Sell the Portland Building and build a new City building downtown or inner eastside.
Total Cost Estimate
$214,606,335 (as of 04/08/14)
Assumptions
Location: Downtown
SF: 400,000 Gross Building Area
Midpoint of construction: September 2017. See schedule.
Project completion: November 2018. See schedule.
Other Considerations
This option is based on the assumption that the City will be able to sell the Portland Building. At the
request of COP Facilities Services, Colliers International prepared an appraisal report for the
Portland Building on March 27, 2014 (documents included for review). The appraisal looked at four
hypothetical market value scenarios. See below for a discussion of each scenario. All information
regarding the condition of the building is publically available. Given the uncertainty of market
interest in the Portland Building, a potential sale figure has not been included in this option’s project
cost estimate. Please see the summary of value conclusions included with this narrative, as well as
the full Colliers appraisal report included with the back-up documentation.
Scenario 1: Establishes the base hypothetical market value of TPB assuming it is in average
condition with no deferred maintenance issues.
Scenario 2: Hypothetical market value is based on a buyer performing the exterior envelope
repairs and seismic improvements as laid out by the TPB Exterior Envelope assessment. This
assumes the envelope will be replaced in kind, due to the historic designation, and will have
seismic improvements completed. Estimated costs for this work are based on direct
construction costs as estimated by outside consultants. The combination of these costs and the
estimated buyer’s lease-up costs are more than the base hypothetical market value determined
in Scenario 1.
Scenario 3: Hypothetical market value assumes buyer is permitted to demolish the Portland
Building and is left with land value only. As noted in other options, it is difficult to anticipate the
likelihood of a buyer obtaining permission to demolish the Portland Building. Based on
demolition cost estimates, demolition would cost more than the value of the land.
Scenario 4: Hypothetical market value assumes the buyer is permitted to replace the exterior
envelope of the building with a contemporary design. Any changes to the exterior envelope
would need to be undergo a Historic Design land use review as part of the building permit
process.
At the request of COP Facilities Services, Colliers International provided a CBD Facilities Study dated
March 2014 (documents included for review). This study provided information for considering
strategic facility concepts, including potential purchase of buildable land in the central business
district and close-in eastside office market, including the Lloyd District. The City had inquired
requiring availability of full blocks that have a 10:1 FAR or greater within the above-noted area.
Colliers indicated that there were none currently for sale, but based on recent comparable sales,
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such a lot would sell for an estimated $25.00 per FAR. The City could explore assembling contiguous
parcels or purchasing multiple acre sites with smaller FAR that would enable multi-building
development. The City also owns property that might be suitable for clustered or multi-building
development, if the City wishes to further explore this path. Likewise, a detailed programming
effort may determine that some City programs wish to be located in other areas of the City for
specific clientele; land costs for other areas of the city may be lower than that noted above. For the
sake of this high-level view of options, the $25 per FAR cost has been utilized for cost estimates.
Construction of a new building is estimated to take two years, based on internal staff experience,
review of First & Main, and discussion with industry professionals.
Building a new building could allow the City to decrease operations and maintenance costs by
utilizing the most current, LEED-rated energy technology. The First & Main case study used for base
construction cost, as noted below, allows some of that fiscal benefit to be captured in the cost
estimate. More detailed programming and cost estimates would be needed to identify a specific
annual O&M savings amount.
First & Main was used as a case study to identify a base construction cost. First & Main has several
aspects that make it a good comparable for a new City building: it was constructed within the last
five years; it is in the downtown business area; it was built to LEED Platinum for core and shell and
LEED Gold for interiors; and the size is similar to what the City is currently using at the Portland
Building, with 346,500sf in office space (501,000sf gross building area). Publicly attainable
information was combined with information provided by Colliers to estimate the direct construction
costs for First & Main, including core and shell costs plus landlord-financed tenant improvements.
This base construction cost was then used in the City’s standard cost estimate template to add the
remaining project costs. Information related to the case study is available for review. The cost per
sf of direct costs was determined, however the lump sum of direct costs was used for this cost
estimate. Applying the cost per SF to 400,000sf, to match the current gross building area of the
Portland Building, may not provide the same amount of basic rentable currently available in the
Portland Building, due to a need for more mechanical space to address LEED requirements.
Additionally, the larger amount of parking space at First & Main is desirable. In order to provide the
most likely costs of a new building, including space, LEED energy standards, and desirable parking,
this estimate has chosen to consider First & Main as the model of total direct costs. Doing this adds
approximately 20,000sf of additional office space, 4,000sf of additional retail space, and two
additional levels of parking below ground.
To confirm internal standard cost assumptions regarding tenant improvement costs, the Portland
Housing Bureau (PHB) tenant improvement project of 2009 was used as a case study. This was a
tenant improvement for approximately 80 people coming from two separate locations into one,
single-floor, leased space in the downtown area. The space was raw prior to the project, and the
landlord managed the construction and design contracts. The landlord provided an allowance for
tenant improvement costs. Invoicing at the end of the project by the landlord for costs over the
allowance, plus internal cost reports, provided detailed tenant improvement cost information.
Information for the case study is available for review.
This cost estimate does not include costs to relocate Portlandia.
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The project cost estimate does not take into consideration additional interest charges on debt
financing. See attached debt financing schedule for more detail.
Data
Type
Real Estate
Purchase price of land
Direct Costs
Build cost
Tenant TI cost
IRNE and fiber optics install
3rd flr data center telecom
Estimating contingency
Indirect Costs
Professional services
Facilities project management
Permits and fees
Miscellaneous
1.5% for Green Energy Tech
2% for Art
Project Contingency
Inflation

Cost Assumptions

Source

$25/FAR for 400,000sf building

Colliers1

lump sum
$50/sf
$200,000 lump sum
$1,000,000 lump sum
15% dc

per First & Main case study2
per PHB case study3
Internal cost allowance4
Internal cost allowance5
Industry/internal judgment

12% dc
2% dc
2% dc
1.5% dc
1.5% dc (constr contract only)
2% dc (capitalized only)
15% dc + ic
3% project cost, to midpoint

Industry/internal judgment6
Internal judgment7
Internal cost allowance
Internal cost allowance
State requirement
Local requirement
Industry/internal judgment
Accounting staff budget

1

Land purchase costs are an estimate based on information from Colliers International (CBD
Facilities Study for City of Portland, March 2014. See Other Considerations for additional
information on this case study.
2

First & Main case study: Publicly available information was combined with information from
Colliers to come up with a lump sum cost for construction of First & Main core and shell, plus
landlord-paid tenant improvement costs. See Other Considerations for additional information on
this case study.
3

Portland Housing Bureau case study: Detailed cost information available from the Portland
Housing Bureau tenant improvement project was used to confirm cost per sf assumptions for
tenant-paid tenant improvement costs. See Other Considerations for additional information on this
case study. Total SF of 346,500sf assumed for tenant improvements was based on available office
space only (no retail included) in the First & Main case study. It is assumed that costs for build-out
of floor and building common areas are included in the build cost above (core and shell, plus
landlord-paid tenant improvement costs). Tenant TI cost includes furniture, fixtures, equipment,
City-required telecomm, and one-way move costs (into new building).
4

Cost allowance by Facilities, based on previous project costs. Several non-City-owned downtown
buildings have IRNE connections, due to the previous presence of City tenants, but these buildings
are unlikely to be on the market for City purchase. This cost allowance covers installation of IRNE
and fiber optics to one building, in the Central Business District. If multiple buildings are purchased
and more than one requires IRNE/fiber optics installation, costs will likely be greater than this
allowance.
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5

Cost allowance by Facilities, based on specialized MEP requirements for the BTS data center.
Several projects have been completed by Facilities over the last few years to address MEP needs at
the data center; this cost allowance is based on Facilities’ understanding of those needs and the
project costs required to address them.
6

Professional services costs include: A/E consultants; space planners; environmental consultants;
and other Professional/Technical/Expert services. It also includes services provided by other City
bureaus, such as the Bureau of Technology Services (BTS).
7

Facilities project management includes all project-related staff services provided by Facilities
Services, including services by construction project managers, contract officers, property managers,
and maintenance technicians.
Potential Paybacks, Cost Savings or Cost Alignments
The cost estimate has assumed furniture would be purchased for the new building(s). As noted in
the PHB TI Case Study, existing furniture in the Portland Building is a mixture of several workstation
types and sizes. Since each bureau owns their own workstation furniture, Facilities does not have a
comprehensive inventory of all pieces, and has not heard of any bureaus having their own inventory.
The process of doing an inventory and trying to pick out the parts that will work together in order to
create new workstation layouts in another building is highly likely to be more expensive, and more
of a disruption to tenants, than buying new matching furniture to meet the needs of the new floor
plans. In addition, there is the question of what to do with people while the existing furniture is
being dismantled and reassembled elsewhere. The furniture question would be revisited if this
option is chosen. Depending on the configuration of the new spaces and the phasing of moves, it
might be possible to re-use some part or all of the existing Portland Building furniture. This type of
decision is typically made as part of the internal move/TI process. For the sake of an early, highlevel cost estimate, we have chosen to go with the assumptions noted above, but we would look at
all potential cost savings in any projects derived from this option.
Project Risks
HIGH: City could be unable to find a buyer for the Portland Building, or a buyer could have
precondition requirements that the City is unable to meet.
HIGH: Detailed and specific programming discussions could determine that the City has different
space and/or policy requirements. This could increase costs (such as adding new sustainability
requirements) or even make it difficult to utilize the intended site(s).
HIGH: City could be unable to find suitable property or properties to purchase in the intended
timeline or with the available budget.
HIGH: Project schedule could lengthen due to delays in approval or funding to start. Schedule
delays could increase costs due to inflation, worsening of existing conditions, or changes to
regulatory requirements.
MEDIUM: A seismic event could affect existing City tenants of TPB prior to City’s purchase of and
move into new property.
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MEDIUM: Unforeseen conditions at the new property could create additional costs, such as
additional scope of work to address the unforeseen conditions.
MEDIUM: Permit requirements or additional work mandated by inspectors could increase costs.
Cost Analysis Methodology Risks
HIGH: Purchase price estimate is not based on specific available land. Market conditions and
availability could change prior to purchase.
HIGH: Estimated build costs were based on publicly available information on a case study building
similar to what would be desired in a new building. Actual build costs for that case study may be
different.
MEDIUM: Many cost assumptions are based on internal staff experience and judgment. Additional
perspectives and data points could provide revision of these assumptions.
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Facilities Services major maintenance projects cost estimate worksheet
Project name
Internal order number
Fiscal year/version of budget estimate is developed for
Project manager estimate developed by
Facility project is for
Inflation rate
Number of years to mid-point of construction from Spring 2014

4/8/2014

Sell, build new elsewhere

Marina Cresswell
3.00%
3.50

Number of
hours Percentage

Hourly rate
Real estate
Purchase price of land ($25/FAR, for 400,000sf building)
Total real estate cost

Indirect Costs
Professional Services
Facilities Services Hours
$110
24,107
Permits and Fees
Miscellaneous
1.5% for Green Energy Tech (constr contract only)
2% for Art (applicable to capital portion only)
Blank
Subtotal Indirect Costs
General Fund Overhead
Project contingency
Total cost estimate

Cost estimate

Increase for
Inflation

Cost estimate
with inflation

Projected
Projected
Projected
Projected
Projected
Projected
Projected
expenses in FY expenses in FY expenses in FY expenses in FY expenses in FY expenses in FY expenses in FY
2014
2015
2016
2017
2018
2019
2020

Check (Should
be $0)

$10,000,000
$10,000,000

$0
$0

$10,000,000
$10,000,000

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$10,000,000
$10,000,000

$96,769,276
$17,325,000
$200,000
$1,000,000
$0
$0
$0
$0
$0
$115,294,276
$17,294,141
$132,588,417

$10,547,540
$1,888,369
$21,799
$108,997
$0
$0
$0
$0
$0
$12,566,705
$1,885,006
$14,451,711

$107,316,816
$19,213,369
$221,799
$1,108,997
$0
$0
$0
$0
$0
$127,860,981
$19,179,147
$147,040,128

$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0

$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0

$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0

$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0

$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0

$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0

$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0

$107,316,816
$19,213,369
$221,799
$1,108,997
$0
$0
$0
$0
$0
$127,860,981
$19,179,147
$147,040,128

12.00%
2.00%
2.00%
1.50%
1.50%
2.00%

$15,910,610
$2,651,768
$2,651,768
$1,988,826
$1,988,826
$2,651,768
$0
$27,843,566

$1,734,205
$289,034
$289,034
$216,776
$216,776
$289,034
$0
$3,034,859

$17,644,815
$2,940,802
$2,940,802
$2,205,602
$2,205,602
$2,940,802
$0
$30,878,425

$0
$0
$0
$0
$0
$0
$0
$0

$0
$0
$0
$0
$0
$0
$0
$0

$0
$0
$0
$0
$0
$0
$0
$0

$0
$0
$0
$0
$0
$0
$0
$0

$0
$0
$0
$0
$0
$0
$0
$0

$0
$0
$0
$0
$0
$0
$0
$0

$0
$0
$0
$0
$0
$0
$0
$0

$17,644,815
$2,940,802
$2,940,802
$2,205,602
$2,205,602
$2,940,802
$0
$30,878,425

0.00%
15.00%

$0
$24,064,797

$0
$2,622,985

$0
$26,687,782

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$26,687,782

$194,496,780

$20,109,555
cost per sf:

$214,606,335
$428.36

$0

$0

$0

$0

$0

$0

$0

$214,606,335

Direct costs
Build cost per First & Main case study (lump sum)
Tenant TI cost (346,500sf at $50/sf)
IRNE and fiber optics install to building
3rd floor data center telecom allowance

Subtotal
Estimating contingency
Total direct costs

Construction Sep 2016-Sep 2018
Midpoint: Sep 2017

15.00%

Narrative Description:
Sell TPB. Buy land, build new building, move tenants from TPB to new location.
Tenant TI cost includes FF&E, City-specific telecom requirements, and move costs (one-way). Square footage is based on
available office space in First & Main case study (346,000sf office space in 501,000sf gross building area).

ID

Task Name

Start

Finish

2015
2016
2017
2018
Qtr 3 Qtr 4 Qtr 1 Qtr 2 Qtr 3 Qtr 4 Qtr 1 Qtr 2 Qtr 3 Qtr 4 Qtr 1 Qtr 2 Qtr 3 Qtr 4 Qtr 1 Qtr 2 Qtr 3 Qtr 4
Tue 6/30/15
6/30

1

Sell TPB

Tue 7/1/14

2

Bidding: Design Services

Tue 7/1/14

Mon 4/27/15

Tue 7/1/14

Mon 9/29/14

3

Develop RFP

4

Advertise

Tue 10/21/14

Mon 11/10/14

5

Pre-submittal meeting

Mon 10/27/14

Mon 10/27/14

6

Written proposals due

Mon 11/10/14

Mon 11/10/14

7

Evaluator's kick-off meeting

Wed 11/19/14

Wed 11/19/14

11/19

8

Scores due

Wed 11/19/14

Fri 11/28/14

11/28

9

Interviews

Fri 12/12/14

Mon 12/15/14

10

Notice of Intent to Award

Mon 12/15/14

Mon 12/15/14

11

Contract negotiation

Mon 12/15/14

Mon 3/9/15

12

Council docs to Mayor's office

Mon 3/9/15

Tue 3/24/15

3/24

13

Council approval of Design Services contract

Wed 4/8/15

Wed 4/8/15

4/8

14

Contract executed and NTP issued

Mon 4/27/15

Mon 4/27/15

15

Programming and Conceptual Design

Mon 4/27/15

Mon 10/12/15

Programming, conceptual design, conceptual cost estimates Mon 4/27/15

Mon 10/12/15

16
17

Bidding: CMGC RFP Pre-Constr Svcs Only

Mon 6/22/15

9/29
11/10
10/27
11/10

12/15
12/15
3/9

4/27

10/12

Tue 2/9/16

18

Develop RFP and get Procurement approval

Mon 6/22/15

Fri 9/18/15

19

Advertise (MONDAY)

Mon 10/12/15

Thu 10/29/15

10/29

20

Prebid

Thu 10/22/15

Fri 10/23/15

10/23

21

Written proposals due

Thu 10/29/15

Thu 10/29/15

22

Evaluator's kick-off meeting

Mon 11/9/15

Tue 11/10/15

23

Evaluation meeting (scores due)

Mon 11/30/15

Mon 11/30/15

24

Interviews

Mon 12/14/15

Tue 12/15/15

25

Notice of Intent to Award

Tue 12/15/15

Tue 12/15/15

26

7-day protest period ends

Tue 12/22/15

Tue 12/22/15

27

Council docs to Mayor's office

Tue 12/22/15

Wed 1/6/16

28

Council approval of Phase I

Wed 1/20/16

Wed 1/20/16

29

Issue contract documents

Wed 1/20/16

Thu 1/21/16

1/21

30

Contractor returns documents

Thu 1/21/16

Mon 2/1/16

2/1

31

Contract executed

Mon 2/1/16

Mon 2/8/16

2/8

32

NTP (Notice To Proceed) issued

Tue 2/9/16

Tue 2/9/16

Project: DRAFT - Sell & build new
Date: Fri 4/25/14

9/18

10/29
11/10
11/30
12/15
12/15
12/22
1/6
1/20

2/9

Task

Rolled Up Task

External Tasks

Progress

Rolled Up Milestone

Project Summary

Milestone

Rolled Up Progress

Group By Summary

Summary

Split

Deadline
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ID

Task Name

33

Land Use Design Review

Start

Finish

2015
2016
2017
2018
Qtr 3 Qtr 4 Qtr 1 Qtr 2 Qtr 3 Qtr 4 Qtr 1 Qtr 2 Qtr 3 Qtr 4 Qtr 1 Qtr 2 Qtr 3 Qtr 4 Qtr 1 Qtr 2 Qtr 3 Qtr 4

Tue 1/26/16

Tue 6/14/16

34

Land Use Review (LUR) Design Advisory

Tue 1/26/16

Tue 2/23/16

35

LUR process

Tue 2/23/16

Tue 6/14/16

Tue 1/26/16

Tue 3/29/16

36

Schematic Design

37

Schematic Design (30%)

38

COP/CMGC review of SD documents

39

CMGC provides Initial Cost Estimate (CE #1)

40

Design Development

Tue 1/26/16

Tue 3/8/16

Tue 3/8/16

Tue 3/29/16

Tue 3/29/16

Tue 3/29/16

Tue 3/29/16

Tue 5/31/16

2/23
6/14

3/8
3/29
3/29

41

Design Development (50%)

Tue 3/29/16

Tue 5/10/16

42

COP/CMGC review of DD documents

Tue 5/10/16

Tue 5/31/16

43

CMGC provides DD Cost Estimate (CE #2)

Tue 5/31/16

Tue 5/31/16

44

75% Checkset for CMGC GMP Cost Estimate

Tue 5/31/16

Tue 8/9/16

45

Arch provides 75% CD checkset to CMGC for GMP estimate Tue 5/31/16

Tue 7/12/16

7/12

46

CMGC review of 75% documents

Tue 7/12/16

Tue 8/9/16

8/9

47

CMGC provides GMP (final CE) at 75% CD

Tue 7/12/16

Tue 7/12/16

Tue 5/31/16

Tue 8/30/16

Tue 5/31/16

Tue 8/9/16

48
49
50

90% Construction Documents
Construction Documents (90%)

Tue 8/9/16

Tue 8/30/16

51

100% Construction Documents (Bid Set)

COP/CMGC review of CD 90%

Tue 8/30/16

Tue 11/1/16

52

Construction Documents (100%)

Tue 8/30/16

Tue 9/20/16

53

City of Portland (BDS) Permit Review

Tue 9/20/16

Tue 11/1/16

54

Contract: CMGC Construction Services

Tue 7/12/16

Fri 9/2/16

5/10
5/31
5/31

7/12

8/9
8/30

9/20
11/1

55

GMP Negotiation

Tue 7/12/16

Tue 7/19/16

56

Council docs to Mayor's office

Tue 7/19/16

Tue 8/9/16

8/9

57

Council briefing prior to hearing

Tue 7/26/16

Tue 8/2/16

8/2

58

Council approval of CMGC GMP

Tue 8/9/16

Wed 8/10/16

8/9

59

Issue contract documents

Wed 8/10/16

Wed 8/10/16

8/10

60

Contractor returns documents

Wed 8/10/16

Fri 8/19/16

8/19

61

Contract executed

Fri 8/19/16

Fri 9/2/16

9/2

Fri 9/2/16

Fri 8/31/18

Fri 8/31/18

Fri 11/23/18

Fri 11/23/18

Mon 11/26/18

62

Construction

63

Tenants move to new building

64

Project complete

Project: DRAFT - Sell & build new
Date: Fri 4/25/14

7/19

8/31
1

Task

Rolled Up Task

External Tasks

Progress

Rolled Up Milestone

Project Summary

Milestone

Rolled Up Progress

Group By Summary

Summary

Split

Deadline
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Summary of Colliers Appraisal Report for the Portland Building

TPB Project - $215M Financing Cost Estimate April 2014 (PRELIMINARY; INDICATIVE)
Cumulative Borrowing Amount
$20,000,000
$70,000,000
$215,000,000

Rate
LOC
LOC
Bonds

2.50%
3.00%
5.65%

Estimated Annual Payment
$500,000
$2,100,000
$18,215,615
$18,215,615
$18,215,615
$18,215,615
$18,215,615
$18,215,615
$18,215,615
$18,215,615
$18,215,615
$18,215,615
$18,215,615
$18,215,615
$18,215,615
$18,215,615
$18,215,615
$18,215,615
$18,215,615
$18,215,615
$18,215,615
$18,215,615
$366,912,303

FY2014-15
FY2015-16
FY2016-17
FY2017-18
FY2018-19
FY2019-20
FY2020-21
FY2021-22
FY2022-23
FY2023-24
FY2024-25
FY2025-26
FY2026-27
FY2027-28
FY2028-29
FY2029-30
FY2030-31
FY2031-32
FY2032-33
FY2033-34
FY2034-35
FY2035-36
TOTAL

