parking (sf) 30000 60,000 One below grade (A); two below (S)
eet . Bot concepts include ground oor retail, wrapping Tolal Building Area (sf) 177:000 247,850

around an existing building at SW Oak and lSI, The site
incorporates three taxlots under single ownership.

Option A includes one level of below grade parking,
producing a residential parking ratio of 0.82. Option B adds a
second level below grade, increasing the ratio to 1.0.

80th development options achieve financial feasibility, with
final project values at 10 I% of total development cost. Option
A total cost is $28.3 million, with an all-in construction cost
of$160 per square foot. Option B total cost is $44.4 million,
with an all-in construction cost of $156 per square foot.

Financial feasibility is achieved despite a relatively low
building efficiency for Option A of 82%. Option 8 is
programmed for an 89% building efficiency.

Assumed rent and sales values are:

• Rctail - $21.50 per sf annually nnn.

• Residential sales - $300 pcr sf.

Option A: $300,000 for a typical 1,000 sf condo.

Option B: $247,500 for a 825 sf town home, $276 for
a typical 920 sf condo.

Project feasibility is supported by relatively low assumed land
acquisition costs ($79 per sf), high building efficiency for
Option 8 and a comparatively low parking ratio for Option A

Completed Valu.oon
Capitalization Rate
Estimated Value:
Rental Income Portion
Rental + Sales Portion

8.50%

$5,080,000
$32,011.000

8,50%

$4,695,300
$44.403,700

Cost % Supported by Value
Fundi"" G~;" I \

101%
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far:                                                                 4.9:1
maximum height: 70�
lot area: 30,000
gsf (above grade): 147,000
gsf (including below grade): 177,000

40a.1 condominiums at 75�
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40a.2 condominiums at 75�
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40a.3 condominiums at 75�
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far:                                                                 7.4:1
maximum height: 180�
lot area: 30,000
gsf (above grade): 187,850
gsf (including below grade): 247,850

40b.1 condominiums at 180�
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40b.2 condominiums at 180�
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40ab.3 condominiums at 180�

S.w. OAK ST. S.W. OAK ST.

TOWNHOUSES BELOW

EXISTING BUILDING

3 2 1

• - 8

\ 6 7

EXISTING BUILDING

>-
COURT <t:

6 ~
wJ '" wJ
> '" >
<t: <t: <t:
f-

Q.
f-

V'l 0 V'l
~ f- ~

~ '. « ~
vi 2 Z vi

COURT
~

'3 V'l

• 8

12

" '0 9 8
7

S.W. STARK ST. S.w. STARK ST.

SECOND AND THIRD LEVEL PLAN UPPER LEVEL PLANS
0' 60' ffi.
1...1 --'1 Q7



80 pdc downtown waterfront development opportunities project  april 11, 2003  emmons architects  shiels obletz johnsen  lango.hansen  e.d. hovee
generic 1/2 block condominium

Generic Condo wIG round Floor Retail & Below Grade Parking (on Yi block site - no specific location):

The generic program offers two prototypical, half block
project concepts: Option A includes 60 condo units on
seven floors (75 feet); Option B includes 84 rental
apartment units within the same building envelope.

The Option A ownership project calls for two floors of
below grade parking, producing a healthy residential
parking ratio of 1.4, and a retail parking ratio of I space
per 1,600 sf. Option B reduces parking to a single level for
a residential ratio of 0.55, and no on-site retail parking.

Total development cost is $24.7 million for Option A,
with an all-in cost of $1 56/sf. Option B comes in at $20.9
million, or $149/sf.

Assumed sales and rent levels are:

• Retail - $21.50 per sf annually nnn.

• Residential rental- $1.70 per sf, or $1 ,600 for a
typical 940 sf unit.

o Residential sales .. $300 per sf, or $379,200 for a
typical 1,264 sf unit.

These project prototype values, like the majority of site­
specific proposals, fall below cost. The rental project (B)
comes closer to financial feasibility with a $900,000 gap
($11,000 per unit). Option A falls $2.9 million short
($49,000 per unit).

The Option A gap is relatively high due to low building
efficiency (77%), high parking ratios and costs ($33,000
per space). Condo sales pricing would need to increase by
17% (to $350/sf) to achieve project feasibility. Option B
also is programmed at a relatively low efficiency (79%),
but is helped by lower parking ratios and construction
costs. It requires a 5% increase to rents of $1.78/sf.

Development Pr ,om Option GA Option GB Comments
IRetail (sl) 20,Ouu ".""Residential (sf) 98,700 99,750
Subtotal (sf) 118,700 119,750
Structured Parking (sf) 40,000 20,000 Two below grade (A); ooe below (B)

Total Building Area (sf) 158,700 139,750

Residential (Owner units) 60 - Condo Units
Residential (Rental units) .. 84 Apartments
Oemol~ion (sf) .. -- Assumed 8S surface parking

Total Site Area (sf) 20,000 20,000
Floor Area Ratio (FAR) 5.9 6,0 Excludes below grade parking
Building Floors 7 7 Above grade
Building Height (feel) 75 75
On-Site Parking (spaces) 96 46 Two below grade (A); one below (B)

Fln.m:i.l Pro Fol'lTl' Option GA Option GB Comments
Development Budget
Property Acquisition $1,700,000 $1,700,000
Site Demolition .. ..
Site Preparation $180,000 $180,000
Infrastructure .. -- Assumed provided by City if needed
New Building Construetioo $14.724.500 $13.370,000
Parlting $2,800,000 $1,200,000
Indirect (Soft) Cost $5,311.400 $4,425,000 On direct construction

Total Development Cost $24,715,900 $20,875,000 Per GSF building area

Operating Budget (Rental)
Annual Gross Rents $361,700 $2,011,300
less Vacancy $\25,300) $(140,800)
Gross Operating Income $336,400 $1,870,500
less Expenses $(65,700) $(274,000) RetaiVoffice/f\ex at nnn rates

Net Operating Income $270,700 $1,596,500 Annually per NSF

Sales Revenue (Owner)
Un~ Sales $22,752,000 -
less Sales Expense $(1,365,100) .-
Net Sales Revenue $21,386.900 --

Completed Valuation
Capitalization Rate 8.50% 8.00%
Estimated Value:
Rental Income Portion $3.184,700 $19,956,300
Rental + Sales Portion $24,571,600 $19,956.300

Cosl % S~~~~ed by Value 86% ~~llncludes 15% return 00 condo portion
Fundinn Ga $ '2,933,900 $ '918,700
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far:                                                                 5.9:1
maximum height: 75�
lot area: 20,000
gsf (above grade): 118,700
gsf (including below grade): 158,700

generic 1/2 block condominiums
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generic 1/2 block condominium
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generic 1/2 block condominiums
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far:                                                                 6.0:1
maximum height: 75�
lot area: 20,000
gsf (above grade): 119,750
gsf (including below grade): 139,750

generic 1/2 block apartments
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generic 1/2 block apartments
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generic 1/2 block apartments
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REGULATORY AND FINANCIAL TOOLS FOR
PRESERVATION

Report for Portland Development Commission
by Constance Beaumont and Leslie Tucker
National Trust for Historic Preservation
State and Local Policy Office
January 14, 2003

At the request of the National Trust for Historic
Preservation�s Community Partners Program, the
Trust�s State and Local Policy Office prepared this
paper on local preservation incentives and
regulations for the Portland Development Com-
mission (PDC).  Community Partners is under
contract with the PDC to:

• examine Portland�s existing financial and
regulatory tools and strategies for protecting
historic resources and promoting adaptive
reuse of the historic resources located within
the Study Area1; and

• recommend tools that the City of Portland
should consider adding to its preservation
program.

This paper is not a comprehensive, in-depth
survey and analysis, but rather a reconnaissance
conducted within a short time frame.  The
research emphasizes incentives for commercial,
rather than residential properties because of the
contract�s focus on the Study Area, which is
primarily commercial in nature.  Much of the
information contained herein came from tele-
phone interviews with developers, architects,
structural engineers, preservation advocates, city
officials, state officials and others.  Of those
interviewed, 13 are residents of the City of Port-
land; 29 reside in other communities around the
country. (See Appendix A.)

PORTLAND�S PRESERVATION POLICIES
design review and demolition controls for
historic buildings
Under Portland�s existing Historic Resources
Code:

• Proposals to alter the exterior of designated
Historic Landmarks, Conservation Landmarks
� and buildings that contribute to the signifi-
cance of Historic Districts and Conservation
Districts � are subject to design review by the
Portland Historic Landmarks Commission.2

(�Design Review�)

• Proposals to demolish designated local
Historic Landmarks and Conservation
Landmarks are automatically delayed for up
to 120 days.  The delay is intended to give the
community an opportunity to explore alterna-
tives to demolition. (�Demolition Delay�)

• Proposals to demolish properties listed in the
National Register of Historic Places � and
properties that contribute to the significance
of National Register historic districts � may
be delayed for up to 300 days.  (�Extended
Demolition Delay�)

• Proposals to demolish designated Historic
and Conservation Landmarks, buildings in
Historic or Conservation Districts, and
buildings listed in Portland�s Historic Re-
source Inventory may be denied, but only if
the property owner has voluntarily signed a
preservation covenant agreeing to �demoli-
tion review.�   At present, only one property in
the City of Portland has such a covenant
protecting it. (�Demolition Review�)

At the heart of a strong historic preservation
ordinance is the power of a local landmark
commission to deny, not merely delay, demolition
permits for historic buildings unless the withhold-
ing of such permits creates an economic hardship
for property owners.3  In Portland, however, the

local landmarks commission may exercise this
authority only if the property owner has voluntarily
entered into a preservation agreement with the
city.  To date, only one owner has chosen to do so.
Portland�s ability to provide strong protection for
historic structures is further hobbled by a state
law that prohibits local governments from
designating properties as historic unless the
property owner consents to such designation.

Few cities link demolition denial authority to a
property owner�s willingness to enter voluntarily
into a preservation covenant.  On the other hand,
many jurisdictions � federal, state and local �
require conservation or preservation covenants as
a condition for acceptance of grant funding for
preservation or restoration projects.  Most cities
with preservation ordinances do not link demoli-
tion controls on a building-by-building basis to
incentives.  That said, many cities also recognize
the importance of providing incentives to historic
property owners, especially when historic proper-
ties are strictly regulated.  But in most cases,
there is no quid pro quo.

It is also much more common for cities to attach
preservation regulations to locally designated
historic properties than to properties listed on the
National Register.  Should local regulation be
carried out by reference to National Register
status, an important consideration is to make
sure that procedural safeguards designed to
ensure fairness to property owners and communi-
ties alike are adhered to.4

Incentives are generally linked to efforts to
rehabilitate or otherwise improve historic sites
that would otherwise fall into disrepair.  Historic
property owners may be eligible for special tax
benefits, but the rationale behind these incentives
is to encourage rehabilitation and the viable use
of historic properties rather than to provide
compensation for regulation.

historic preservation



91appendix

To put Portland�s resource protection program in
perspective, the National Alliance of Preservation
Commissions� 1998 national survey found that 350
local commissions held the power to deny
demolition permits for historic structures while
271 commissions could merely delay such per-
mits.  Examples of cities with the power to deny
demolition permits include Seattle and Tacoma,
Wash.; Sacramento, San Diego, Santa Barbara,
and San Francisco, Calif.; Boise, Idaho.; Annapolis,
Md.; Denver, Colo.; Lake Forest, Ill.; Lowell, Mass.;
Mobile, Ala.; Salt Lake City, Utah; Charleston, S.C.;
New York, N.Y.; and Minneapolis, Minn.5

The proposal to extend Portland�s demolition
delay period from 120 to 300 days, approved in
June 2002, significantly strengthens protection for
the city�s historic landmarks by allowing more
time for the City and property owners to explore
alternatives to demolition when demolition is
proposed.  Such protection remains weaker than
that provided by many cities, however.6

Portland�s overall planning policies have earned
national recognition for their creativity and
effectiveness.   Indeed, Portland�s downtown
ranks among the nation�s most attractive in large
part because of these policies.  When it comes to
historic preservation, however, many cities have
taken a more comprehensive, aggressive ap-
proach.  Cities have done so for various reasons:
to create downtown housing through the reclama-
tion of vacant or underused historic buildings; to
enhance the quality of life; to generate economic
benefits through �heritage tourism;� or to become
economically competitive by differentiating
themselves from other cities.  As Denver Mayor
Wellington E. Webb has written: �The preservation
of Denver�s history is as much a part of my
economic development strategy as are the arts,
business retention and expansion, sports venues,
and tourism.  For without preserving a critical

mass of historic buildings�there would be no
uniqueness to Denver to attract the other activi-
ties.�  To an outside observer, Portland�s collec-
tion of historic buildings contributes significantly
to the City�s unique character and differentiates it
from cities dominated by bland architecture.

consequences of national register listing
A word on the consequences of listing buildings
on the National Register of Historic Places:
Contrary to popular understanding, the owners of
properties listed on the Register are not automati-
cally subjected to federal regulations.  Listing on
the Register is primarily honorific.  It does,
however, provide eligibility for the federal rehabili-
tation tax credit, which permits historic property
owners to claim a tax credit equal to 20% of the
expenses7 they incur in rehabilitating income-
producing National Register properties (or
properties that contribute to National Register
districts).

The regulations associated with National Register
listing are imposed on federal agencies, not
private property owners. Under Section 106 of the
National Historic Preservation Act, federal
agencies that fund, license or otherwise support
projects that could harm National Register
properties (or properties that are eligible for the
Register) must give the federal Advisory Council
on Historic Preservation an opportunity to
comment on the project and then consider those
comments.  The comments usually suggest ways
to avoid or mitigate harm to the historic resources
at risk.

If a property owner chooses to take advantage of
the federal rehabilitation tax credit (or of certain
financial assistance programs administered by the
U.S. Department of Housing and Urban Develop-
ment), the rehabilitation work on a National
Register building must comply with design

guidelines set forth by the U. S. Secretary of the
Interior.  In addition, some local governments
have linked local regulations to National Register
properties, and many states and localities give
priority to National Register properties in their
allocation of grants, loans, or other assistance. (If
the State of Oregon were to pass a state historic
tax credit, eligibility for the credit might be tied to
National Register listing if the experience of other
states is any guide.8)  These links with the
Secretary�s standards are indirect consequences
of listing, however.

Regulatory Relief for Historic Buildings
Some types of regulatory relief conferred on
historic buildings in Portland are meaningful;
others are relatively meaningless.

Under certain circumstances, owners of Portland�s
Historic and Conservation Landmarks are allowed
to use their properties more intensively than is
otherwise allowable.  For example, landmarks
located in single-dwelling zones may be used as
multi-dwelling structures.  Landmarks in multi-
dwelling zones are exempt from otherwise
applicable limits on density.  And landmarks in
residential zones may provide day care.  These
alternate land uses do not require special review.

In addition, Portland�s existing Historic Preserva-
tion Incentive allows landmarks in the Central
Residential (RX) zone to include otherwise
disallowed retail, office, entertainment, manufac-
turing and other uses through a �conditional use�
review approved by the City.

Still other �conditional uses� are permitted for
landmarks under certain circumstances.  For areas
outside the Study Area, some preservation
developers believe that an improved �conditional
use� review process might allow the Historic
Preservation Incentive�s flexibility to be more
readily applied.  They argue that, while the
conditional use provisions appear to provide
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additional flexibility, as a practical matter, they
provide very little because it takes so much time
and money to get conditional uses approved.

Some uses, such as residential, are not allowed in
industrial zones.  In these cases, historic renova-
tions for residential use can be done only through
a comprehensive plan map amendment and zone
change � a process that includes a hearing before
city council.   In the words of one developer who
would have liked to convert a historic industrial
building that is no longer suitable for industrial
uses into a residential structure:  �We would have
had to get a comprehensive plan amendment and
a zoning code change.  That would have taken us
between six and eight months and cost us
$35,000 to $40,000.�

Conditional uses are not �bankable.�  Developers
seeking to purchase and rehabilitate a historic
building cannot persuade banks to lend them
money on the off-chance that they might win
approval in the future for a conditional use.9  To
go forward, therefore, the developer must obtain
an option and delay the project until the condi-
tional use is approved.  Given the need to move
quickly in the real estate world, the City should
review the extent to which conditional uses could
be converted to automatic waivers or exceptions
in specific geographic areas where the alternate
uses would not have adverse impacts on sur-
rounding neighborhoods and property owners.
Alternatively, an expedited process for reviewing
conditional uses might be considered.

To qualify for the above types of regulatory relief
incentives, the property owner must agree not to
demolish the historic resources without the city�s
approval and the review of the Portland Land-
marks Commission.

zoning incentives: transferable develop-
ment rights and density bonuses
Zoning laws, which typically place height and bulk
limits on buildings, can greatly influence the fate
of historic buildings.  Zoning laws that permit
property owners to build new structures that are
significantly larger than historic buildings already
in place may create tensions between new
development and preservation.   The bigger the
gap between existing and allowable building
heights, the greater the tension between a
property owner�s perceived and/or actual right to
maximize profits and the likelihood of preserving
the historic buildings.10  Development potential in
several of Portland�s historic districts, including
the Yamhill and Skidmore-Old Town districts
within the Study Area, was consciously limited in
the 1970s and �80s.

In Portland, the City has wisely concentrated its
tallest buildings along the transit corridors at Fifth
and Sixth Avenues, where allowable Floor Area
Ratios (FARs) range from 12:1 to 15:1 and build-
ings as tall as 460 feet are permitted.   But as one
approaches the Willamette River, allowable FARs
and heights decline.

The Floor Area Ratios in the PDC Study Area vary
between 4:1 and 9:1.   The FARs for structures
located between Naito Parkway and First Avenue
north of Madison Street are set at 4:1.  Outside
the Yamhill and Skidmore/Old Town Historic
Districts, allowable FARs climb to 9:1 west of First.
For the area near the Steel Bridgehead at the north
end of the Study Area, the FAR is 6:1.

Property owners may increase these �base FARs�
by a maximum of 3:1 FAR by providing various
amenities desired by the City.   �Density bonuses,�
which allow for increased FARs, are awarded for
housing units created in commercial or employ-
ment zones, day care, retail uses, rooftop gardens,
art work, public fountains or other water features,

locker rooms, eco-roofs, middle-income housing,
and contributions to the City�s Affordable Hous-
ing Replacement Fund.

Height limits in the Study Area vary, but in general
they protect views of Mount Hood and, as one
approaches the Willamette River, they step down
in scale from the taller buildings in the Central
Business District.   In the Yamhill and Skidmore/
Old Town Historic Districts, the height limit for
buildings is generally set at 75 feet.  At the edges
of these districts, allowable heights rise to 130
feet.

If allowable heights in the historic districts were
significantly increased, the character of the area,
as defined by the historic buildings, might change
significantly.  These changes could include both a
change in the district�s character, as tall buildings
are set amid three-to-five story vernacular struc-
tures, as well as a change in the number of
historic buildings, as the potential profitability of
redevelopment is increased.  Tensions between
preservation and new construction could increase
if property owners found it more lucrative to
demolish historic structures in favor of larger new
buildings.  In addition, vacancies in existing
buildings elsewhere in the city could increase
unless the market were able to absorb the new
space created by increasing height limits.

In theory, property owners may transfer develop-
ment rights from historic building sites (�sending
sites�) to other �receiving sites� in the City.  In
reality, however, this transfer-of-development-
rights (TDR) ability is undermined by the fact that
property owners can obtain similar density
bonuses more easily through other means.  For
example, they can provide bicycle locker rooms,
build fountains, or create eco-roofs � all without
the landmarks commission�s review and approval
of any future demolition proposals.  Thus while
property owners have an incentive to transfer
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unused development rights from historic �send-
ing sites� to �receiving sites� elsewhere in the
Central City, those in need of extra floor area are
not motivated to take advantage of the TDR
program.  Only one TDR transaction is reported
to have occurred in Portland.

tax incentives
Historic property owners in Portland can � and do
� take advantage of federal and state tax incen-
tives.

Federal Rehabilitation Tax Credit for Historic
Structures.  Under federal law, historic property
owners who substantially rehabilitate buildings
that are individually listed on the National
Register of Historic Places (or that contribute to
the significance of National Register districts)
may claim a 20% credit against eligible rehabilita-
tion expenses.11  This credit is available for
income-producing projects � e.g., multi-family
housing, commercial offices, retail operations,
and industrial projects � but not for owner-
occupied homes. To qualify for the historic
rehabilitation credit, rehabilitation expenses must
exceed the �adjusted basis�12 of the building or
$5,000, whichever is greater.  Finally, projects
seeking to claim the 20% credit must complete
the rehabilitation in accordance with standards
set forth by the Secretary of the Interior.  The
standards are intended to ensure that the rehabili-
tation work preserves the character-defining
features of historic buildings.13

A 10% rehabilitation tax credit is available under
the federal tax code for non-residential, non-
historic buildings constructed before 1936.  No
historic certification is required for these build-
ings.  Indeed, the 10% credit is not available for
certified historic structures or for buildings
located in a National Register district unless they
are certified as not contributing to the district.

A total of 84 federal historic tax act projects have
been completed or are under way in Portland.
Another 15 are inactive.

Some building owners appear to be unaware of
the tax credit�s existence, while others are daunted
by the complexities of building codes and IRS
rules.  The underwriting costs associated with
syndicating tax credits can also seem high unless
the project involved is a major one.   Finally, some
developers/property owners have found it difficult
and costly to comply with the Interior Department
standards applicable to tax-act projects.

Under Oregon�s Special Assessment Program,
owners of properties listed on the National
Register � and of buildings that contribute to the
significance of National Register districts � may
undertake major improvements to their properties
without seeing an increase in property taxes
attributable to the improvements.  This �freeze�
on property taxes lasts for 15 years and is available
to residential as well as commercial properties,
but it can be renewed for another 15 years in the
case of income-producing properties.  There are
825 active Special Assessment projects in Port-
land.14

Recent curbs on property tax increases in Oregon
have reduced the perceived relative value of the
Special Assessment Program to owners of historic
residential properties.  The program still provides
a significant preservation incentive for owners of
historic commercial properties, however.

seismic and other codes
Seismic code requirements rank high on the list of
barriers to renovation in general and historic
preservation in particular.  Local developers use
such terms as �deal breaker� and �a killer� to
describe the seismic and other codes applied to
historic properties.  No one argues that historic
buildings should not be as safe � or as accessible

� as possible, but a number of developers and
preservationists believe that the triggers for
compliance with the latest codes are generally too
low.  In addition, they express frustration over the
fact that the code regulations sometimes change
and are interpreted differently by different building
inspectors.

The Oregon State Structural Specialty Code and
Portland�s Interim Seismic Design Requirements
for Existing Buildings govern changes to old and
historic buildings in Portland.  The former is
essentially the Uniform Building Code (UBC) with
certain modifications by the state. Under these
codes, seismic requirements for unreinforced
masonry (URM) buildings are triggered by such
factors as changes in occupancy (with increased
loads) and rehabilitation work exceeding $15 a
square foot.

Although the state legislature has considered
providing financial assistance to help property
owners pay for needed seismic improvements,
Oregon�s budget problems have stymied the
enactment of such legislation.

seismic loans: Through  a Seismic Improvement
Loan Program, the Portland Development Com-
mission has provided loans to help property
owners fill the financial gap between monies
available and monies needed to complete a
project.  The program has emphasized safety
upgrades for Class B and C commercial buildings
in the Central City.  The loans are available to
properties in the Downtown Waterfront, River
District, and South Park Blocks Urban Renewal
Areas.

Buildings eligible for these loans include
unreinforced masonry (URM) properties or
structures listed on the National Register of
Historic Places.  The program helps property
owners determine the magnitude and feasibility of
needed seismic improvements in addition to
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providing loans.  Loan amounts and interest rates
vary, but the term is set at no longer than ten
years. Seismic improvements costs can range
from $10 to $50 a square foot.

Although this program is expected to be funded
again during the coming year, its new budget level
is not known at this time.   This program appears
to be very helpful to the extent that it has been
used, but its usage has not been extensive, in part
because of challenges faced by developers in
procuring tenants for rehabilitation projects.

Easements
The Historic Preservation League of Oregon is
empowered to accept easements on historic
buildings, but limited staff and financial resources
have hindered HPLO�s ability to conduct a more
active easement program..

Because the PDC and the Bureau of Planning
expressed an interest in understanding the effect
of stronger demolition controls on easement
values, the National Trust consulted with several
nationally recognized experts15 on this question.
The consensus view to emerge from this research
is that strong preservation controls are a factor
that must be considered along with many others
in the appraisal of easement values.  Although
each appraisal must reflect the characteristics of a
specific piece of property, strong preservation
controls typically have only a minor, if any, impact
on the value of a potential easement donation.
Façade easements on historic buildings are
generally appraised at between 10% and 20% of
the fair market value of the property. If a property
is already protected by a strong historic preserva-
tion ordinance (i.e., an ordinance giving the city
an absolute right to deny demolition or to exercise
strict controls over building additions and other
exterior changes), the value of a façade easement
is typically between 10% and 15% of the fair

market value of the property.

Local interpretation of historic preservation
ordinances, however, can affect the value of
easements. Easement values can exceed the 10%
to 15% range in cities where a preservation
commission allows numerous additions or
demolitions, establishes a very low threshold for
granting economic hardship, or has been chal-
lenged on the legal basis of local designation.

It is essential to recognize that the easement value
is related to the individual piece of property.  For
example, if the easement includes the forfeiture of
development rights, the easement�s value may
increase dramatically. Similarly, the value of the
land underneath a historic building can be so
much greater than the value of the building itself
that the gift of an easement may result in a
substantial donation value.

Historic Resource Inventory
The last comprehensive survey taken of Portland�s
historic resources took place in 1984.  It is
seriously outdated.  Moreover, some people
describe the survey as a �windshield� survey that
did not reflect high standards in the first place.
Because real estate investors want and need
certainty, the City should update its Historic
Resource Survey as soon as possible.

storefront improvement program:  The
Portland Development Commission (PDC)
administers a Storefront Improvement Program
with funding from the Bureau of Housing and
Community Development, tax increment financ-
ing, and other sources.  The program�s purpose is
to help property and business owners spruce up
their storefronts, revive neighborhood commercial
areas, and reduce blight.

Under this program, the PDC offers matching
grants of up to $20,000 to property owners and
business lessees16 to improve their building

facades.  (Lighting grants of up to $27,500 are
available in the West End/South Park Blocks and
Old Town/Chinatown areas.)  Eligible projects
include cornice, gutter, and downspout repairs;
signs and graphics; new windows; exterior
lighting; canopies and awnings; and painting and
masonry cleaning.   In addition to the grants, the
PDC provides up to 30 hours of free architectural
services to assist property/business owners with
their storefront improvements.  These services are
delivered by a pool of pre-qualified architects that
the PDC keeps on retainer.

The storefront improvement program is very
popular.  At this writing, it has provided almost
450 grants to property owners in 19 neighbor-
hoods.  Many buildings assisted through the
program were once vacant but have now become
occupied because the improvements helped
property owners attract new tenants.  Although
the program is not considered a decisive factor by
developers who are considering undertaking
major rehabilitation projects, the storefront
improvement grants appear to be well-received by
smaller businesses and certainly by those who
have used them.   The current budget for this
program is approximately $1.2 million.

revolving loan fund.  Inactive.

PRESERVATION INCENTIVES AROUND THE
COUNTRY

To determine how other cities have addressed
challenges facing Portland, the National Trust
contacted local preservation officers, developers,
architects, structural engineers and other experts
in over 25 jurisdictions around the country.  In
selecting jurisdictions for this study, the authors
sought out localities whose programs, size, and
culture seemed most relevant to Portland�s
current effort to balance preservation incentives
and regulations.  Noted below are findings from
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this reconnaissance:

seismic codes and historic buildings
California.  In California, historic property owners
enjoy a statutory right to use the State Historical
Building Code (SHBC), which offers alternatives
for meeting seismic, accessibility, and life safety
requirements.  Instead of relying on prescriptive
formulas to ensure life safety, the SHBC allows
engineering principles and expert judgments to
be used in evaluating the safety of archaic
building materials and methods.   The SHBC is a
performance-based, mandatory code.  Local
jurisdictions are required to administer and
enforce it.  They may not prohibit the SHBC�s
application to a historic structure.

The SHBC�s treatment of seismic issues raised by
historic, unreinforced masonry (URM) buildings
is governed by an appendix to the Uniform Code
for Building Conservation (UCBC).  The SHBC
has adopted this appendix by reference.

In contrast to other codes, the SHBC does not
use �triggers� to mandate compliance with
specific requirements.  According to the California
State Historical Building Safety Board, which
oversees the SHBC�s implementation:

Triggering mechanisms, routinely found in many
codes, pose an unwarranted threat to the contin-
ued existence of [historic] properties and are thus
categorically excluded [in the SHBC].17

The Safety Board also takes the view that �the
�earthquake-proof building� is essentially non-
existent.�  The Board�s web site states:

[B]uilding codes must be updated in order to
keep abreast of new materials and new technol-
ogy.  Consequently, every three years, all the
buildings built under the now obsolete code join
the ranks of all other buildings as �code defi-
cient.�  Yet these �substandard� buildings remain
in service for decades.  The SHBC recognizes this

common practice as a�non-life-threatening
situation which is clearly also appropriate for the
preservation of historic resources.

Everything we inhabit � structures, ships, automo-
biles or aircraft � involve[s] a cost/benefit ratio in
which risk is a factor.  That some people choose
not to fly, while others refuse to ride in an
economy car, does not negate the �public good�
that these means of travel engender.

St. Helena, California:  In 1994 St. Helena adopted
a �Seismic Hazards Mitigation Program for
Unreinforced Masonry Structures.� The program
reflects recommendations made by a special
committee created by the city building department
to explore ways to help historic property owners
meet seismic requirements without destroying the
city�s historic fabric.  The committee included all
the relevant stakeholders, including property
owners, lenders, and code officials, but it also
drew from the expertise of outside experts.  An
early step was to hire two structural engineers as
consultants to help the city develop a program
tailored to the specific needs of property owners.
Elements of St. Helena�s program include:

• architectural and engineering (A & E) grants
for seismic upgrading.   Under this program,
up to $1 per square foot of eligible building
area may be granted to a building owner to
help pay for architectural and/or engineering
fees incurred in seismic upgrades;

• listing of the St. Helena Historic Commercial
District on the National Register of Historic
Places.  By creating this district and getting it
listed, the city enabled property owners to
qualify more easily for the federal rehabilita-
tion tax credit.  (Individual property owners
had found it difficult to get their buildings
listed individually on the National Register
and thus could not gain access to the federal
tax credits.);

• design review alternatives.  Property owners
may choose among three entities (city
planning, state preservation office, or Napa
County Landmarks or another qualified
historical consultant) to review their seismic
retrofit work.  The idea here is to simplify and
streamline the review process.  Local design
review requirements were waived for property
owners whose projects are subject to review
by the SHPO in connection with rehabilitation
tax credit projects;

• fee waivers.  These include waivers of design
review fees by the city planning commission
and of plan check fees by the city building
department.  Building permit fees for seismic
retrofit work were cut in half;

• Mills Act tax abatement.  Under California�s
Mills Act, localities may abate local property
taxes on rehabilitated historic structures for
up to ten years.   St. Helena�s �incentives
package� includes �Mills Act� abatement for
unreinforced masonry (URM) buildings that
are listed on the National Register, contribute
to the St. Helena Historic Commercial
District, or are listed on the state or local
inventory of historic resources.

Under St. Helena�s program, the incentives were
�sunsetted� after the first three years to give
property owners an incentive to comply with a
mandate for the retrofit of URMB buildings in ten
years.  The city also created a Building Conserva-
tion Advisory and Appeals Board to help property
owners resolve problems that might arise.

Buildings that have been seismically retrofitted
since 1980 and that comply with the standards in
effect at the time are exempt from newer URM
requirements (see p.2-3 of ordinance).  No URM
building that has been seismically retrofitted to
the standards required by the ordinance shall,
within a period of 15 years after the completion of
the work, be identified as a �seismic hazard to
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life.�

Other Cities.  Many cities exercise flexibility in the
application of building, seismic, and accessibility
codes to historic buildings.  Among these cities
are: Seattle and Spokane, Wash.; Portland, Maine;
Sacramento, Calif.; Boise, Idaho; Park City, Utah;
and Denver, Colo.  Denver allows historic residen-
tial structures to meet the code in effect at the
time of construction.   Historic commercial
structures in Denver must meet current life safety
codes, but code officials exercise flexibility with
respect to them.

Seattle�s building code permits the city�s Depart-
ment of Design, Construction, and Land Use to
modify specific code requirements for historic
landmarks.  The DCLU director has discretion to
require alternate requirements that afford reason-
able safety and uses this flexibility on a regular
basis.  Virtually none of Seattle�s historic build-
ings can meet the seismic standards of the
Uniform Building Code, according to local
officials.  Thus a structural engineer evaluates the
deficiencies of buildings and the DCLU works with
property owners to correct the most serious ones.
The DCLU director sees this approach as crucial
to the feasibility of most preservation projects.

Smart Codes
Throughout the country, rehabilitation developers
have expressed frustration with building codes
written with only new construction in mind and
then applied to older buildings.  A widely held
view is that building materials and methods no
longer used or recognized in modern codes may
provide an acceptable level of safety (particularly
if supplemented by sprinklers and other compen-
satory measures) without following the latest
codes, which often refer to safety techniques and
materials that did not exist in the past.

To promote rehabilitation projects, several states
have adopted special rehabilitation codes or
�smart codes� in recent years.  In general, these
codes enable property owners to make less costly,
smaller-scale improvements to older buildings
without having to rehabilitate the entire structure.
New Jersey, Maryland, Rhode Island and North
Carolina have enacted smart codes legislation.
New Jersey�s adoption of a �Rehabilitation Sub-
Code� has caused renovation spending on older
buildings to rise significantly.  Such spending has
increased by 60% in Newark, by 83% in Jersey City,
and by over 40% in Trenton.  The North Carolina
program, established in 2001, is a pilot effort
through which municipalities can choose to
participate but are not required to do so.18

Easements
Many cities have promoted easement programs to
protect historic buildings and sites against demoli-
tion, neglect, or defacement.  In some cases, a
municipal agency is empowered to purchase or
accept easements; in other cases, the city uses a
quasi-governmental agency to handle easement
transactions; in still others, city agencies have
created nonprofits to carry out easement functions
� or nonprofits themselves have established
easement programs.

An easement is a preservation tool that falls in
between land-use regulations and outright prop-
erty ownership.  Under the easement concept, a
property owner voluntarily relinquishes certain
property rights by selling or donating an easement
to a nonprofit organization or governmental entity.
This �easement holder� enforces the terms of the
easement, which typically imposes restrictions on
what the property owner may do with that portion
of the property covered by the easement.  If the
easement is donated, the value of the easement
(for tax purposes) is the difference between the
property�s value before and after the easement was

sold or donated.

Easement terms may vary, but if the owner wishes
to take advantage of certain federal tax benefits,
he/she must:

• donate the easement to a �qualified organiza-
tion�  for �conservation purposes.�   �Quali-
fied organizations� include governmental
agencies and tax-exempt nonprofit organiza-
tions.  �Conservation purposes� include the
preservation of a historically important land
area or a certified historic structure.

• donate the easement �in perpetuity.�  The
easement must be permanent.  Its restrictions
must bind all future property owners as well
as the current owner.

If the easement donor meets these primary
conditions and certain other requirements, Section
170(h) of the Internal Revenue Code allows him/
her to claim a tax deduction for a charitable
contribution on his/her federal income tax return.
Deductions thus claimed may not exceed 30% of a
donor�s Adjusted Gross Income (AGI) in the year
of the gift, but unused deductions may be carried
forward for up to five years until they are used
up.19

Only buildings that are listed on the National
Register of Historic Places � and structures that
contribute to National Register districts � may
qualify for federal tax benefits available through
preservation easements.

Easements offer several advantages:

• The costs to government are significantly
lower than they would be if the government
had to purchase a property outright to protect
it.

• The property can stay in private hands and
remain on local tax rolls.

• The property owner continues to enjoy use of

historic preservation



97appendix

his property.

• Strategically placed easements can discour-
age land assembly that would enable the
construction of incompatible developments.

• Within certain limits, the terms of the
easement can be tailored to the needs and
wishes of the property owner.

• Property tax savings may also be recognized
in some jurisdictions.

Noted below are some cities and nonprofit
organizations empowered to hold preservation
easements.  This list emphasizes easements on
commercial properties given the PDC�s request
for strategies appropriate to the Study Area, but it
should be understood that easements have been
widely used for residential properties as well.

• Mobile, Alabama:  The Mobile Historic
Development Commission (HDC) holds
some 150 easements on historic properties.
Approximately one-third of the easements are
on commercial properties.  The HDC is a city
agency but also has a 50l(c) (3) tax exemption
under the Internal Revenue Code.  The agency
began as an independent nonprofit, but the
city decided that it received sufficient state
and city funds to warrant its incorporation
into the city government.

• Alexandria, Virginia:  The City of Alexandria
holds approximately 30 easements on historic
properties.  Most of these are façade ease-
ments combined with easements on historic
interiors and/or open spaces surrounding the
historic property.  The city does not, as a rule,
accept façade easements only on historic
buildings.

• Boise, Idaho:  Local law permits the city to
acquire easements by purchase or donation.
The city holds three façade easements on
historic commercial properties. Local prop-

erty taxes are adjusted to reflect the effect on
property values of the easements.

• Spokane, Washington:  Spokane holds 10
easements on historic properties.  All the
easements are on commercial buildings,
including the Davenport Hotel, Marlboro
Apartments and Avenida Apartments.
(Spokane also provides zoning flexibility and
allows non-conforming land uses in the case
of historic structures in addition to providing
code relief.)

• Sacramento, California:  Easements on
historic properties are held by Sacramento
Heritage (SH), a quasi-governmental body
created by the local redevelopment authority a
number of years ago.  Board members of  SH
are appointed by the city council.  (Some
believe this fact means that SH cannot
function effectively as a preservation advocacy
organization.)  Because SH does not have
enough staff to monitor and enforce ease-
ments, however, the easement program is not
as strong as it could be.  Some consideration
is being given to spinning SH off completely
from the city as a 50l (c) (3) tax-exempt
organization.

• Historic Charleston Foundation: HCF holds
protective covenants on 130 structures20 and
200 easements on commercial and residen-
tial structures in and around Charleston.  Its
program has been nationally recognized.

• Historic Savannah Foundation: HSF holds
205 covenants and easements, ten of which
are on commercial properties.

• Preservation Alliance for Greater Philadelphia:
The Alliance holds easements on 160 historic
properties, including such major commercial
properties as the historic Drake Tower, the
Alden Park Apartments, and the Bell Tele-
phone Building, now known as the Lofts.)

• Utah Heritage Foundation, which acquires
easements as gifts or as part of its revolving
fund loan program.  Property owners who
receive low-interest loans for rehabilitation are
required to grant easements.

One final note on easements:  Some easement
programs, particularly those administered by
nonprofits, require property owners to contribute
to an endowment fund to cover the costs of
monitoring and enforcing the easement.21

zoning-based preservation incentives and
demolition disincentives
Zoning Tools in Seattle.   Seattle discourages the
demolition of historic landmarks by prohibiting
buildings that replace demolished landmarks from
gaining additional floor area through FAR bonuses
or the transfer of development rights. In the city�s
downtown retail core, property owners seeking to
build a structure taller than a historic building
already in place must preserve the structure�s
façade.  If the structure is a designated landmark,
the Seattle Landmarks Preservation Board must
approve any modifications to the building.

The Director of Seattle�s Department of Design,
Construction and Land Use may authorize land
uses for designated landmarks that would not
otherwise be permitted.  She may also waive
otherwise applicable zoning requirements, such as
standards for open space, setbacks, parking and
landscaping, for historic buildings.

Seattle has had a transfer of development rights
(TDR) program for many years but has rarely used
it.  Only three transactions involving downtown
landmarks have been consummated.  The city
recently revised its TDR program in the hope of
encouraging wider usage of this tool.  Under the
revised program, developers can purchase and
transfer unused development rights from sites in
most downtown zones occupied by designated
landmarks.  The TDR from a landmark is one of a
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limited number of options available to a developer
for gaining a portion of the total floor area that
can only be added to the project through the
prescribed use of floor area bonuses or TDR.  To
facilitate the use of landmark TDR, the city is
authorized to operate a TDR bank, where develop-
ment rights purchased from landmark sites can be
�banked� and sold to developers as needed.  Use
of Landmark TDR is further promoted by a
requirement that a specified percentage of the
floor area added to a project through TDR and
bonus incentives must be gained through Land-
mark TDR if any such development rights are
available in the city�s Landmark TDR bank.  The
value of these development rights is negotiated
between the owners of the sending and receiving
sites.  The transfer of development right from the
sending lot to the receiving lot lasts for the life of
the property on the receiving lot.

Zoning Tools in Los Angeles.  Los Angeles
adopted an adaptive reuse program in 1999 to
facilitate the conversion of older commercial
buildings in the downtown to housing by cutting
regulatory red tape and providing flexibility in the
application of building and fire codes to historic
structures.  The program includes an ordinance
and adaptive reuse construction guidelines.  The
ordinance was expanded to include additional
neighborhoods in 2002.  Among other things, the
program:

• Mandates that adaptive reuse projects are �by
right� projects;

• Allows the zoning administrator to waive
public hearings on certain adaptive reuse
projects;

• Waives residential density requirements;

• Permits existing conditions for yards, height,
parking and floor area, even though they do
not meet current residential code require-

ments (no waivers required);

• Does not require disabled access upgrades in
the private residential areas of the building;
and

• Allows flexibility in the application of struc-
tural and life safety requirements to historic
buildings.

Buildings eligible for these kinds of regulatory
relief include vacant or underused structures built
before July 1974 and buildings listed on national,
state, or local historic registers.

Zoning Tools in Tacoma, Washington.  Tacoma�s
2000 zoning code permits developers who
renovate historic buildings (or who contribute an
amount equal to one percent of their project costs
to a renovation project) to build taller new
buildings than would otherwise be allowed.
When new development abuts historic structures,
its rooflines, windows, and other features must
harmonize with the latter.

tax relief
Denver created a Downtown Historic District
comprised of non-contiguous historic structures
located throughout the downtown in 2000.
Buildings in the district are eligible for property tax
rebates for up to 20 years.  The rebates equal the
local portion of property taxes to the extent these
taxes exceed their 1999 level.  To qualify for the
rebate, the building must be in good repair and
resemble its original appearance.  The district is
sometimes referred to as the �Chocolate Chip
District� because the historic buildings �dot� the
area the way chocolate chips dot a cookie.  Local
officials believe the District�s success lies in the
fact that new construction in the downtown is
highly regulated and must meet design standards
established for new buildings.  There are no
parking requirements for historic buildings.  Forty-
three historic buildings are in the Downtown

Historic District.   All are subject to demolition
denial review.22

Seattle takes advantage of Washington State�s
Special Tax Valuation Program, which allows lower
property tax valuations for historic buildings.
Under this program, increased property values
attributable to major renovations are excluded
from property tax assessments for up to ten years.
Thus property owners are not penalized for
renovating historic structures. To qualify, rehabili-
tation costs must equal at least 25% of the
assessed value of the building prior to renovation.
(Tacoma and Spokane also use this program.)

Dozens of cities in California use the so-called
Mills Act, which also permits lower property taxes
on historic buildings.  Examples include San
Diego, Sacramento, and Los Angeles.

Twenty-one states now offer rehabilitation tax
credits to offset state income taxes.  See
www.nthp.org/help/taxincentives.pdf

financial assistance: grants, loans,
reduced fees

Phoenix, Arizona:  Properties with historic preser-
vation zoning (i.e., properties for which demolition
requests are subject to a one-year delay) are
eligible for assistance made possible by the city�s
historic preservation bond funds.23  Under the
city�s Exterior Rehabilitation Grant Program, which
was created to benefit historic neighborhoods,
proceeds from the sale of facade easements24 to
the city from these historic buildings are used by
property owners to finance rehabilitation projects.
The city can purchase a façade easement with a
term of 15 years, thereby providing up to $10,000
for exterior rehabilitation improvements.  The city
funds must be matched, 50-50.  The minimum
easement purchase considered by the city is
$2,000.  Since 1990, over 230 houses have used
this program. Under a larger �Demonstration
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Projects Program, the city can purchase ease-
ments on commercial properties.  This program
provides up to $350,000 in matching funds.  In
addition to the Exterior Rehabilitation Grant
Program, historic preservation bond funds support
neighborhood surveys, land acquisition, and other
preservation activities.

Park City, Utah.  Through its Historic District Grant
Program, Park City offers matching grants of up to
$20,000 to help property owners rehabilitate
historic structures.  (A landmark grant of $50,000
is awarded to one recipient each year.)  Other
preservation incentives include reduced or waived
building permit fees for work on historic properties
that receive grants through this program.

Sacramento California:  Sacramento not only uses
the California State Historical Building Code and
the Mills Act property tax abatement program (see
earlier discussion), but it also has a Fainted [sic]
Ladies Loan Program that provides loans for the
acquisition and rehabilitation of rental and owner
occupied housing that is 50 years or older. The
program was originally funded at $835,000. The
Exterior Rebate and Commercial Loan Program
provides rebates for qualified exterior improve-
ments and loans for acquisition, rehabilitation and
new construction.  The city�s preservation office
expects to have $125,000 available this year to
conduct a historic resource survey.

Mobile, Alabama; Portland, Maine; Lake Forest,
Illinois; and Sacramento, California, are among
many cities that authorize municipal agencies to
craft incentive packages for historic property
owners when the denial of a demolition permit
would cause economic hardship to the owner.

The language in Mobile�s local preservation
ordinance is illustrative of this approach:

[The Architectural Review Board and Historic
Preservation Commission] may explore [with the
owner] alternatives that will assure reasonable use

of the property including, but not limited to, loans
or grants�acquisition by purchase or eminent
domain, building and safety code modifications to
reduce the cost of maintenance, restoration,
rehabilitation or renovation, changes in applicable
zoning regulations, or relaxation of the provisions
of [the preservation ordinance] sufficient to allow
reasonable use of the property.

Tacoma, Washington, provides loans of up to
$50,000 for code-related repairs to owner-
occupied homes in the city.  Loans bear interest
rates ranging from zero to 6% for up to 20 years.

progress reports
Knoxville, Tennessee adopted a city charter
amendment on Nov. 5, 2002 under which the
mayor will require the Metropolitan Planning
Commission to prepare annual reports on the
status of the preservation of Knoxville�s historic
structures and districts.  The report is due by May
1 of each year.  The mayor, in turn, will report to
the city council on the status of historic preserva-
tion in Knoxville by July 1 of each year.  This report
must include a summary of legislation and
actions taken to promote historic preservation
during the preceding year, recommendations and
goals for the coming year, and a five-year plan to
promote historic preservation.

special merit projects
Portland, Maine�s preservation ordinance con-
tains a somewhat unusual, but not unique,
provision allowing for projects of special merit.
Where new construction is proposed that cannot
comply with the ordinance, but provides signifi-
cant compensating benefit to the city, the city
council may approve a �project of special merit.�
Such projects must: (1) be consistent with the
city�s comprehensive plan; (2) provide significant
public and civic benefits.  Such benefits must
substantially outweigh the loss of the historic

resource and not be considered principally on the
basis of their economic development, property
taxes, or other financial return to the city or other
parties; (3) be of exceptional design; and (4) if
demolition of a landmark is required, reasonable
efforts must have been made to relocate the
landmark.  Prior to the issuance of a demolition
permit to allow a project of special merit to go
forward, the developer must demonstrate binding
financial commitments and provide performance
guarantees to ensure that proposed project is
completed.

POLICY AND TECHNICAL
ASSISTANCE OPTIONS

1. Update Portland�s Historic Resource
Inventory.

2.. Determine which historic properties
should be subject to demolition denial review on
their merits, irrespective of whether they have
preservation covenants.   After creating a category
of historic properties subject to demolition denial,
consider changes to the use of the preservation
covenants for some or all of the City�s preserva-
tion incentives.

3. Add provisions to Portland�s Historic
Resource Code to address the problem of �demo-
lition-by-neglect� through affirmative maintenance
requirements, as is standard for any state-of-the-
art preservation ordinance.

4. Retain � and expand � if possible, the
storefront improvement program.  Target historic
properties with this program by offering enhanced
terms and conditions to buildings and districts
that the City wants to save.

5. Retain and, if possible, expand the
seismic loan program, providing enhanced terms
and conditions to encourage developers to
upgrade historic buildings that the City wants to
save.
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6. Given that Portland has the most to gain
from the enactment of a state historic tax credit,
develop a proactive lobbying strategy that involves
other staekholders.

7. Develop plain-English brochures and
web-site materials to simplify and clarify informa-
tion on the availability of the 20% and 10% federal
rehabilitation tax credits.

8. Provide technical assistance to property
owners and developers to help them understand
the benefits, regulatory requirements, review
processes and tax syndication possibilities
associated with the 20% and 10% federal rehabili-
tation tax credits.

9. Provide debt financing products that
make it easier for developers to work with syndi-
cators of the historic tax credit.  Bridge financing
that provides upfront capital to developers and
reduces the tax credit investor�s risk would be
especially helpful.

10. Make site visits to successful historic
districts in other cities that have successfully met
challenges facing Portland�s Study Area.25 Alterna-
tively, invite experts from these cities to meet with
Portland city officials to describe the processes
they followed and to explain how they addressed
issues facing Portland.

11. Ask the state legislature to enact a smart
codes program similar to those in New Jersey,
Maryland, and North Carolina.  Alternatively,
develop a state historic building code akin to that
in California.

12. Streamline reviews for historic building
rehabilitation projects, especially those pertaining
to conditional use permits.   Consider making
conditional uses permitted uses for historic
structures.

13. Provide more flexibility in land uses,
perhaps through creation of a special historic 20.

Increase the potential for property owner façade
easement donations (and corresponding tax
deductions) either through support of the Historic
Preservation League of Oregon or through a city-
based program.

21. Facilitate the strengthening of the local
preservation advocacy capacity.

APPENDIX A

Listed below are public officials and rehabilitation/
preservation/building code/other experts inter-
viewed and contacted for information.  In addition,
various publications and web sites were reviewed.

Residents of the City of Portland

Graham Clark, Portland Development Commission

Dana DeKlyen, Storefront Program Coordinator,
Portland Development Commission

Art DeMuro, Broker, Venerable Properties, Inc.

Rob Dortignacq, Architect, Dortignacq Associates

Amy Dowell, Senior Project Coordinator, Portland
Development Commission

Paul Falsetto, Architect, FFA Architects & AIA
Historic Resource Committee

Cathy Galbraith, Director, Architectural Heritage

Patrick Gortmaker, Kalberer Company

Cielo Lutino, City Planner, Portland Bureau of
Planning

Rob Mawson, Principal, Heritage Consulting Group

Peter Meijer, Architect, Sera Architects

Richard Michaelson, President, Inner City Proper-
ties

Ross Plambeck, Department of Development,
Portland Development Commission

Jed Sampson, Bureau of Buildings & Structures

David Skilton, Tax Incentives Coordinator, Oregon

State Preservation Office

Public Officials/Preservation-Development Experts
Outside Portland

Jody Brown, Phoenix Historical Commission

Mike Buhler, Regional Attorney, National Trust for
Historic Preservation, Western Ofc.

Kerry Buckley, Attorney for Denver Historic
Landmarks Commission

Pratt Cassity, National Alliance of Preservation
Commissions

Anne Crutcher, Mobile (Ala.) Historic Develop-
ment Commission

Courtney Damkroger, Preservation Officer, City of
San Jose

Karen Gordon, Preservation Officer, City of Seattle

Jean Federico, Director, Office of Historic Alexan-
dria (Virginia)

Cindy Heitzman, Building Official/Fire Marshal,
City of St. Helena, California

Donna Hole, Preservation, Annapolis, Md.

Ellen Ittleson, Director of Planning Services,
Community Planning, Denver, Colorado

Angeles Leira, Preservation Office, San Diego,
Calif.

Nelson Knight, Salt Lake City Historic Landmark
Commission

John Mann, Historic Spokane (Wash.)

Vincent Marsh, Preservation Officer, Sacramento,
Calif.

Thompson Mayes, Associate General Counsel,
National Trust for Historic Preservation

Jeffrey Neberman, Preservation Official, City of
Boise

Bill Needleman, Preservation Official, City of
Portland, Maine
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Ross Plambeck, City of Portland

Dennis Richardson, Code Official, Planning &
Building Dept., Sacramento, Calif.

David Rogenkamp, Degenkolb Engineers,
Portland, Ore.

William Schock, City of San Leandro, Calif.

Jennifer Schreck, Preservation Officer, Tacoma,
Wash.

Peter Smith, Historic Preservation Division, City
of Alexandria, Va.

Laura Speedman, Philadelphia Historical Com-
mission

Amy Spong, Preservation Planner, St. Paul, Minn.

Derek Stachel, Historic Preservation Commis-
sion, Park City, Utah

Stephen Stowell, Historic Board Administrator,
Lowell, Mass.

Tom Winter, State Architect, California State
Historical Building Safety Board

Loring Wyllie, Structural Engineer, Degenkolb
Engineers, San Francisco

Experts Corresponded with by E-mail

Teresa Brum, Spokane City-County Historic
Preservation Director, Spokane, Washington

Lisbeth Henning, Executive Director, Washington
Trust for Historic Preservation

Johns Hopkins, Director, Maryland Rehabilitation
Code Program

Richard Nettler, Attorney, Washington, D. C.
(easement expert)

Richard J. Roddewig, Attorney, Clarion Associates,
Chicago (easement expert)

Jon Siu, Principal Engineer, City of Seattle, Dept.
of Design, Construction & Land Use

APPENDIX B

INFORMATION USED

TO EVALUATE

ECONOMIC HARDSHIP CLAIMS

Noted below are examples of the kinds of information
that local preservation commissions often request in
order to evaluate economic hardship claims.  This is a
composite list.  In other words, a single commission
would not necessarily request all of the items noted
below.

1.2.3. At least three estimates of the cost of the
proposed construction, alteration, demolition or
removal and an estimate of any additional cost
that would be incurred to comply with the recom-
mendations of the historic preservation commis-
sion for changes necessary for the issuance of a
certificate of appropriateness.

4. A report from a licensed engineer or
architect with experience in rehabilitation on the
structural soundness of any structures on the
property and their suitability for rehabilitation.

5. Estimated market value of the property in
its current condition; after completion of the
proposed construction, alteration, demolition or
removal; after any changes recommended by the
historic preservation commission; and, in the case
of a proposed demolition, after renovation of the
existing property for continued use.

6. In the case of a proposed demolition, an
estimate from an architect, developer, real estate
consultant, appraiser, or other real estate profes-

sional experienced in rehabilitation as to the
economic feasibility of rehabilitation or reuse of
the existing structure on the property.

7. Applicant may demonstrate with factual
data/evidence that the hardship is not self-
created. If the property is income producing, the
applicant may provide detailed annual income and
expense reports for the property for the last two
years, rent rates and capitalization rates for the
property and comparable properties, and any
other pertinent information that would substanti-
ate the applicant�s claim concerning economic
hardship.

8. 9. Appraisals obtained within the
previous two years by the owner or applicant in
connection with the purchase, financing or
ownership of the property.

10. Any listing of the property for sale or rent,
price asked and offers received, if any, within the
previous two years.

11.

12. Assessed value of the property according
to the two most recent assessments.

13. Real estate taxes for the previous two
years.

14. Form of ownership or operation of the
property, whether sole proprietorship, for profit or
not for profit corporation, limited partnership,
joint venture, or other.

APPENDIX C

HISTORIC RESOURCE CODE AMENDMENTS
PROJECT

TYPES OF DEMOLITION REVIEWS

Source:  Portland Bureau of Planning

DEMOLITION DELAY REVIEW

The purpose of demolition delay review is to
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consider the alternatives to demolition, such as
restoration, relocation, or architectural salvage.

Demolition delay review is a ministerial (not a
land use) review. Permits to demolish or relocate
a historic resource that is subject to demolition
delay will not be issued until 120 days after the
permit is requested.

DEMOLITION DELAY EXTENSION REVIEW

The purpose of demolition delay extension review,
which may extend the demolition delay period is
to allow time for consideration of alternatives to
demolition, including relocation, restoration, and
other uses. The review allows discussion of
whether extending the delay period for a particular
resource is likely to result in preservation or
relocation.

The demolition delay period may be extended by
up to 300 days, calculated from the date the
application is determined to be complete.

Demolition delay extension reviews are processed
through a Type III procedure.

DEMOLITION REVIEW

The purpose of demolition review is to protect
Historic Landmarks and Conservation Landmarks
that have taken advantage of an incentive for
historic preservation and historic resources that
have a preservation agreement.

Demolition reviews are processed through a Type
III procedure.

Proposals to demolish a historic resource will be
approved if the review body finds that the follow-
ing approval criteria are met:

1. Relocation opportunity: Opportunities to
relocate the historic resource have been explored,
and there is no practical opportunity to relocate
the resource to another site; and

2. Denying demolition of the resource
prevents:

a. Any substantial beneficial use of  a site
owned by a government agency or non-profit
organization;

b. Any viable economic use of a site not
owned by a government agency or non-profit
organization.

FOOTNOTES
1 The Study Area is the area bounded by SW
Naito Parkway and SW 2nd Avenue between SW
Market and NW Glisan Streets.
2 Building interiors are subject to design review
only if they have been designated as historically
significant.
3 For information on the kinds of information
that local preservation commissions around the
country sometimes request to evaluate economic
hardship cases, see Appendix B.
4 The notice requirements for the National
Register are different than those typically found in
a local ordinance.
5 The National Alliance of Preservation Commis-
sions and the National Trust for Historic Preserva-
tion estimate that between 2,300 and 3,000 local
preservation ordinances are in place around the
country.  Many of these ordinances, too, provide
for demolition denial authority, but they are not
reflected in the NAPC�s figure of 350 simply
because many municipalities did not respond to
the 1998 survey.  The NAPC plans to update the
survey in 2003.
6 In one illustration of the problem, a local
developer recently made a reasonable offer to
purchase an attractive historic but deteriorated
building, but was turned down in favor of an offer
for more money from someone who proposes to
demolish the building.
7 The expenses must be �qualified,� as defined
by the Internal Revenue Code.

8 For a list of states with state historic tax
credits, visit the National Trust�s web site at
www.nthp.org/help/taxincentives.pdf.
9 Banks do not want to loan on properties that
have �revocable� uses, as in the case of condi-
tional uses.  Outright, or �irrevocable� uses,
protect integrity of the lender�s collateral.
10 It was for this very reason that the City of San
Francisco reduced allowable building heights in
six �conservation districts� seen as important to
save because of the architecturally distinctive
buildings contained in the districts.  In the view of
a former director of the Foundation for San
Francisco�s Architectural Heritage who played a
leading role in developing San Francisco�s still-in-
force preservation policies, this �downzoning�
was the single most important action taken to
preserve the buildings in the conservation
districts.
11 Federal tax incentives for historic preservation
date to 1976, when accelerated depreciation and
rapid amortization were first made available to
rehabilitated historic structures.  In 1978, Con-
gress authorized a 10% tax credit for rehabilitated
commercial structures at least 20 years old.  The
Economic Recovery Tax Act of 1981 created a 25%
rehabilitation tax credit for historic structures, but
the value of this credit was reduced to 20% by the
Tax Reform Act of 1986.  �Passive loss� limitations
included in the 1986 law made the 20% credit less
useful to high-income investors and the number
of tax act projects dropped dramatically.
12 The �adjusted basis� is the purchase price of
the building plus the value of previous capital
improvements minus the value of depreciation
deductions already taken and the value of the
land.
13 For more information on the federal rehabili-
tation tax credits, see A Guide to Tax-Advantaged
Rehabilitation (revised in 2002), available from
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the National Trust for Historic Preservation (visit
www.preservationbooks.org).
14 The term �active� in this context means
properties that currently have frozen assessments.
There are an additional 285 �inactive� properties in
Portland that have run a full 15-year term under
the program and that have not reapplied for a
second 15-year term.  The Special Assessment
Program is more heavily used in Portland than
anywhere else in the state.   The figure of 825 is
comprised of property ownerships or property tax
accounts, including 308 condominiums in 12
buildings.  Thus 529 buildings are involved in the
program.
15 Richard J. Roddewig, Esq., Principal at Clarion
Associates in Chicago; Stefan Nagel, Esq., with the
Law Office of Stephen J. Small in Boston; Thomp-
son Mayes, Esq., Associate General Counsel of the
National Trust for Historic Preservation; and
Richard Nettler, Esq., with Robins, Kaplan Miller &
Ciresi of Washington, D. C.
16 Lessees must provide written authorization of
the property owner for any proposed storefront
improvements.
17 Triggers are considered a threat because they
discourage property owners from making small,
incremental (and sometimes even major) im-
provements to historic properties.  This, in turn,
leads to building deterioration, increased safety
problems, and the loss of historic structures.
18 At this writing, eight cities, including Durham,
Greensboro, and Raleigh, and three counties, have
elected to participate in North Carolina�s �rehab
code� program.  For details on the North Carolina
initiative, visit www.ncrehabcode.com/
19 In some cases, easement donors may
donate up to 50% of their AGI, provided the
deduction is limited to the donor�s basis (usually
the purchase price for the property).
20 These covenants are legal restrictions

added to the title of a property by the owner upon
the sale of the property.  Historic Charleston
Foundation and Historic Savannah Foundation
add protective covenants to all the properties
bought and sold under their revolving loan fund
programs.  The covenants state that the new
owner must obtain permission from HCF and
HSF before altering the façade of the property.
21 �Bargain sales� also offer special tax and
other advantages.
22 Curiously, individually listed historic
buildings in Denver outside historic districts are
subject only to demolition delays for up to 12
months.
23 The first bond, for $15 million, passed in
1989; the second, for $14.2 million, passed in
2001.
24 The easements in the Phoenix program
are not permanent and thus would not qualify for
the federal tax deductions discussed elsewhere in
this paper.
25 Candidate sites would include Denver�s
Lower Downtown Historic District and St. Paul�s
Lowertown District, both of which have under-
gone significant revitalization and which faced
property rights, zoning, code and other issues
comparable to those facing Portland�s Study Area
today.
26 For details, see America�s Downtowns:
Growth, Politics and Preservation (Washington,
D. C.: Preservation Press), 1990.

historic preservation
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ladd collection - cast iron facades

Examples of  cast iron facades.
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historic district design guidelines

Historic district guidelines are available from Portland�s Bureau of Planning.

YA\lHllllllSTORlC [)(STRICT
DESIGN GVlD£UNES

INTBOQUCDOS

In Squmboo:r 1868, the City 0( Ponland Adopted a City Ordirulntt, Chapter
33.120. Hiat"...,aI. Dilltritt., Bu'!dinp.oo Siles. \IIo'hkh~..bliahed the formal
procedu,,".oo rrgulatiorul ror hhltorkotllJlruc:lutn and ~aa. The ordinance
prG'o'ides thl: nc:crsaary rrguhtlory control. and administration P'"""eduru to
Ik'COmplilloh pre"'""""'tion or hi.lJloncAl di.IJI";ct.. Additionally. in A......t 1976, lhe:
UrloRn Co....,rvation Fund \110"" esUtbli!lhed by IhI: City, a Prosrllmjointly
1'tlmini.t~edby the Portland Devdopment Commi....ion and lhe: Portland
Hi.toricAl Landmarks Commi...uon. The progTltltl providu financiAl Utli.uvKe
for preservation and r~orlttionor hilllork properne. Ihrough 10..... inlerefOt IoanJJ.
granl. and other rne1U1lI. ThI: Ili.oric: Di.ric:1 Ordina.nce and the UrbAn
CoMerVation fund are t""O primary 1...1. for rrguh,ting and df'ectinac~ 10
hiaoric: buildings in HilltOlri(, Diarie:ta.

Hj,," 'aoornprk! ornj"''KC: The Landmarks Ordinance proridoes pt'O«(IufU
for~~ ofhUloriclll buildinp and diauict.a, exterior
rcmocSo!liflI or construction 0( __ «roctuna, buikfuts dcmoIition. buildlol
artifacta, aicna and r«le\I~tim~1~ Additionally, the
ordinance proridcd .... the _abldhmn:tt 01. LandmarkaC~ Diatrict
~ Councila, am deaipated City Durftlu 10 ..... in the~ and
adminiaration of the On:linancoo..

',epdmarka e'TwinSr The Landmarb CommiMion is a Mayor appoint«l
body charpd with the re8pOIlaiblli.ty 01~ any c!lanF to anoctur. or __
~ in historieal..-.,

Pi.ricl Actyjen CguOO'" In hi.oric: diann.~edby the City Council,
actriaory bcldiN to the Umdmarks C......u.ion an: appointM by the Port1and
Hia(oriclII Landmarka Commiaaoion and the Mayor. The Coundla are rnponaible
rorrec~ «Wdctinca and. criteria for development and/or pl'elll':rvlltion
within a partiallat hiMoric district and ror~ plana r any ""enor
a1lenotion or __ constmetion within the district. and r boniltinc
recommendationa to lhe Landmarklt Commission on propo.d chan8e"

Burnlu or Pknnjor- Tho: !.andmIvka OrdinAnce dea&nates IhI: BurCllu of
Planl'1in8 to provide lUaif a"';elMK'l to the Lant!marks Commi...on.

Burum of DuUdjIW": All buildi... Il!lenstion.. Of new oonsttuction in an Ililltonc
District re<;l"in-a .. po:nnil 11u'0,",gh the DureRu oIBuilding•.

Any propoeed U\erior alteration, new con.ruction or demolition "'ilhin an
Historic: Dllltrict requirn approyal by the Portland H'etorica.ll.Nldmtuks
CommiMion.. FoDoIo'irw the tilins of the permit application and review by lhe
Advi.ory Council, the Landmarka Commi in """"'"" lhe aubmiMion ..ithin
the "PIJr'Wlimately 30 &II}'" As noted. minor rcq""',.;u be pl'OC!Ul!d
ao:I.minitot.rau..~lywithin about a \IIo_1t: of application.. Landmarks Comm.tIItion
........... CICCW..... pubbc: hNrinc with the do:ocitoionlI ..bject to appeal 10 the CIty

SKIDMORE/OLDTOWN 11ISTORlC [)(STR!CT
DESIGN GUlDEUNES

INTROpurnON

In September 1868, the City of Ponland adopoed a City Ordlnan.ce. Chapter
33.120, lIi.oricai Dilltritt., BuiIdlngs and Sit.... Vo'tIkh atabliabed the fon:naJ
procedur~ and rrgulationa for hUloricai .lJlructuru and are... The ordinance
pnlYidu the nc:ceAalltY ~Iatory controls and adtnini$ll"lttion P'"""eduru 10
attomplilloh p«atrVllUon or hi..tori<:a1 disui<:1•. AdditionA1ly, in AUCUal 1976, the
Urban Cornoerval;on Fund \l"1l1Iutab!i!lhed by Ihe City. a p10fU1lnl jointly
adJninisl~edby the Portland Development CommiMion "'ld lhe Portland
Ilistorical Landmaru Commillllion. The prllfVam pr~ financialllSSisl:tnee
for prellervation "'ld relSlor.won of hi""oric pmpenies tlu'ou.Yt 10... inlerelltloana,
g11Ult. and other mNnL The lliatoric District Onti""nce and the UrbRn
CoMerVation fund are l'tlIO primary toola rOT resuJIoti... and ell'ectinK cha.Jlgea to
historic buiJdin£. in malone Dlatricu..

HiJ!oric 'aMmert. ChdiO'Q'T: The Landmarka Ordiottnct: prvridr;. proc«Iuru
for rqulatinc deaicnIllion of historical buildinp lind m.ricta, exterior
....moddin& or OIII\IlIruction of ...". atnIC1........ buiJdinc demolition, l>uiIdif1II
anitacta, 8iIna and r«le\Id~ improw:ment~ Additionally, the
ordinana: proridcd .... the __btiah.I:t:lau 0( a Landmarb CommiMion. Diann
AdvilIooo)' Councila, and~tedCity 8urftu to .... in the enforcement and
adminilOlTation of the c:>ntina.ntt.

PWrjn "'bi'5!O' em"yj_ In historic dtstricu deaiplated by the City Council.
actriaory bcldiN to the Umdmarka~ are appointed by the PllrtIand
Historical LandmarIuI Commiaaion and the Mayor. The Councila are ft8POI1Sible
for recommendintt pldrw.e. and criteria <k!¥elopmmt and/Olr preservation
within a pArticu.I.ar hiatoric: dilltritt and r~ plana r any utcriot
alteration or new "-'OnSt.ruc:tion \lithin the diaIrict, and r bmiltiJ18
reco_ndaliona 10 the Land.marka Commission On pnllIOtIed ehangca.

0"""''' pC P\eppjrw: Thoe lAndmarks Ordinance deqnales the BW'<'au of
pt~ to provide stAll' IIl111ietAtlC! to the LandmIl.rk. Commillllion.

Bun~llu p( D"HdjtWI: All building a1terationa or new C<>IUltruction in an Historic
Di..tri<:1 reo:lwre. a permit through the Bu...."u of Buildl.....

Any pmptMled Utcriot "'lerlllion, new nmatruclion ... demolition ..i!hin an
Historic: DUuict requires appnwal by the Portland m.orit:.Ill Landmark.
Commillllion. FoUovoin8 lhe fi!ins or the permit or application II.nd rcv;"'" by the
MvillOry Council, the Landmarka Commi will ........... the aubmiasion wilhin
lhe approximat~ly30 day.. As noted. mi rcqueat.,.;u boo:~
adm.iniatratively \IIoi!hin aboUI a .._k or application. LandrMrk.C~
............ occura .. a public hNrinII ..ith the dcciaiona "b:icr' to appeal 10 the City
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FAR maps can be found in Title 33, available from Portland�s Bureau of Planning.

regulatory heights, far, bonuses
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Height and Bonus target maps can be found in Title 33, available from Portland�s Bureau of Planning.

regulatory heights, far, bonuses
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The following studies were used as references and incorpo-
rated into the recommendations.

Northwest Broadway Urban Design Master Plan, DRAFT August 8, 2002

Old Town/ Chinatown 3rd and 4th Streetscape Plan: DRAFT Executive Summary, August 2002

Downtown Portland Retail Strategy, April 2002

Portland Business Alliance/Portland Development Commission Greater Downtown Portland Housing
Study, 2002

Waterfront Park: An Assessment of  Conditions and Uses, April 2001

Portland Oregon Facts, Spring/Summer 2001

Downtown Portland Housing Inventory, August 2000

Downtown Development Strategy Workbook, August 2000

Downtown Portland Development Capacity Study, May 26, 2000

Central City Plan, March 24, 1988

Downtown Waterfront Park: Analysis of Commercial Feasibility, May 1976

Downtown Waterfront Park, Appendix to Final Report, Agust 1975

other studies in downtown area
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stakeholder and public commentary

METHODOLOGY

TO:

FROM:

DATE:

SlmJ:

Amy Miller Dowell. Portland Dcvdopment Commission

David Knowles. Shiels Oblctz Johnsen
StU<lrl Emmons, Emmons Architects
Eric HovI':e, E.D. Hovee & Company

nu:"mb~r3. 2002

f)owntown Water Front Development Project - Summary of Stakeholder Comments
Including a summary of written comments from tho: November 20 Public Meeting

\klll<> hI .. \111'· \lillc'r 1),,\\..11
r ),'I.:\,.·J11h...·r _". :ltO~

l·il~ ....· 2

fL'l..ltlLH.'ll1L'L)h lbal an.; lri~~l:n:'ll :":>.:- ~l t.':l.:.n~,-· ill tis\..' o( ~HI llis[\lril: ,,1 nll.:1 \In.:. Tlh.':,\\,: Sl~lh.-.;IH~ld~·I·";
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I\.·~~ui r~nl~nl '. \.\. h('11 ~~~k..."d ~~hnUl In(:~'l1li \",-':,,- j{lr hl:,,{oric b~ 111dl11~ rc- h~lhi EI :lli 011. 1\, l" siakehnldc:r\.i
111'1"" lhal milSI ,'I· :h,' huildin!-,,, h'I\T 1'':l'lI lix,," Lip ,,( k,,,1 '\IK'" and h'l\~ alr,'ad'· I""d Ih~ .""1c'
pH'pl,.'ny La" fro:i.?C. ,:\dditit)nal jn\.... ~nli\'(·::; lhrflll~h 1~) .... t~.:d\:rc1J LJ1('(lnl~ l\l:'\ ..:n:di4 1'I"r~g.r~ll11 lT1a~·

I'Itll h(' a\·ajl~lblo: fdr Il~\\· \\"01'1-: til 1\.·lhlbi1l1i1ted l"lLlldlll~~. l"his is an i~Sll": llul \\i11 h.: cxp]';lrL'd

\\tlh thl,.· hiSlnric t·!H\~uhalH. 1)~\~h,pl..'I',' \\et'C spli1 pI) 1hL' \..·ut'n:ul ht..:'1~"h1 lirnll:111Pu;-,:_ SO:llC Il:h
lh~ cllrn:n; lil1lil l.,lf 75 r':t.'l \\·dS inll)l..~rti.Jlll h' IH;\itl1aLIl 1:1.... ~l·dk· ~cl by lht· hiscurtc ~l['(~4.:1lIrt..:'_-i.

(l(ht..:'r~ f~:h tll:11 IlH,H..:' hei['ht \\as nL'L'(kd t~) Illakl..' d~\·~·I("'pm(':H \·ii1blc p<,,'~'llaps thrull~ll a :-i.\ :-ikJl1

LJfh\...·i~h11..~tJbkr~ \ ... ilhill11~L.' ah_· ..L

The consultant team interviewed nine stakeholders about development related issues within tbe
study IIrea, We prepared questions in advance (copy auuched) but did not rigidly follow them
utilize them, Instead. 'we sought to touch on most topics in cach inlerview, The resulls of our
conversations have been org<lni/ed by topic, This information will bc shared with the
Stakeholder Advisory Committee and with thc consultanl team in advance of the Teams design
workshop.

STUDY AREA CHARACTER

Stakeholder~ felt lh~ ch.ar-Icler of the study area was defincd by Waterfront Park. the Skidmore
Fountain area and the area's hisloric ~tructurcs, all of which were viewed as majol' a,sets, Still,
non~ (1 f the sl<lkehoklers viewed the area as a "complete" neighborhood, Essential clements of
an urban neighborhood are missing, especially pcnn<lnent residents and supportive r~tail, 'This
arca has bones and could have character." What is missing now is a vision and a plan to
implement that vision,

IIISTORIC CONTEXT

The historic structures were viewed by stakeholders as both as~ets and challenges. They are an
asset from a place-building perspective because they offer neighborhood identily and establish a
development pallern that is people-friendly, All stakeholders supponed the retention of lhe
hiSl.llric cha,dcter of the district. though Jlot necessarily every building, On~ stakelwlder
characterized historic preserv<lliou <IS a two edged sword. particularly when the cxpeetation is
restol'lllion, not rehabilitation, Rehabi Iital;Oll or adoptive re-use m<lY be feasible in situations
where a complete resloralion is not. Several stakeholders cornmcllled upon the code upgrade

\\ .\ITRFR():"T 1'.\IU":

I he' 1'''1'1- is yi~\Ye'J ",;1 '\'.'lldt:rr~r1, 111<'II"h llll,kr-IK'rt"rl1l;II;.!, a,,,'l 1,,1' \h" district. Suk"b"lckrs
\\ i~h J"csidcnli;)1 dL'\"c!0rlllL:lll ..... \.p<...'rtcnl~ h:~1 ,hill [he p~lrl '.:.an h~' ~l ;-;1ron~ ~ltlr~l("tj,")n t'~x

."·...':-\ldt, n1 i;,.d d<..· \ <..: 111prll;"""ll1. ..\~ nl ~l· [lul i1 ., ] \.·an 1L'll a (m:trh:el i n~'.:1 slory :lh\ ~lll t 11l.~ hl~nl~n r..; () I'

sl"rJl;n~ "lI1 11,.- (r<>n\ d,.",r alld 11:\\·jn:.; dll' I'"rk ,"lei \11,' ,.i\l'l al '": ,k','rsl,'r," IIl"lC'\n, lli.:n:
arc S()ll'l~ ;:\i:-;lln~ ll..;~ati\ ~~ ilSP"':Cts to 1h\"~ park th:.t ;,\('"I-\-C tn nxluc(' iLi-i \ .llth..' 10 111 ....., dtslrll..·l.. \hlSI

l·r~(IlLs'llll) ms',llilllWd \\ or" rllhli~ s;'I"('· l'l']I<:,'fJb "nd Ihl' hl"".' '''~ be· I'c-sliyals, rile 1'"!>li"
s~d~·t: pn.lb~~lll is pilrl1~ rh,;n,;<"j)lillll ;.lth.1 pardy l"...'al. ·1 hl..'r~ ~U'<..' ~h'ltH~'ll.'S~ \\,Ih' sh:l:p 1I1ltlL:'l' llh."

l~LLnl."iidt..:' BridrL' in lhL' pm-k ,-I~lch e\'~:~n11l~, During the" d~~y and jn10 th..: I..'\-('nin~_ YUlm~ p(·..lpk'_
[n:"lf)~ a:-':-''-'l·ia1t..:'d \\lth d:'Il~, (r~l[l~~H.':lil111S_ l(.lil~r :lHlllnd Ih'l.~ .I'l'P'l11t.':::',,~ \:h'n10rt;11 i1nd lb ..• :\nk,,:ny
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l"~ lnstnlcl !('In L.f rhl' SOlllh\\\..'~t l nt...::\:cp'''J' Ii Ill: b\..·t.i llnlll~~ JlL'\:1 ~pri llg..). \Vi Ih r ...·:->p~~I.'l III t~~sl i \ '~ll'.
sla""'~~Hll(kr-.j nh~";'1 t'r",'qU""IHI~ nll..'t11illJl<..'d 11K· L'drni\ ~II t~ pc d(llhl:-.phcn: a"i hcing ~l d~..'l":lTCLll 10
rL'~i\k'llLi(1I dl,.'\ ddpnh..·nl. Said 1,"11~ hH ...·n·i\..·\\..:..: ~-\dl(l \\·~ml:- a l"'.,;rris \l,. h~..'d Olll:->idt..:' LJ)<..·jr fnllH

\\ indu\\··:·· I hL' OpillitlllS ab\'tll J".:s,r'·:11s :II·~ di.~c.:id'l..'''U~ ll"ll,\"·.;.L SlH11l.: \·i~\\· ll1:,"m ~l~ ~\.."l1",·ralJ~ an
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cmo to Amy Miller Dowell
December 3. 2002
Page 3

would like to reduce the volume of traffic and noise associated with the treet. ome ugge ted
re-directing truck traffic and reducing the street to one lane each direction. ity stakeholders
agree with the goal of reducing the negative impacl but notcd that the currelll function of the
treet requires two lane and accommodation of ome trucks. They do UppOrl the addition of

parking and more signalized cro sings. The budget for thc re-build of the parh ay is very
limited and will not permit major changes in the configuration. In addition, preliminary de ign i
beginning. Changes in the design become more expcnsi e and problematic as time passes.

DEVELOPME 'T-RE IDENTIAL

Rc idcntial development is . ecn as a very imp rlant component of adding vitality to the study
area. More important, lhe tudy area is viewed as a good location for residential development.

o t frcqu ntly menti ned a qualities supportive of residential development was Waterfr nt
Park and the number and cale of thc hi toric buildings in the area. There \Va a mixed view on
thc many events in the area such a' aturday Market and the festi als. omc viewcd them as an
attraction-the type of urban activity that many peoplc seek. thers viewed them a a nuisance
and a delerrent to re"idential development.

Rc idcntial developer and other intervie\ ees werc less upbeat about the economics of hou ing
at this timc. If thcre is a market now, it is modestly sized condominium for d uble inc me
hou eholds with no childrcn. Market rate rental housing i' viewed a morc challcnging. Rental
rate can't currently uppon the cost structure of rental housing in this I ati n. A major
impediment to any type of dcvclopmcnt in the sllldy area will be ite ize and a semblage.
Intervie\ ccs fclt that nc\ dcvelopmcnt requircd at Icast V, bl ck as a minimum-at Icast in thc
early stagcs of ncw dcvelopment in the area. Within the study area, few bloeks are under single
ownership.

DE ELOPMEt T-COMMER IAL OFFI E

Typical new office construction require a v,t full block site and a high-rise configuration. Thc
only sitc ithin the study area lhat appcars viable for full block ncw dcvclopment is Block 38
betwcen 2nd and 3'd and tark and Washington. There are a few blocks with Yo to 'I. block site
that may be able to be utilized r. I' new ffice. Most other sites within the study area have
muhiple ownership and/or histori tru tur and are een as not viablc for ncw office
construction. takeholders do ee the potential for morc officc u c within reno ated historic
tructures. for example. the block between aito, I 1 Avenue. Burnside and Couch. which

includes the Blagcn Block and thc formcr offi e' of II. I ITO CORP. might bc capable of
renovation into office use. Other. smaller historic structures arc or could bc in office use for a
niche market that i attracted 10 oldcr building and can effectively work with smaller floor
plates. Intcrviewces nOted that the current markel for commercial office is very poor, with
significant vacancies in all e1asses of office space. Public safelY issues were mentioned as a
deterrent to some office users. t least one owner reponed that a major tenanl w< S eager to
rclo ate because of neighborhood drug problems and had stayed only to keep costs low in a weak

l'vlemu tll Amy Mjll~r Dowell
December J. 2002
Page 4

business climate. With respect to both ofliee and residenlial uses, some stakt:huld~rs wilh
devd('pmenl experience expressed concern about the current height and FAR limits.
Condominium developments will necd a minimum of 75 feet in height. Commercial office
would typically require even greater heights be viable.

DEVELOPMENT-PARKING

The study area has a f.'\ir amount (1 r short-term and monthly surface parking, bUI very Iillie of it is
dedicated to speciJk lIses. Thc only structured parking in lhe are<l. the citv-owned Old Town
garage is umJerutilized. Still, lack of parking is pen;ei"~d tu be a prol;lcm for visitors to
Saturday M<irket and other retailers and restaurants. MAX has service through thc area, but has
poor service late at night when the bars amI restaurants along Second Avenue are most active.
~ew residential and office development will require dedicated parking on site or immediately
adjacent. Residential ratios for downtown housing range from .5 spaces per unit tu 1.2 spaces
pe( unit. Ncw parking should be developed below grade. Several interviewees said it wOllld be
"short sighted" to put parking on the ground floors of <lny Il~W devdopment because of the
impact 10 th", pedestrian environmem. In addition, parking requirements put additional pressure
on height limits if it must be accommodated above ground, Interviewees acknowledged thaI
below grade parking is more expensive and identified this as an appropriate item for some fl.rrn
of support or incentives from the pllbli~ side.

DEVELOPMENT-RETAIL

Most interviewees felt Ih", current r"'lail environment in the study area is poor. The only retail
type businesses that appear to be thriving arc restaurants and bars. Second Avenue north of
Bumside has recently experienced added entertainment activity. Saturday Market draws retail
customers to the are<l. but it is episodic and inadequate \0 hdp ,ustain full time retail uses. The
negntive tilCtorS mosl fi'cquently mentioned were the peJ~strian environment and public safety
issues, There is optimism among most stakeholders that retail can be viable in the area. The
area needs "ch..'lracter" retai I said oue interviewee. Another slated that the goal should be for
"destination" retail. Yet another said that retail should be "evolutionary", hcginning with retail
10 support new residential uses in the area.

l'llBLIC SAFETY

Almost every stakeholder mentioned publ ie safcly as ;l I1Hljm concern ami impedim",nt to new
devc1oplllenl. However, there were a variety of characterizations of the problem that make it
dit1icull to pinpoint speei tiC sol utions. Most property owm:rs and retailers believe that the large
homeless population in the area is the causc of much of the cri minal acli vil \' anti that the
homeless create the perception among visitors tl13t the area i, not safe. They point to th.:: large
num bel' (l r wciill service agencies in tbe area that attract line:; of people waiting for meals or a
bed In addition, the opel'ations of the Portland Rescue i\'lissiun at I>1 and Burnsidc block (he
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Mcmo to Amy MilicI' Dl1wcll
Dccember J, 2002
Page .5

sidewalk with delivcry trucks and hide acti vily under the bridge from the view of pedestrians and
busin~:;~. Others acknowledge thilt the homeless may cause visiLO~ to be uneasy, bUI make the
case that the real criminal activilY is causnl hy drug deakrs in the vicinity of the Burnside
Uridge. There has also been an influx of young people into the Park urflund the Ankeny' Pump
Station and lbe Japanese Memorial. According to police. there is a lot of drug traffic that occurs
in this area. Several intcrvicwces fell that the behavior of thcse young pcoplc had gotten
increasingly aggressive.

CO:'l1CLUSION

There was an overall positive tone to all the discussions. People feel the area has enough ba~ic

chamcter lhat new development will be aUraetivc iI' ~ome hasic deterrents change lhrough public
action or through the evolution of the private market. Change will come, said one interviewee,
whcn there is a vision and a crilical milSS of at least two projects. How change happens i~

important. On" properly owner felt strongly that the key to Success in this arca W(luld be
maintaining a high srandilrd of quality for future developm",nt. The comments of all the
stakehoIders h~ve provided a useful starti ng point fi.lT the consideration of specific development
opportunities :Ind the compilation of a list of both private and publie aelions to make change
happen.

:,,/OVEMBER 20 PURl .Ie MEETI:'IG COMMENTS

On Nllv"mbcr 20, 2002. PDC. PDOT and the Uureau of Parks ho,;teu an open house to preselll
information and receive comments nn Ihree proje<:IS: the Downtown Waterfront llcvelopment
Project; the \Vaterfront Park Masterplan: and the Naito Parkway re-build. The public wa.~

invited to submil written comments. This is a summary of the major themes from those
comment,:

Development 011 "'aito facing the park should emphasize retail and restaurants on the
gronnd floor.

Re.sidential development is dcsirable above the gmund Iloor. especially between the
'vforrison and I3urllside Uridgcs.

Historic building,; should be pres.:rvcd and more fully lItiliJ.cd.

Naito h~s too much traffic. Th", volumes ~houlJ be redllced.

Nailo should h;!ve more and better crossing~ til provide belter uccess to the Park.

Naito should have parking on lhe Westsidc to scrve the adjacent relail activities.

The Morrison Bridge ramps nre all oh\'io\ls devcl(.pment opportunity.

\·lcmo 10 Alii) "·lilkr nnw,,11
D"cem!>.:r 3. 20lC
I\Lgl.: 6

nUL. lhere needs to be parking lor p""plc glliug h. Ih.: park.

'1 hl: hOl1ld"ss population in the area is hig prnhklll. I'c('pk ted unsaLt:. ThL' City should

dt' stll1ldhing all,'ll! it.
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City of Portland Bureau of Planning
Downtown Waterfront Development Opportunities Project
April 11, 2003

Bureau of Planning Response

This memorandum contains the Portland Bureau of Planning's comments on the draft report of
the Portland Development Commission's Downtown Waterfront Development Opportunities
Project (Waterfront DOS). The memo includes Planning's recommendations on the approach
and the sleps necessary to the Waterfront DOS proposals.

The project study area includes two national register historic districts and numerous landmarks.
as well as many opportunities for sensitive in-fill development and downtown revitalization. We
find that the project is clearly supportive of a number of established policies and goals for
Central City development. The project's overall direction toward mixed-use but largely
residential in-fill could strengthen the area and better capitalize on the tremendous amenity of
Tom McCall Waterfront Park immediaiely to the east, and of the downtown retail and office core
immediately to the west

Comments on Key Recommendations

While the Watertront DOS proposes a full program of recommendations, three actions appear to
form the core of the proposal:

1. Residential development of Block 34 (Central Fire Station block)

Planning supports this action as a catalytic step in the revitalization of the district. This
action is predicated on the relocation of the Central Fire Station. We believe the Block 34
recommendation wouid be strengthened with the inclusion of two components:

a) The Waterfront DOS should recommend that. as part of Phase 1, Planning, PDC, POOT
and Parks prepare a detailed urban design strategy for the "Northern Bookend" fOUr
blocks (10, 11,33, and 34) surrounding Skidmore Fountain / Ankeny Plaza.
Redevelopment of Block 34 and the other buildings surrounding the plaza must only be
done in the context of improving the design, definition, activation and success of
Skidmore Fountain / Ankeny Plaza.

b) The Porlland Public Market Feasibility Study, completed in summer 2002, identified
Block 34 as one of two front-runners for the location of the James Beard Public Market.
The Waterlront DOS recommends consideration of Block 10, the lot north and east of
the Skidmore Building, for the public market. This interesting proposal could work well
with the redevelopment of Block 34, the Skidmore Building and Ankeny Plaza. Planning
and PDC should move the idea to the next level through more specific evaluation of the
feasibility of the proposed site for the market.

2. High-rise residential development of Block 40

Planning supports the idea that residential development of the "Southern Bookend"
beginning with Block 40 would be catalytic for the revitalization of the entire study area. We
appreciate the importance of defining a development program for Block 40 that shows
sufficient economic returns to be financed privately.

The point tower development described in the report would require a change to maximum
building height limits and possibly floor area ratio limits and other zoning regulations.
Development of a tower on this site, which fonms the southern edge of the Skidmore/Old
Town Historic District, would have to be done in a way that protects the character and scale
of the historic district. Also, development of a tower on this site (as well as on the Morrison
Bridge sites) requires a change or reinterpretation of the established Central City Plan policy
that calls for building heights to step down toward the waterfront.

Urban design issues must be considered in a geography that addresses the proposed
height change in the context of the Central City waterfront and into the Downtown core. Our
approach to Morrison Bridgehead heights will consider the waterfront from Terminal One
South to the South Waterfront Sub-district

later in this memo, we propose an approach for considering a height change proposai for
these and possibly other blocks as part of a broader assessment of Central City issues.
Adoption of any changes for the Waterfront DOS area would require a legislative action
approved by the City Council with Planning Commission, Landmarks Commission and
Design Commission review as well as a public review process. This program of work could
begin this fiscal year.

3. Naito Parkway On-street Parking

The Waterfront DOS proposes on-street parking for the reconstructed west side of SW Naito
Parkway. This action is to be coupled with an evaluation of on-street parking (through the
removal of a northbound travel lane) on the east side ofihe Parkway.

Planning strongly supports the Waterfront DOS recommendation that Naito Parkway be
rebuilt with on-streei parking along the southbound lanes. from SW Ankeny to Stark streets.
On-street parking along these blocks will work to buffer the pedestrian, and will provide
increased opportunities for retail-serving "impUlse parking,"

Planning also supports study of the potential for parking on a portion of northbound Naito
Parkway. On-street parking on the east side could have positive benefits, but. as
representatives of the City's industrial districts have made clear, the decision to introduce
parking must fu Ily consider the impacts on truck access to the Guilds lake and Central
Eastside industrial districts. The work currently undelWay in the 1·5/405 Freeway loop study
could complement this assessment of Naito Parkway.

Portland Bureau of Planning Apn19.2003
Portlana Bureau of Planning 2 April 9. 2003
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Comments on other Recommended Project Elements and Policies

1. Residential Development

The recommendations for residential mixed-use development in the Waterfront DOS study
area are supported by or are consistent with several important downtown policy objectives:

"_The Central City Plan, Policy 3 (Housing);

!....._The City's commitment to residential production in the Central City through the No Net
Loss of Housing resolutions;

..Implementation of the 2040 Regional Framework Plan:

" Downtown Retail Strategy (completed last Spring): and

!....-.The Central City Transportation Management Plan goals for workplaces near jobs.

LHistoric Preservation

Several Waterfront DOS recommendations are consistent with Central City policies
regarding historic preservation.

_"_Sensitive redevelopment of surface parking lots within the Skidmore/Old Town and
Yamhill historic districts can help to -Preserve the visual quality of historic districts, . , in
keeping with the historic character (Central City Plan Policy 11, Historic Preserva/ion)".

" The recommendation to ';brand" the SkidmorefOld Town Historic District as a residential
address could help to .... , promote the City's historic sites and districts (ibid).' The
Downtown Plan describes the goals for the area's desirable character as, " . , , creating
new developments which are complimentary to the old in scale and texture" (Down/own
Plan. Planning.Dis/ricl # 5).

Planning recommends that the Waterfront DOS more aggressively link new development to
a reinvestment strategy for the stUdy a rea's historic structures. The Waterfront DOS
estimates that a significant amount of tax increment financing proceeds could be generated
by the proposed catalytic projects. While it was beyond the scope of the Waterfront DOS to
identify specific reinvestments in historic properties, the report should acknowledge that, as
in the Pearl District, retaining historic character and bringing new life to the existing historic
structures is essential to the catalytic strategy. The DOS area strategy should identify a
meaningful portion of URA budget for investment in historic structures starting with Phase 1
of the project.

3. Reconstruction of SW Yamhill Street for Through-vehicle Travel

Waterfront DOS also proposes the realignment of eastbound MAX Light Rail tracks on SW
Yamhill Street between Third and First avenues, While Planning supports improved
connections between the Downtown retail core and the Willamette River, we believe lhat the
combination of this proposal's cost, service disruption, and impact to a historic building
within the Yamhill HistoriC District could easily prove unacceptable The Watenronl DOS
does not make a sufficient case to support its recommendation concerning SW Yamhill.

To consider such an expensive and disruptive change, a clear statement of the problem that
is being addressed by the change and a more complete evaluation of alternative
approaches is required, Without a clear problem it is impossible to evaluate the costs and
benefits of different viable approaches that may address the problem for the same amount
or less money. For instance, it is not so clear that providing vehicular access is a sufficient
solution. One block away is Morrison Street, Downtown's other primary east-west retail
connection. Morrison Street includes full vehicle access connecting Naito Parkway to the
retail core and still is considered to have shortcomings similar to those of SW Yamhill Street.

Less-disruptive and less·costly approaches that should be investigated include trimming and
possible removal of some street trees, tenant incentives, storefront enhancements, and
investments in existing buildings. These could be dramatically less costly and potentially
more fruitful steps toward improving connections between downtown and the river along the
Morrison-Yamhill retail spine.

4. Urban Design: Height and FAR

The Waterfront DOS concludes that current building height and FAR regulations are
appropriate within most of the study area. This finding is supportive of Central City Plan
Policy 12, Urban Design, which directs that the Central City be enhanced" ... as a livable,
walkable area which focuses on the river and captures the glitter and excitement of city
living ... " and for developmenl patterns that" .. step density down toward the Willamette
River ..

The Waterfront DOS also recommends that the maximum building height and FAR limits be
increased for three blocks at the Morrison Bridgehead This recommendation is potentially
in conflict With the Central City Plan policy that calls for heights and building intensities to
"step down toward the river" (Central City Plan, Policy 12).

To resolve this conflict with the Central City Plan, Pianning recommends that an assessment
of these urban design issues be undertaken that considers the proposed changes in the
context of the height, FAR and other urban design issues for the entire downtown waterfront
and across the Central City. The assessment could resolve the policy conflict in a number
of ways including the following:

an interpretation of the "Stepdown to the River' policy that demonstrates that the
policy's intent and history of application eQuid allow for increased height directly on the
waterfront in certain locations: or

a reevaluation and revision of the ·Stepdown to the River" policy, based on a more
comprehensive analysis and public outreach,

It is important to note that the "Stepdown to the River" policy affects not just an abstract
notion of attractive building massing and relationships between the heart of the Central City
and its edges. The policy also helps protect views and, by extension, property values from
Downtown's office tower concentration along the Fifth and Sixth Avenue transit spine.

5. Downtown Living

Residential development may help activate portions of the Waterfront DOS study area that
today are perceived as unsafe, especially at night. This would help fuifillihe development of

Partland Bureau of Plannmg April 9, 2003
Portland Bureau of Planning 4 April 9, 2003
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a "vital '24-hour" city which encourages the presence of people and decreases the likelihood
of crime" (Central City Plan Policy 6, Public Safety)

Successful introduction of market rate housing into the northern "bookend" around Skidmore
Fountain will likely require collaboration with the area's human service providers. Central
City Plan Policy 5, Human Services, includes a policy statement that reads, "Reduce conflict
between members of special needs populations and other residents, workers and visitors to
the Central City." While it was not the focus of the Waterfront DOS, efforts to implement the
study's recommendations will inevitably need to address how the design and development
of improvements in the area interacts with well established human service operations.

Waterfront DOS Recommendations: Implementation Steps

1. Historic District Guidelines and Investment Strategy

The Waterfront DOS area contains two historic districts, the SkidmorelOld Town and Yamhill
historic districts, that are of paramount importance in Portland's desires to preserve the best
of its architectural and cultural heritage. The SkidmorelOld Town Historic District is one of
only two National Historic Landmarks in all of Portland.

Planning recommends that the rehabilitation and reuse of historic buildings in the Waterfront
DOS area be considered a core element of the strategy Phase 1 activities Should include
development of a program of investment in historic properties and amendments to historic
district regulations including the following:

Review and update, if necessary, the districts' design guidelines to make them more
effective and more responsive to the Waterfront DOS strategy of promoting new
residential development in the area.

ConSUlt With the State Historic Preservation Office (SHPO) and the Federal Department
of the Interior to prescreen design approaches for introducing major new buildings into
the districts.

Identify historic property redevelopment opportunities and structure financial or other
incentives to leverage private investment, and set an investment target that links public
irwestment in new development with investment in historic properties

Examine the impact of zoning, building code and other regulations on the developability
of specific historic properties in the districts.

In the context of a historic district, reguiations (design guidelines and zoning) often ensure
that new development complements the historic character. Zoning has been used to limit
new development (height and FAR) in historic districts thereby increasing the attractiveness
of reinvestment in existing structures and to limit new bUildings to a scale similar to that of
existing structures.

There are non-regulatory means that could be used to promote historic reuse and
rehabilitation. As part of the Waterfront DOS, the National Trust for Historic Preservation
identified ways Portland could enhance its financial and other non-regulatory incentives for
preservation and reuse of historic structures. The City's Historic Resources Code
Amendments process. now at City Council, may recommend some of these approaches.

Historic preservation should be considered a core part of the Waterfront DOS strategy.
Specifically, the overall project budget should explicitly include funds for investment in
historic properties in proportion to the funds allocated to new development

2. Zoning and Comprehensive Plan Changes

Zoning and Comprehensive Plan changes to allow taller and larger buildings along the
waterfront can only be adequately evaluated and defended by iooking at the implications for
more of the Central City and downtown waterfront. Planning recommends that the City
undertake this analysis as part of a Central City Assessment described below.

3. Street Direction Changes

The project recommends that three east-west streets be changed to two-way vehicular
travel flow. Changes to the function of Ash, Pine, and Oak streets may improve the
perceived accessibility of the area to vehicle drivers, and may mitigate for the diminished
access caused by the First Avenue MAX light rail alignment. Two-way vehicle travel is said
to improve retail perfonmance.

The Bureau of Planning believes these measures require further study and recommends
that a one-block stretch of SW First Avenue, between Salmon and Main streets, also be
conSidered for two-way travel. This change would increase vehicle accessibility into the
Yamhill Historic District from the Hawthorne Bridge, and mitigate some of the impacts of the
vehicle prohibition on SW Yamhill Street between Third and First aVenUeS.

4. Naito Parkway Truck Study

The Waterfront DOS proposes redevelopment of the Morrison Bridgehead Possible long­
term removal of one or both ramps that connect the Morrison Bridge with SW Naito Parkway
have wide-ranging transportation impacts that must be fully analyzed. Similarly, the design
of northbound functions on Naito Parkway include complex and much broader transportation
issues. While desires for residential development in the study area are clearly assisted by a
"calmed" Naito Parkway, these advantages must be balanced with regional travel concerns.

The Bureau of Planning believes the Waterfront DOS approach of designing the northbound
side of the Parkway for two through travel lanes with the possibility that one lane be
replaced with parking in the future is a measured approach.

5. The Central City Assessment

As part of the FY 2003104 budget. Planning intends to undertake an assessment of the
Central City, updating our baseline understanding of Central City conditions, issues,
progress, trends, development opportunities and development potential On a regular basis
we are faced with questions about development of individual properties in the Central City
that could have implications for the entire Central City. The lack of an updated
comprehensive assessment of the Central City has hampered our ability to make decisions
about these questions. We are hampered by unresolved technical planning and design
issues as well as by not having the information to answer public and stakeholder concerns.

The products of the Central City Assessment are intended to accomplish the following:

---_.._------
Portland Bureau of Planning April 9, 2003 Portland Bureeu of PlenJJing 6 April 9. 2003
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_0_Compilation and assessment of the cum ulative effect of past, current and planned
development including private projects, PDC projects and other public sector activities,

Waterfront DOS Implementation Actions with Bureau of Planning Lead

Later Phase

Blod<s 2 and 39
Implementahon strategy

-_..j ..

I City:

eing
aito

ts in
1

n

nd
y

i
... ,·..-il-------

ie:: !
!

menl

Study massing, s\reet level uses and activities
(including edge definition), and movemenV
circulation

. Area of Focus I Initial Phase
=--..........-.j-:.:. .....

Historic Design Guidelines and Investment Strategy
..... .•.•_---_._----_._----_ ..•_.

· Northern Bookend - Prepare Skidmore Fountain and Ankeny Plaza urba
Blocl<.s 10. 11, 33. and design analysis ami investment strategy:
34

Develop a program of guidelines and investmen°
Ihe space and the bU~dings on Blocks 34, 33, 1
and 1010 improve Ankeny Plaza.

° Identify how coordinated design, reinvestment a
revitaiiz.ation should bridge the FirSl and Anken
rights·ol-way,

° Coordinate efforls with near·term design work b
undertaken for Ankeny Pump Stalion and the N
pedestrian crossing.

Address implications for James Beard publIC mar1<ct.

Develop a stralegy for continued operation of Saturd
Markel, undel'$tand in9 that portion. 01 the block wh
they now operale may be redeveloped if) the middle
tenn,

... ........ -

· Southern Bookend - Consider height and FAR changes as part of Centra
Blocks 2. 39, and 40 Assessment and analysis of waterfront development

trom Terminal 1 South to South Waterfront
_.... ...._-.._.

Historic Di.trict oompatibility stUdy:

° design solutions and findings of compatibility
;

° Address SHPO and Federal Landmarks
re-quiremeflts.

I 1----, .. ---- -_._.. _.. _ ... _---
Explore alternatives thaI would allow development 0
Blocks 2 and 39 (Morrison ramp blocks) around Ihe
existing ramps.

.. .... _-
· Wale~ront DOS Area Undertake an urban deSIgn study to update, it

Urban Design Study necessary, SkidmorelOld Town Design Guidelif)es.

. ACldr"•• approaches to integrate new develop, with histone conte'1.,

While the Central City Assessment will be a study of the entire Central City, we will be able to
simultaneOUsly consider the specific issues raised in the Waterfront DOS, Planning proposes to
undertake a legislative process that would allow consideration of some version of the changes
recommended by the Waterfront DOS at the same time we undertake the Central City
Assessment.

Key deliverables include:

Analysis of change since the creation of the first Central City Urban Renewal area and
adoption of the 1988 Central City Plan
Analysis of marKet cond~ions and trends
Analysis of urban design issues
Analysis of zoning bonus system
Coordination wI update of CCTMP and the Freeway Loop Study
Coordination wi and analysis of transit and other infrastructure projects
Analysis of options for phase out or extension of Central City Urban Renewal Areas.
Analysis of need for and alternative approaches 10 updating Central City Plan

Summary of Implementation Actions

_0_Provision of information in support of PDC's consideration of the future of central city
urban renewal districts.

.. Evaluation of the continued relevance and effectiveness of central city development
tools and regulations.

•...Consideration of current and prospective market conditions and how they could affect
the shape and the pace of central city change.

Planning recommends that PDC and Planning complete definition of a scope of work and
commenCe a jointly funded effort to undertake the Central City Assessment, the Waterfront DOS
legislative project, and related work on the Waterfront Historic Districts strategy and regulations,

Essentially, the timing of the Waterfront DOS legislative project would run coincident with the
Central City Assessment. Legislative projects of this magn~ude typically take twelve to eighteen
months, Planning understands the time sensitivity of the development proposals recommended
in the Waterfront DOS and would work with PDC to compress the project as much as possible.
The interim deliverables of the Central City Assessment could be designed to provide the
necessary input to evaluate the Waterfront DOS height and FAR issues and design alternative
height and FAR proposals, The ultimate timing of the legislative project will depend on several
factors: public support, progress on the historic distriel issues, project resources, coordinOition
with related projects such as the design of Naito Parkway and the Central City Transportation
Master Plan update.

The following table summarizes Planning's understanding of the key elements of the Waterfront
DOS, the next step projects that are needed to implement those recommendations, and the
agency roles and responsibilities for those projects.

Portland Bureau Df Planning Apn19,2003 PDrtland Bureau of Plallmng Apn/9,2003
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....... :.:t..•• -

Historic Preservation Historic District investment strategy: Invest in specific adapfive
reuse projects

• Identify largel sjtes (or inv@.lment in ni.torte
reuselle habililation.

· Seek commitment to a mutti-yea, level of inve.tmenl
in historic projects with funds resulting from new
development in district.

· Design solutions to assure compatibility of new with
old.

· Address SHPO and Federal Landmar1<s
requirements.

Waterfront Park! Naito Contribute to design of Ankeny and other hign-qualily
ParJ(way Edge pedes1rian crossings of Naito Par1<way

~ .. -- --_.
Coordin.te urban design of Ankeny Plaza with design
development and implement.tion o(Wateriront Park
improvements, especially tile near·term effom. at Ankeny
Pump SIal ion.

Downtown Living Collaborale with numan service providers on a strategy Under1ake strategies
to address Ihe relationship and impacts between the
design and development o( area improvements and the

I human service operations in the district.
.........·.·~·A'"'"

Conclusion

The Portland Bureau of Planning supports of the direction and general recommendations of the
Downtown Waterfront Development Opportunities Project. The study area contains some of
Portland's finest historic buildings, and real opportunities exist for new development that
improves the area. To capitalize on prOXimity to both Tom McCall Waterfront Park and the
downtown core, the report recommends the development of a residentially-focused district, with
1,000 residential units as an important threshold. The market for new residential development
is to be proved by two catalyst projects, along with on-street parking on SW Naito Parkway's
west side. Taken together, these actions represent a bold step in rekindling market interest in
the area. Allocating public resources to support these steps will be a key component of the
strategy.

The Bureau of Planning is eager to assist in moving these and other actions forward. Several
project proposals are contingent on an urban form analysis and recommendations for change
that are embodied within Planning's Central City Assessment. Other Bureau of Planning
actions, including revisions to historic district design gUidelines, may be found to be necessary

We believe Downtown's eastern edge can and should be the focus of new vitality with a
residential em phasis, as recommended within the Waterfront DOS. We are eager to assist in
making this Vision a reality.

Porrland BlIrerJU of PI<Jl1nil1g ? April 9, 2003
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~PORTlJ\NDE TRAN°SPORTATION
HI'illlt

Willil'lm~

!J '1"1 1.~· Memo

Jim F,·al1u~sr.ou., Conunlsshmer
11:0 S,\Y ''jill '\\ l·~! I ;(~. ~lli;r. ~OO

f'.,rH.1I111. OH!CIJll D7:.!()·l-1<!1·l
(.=)(nj ~~.V)IK=)

r:\\. (=)(Uj S1 ~ 7,")7f; Ill" :-='.?:l,·7:r'l
IDD (:>(H) ~..!:-J.·(jSE).'-l

+ A large percentage of Ih" traffic on SW Na.'O Par~way has a Southwest Portland ong;n. The
Soulh Portland Circulalion Study rde.otl!led the following transportation ,mprovemenls 10 reduce
regionaltraHic from SW Naito Pa(kway.

Dtrect ramp connections. from Ross Island Dridge 10 noithbound 1--105
Direct ramp connecllons from sou1hboulld 1.405 to th~ Ross l'filand Bridge,
f),rect rarnp linkages between I 405 and Macadam.

FrOm the Central Eastside. the following Iransportat'on projects arE needetlto provide for allernafive
southbound 1-5 access and result in less reliance on the MOrrison Brrdge and Na;to Parkwa~ for fhis
access:

The fol~owing memorandum is intended to provide background information on Naito Par1<.wayand general
comment on the transportation recommendations on the DRAFT Downtown Waterfront Development
Opportunil<eS Project Report. This Information identifies previous efforts te> examine transporlation system
issues Ihat impact the current and Mure character of SW Naito Parkway, and have been ,ncl)rporaled into
the Transportalio~ System Plan (TSP). The following memorandum also provides for an ove",iew of
t(ansportation polIcies for SW Naito Parkway. Th's memorandum supplements the informalion from my
Mareh 20. 200 3 memoran dum

Southern Triangle ImprQvem'2'nIS: ImprQI,''t'! IQCQI street networlt and regfIQnal access roules in Ihe ares.
Improve freew<ly access route from Cp.rUlal Fa~tside In<1115tn31 DI50lric.t 10 1-5 southbound via Ross
Islafld Bridge.
SF 7thiaT Con!lectlon: Construct new sHeet COl'mcclion {rom i" to ai" A"'~IIU~$.at Oivi:;IQII Slrl;'el
VVC:ller Ayenue E:den:s.ion: COllslruct new tv.'o·lane e.X!enslon of stfef!1 wilh sidewalks, bi(;yd~ lalles,
aJ'ld landscaping to imrHQve access to 1~eWillamette River Grccm'l.£lv.
Ro'Ss 1s.IL:UH1 Bri(jgc-llnprnvL)ments; US 26 inte1ctlange irr.provement on easl approach 10 Ross Island
Br'dge.

Summary and Recommendations

Th@ history of SVV Naito Parkway, formerly known .s Fronl Avenue. IS linked to evoMion of the City of
Portland. The public discussion over the characler and appearance of the waterfront and Naito Parl<way is
as old as the City. The de~ire to Improve the linkage between downtown and the waterfront and across SW
N.ito Parkway relates to the transportation connections 10 this facility. Or, more impor1.1lnt the lack of
adequate connections to freeway system from areas outside the down1own core To reduce the through
traffic or th" non-downtown traffic on SW Naito Parkway w,1I require transportation system 'mprovemenls
from eastside. southwest, ana norlhwest parts of Portland. l'he following summarizes the key freeway
system improvements:

Recommended actions ror the Duwntown Waterfront Development Opportunities Project are.

North'N"st Front Avenue transportation study will need to be complpted to pvaluale travel
patterns and identiries transpartalion deficiencies between the Nor1hwest Industrial area, the
freeway system. and Nailo Parkway. This study would 'dent'fy measures to provide alternahve
access to the regionallransportat1on and meet the street classification objectives in the TSP.
The Portland Office of Transportation is undertaking lhe Truck Access and Circulation Study
Ihat would examine overaillruck access issues for Ih" Northwest Industrial area.

.. As part of any process to consider the polential removal of the Morrison Bndge Ramps, the
r~port ne!p.ds to .rlcknowledge traosportalion system improvements identified In the I SP a~

important complimentary actions th.at need to occur pnor to the ramp removal. These include
Ihe projeci identi~ed above for both fhe Central Eastside and the South Portland a(ea.

.. An issue ldenllfied in the Downtown Waterft"ont Development Opportunities Project is the traffic
ITom the Northwest Industrial area There has not been a sludy 10 evaluate the traffic pallerns
and transportation system deficiencies to address this issue. ThIs sludy should reocommend and
fundon 9 such ~ sl udy.

Historical Growth and Development of Front Avenue

Fronl Avenue. renamed to Na,to Parkway in t996, was the place 01 Portlands gene~is Since the City'~

beginning. the character 01 this slreet has been linked to the developmenf of downtown waterfronts. In the
very early years, it was the microcosm of today's city where one could fino residences. wholesale and retail
businesses, governmental and social gathering places. and the port all within an area two blacks wtd~. By
1851. when the City was incorporated, the towl1site extended from the river to 51n Avenue_ Portland's first
sawmill opened near Front Avenue and Jefferson Slreet, and the f"SI real hotel, the "Columbian', opened at
th€ comer of Front Avenue and Washington Street. In 18Sn, ~ building and private dock: was constructed on
the east side of Front Avenue, survivIng challenges for public access to the river which culminated in an
i8Ba court decision declaring that pUblic rigf)ts to waterfront were invalid.

As POr1land grew, ~he chalacter ii3nd rolE of Front Avenue changed. By 1870, the elly'S population increased
to 12,000 The majority of retail activity had shifted to First Avenue and ornate two and thre~ story brick and
tron strUl::tures were bUIlt. This pattern was reinforced by the Portland's first horsecar line along Firs.l
Avenue Front Avenue became a linear WhOlesale dislrlct InCrC<iSlng crowded with the loading and
unloading of bulk goods Portland', h.rbor stretched along Fronf Avenue trom JeHerson to Everett Street.

By 1907, the waterfront alo~g Front Avenl,e had decaye<l and become unsightly. Frequel1t fiooding occurred
and public concerns were raised to address problems with the antiquated 5~w~r5. In 1921 a waterfront plan
was developed by City Engineer Olaf Laurgaad, which recommende<l removal of ~ging piers and
construclion of a seawall and sewer ,nlereeptor. By Ihat time the existing port facililies had been oUlgrown
and were being reloe;,ted to No~hwestPortland and the Rivergate area. The 1921 plan proposed removal
0' all structures along the eflstside of FrOf'lt Avenue, widening the street, and construction of a freight tram
and interuroan bypass or the downlown cOre. (The United Railways Interurban line was located down Front
Avenue from 1906 to 1040.) The Plan also prnpo,ed a 7.5-footwide public levee along the seawall. a public
rr.arket betwE::en tht:l Morrison Bridge ~nd Haw1hcrne Bridge, an interurban terminal betvveen Morrisorl and
Alder Streets, and wholesale war€hO~ls.ng between Oak. Street and the Steel Bridge.
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The lr.1IIr~Fl8rd r,lan enf)'~led ·"'·l·:le cubli:; SLppcrt .c.nn :he ~e·....;er C)n:j SC,8"NClB POfliCps ·~...eri2 (;.:,;.rnpleted m
107<:) Tho, projecl sp03rkee! ,) ,en(rhy 'kenle OV~" ~o,,: the and between tile se,;w,,11 "nu ,rant Ave1ue
sho~1I(1 be 1I5sd-sor.le sr...:·ocrtirg mc·ro·...·c·ments t-::> create ~n effic'ent transpoftntiun systcrr. and orhers
sup:>orling l'le ,Jev",b"menl of ,,'1 c>,>anded rive,fro"t ",uk The Ide,) of <In lr.terlJrban bypass '.'ias
O:'"c'nmlly dmpped Tile suggest,ol1 (Ol the [ll,blic rnarketl::>ok Ilold <lnd 11115 'Clcilil'jI wa" c-penF.c1 'n '<lIt' 193:;.

[3"lwe"n lc):l~ 01'el 19~O. <J:tcntion shIfted I·::; '-"3/5 of de<Jlrr>a Will' tlK: ""rt9 poplll3rily of tile alilomot·.!e.
The ide3 of de'JelrJpir'g ~ne nV~lh:;nt.;1s a lrnnsr:ort?t C:"'l r::orr dar 3nd a rali bypass of d8'Nr:to\ovro r.ongestlon
ClS r'rst ""~~ested in Ihe 1921 Lall 'ga~rd [lIn". was r!;bQrrl 'his IWle <15 <I l<JcrdW<ly Belween 1['40 and 1943.
Harbor DriVE' W;;IS constructecl CIS a ~f;:'!Pd' O:lted ?xpre55w~y llnk:ng ~arl)er Boulevard emu Irlterstale A.....enue
va he St",,1 fkd[JE' The rerr'''''''':l~ buildings "elween Fr::>nt .A.venue ar>G 1'1" s""wClIl were tarn down. F'or>t
AveNle was wide1ed 10 De:ter seeve as a t"onlage road dislrlbuh:·n :r;)lfIG II' <"Iel Ollt Gt :hp. cil'; ·:ore At Ihe
sClm~ time. ttle blldge ~,prrcactl~s ·j\·cre grc;,de separ.:l:ed to:1 ow for SrlOOttl trClfflc ClrCU a:IO:""1 The sea','",'all
es~!anade rCrTli:linEd 2!) fp.:f..ot wkJe and the area bet ..o,repr1 Fr{)nt .,e..veIlJe (lnc Harbor Dr:ve was 1::HldscClpprJ

I" 1951>. tile :orn'o, pllbLc "'arket b.lI'd:ng ','IClS pu,cilClseo by toO" Clly "'1<1 ,Jell1crhsllCd Shortly t1lHreafter. a
Cit·; Club Comnllttee on the '::alerf"onl p,lllli"",ed a reporl recon'mending the !;"'pansloo and "nprov'Wl"nt of
tile [l3r, WltllOU: ":i!dening Frolll Averue A nl1e-memoer study group Wn'" "rpcin:ed b,. Governor 10m
McCall te evaluatE: the 'utur", of HClIl;cr Drive h 19r the Govecn:)r d'lcideo 10 c'ose H"rbor DrNe and
c>:pan-::: ·~·,'3ter1~ont .:."ark to encon1fJ:lSS t'le I2ntire 8rea bet\\'een the River i.HIU Frunt A\;C''lue VJith the
complellon ::>1 tile InlHsl3t" FreewGY syslem ar,:)u1d tllS City co"e. t11e bYP<Jss functlo~ c' Harbor D'ive cO\lld
be elirnin"l<=d.

I'\y 1(j75 Iwo plans Ilad been de'~elore(1 :0 fililcle 1110 fl,Ure of Fro11 ""ven',Je The DO·.....110wn Plan and the
Downlcwn Parkl'19 alld Clreul",tiQn Policy scr9aesled '.11 at Fror,t Avenue be dose,'j bel'loieen Tayl.:)!' Streel
anc Stark Stree~ 1t"e ~""/ate~ront Plp.n hO'wever recommended ~hat Frnnt A'~'el~ue become a ''tree-lined
bouleV3rd and tllUS bOCOm",\) ~Clrt of :he p03rk .. SUbsequently. Fro,'1 Ave"ue was imDro ....ed as a boulevard
and the Idea 01 t-r!;oki"Q F,o"t AVf'n,lp' betw~en Ta,.l:)r an::! S:"" Sl,<=e:s '",ere dropped

AdrJitionalmo:' Ilcat,o'ls :.0 F'olll Avenue occlJrred <JS a rcsult 01 Iw::> sel'Clrate rrojeelR The R<l',fleld LRT
Proje~t rem,)'~ed tile soulhbollnd re'np connecting Ihe Sleel Brld·~e 10 F'or.t Avenu". The Portland
Development CCmmlsslon wor~,rng I',';th Ihe Portia 1d Office of I rans~·or lell"" r"moved fhe Kelly Sireet
Ramp be:'""een F IOnt A,'er.ue and HarMr Dri';e "" ""rt of tile frrst 0·1;:1SC ot :Ile South Waterfrc 01 Proiect.
lioth of these r,~mr,.5 WerE' part of Ha'bor Drl'/C'.

Policy Analysis

Tod",. Fmnl A·_enl.e and Ihe Morr'so" B'dge previde f'" imC)ortan: Ilnks:o lre regional free"....ay system Th"
~rescrlt conf'gllratio1 of tt'e free'Nay s,·slt-rn does n:A r:rn··Jidp. for;.:l complete set 01 on ~:H';J oH-rcHnps,
A:c",ss to 1-8-1 Clrld I":; No":h iR prcrvlded al Iro Co,SI-(>IId of U1E r'Jlorriso'l Fll!dge. In the Cell',ral Eas!s!de TItIS
",:sults in lr;:tlt,c t·ow ti,e North'""e;;1 and SOllt"'''esl Portland IJsi,,~ SW N,,:Ir: Parkw:lY 3nd t~e €<Js:bound
ralllp 10 "cceRS 1·84 or i ,t North. The Merrls"r i>ringe prcv,des lor Ihe r'losl GIfer:: rol;le tr: access '. b Soutll
~rorn Ih~ Centra" r~st5i;je. c~ose 1'1 SOU:h8dSt Purt:and r2ighb~rlloc·ds.ana t!10 NV'J Fr/.)nt A ..... ~nLJE inrJtJR~ri31

area. rill' rCl'lo'JElI of Ilarbor DIII'e did "·01 adelr",s these syslem def;clenc'es. Tile 11 gl""""1 Jesign <Jna
cnglnCiYlrlg occur ;;rior 10 I~e de.....eicpment Of the 1(J72 D·~,wr.lowll Plan.

Since the ndO:Jtlon of he Dn·:lnlo·.....n P.an. tl"'lere hi)'./-:= t'e(~n l111l11erOl.i~ plan p·:)lices an-cl s.tudu::s that aHect
th.e role ;:lr·j fU:lc;rO" "f FrClnl Av"n'Je With Ille elrlr,Ir<lIICn ::>1 Harbor Drive. Ihe over0311 asp ra:!Ons f::>r ~rO'lt

AVenl;f:' h,3ve t:een ttlU rrmin faC\.If; Q~ these plans pOliCies, dud studies T1f.! transpor13tl:)1"! s/stem-'lJ1de
Imprc .... enlert-::; that nee-dod te 'm p;ement tJles~ VIS cns h~)","e- beer limit~d ;:tnd ~p the Issue bi ·isst:e b~s s.
:-he follo':ii:19 Sl~ml11C1rIZes. the ~uhcy dncJ pl:31l CO'):e::X( for rro1t Avenue.

As mertlo'led in the ::reViOUS S6ehor! the Do'.'..rto'~·n r'h.:Ul i)'lU the DowrtO\""ll Par!<:inq ;3nd CI~c:Jlotion rOIIC;;
;DPCP:, ero'J,"Ir:n""~::tstrorg l;octe~t"a1 11k""l"·fr",, or V",ll,,:ul<Jr Ir<lll,,~. bet',':een walerJ"onl a1d tI'e 'e1311
core. ThE=! V·Jp.tf'!rffonl PI()11 Itl~t w~s cH.lupled i-f1d ir1rl?lrerl:t::'~f eSlatl'stlerJ Frcnl AV'::'llie ~s ;'1 lin~.1~

b:':)l.lo·.:~rd l"l :'18 ::jowntC"A:n cere ,:Jrea lOne ncxlllr,·:-Iatf:.o of he DPCP (j~~I~;n~;.tef.1 Frc·lltlwcnl1c (;IS ?l Traf:ir.
/'CC0'SS S~Je'2t 'JJhici \"....ere irte'1(Jed l::> provi(j(; for dr.:(-::r':::i~ ~o lhe dn·...'nt::J~·in ~l"!(1 :tlereforc nolfl 'OL:l0' fer

Ihrot'gh traffic. The DPCP was replaced in 1995 by Ine Central CJly Transportallon Management Plan
ICCTMP). The CCTMP retained :he Traffic Access Street clasSification for Front A"enue. The Morrison
Bridge Ramp5 .13f~ Lncluded as p;:ut of thiS designation. The GCTMP was most recently incorporated Inla the
City of Portland's Transportalion Syslem Plan (TSP) in 2002. Changes to the bridge ramps will require a
comprehensive plan amendment 10 the TSP.

In 1995, the Portland City Council rejected a resoluliotl to accept Waler Avenue On-ramp Project. Th,s
project would have provided tor a direcl southDound 1-5 freeway access from the Cenlral EastSide. This
would have replaC<'!d the need for eastSide traHlc using the Morrison Bridge to Naito Parkway to access 1-5
South. Alternalive freeway access and street improvements were idenMied These improvements w~re

incorporated into the TSP. The following are the transportation projects inlended to improve access from the
Central Eastside \0 the f'eeway system:

Soulhern Triangle Improvemenls. Improve local slreel .etwork and regional access routes in the
area. Improve freeway access route from Central Eastside Industrial Distrid 10 1-5 southbound Via
Ross Island Br;dge.

SE 7th/8lto Connection: Construct new street connection from 7:
1
, to ath Avenues at Division Street

Water Avenue Extension' Construct new two-lane extensIon of street With sidewalk.s, bIcycle lan~s.

and landscaping to improve access [0 the Will.amette River Greenway.

Ross Island Bridge Improvements: US 26 interchange improvement on east approach 10 Ross
Island Bridge

In 2001. the Portland Cily Council adopted the South Portland Circulalion Sludy recommendation. This
study provided for a long-term vision for the portion of SW Naito Parkway between Barbur Blvd. and
dnwntown. Recommendation called for Naito Parkway to resemble 3 neighborhood collector ~hat WQuld fit
within the character of the CorbeftiLair Hill Neighborhood. An important part of Ihe recomme.ded plan was
10 take non-loea I, reg ionat tr3ffic out of th e heart of Lai r Hj I Neighborhood by provid ing for improved
connecllons between the Ross Island Bridge, 1-405, and C1owntown. The ,ecomm~ndatlons for Naito
Parkway Include a roadway wilh one-Jane in eac.h direction. parallel Dn-~treet parl(log. and where feasible
reconnecting easl-west Slreels with Nailo Parkway.., hiS sludy revised the 1976 Sault> Portland Circulatoon
Study that recommended the clOSing of Fronl Avenue. but did not receive City Council approval. The
following are recommended t~ansportation projects identiried by this study that would improve regional
connectIOns and remove regional traffic ttle Lair Hill Neighborhcod:

D"ect ramp connections front Ross Island Bridge ta northbaund 1-405.

Dlrect ramp c.<lnnections from southbound 1-405 to the Ross Island Bridge.

Direct ramp linkages between 1·405 ano Macadam.

There ha"" been no studies 10 evaluate the transportaloon issues related to NW Front Avenue and Naito
Parkway. The Northwest Industnal Neighborhood Association '/oiced concerns when on-street parking w..s
added to NW Na!to Parkway ITom the Steel Bridge to the Broadway Bridge a.d the impact. to freight traff!c
If number of lanes were reduced 00 Nailo Parkway thraugh the downtown core. NINA requested Ihat NW
FrOrll Ave nue be part of a larger stud y to evaIuate ;Is Iong-term needs For rre ignt movement.

The Regional Transportatron Plan. RTP. Freighl Designations acknowledges that an 'lntenm truck aCCess
Irom the Cenl",1 Easl$ldc In""slnal Area 10 Southbound Intestate 5 shall be provided along the Morrison
Bndge to Naito Parkway unhl an improved connecllon is constructed. Naito ParXway is deSignated as a
Collector of Regional Significance in Ih" RTP

rhe Federal Highway Administration deslgna:es facilities or federal and regional signIficance for freight
'l1obility,the National Highway Syslem INrlS). The Momson Bridge is designaled as NHS Connector Route.
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As ~ result oi issues f,LlISed by' tile ,l\sscudliol" for P·:xtlr::md PrG~rf:'s~ re';;:=Jrnirq thp.ir ,,:,:oncern or: I::>sl of
CGIXlCi;'i in an·J o'Jt of Ihe Cernal C·ly. PDOT has "doptec. a Centrai C ti Poia, Capacity Policy. Prqeets
th"t imracl Ce,:ral City por:als nlUst documellll"'. 'ITI"C\<:IS ·:>f t,e Ivst capacitv. 100< for possible mitigation
efk·r.s. ":ld In'JlJlve the ::ubIIG in ltle pr0J"C: cBsl;;n. This rolicy apcl·es to all crojecls on a portal!i1a:

ResL.lts Ir Cl pcnra:1enl C'5S of ~ gp.nF..or,)! purpcse lr.)f~:c I;:me
ResLits ir' Su DS:dllti,,1 nEldal t'"d"'cff
R:esl,;lts Ir Slll}s~C:tnlialctl,tlrl·;;e n mnnag:"lg :rp.ffic operarjor.s or sigrahz.atlon
ResL Its II' <J !c:,·,pvr",y loss of capac Iy :hal IS sxpec'.ecl 10 last Ire's IMn ore yedr. ·"r wilEr"
sep,u<lle lempora'y 8cli'-!II'{>s haVE d siqllf·cant·c\.rrulalive effect 011 a portal.

If yOl.J have ~n':t' que5tlQIlS on the In1orn'a:ior~ drHJ rEcomrnend;lti~n~ in :his memorandum please (,,81 "'H~ at
5:13 823-7734

References:
The follo ......ing dO~L1mente., ·..·/e~e used as Ir.fOtrli:ltlo:l SCur·:C:S.

: rO"1/"-'VE"'Y,j~ i 'i.Hl~p()r1ittlor· :=itlld,.. Fil1:l1 R(:pc"J11 B':J~IT~.c1C!vml-()arnell. irK .. .)8IlLJgIY. 1990
::'Ilanning Gl.idelin!2'~;.:r: Ir[l;~nl r1o....Vl1tO....... ll PI;,.m· City Qr Por1land: ~ '?'::'l'uat'~ ~ 972
::'O'Ol111C:"Nr"': Pt.ro<ing ~;!"ld Cir::u'Cltioll P(oh.'::~·. Cit)' o~ P·:lltl.:HlG F~·d.HlJ;HY 2f.-. 1875
:;'o',mlo'.'.r·· r';!II(illg ZH,d CII:::ll (Juon Polic~'. City of P·;llll ..HIlJ Oc~nht::r H!Hlj
C::(~.'11r;lj (';Ily Tr(1l1spC,!121tll)P" r·."~r.39E'l'rlerl: ;-11,;)11, CI1:.,r of Por11iHld n{~'~~(:rT1ll(~r 100~

Tr8nspOliatlor- S'{s1ern f-'i,;rl. ?~JlIc:r.~ im:i Sys.tP.I~: Irnpro ....r;r11cnts: CI~Y (lr fJr.Jr118ncl Odc-bp-r. 2002
~E-gl()·1.a17IansJ..K)·1;j'(:':l rl~H1

C~r.1r<~i City Port<J. Ca[J~citl' ProcedurE:. VIC RI1:2lj8S. f)DUT DHiHGlul. Miiy' 31. 201)1

1'1 . ~ 1'1'';'
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T R I® MET Memo

Date: April 11,2003

To: Amy Miller Dowell
Portland Development Commission

From: lillian Detweiler

SUbject: Comment on March 28, 2003 Draft of POC Downtown Waterfront Development
Opportunities Project

Thank you for the opportunity to comment on this draft report.

The report recommends a bold future for the study area. Beautifully presented ideas and images
illustrate the rich opportunities identified for the district in a way that even the less visionary
among us can get excited about these possibilities.

TriMel is particularly supportive of suggestions for enlivening the Skidmore Fountain plaza and
MAX station. As a short-term measure, we have increased our transit police and security
presence to address undesirable behavior at the station and on the MAX. We also plan to install
security cameras on the platform. TriMet supports the proposal to develop an active use such as
a health club that puts eyes on the station and activates the plaza more hours of the day. This
would clearly provide a more lasting improvement for the area. Housing would significantly
reinforce this change in character.

Page 59 of the draft recommends that, "TriMet consider a reconfiguration of the MAX tracks on
Yamhill between First and Second to allow for vehicular traffic to go lhrough on Yamhill."
TriMet has already submitted to you a preliminary analysis of this proposal. As was noted in my
March 18,2003 memo. TriMet has serious concerns that the significanl costs and disruption that
would be incurred would outweigh the benefits ofa reconfiguration. If this proposal continues to
be of interest to POC, POC needs to identify funding sources and lead the discussion of impacts
on the downtown.

Page 59 also suggests studying stop locations. This recommendation was not previously
discussed wilh TriMet. We have no analysis of this proposal, but it would appear that the
Morrison Bridge location could replicate the undesirable environment at the Burnside Bridge.
As the text suggests, discussion of station consolidation would probably be more fruitful when
more is known about the character ofdevelopment on blocks 2 and 39.

Thank you for your consideration of these comments.
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AMULTNOMAH COUNTY OREGON

Pag.l' 2
4-4-0:1

C(,mrtleTlls 0" "!\·1an,h ~R. 2003 Draft" of
PDC DOWNTOW:-I WATERFRO~T DEVEI,OPMENT OPPORTUIITIES PROJECT

DEPARTMENT OF BUSINESS AND COVlMU",TY SERVIC~S

FACILITIES AND PFlOP~R"" MANAGFMFNT OIVISIOrv
40' I\; DIXON ST
PORTLAND. OF>EOON 97227
(~:.>3) 9a8-3~~22

MEMORANDUM

To: Amy Miller Dowell AlA
Portland Development Commission

FlQARD or COUNTY GO'~MISSIONFAS

DIANE LINN • CHI\IHOf-'rH~ ~OAI-II}

MAR A ROJO DE STEFFEY • OIS"'RICT, COMMISSIONER
S[RENA CRUZ • l)IS' 'lIe I 2 COMMISSIO/,;EP

LISA NAlro • nl~",:,".qICT 3 r.OMMISSIOl\Erl
LONNIE ROBERTS • OIS"'lICl • COMMISSIOI\EH

1. (:cncric COUllt)' Position:
a. Prolccl \-1ullnomah COlJllly', ability to ope.-aLe, maintai", and improve the three

County brid!;~hcad, in lh" Slul!y Area: Burnsid~, \-10rri,on, and Hawtbol'n~.

h. Ensure adequJI.; study illld put'lic input rcgardi,,~ [he tramporlali"" value of Ihe
ML1lTi,on Bridgehead ramps. incllJding tl1<' circular ramp,.

e. ETbur" availahility of s~lisr~ctory and econumical oplion' for Molor Pool
Opcrations, including pool par,ing, flleling and COllllty rc<juireJ downtown parking.

From: Jim Emerson
Multnomah County Facilities and Property Management

Date: April 4. 2003

RE: County Staff Comments on March 28, 2003 Draft
DOWNTOWN WATERFRONT DEVELOPMENT OPPORTUNITIES PROJECT

Thank you for facilitating the participation of the County in lt1e preliminary planning for improvements to
Portland's downtown watertront. Through time spent by Doug Butler on the Stakeholder Advisory
Committee and myself on tt1e Technical Advisory Committee, we have gained added appreciation for
both Ihe positive outcomes awaiting development actions in this vital part of the City, and the
complexities of aligning the interests of many private and public partners.

This memorandum conveys comments from County staff in the Transportation (Bridges, Roads,
Bicycle/Pedestrian.) Fleet (Motor Pooi, Parking, Fueling,) and Facilities (Real estate/asset
management) Divisions. While we all find the potentialities for City improvement interesting and
positive, our role is to point out our understanding of the County's generic initial position as well as
areas of unclarity or concern in the Draft document. HopefUlly, these comments along with those of
other reviewers will lead to a stronger document and a strategy without significant pitfallS.

An official County position with respect to the generic DowntowR Waterfront Development Opportunitie~
Project, or on any speciiic action item within it, is the responsibil ity of the Board of County
Commissioners. We anticipate that POC will be presenting the final version of this document to all
affected elected officials over the next several months.

Please contact me at 503·988·3322 ext. 26246 if you would like to discuss any of these comments.
Thank you.

cc: Doug Butler
Michele Gardner
S"n Ghen,;
TllmGum"y
Kar"n Schilling
[)t1k" Shepard
Ap'il Siehenaler
R. ['''tn Wile",

J. Replace the revenue stream from :-'-1orrison Bridgd"'ad parking (approx.
:\i5UO,OOOly,'ar luuay. plus approximately SJ50,IJOO/y.-. projected L1p"OTllillg) with an
equivalenl financial benefit to Cuunty.

". Reedvc markct valLic for allY County property sold or "'a,ed.

r. Allow for via"le Cou"'y Board of COlllmissioners i"fiueTlce on the larget housing mix in
Ih,' Study area, especially ,,·hen ('()limy properties arc incorporated inl0 an aclion rlan.

2. LAYOUT - MAP
a. MOh' "Bloc, Numh~rs"m~p (p. 9) to in, ide tronl e'lVcr. Entin; reporl reli~, on

blo,:k number rcicrcn(;,'S, Tllu,l have ea.'y acce" for rereated referenec.
Content, ,Ind Introduction can hotill'il on next page e;lSily (po J)

3. TYPOS
a. "Pl'akway" pages 1.1 and 14
h. "polentail" page 25

4. MAKE REI-EREl\CES C01\SISTE:-.lT

a. "SkidmOl'c Fountain Pla/.a'· p"ge,7, 12,60,62. 611, 77 ... salllC phOI"s a,
"Ankeny PIMa" page, JO, J6.70, 7 J

b. Hrighllimil inn"as"s lor Illock, 2 ~nd 39 ~ho'" 240' on [lagcs 22 and 32. but
250' on page 3) .

c. S"hedul.. and Phasing for Blocks 2, 39, ;Ind 16 (County blocks)

Page, I ill I \) - 01(111 shows "ShO'1·tenll Phase I" while Texl i, "Phasc.' 2 and :r
Page 20 . Timcline ,ho",s mocks 2, .W, and 16 a, "Shorllo i\·lid-Term"
Pages 24 and ., I sho"... these hlocb as "Phas," r

County m'~ds til knll\1' PI>C's i"t('lIt and realistic projection or schedule!
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5. rrin~iple comments re C()unt~' property

Partidpation:
a. Chllrt pllge 18: include Cnunt} as a supporting participant in

height innease blocks 2 and 39
develollment of Blocks 2,39, and 16
addrcs~ public safety under Burnside f1rid~e

Potellliall-lamp Remm'al:
b. Ramp removal (l\'1orriwn) a<; a ne-ar·tern. "feasibilih Studv" as

shown on PaKe 18 is OK. It is important for multiple parties 10 coordinate in
determining what mitigRting actions are needed to enable a ~·;,.hle ramp
removal, lind beginning Ihat stud)' is timely.
As it "Removal P....ce"-'" shown in Ihe Short Term on I'agc 20. it is not OK
sinl-~ that terminology prcsumplil'ely labels an outcome.

c. l'otc that l\-lultnomah County is proceeding "ith a Bic)'c1elPedestrian
Impro,'cment project for which Phase I funding. induding n Federal
component, has been secured. This "ill affect and impro"e Ihe South ramp
onto the Morrison 8ridlle.

d. If either of the drcular ramps arc removed, the remaining ramp structure
will need structural modifications. pnc's financial anal,sis should include
an cslinlllt~of Ihese costs apJlurt~nantto developmenl of Blocks 2 or 39.

e. Text on Morrison Ramp removal, Page 47, makes no mention of the
Light Rail crossing issue iI' traffic is hroul\ht off the Bridge to 2'''' AYe. and
has tn recross to< A"e. 10 n'uch Naito Parkwa)' - along wilh cnnsequent
stacking problems on 2nd

• This issue will become much more prominent
when the Interstate L RT i, operating next year and Irain frequency is
increased.

Similarly, l\"te on Page 511 lisls rllmp remo"al as I'osil;'·('-, with no renecli"n
nn consequences (possihly negath'e) via traffic diversion to altcrnali"e routes
- indudin!:, ironically, Ihrough the beart 01' the vcr)' neighborhood this
Project. seeks In creat",

Team should consider whether, if Morrison siles al'e appropriate for ;'Poinl
To"'''rs'' as claimed, one such tower on each ramp block rould he placed
within Ihe circle, with the ramp~ still in place.

Building under bridges:
f, ht:nder the Burnside Brid~e"development (Health Club orothnwisej

as ,tatl-'<I on Pages 19 and 63 needs 10 explicitly rerogni1.e the Count)"s need
I'or maintenance a~cess 10 the HUrDside Bridge appr'oach ramp structures,
drains, etc. - which would be greatly complicaled b~' a building there.

PDC [)owntown Watcrfmnt fkvc!0l'meTlt OpporiLLnitie, P",jcd - Cornrncm,
PagG4
4-4-IB

S.f wnli 11 lied

Do nol predude the en'ntulll Phase 2 Seismic Upgrade work to these
approach structures (colllmns, ftJoting~, pilings) which is necessary f..r th"
Burnside Bridge to fllllill its role as a "Regionlll Lifeline Route" in Io..:al
multi.agenc}' emerl!:ency respon,e planning. Please note Ihat OI)OT doe<; nol
a/lll\o buildings 10 be conslructed or sited under State hridges and their
llpproaeh~s, This tellm ma,' need to dC"elop an ulte-rnalh'e concept fur
dealing with tOOay's negatives in th" under-hridge ~p"ce,

Construction on J\.lolor 1'001 Lol (Klock t6)
g, In addition to commenls under I.c,d, and e above, note that Motor Pool is an

essential do'" ntowll function supporting multiple County programs, and mnnot
be mm'ed I~'lr or 10 II high-cosl allernalive. AI~o, the fuel supply at Block 16 is
the Count)·'s onl}' Weslside emcrgenq' fuel cache.

r., OTHER S\JBSTA~T1VECOMMENTS

a. Page 13, Amu".mcnl Park a, "ob'tadc" Con,idcring the IOllg histury of the
Rose bestival, Ihe availability or ship docking al W:llcrfront Park. and the p,)Sirive
c'lnncction to Downtown vitalit)" il may b" hcller III recognizc that this fcsti val
t and a few Cline", likc Cine'u dc tVlayo) i, p'1I1 of thc ambience of Ihis location. 11
is a shon-term disnlpti"". and if limited 1,1 2 ur 3 prim'iple festivals, prabahl)' nOI
f,lral to [he proposed uses. It nJay ev"" anrac[ S(l",~ residents.

b, Pilge 27, abou( tenninating the tax-exeTllpt ,Wins of 4 propertic<;: one of thesc is
apparently Fire Station No. I. It may not b~ replaced withillihis SHld)' Area,
hut this Rcport should re~(Ignize that wherevcr it goes. i[ will remove a pM.:el
from taxuhle stalus (albeil pmhahly a low-yuluc I'ar<'el.) )let change ;, Iherefore

3 properties in the dl)Wn!OWII area.

c Page's 35 and 39: a Key pr~sumpti()n is <lbility [0 park on<: level, or ill some
case', Iwo levels, helow Crilcte, For this area of the city nc;" the bend in th~

river. PDC needs to e"su;'~ that prcliminary gCOlech data wi II ~uppDl1 thi, idea,
This is nlL1~t'y old riverbed and fill ;lIea, possibly wilh ,t high winter water table.

d, Pages 36 43: the Case Study proforrllas arc oplimislic, in TTly opi Ilion,
regarding both <:l1sls (,Iigilily optimistic) and initial rent, (substantially
optimistic.) But more rrouhling to e""nomic viability are two specific
as::-,ull1pli{~ns:

i. Parting ratio, ," lo\\' as 0.6 spaces pcr residential uni t - I can'l sec
[his attracling [he dcmogr<tphi<: of either condo OWl1<OrS or rent..:rs
ne~dect to Sll ppon the price/rent assnmplions. The,c folks will have
at lea't one car cvell if thev wanlto li\'~ on the rivcr.

ii. Both 'retail and housing v;cancic, ..n, a'<;U111cd to ll\'eragc 7'k. Tilat
ratc will p1'l.'babl y tak~ :1 - ) years to ilchieve lllJ an overall developll1ent of
rhis Sl/e. especially Ihe retail component. The pro-forma needs In

re',.;ogniLc (hc eXlended-startup financial dfect.
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