Land Cost Comparison – Alternatives to locating The Portland
Building in a new location
Total Cost of Land to
Build 400,000 sq ft*
CBD

$10M - $14M1

Northwest/Slabtown

$16M - $20M2

Inner/Mid Eastside

$7M - $12M

Outer Eastside

$6M - $8M

*Assumes similar construction costs for 400,000 sq ft regardless of number of structures
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TPB Alternative Site Cost Estimates
(in millions)
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Sell & Build
New - CBD

Sell & Build New Sell & Build New
Northwest/Slabtown - Inner Eastside

Permits & Fees
Green Energy, Artwork, Misc
Facilities Staff
Professional Services
Project Contingency
Moves/Space Rent
Land
Construction Contingency
Construction Cost

Sell & Build New
- Outer Eastside

• The outer eastside option excludes possible incremental structured parking costs
• Assumes similar construction costs for 400,000 sq ft regardless of number of structures
*Original estimate was at $175 M, based upon inflation and inclusion of current costs, the cost is at $195M.

TPB Alternative Site Cost Estimates
(in millions)
Sell & Build New - Sell & Build New - Inner
Northwest/Slabtown
Eastside

Sell & Build New Outer Eastside

Reconstruction

Sell & Build New - CBD

Permits & Fees

$2.5

$2.9

$2.9

$2.9

$2.9

Green Energy, Artwork, Misc

$4.0

$7.4

$7.4

$7.4

$7.4

Facilities Staff

$6.3

$2.9

$2.9

$2.9

$2.9

Professional Services

$12.5

$17.6

$17.6

$17.6

$17.6

Project Contingency

$19.9

$23.1

$23.1

$23.1

$23.1

Moves/Space Rent

$29.8

$4.1

$4.1

$4.1

$4.1

Land

$0.0

$12.0

$18.0

$10.0

$7.0

Construction Contingency

$20.0

$22.0

$22.0

$22.0

$22.0

Construction Cost

$80.0

$128.0

$128.0

$128.0

$128.0

Total

$175 *

$220

$226

$218

$215

*Original estimate was at $175 M, based upon inflation and inclusion of current costs, the cost is at $195M

September 16, 2015 – The Portland Building Reconstruction
Question: Is it cheaper to build elsewhere in the City and not reconstruct the Portland Building? Would we
reconstruct the Portland Building even if it were not a historic building?
Background: A 2014 case study of the First & Main building formed the land and construction cost basis for two
alternatives to reconstruction of The Portland Building (TPB): 1) demolish and build new on site, and 2) sell TPB and
build a new building elsewhere. Both alternatives envisioned new office space in the downtown core business district
and government center. Further analysis was conducted to determine if it would be cheaper to build a new building
outside of the downtown business core. This analysis explored recent comps for improved and unimproved land parcels
for four areas:





Downtown Core Business District/Government Center
Northwest
Inner Eastside
Outer Eastside

Assumptions:
1. The City requires 400,000 square feet of office space within the city limits to house 1,300 employees currently
located in The Portland Building who provide services to the public including in-person customer service.
2. Costs were normalized for 400,000 sq. ft. regardless of the number of structures built or the height of the
structure.
Cost to build elsewhere:
 Based on recent comps, land cost for the inner east side and outer eastside are estimated to be between $4-8M
less than the cost of land in the downtown business core.
 The cost to build a new building that is approximately 400,000 sq. ft. is relatively the same regardless of the
location in the city. Land costs are a relatively minor component of a new building project of this scale and for
that reason a difference in land values from one area of the city to another does not make a new building
competitive with the planned reconstruction of the existing asset.
 Any location other than the government center would place many City functions outside of the government
center, and removed from City Hall, and would constitute a change to the civic center that the City’s original
plan envisioned.
 Building elsewhere may leave the City with an empty building alongside a courthouse with an uncertain future.
The sale of the building could be challenging given the condition of the building and the historic designation.
Other considerations:






Floor to Area ratios in East Portland are less than in the CBD; therefore, any building built in East Portland would
be smaller and could not accommodate as many occupants as the Portland Building.
The cost of reconstructing The Portland Building is estimated at $175M ($195 factoring in inflation and current
costs) and is the lowest-cost option identified to date.
The cost of deconstructing The Portland Building and building a new building on site is estimated at $320M,
much higher than all of the other options due to the extended project duration and a lengthy deconstruction
process. Based on research, it is assumed that demolition by imploding the building would be problematic due
to proximity to mass transit.
Purchasing a comparable building constructed prior to 1996 would require seismic retrofit which was found to
be prohibitively expensive based on recent purchase comps and retrofit estimates. Purchasing a post-1996
building is estimated to cost $210M based on a recent comp. However, there are only a handful of buildings in
the downtown core that meet this requirement, none of which are for sale at this time.



Northwest Portland would be even more costly than the core business district location used in the original case
study in the current real estate environment.

Question: Can we demolish the building and could we sell to an entity knowing that they would want to demolish the
building?
It is possible, but not probable, that the Portland Building could be demolished, even with a historic designation. Before
that could happen, there would have to be a demolition review, which requires a hearing before the Landmarks
Commission, as well as a City Council review. An appeal can also go to LUBA. After a time-intensive process, the
ultimate outcome is not likely to be successful.
Modification to a historic building must also go through a historic resource review by the Landmarks Commission. The
type of historic review required is based on factors such as cost, whether the alterations are interior or exterior, etc. We
would anticipate the reconstruction of the Portland Building to require an extensive review of the plans. It should be
noted that some types of alterations are exempt from historic review, such as repairs and maintenance.
There are also policy and political consideration when determining the fate of a building. The Portland Building is a part
of the City’s history, which includes the building’s design competition and later its iconic status. The Portland Building
has a strong following in the architecture community, and is memorialized in many architecture history books for its
post-modern design. For these reasons, it is unlikely to be approved for demolition.

DRAFT
Additional Investigation of Building on an Alternative Site
Background: A 2014 case study of the First & Main building formed the land and construction cost basis for two
alternatives to reconstruction of The Portland Building (TPB): 1) demolish and build new on site, and 2) sell TPB
and build a new building elsewhere. Both alternatives envisioned new office space in the downtown core
business district/government center. Both alternatives were silent on any additional costs and risks associated
with the TPBs listing on the National Register of Historic Places. The scope of this analysis is to re-examine the
underlying land cost assumptions of these two options and explore the possibility of purchasing or constructing
a building outside of the downtown core.
Assumptions:
1. The City requires 400,000 sq ft of office space within the city limits to house 1,300 employees currently
located in The Portland Building who provide services to the public including in-person customer service.
2. Recap of Options [Exhibit A]:
o The cost of reconstructing The Portland Building is estimated at $175M and is the lowest cost
option identified to date.
o The city has a policy to house employees in city-owned properties whenever possible. Longterm lease has been estimated to cost $260M on a 20 year lease.
o The cost of deconstructing The Portland Building and building a new building on site is estimated
at $320M.
o Purchasing a comparable building constructed prior to 1996 would require seismic retrofit to
comply with City policy, which would be prohibitively expensive. Purchasing a post-1996
building is estimated to cost $210M based on a recent comp. However, there are only a handful
of buildings in the downtown core that meet this requirement, none of which are for sale at this
time.
o Building a new building in the downtown core was estimated at $220M [Exhibit B], which
included $10M in land cost.
3. High-Rise vs. Low-Rise Construction Costs:
o Per discussion with Rider Levett Bucknall on 9/8/15, low-rise office construction costs could be
expected to be $80-$100 less per square foot than high-rise construction in the Portland market.
This assumes steel-frame construction. The comparison used was a Fox Tower equivalent
($300/sf) in downtown vs. suburban low-rise construction ($200-220/sf). This equates to
approximately 25-33% cost differential, but would be less so for closer-in projects (exclusive of
land costs).12
o A study by the City of Seattle performed in 2008 found that “construction cost (including
structured parking) for a high-rise jail is 15.7% greater due to the additional square footage for
elevators and lobbies, mechanical shafts, and stairs. The project cost is also 10.3% higher for
high-rise jails primarily attributable to the higher inflation and contingency costs. Overall,
considering construction and project costs, the high-rise jail is 13.5% higher […].”13
o Per additional discussions with City staff, while low-rise construction may be less costly in
general, a development with multiple job sites would likely result in higher overall construction
costs.
o While this low-rise vs. high-rise cost differential of roughly 15-30% is useful within the context of
understanding all of the City’s options, and can be used in conjunction with land costs for highlevel project estimates, it is included only for reference and has not been employed in this study
which is concerned primarily with land costs. If further development of project costs for a lowrise project were needed, additional study would need to be conducted.

Methodology: A review of unimproved land and existing building costs was performed for four areas of the city
where city offices might be located:
 Downtown Core Business District/Government Center
 Northwest
 Inner Eastside
 Outer Eastside
Recognizing that there are myriad possibilities for constructing office space within the city limits, the conclusions
at this point are general in nature and based on information received from industry contacts (e.g. Colliers, RLB),
publicly available information (e.g. Portlandmaps.com, press reports) and information obtained from other third
party sources (e.g. a recent property survey performed by Colliers to find a suitable site for Fire Logistics).
Additional property surveys would need to be commissioned with qualified vendors to identify specific buildable
parcels suitable for a minimum of 400,000 square feet of office space within the city limits.
Analysis: The First & Main building is a 17-story, 210 ft high office tower completed in 2010. The 39,000 sq ft
block at SW 1st & Main streets [Exhibit B] was purchased for $10.5M with 9:1 FAR* in 2007, or “$30 per FAR” in
industry terms (39,000 x 9 / $10,500,000)**. In a 2014 Portland Building appraisal, Colliers valued the First &
Main land at $9.3M or $26.50 per FAR. (By comparison, the same appraisal showed an assessed value of
$10.2M for the Portland Building parcel, and an appraised value of $10.1M - $21 per FAR, at the low end of the
range from 5 comps in the CBD of $18-$25. The difference in valuations between TPB land value and First &
Main land value appears to be the relative appeal of the site. Note: Various reports have the finished aboveground square footage for First & Main in the area of 365,000 – 367,000, which indicates height bonuses may
have been received, allowing it to be built approximately 4% larger than a 9:1 FAR would typically allow.
*FAR is defined as the total square feet of a building divided by the total square feet of the lot
the building is located on. It is expressed as a ratio such as “9:1”. FAR is used by local
governments in zoning codes. Higher FARs tend to indicate more urban (dense) construction.
Bonus opportunities exist which can increase the FAR, for example bike-friendly designs and
affordable housing. Cost per FAR is calculated as cost of land divided by the square footage of
the lot multiplied by its FAR. For example, a standard block selling for $10M has a cost per FAR
as follows: $10,000,000 / (40,000 sq ft x 12) = $20.83 cost per FAR.
**A typical city block is 200’x200’ or 40,000 square feet (0.92 acres; an acre is 43,560 sq ft)
Downtown Core:
a. Per discussion with Colliers and Pauline Goble on 9/1/15, there are no unimproved (bare land) full
blocks currently available in the downtown core with a FAR similar to the Portland Building (12:1), so
any purchase or condemnation would likely involve demolition costs.
 Additionally, even if a block were available, the City would likely have to pay a premium or
employ eminent domain to obtain it because the City is not likely to act quickly enough
under current market conditions to secure the property.
b. For 12:1 FAR properties such as that occupied by TPB, Colliers indicated that there are no recent
comps but felt the $10M for a 9:1 FAR block from the case study in today’s dollars is outdated and is
probably in the area of $12.5M today ($35 per FAR).
c. For 15:1 FAR (exclusively in the financial district defined as approximately 20 blocks bordered by
Burnside and Alder north to south, and between 4th and Broadway east to west [Exhibit B] the going
market rate is $25-30 per FAR or average of $27.50 per FAR or $16.5M per block.

Conclusion: While market values of land with a similar FAR in the downtown core have risen since the 2014
case study and are trading in the range of $25-$35 per FAR, the increase ($2.5M, or +25% on $10M) does
not materially alter the original $220M estimated cost to build a new 400,000 sq ft high rise in the
downtown core. The City would expect to pay $10M-$14M for a 10:1 FAR block on which to build 400,000
square feet in the core business district.

2. Northwest/Slabtown/Pearl:
a. Con-Way:
 The 16-acre Con-way site [Exhibit C] roughly bounded by Thurman and Pettygrove and
between 19th & 22nd Avenues in the Northwest Portland Slabtown neighborhood is a Master
Plan redevelopment (Capstone Partners) surrounding the Con-way Freight (trucking) office
building developed by Gerding Edlen in 2001.
 It is estimated that the district will include up to 1,500 residential units as well as 368,000
square feet of office space and 144,000 square feet of retail space - totaling some 1.9 million
square feet of new development.
 To date, a New Seasons grocery store has been built in a former warehouse (site was looked
at for teardown and repurpose – decided to repurpose and assumed $100-$125/sq ft
investment) the first component of the $46M Slabtown Marketplace development which
will include a six-story mixed-use apartment building with 113 units, due for completion in
2015.
 A complete remodel of a smaller Con-way building will deliver more than 113,300 square
feet of rentable office and retail space by summer 2016.
 On 9/8/15, Colliers talked to Capstone and was told a 14-story residential tower is planned
at 21st and Thurman. This exceeds the 150’ height limit – an exception for housing.
However, this development leads Colliers to conclude that an office tower would be
“doable” but that the City would be paying in the area of $40-50 per FAR in the current
environment (vs. $25-35 in the CBD)
 Con-way has sold 4 parcels already (blocks 290, 294-6) and is holding back 2 super blocks
currently used as parking until the master plan, which has been very flexible with 8 changes
to date, is more defined and the parking needs of the entire development are clearer.
b. In support of Colliers’ estimate of $40-50 cost per FAR in Northwest Portland, there are several
recent comps that show that Northwest/Slabtown properties are selling at high premiums per FAR
relative to the CBD:
 Laika Studios [Exhibit D], NW 22nd & Pettygrove, is a 0.8 acre (35,000 square foot) lot with a
45,000 sq ft building (“The Pettygrove Building”) that sold for $8.65M to Kensington
Investment Group in August 2015 and is to be remade into creative office space. Assume
4:1 FAR, $48.33/SF FAR.
 2030 NW Pettygrove is in escrow. 20,000 sq ft lot @ $7.3M, 4:1 FAR or $91.25/SF FAR
 Cash & Carry site at 1420 NW 14TH is a full city block that sold for over $9M (approx.. $47/sf
FAR)
 NW 20th & Pettygrove: 10,000 sq ft site with building sold for $200/SF in Dec 2014, FAR 4:1
($50/SF)
 PNCA campus at 1297 NW Johnson (Pearl District) sold in 2013 to Seattle-based Security
Properties for $11.75M. It is a standard city block. The site received approval to redevelop
the site as a mixed use development with two buildings, a 75-foot office/retail building and

a 150-foot apartment building. With height bonuses the site achieved a 7:1 FAR which
equates to a price per FAR of $42 for the prime Pearl District location.
c. Post Office: 14-acre U.S. Postal Service site at 715 N.W. Hoyt
 The Portland Development Commission is reportedly negotiating to purchase the site and
will present the preferred development concept at an open house on 9/8/15, and to the
PDC Board of Commissioners and Portland City Council later in September.
 Per the Portland Business Journal, “Five development concepts for the area, which is part of
the larger Broadway Corridor Framework Plan, were presented at an open house back in
July. The ideas all combine a mix of uses, from office and residential towers to public plazas,
parking, a "green loop" and retail offerings. All of the concepts focus on a dense, mixed-use
neighborhood that would combine a wide range of living and working opportunities [….]
Though a preferred concept will be chosen, any development in the corridor could still be
far down the road.”
 Could be a potential site, though additional research is needed.
d. Terminal 1: I was asked to include this City-owned 15.8 acres + 3.6 acre pier of Heavy Industrialzoned land at 2400 NW Front Avenue, with a half mile north of the Fremont bridgehead. This site is
part of the Guilds Lake industrial sanctuary where non-industrial uses are limited. However, it is
immediately adjacent to the border of the River District urban renewal area and the Riverscape
housing development immediately North of the Fremont Bridge. More research would be needed
to determine if this is a feasible option.
Conclusion: Northwest Portland properties are selling at a premium ($40-50 per FAR vs. $25-30 in the CBD)
to developers desiring to build mixed-use developments because 1) they can command high rents from tech
companies willing to pay a premium for location between the Alphabet District and the Pearl District and in
one of hottest up-and-coming areas in Portland and 2) developers can earn height bonuses by incorporating
housing. Colliers felt that land and demolition costs, the low FARs (4:1 or 5:1 max) and associated high costs
per FAR would prove prohibitive. Because of the lower FARs relative to the CBD, the City would likely
require two city blocks (80,000 sq ft) in order to support 400,000 sq ft of office space, at an estimated cost
of $16M-$20M. The City would also incur costs for fiber connectivity (forthcoming from BTS).
3. Inner Eastside:
a. ODOT Eastbank Blocks [Exhibit E] Colliers anticipates a cost per FAR similar to the CBD/Morrison
Bridgehead ($25-$30).
b. 1140 SE 7TH AVE: Ecotrust purchased the building in February 2015 and is marketing it. It is a full
block 36,000 sq ft that sold for $5.5M
c. OMSI Land: Up to 9 acres of OMSI-owned land near the new MAX orange line planned as a mixeduse “innovation district” [Exhibit F]. Per Colliers, property values will be in line with CBD/Morrison
Bridgehead.
d. Comcast: (NE Sandy Blvd near Laurelhurst/Hollywood); 1.6 acres 3:1 - 4:1 FAR = 209,000 - 279,000
square feet buildable for $5M = $18-24 per FAR. This area at the confluence of the Hollywood,
Irvington, and Laurelhurst neighborhoods is seeing a lot of mixed use and apartment housing
development (e.g. Grant Park Village, Beverly, Hollywood Theater developments) which is why it’s
on par with core business district.
e. Breslin: (NE Sandy Blvd near Laurelhurst/Hollywood); 2.2 acres on both sides of Sandy estimated to
cost $25/foot, in line with Comcast property and subject to the same mixed use development
pressures in that area.
f. Vic Alfonso 3.74 acres (162,914 square feet) is not currently for sale. Owners previously indicated
they would sell it for $12M; FAR unclear but assume 2:1-4:1 or $18 - $37. The FAR in this area may

go higher with housing exceptions given adjacency to the Lloyd district. Under current conditions
the site would be expected to sell for much more if higher densities were allowed.
g. Lloyd District: Super block adjacent to Lloyd Center Mall just sold (theater/parking lot). American
Assets Trust, a key landholder in the area, does not currently have any properties they wish to sell.
Lloyd District has 150-250 foot height limits and 6:1 – 12:1 FARs. Central, access to services,
accessible to the public, with good public transit (max, streetcar), and freeway and arterials access,
soon lots of housing and bike improvements (e.g. NE Holladay to pedestrian/bike only). Per Colliers
on 9/8/15, Lloyd District is likely in the $20-30 per FAR range (roughly 80% of CBD).
Conclusion: Inner Eastside properties are selling for similar to slightly lower costs/FAR relative to the CBD
($18-$30 per FAR depending on the location). So the City would expect to pay $7M for properties east of
Lloyd Center but west of Gateway and Lents, and potentially up to $12M for a close-in location (e.g.,
ODOT/OMSI). The City would also incur costs for fiber connectivity.
4. Outer Eastside:
a. Gateway Urban Renewal Area Opportunity [Exhibit G]:
 Per Colliers, there is 10-13 contiguous acres available at the confluence of I-84 and I-205
next to the MAX line. The properties are comprised of the Gateway shopping center, Fred
Meyer and Kohl’s department stores, The Oregon Clinic, Providence, vacant Elks Lodge
properties, and a Trimet Park&Ride lot. The land, with multiple owners both public and
private, is part of the urban renewal area that will expire in six years. The land is 4:1-8:1 FAR
with 150’ height limits.
 There is expected to be a moratorium on systems development charges for these
properties. Per Colliers, and subject to confirmation, the mayor engaged PDC to master
plan the land, and Metro has called the Gateway area the “most accessible” development
opportunity in the metro area with access to MAX, I-205, and I-84 and has given it a
“regional center” designation which carries additional tax benefits in the form of new
market tax credits that would be available for any retail/hotel component of a mixed use
development. The site is also under consideration for enterprise zone designation.
 Colliers sees the City as a potential “catalyst” for this site, especially for customer-facing
bureaus.
 Colliers estimated the cost per FAR at not more than $15.
b. Gateway Elks Lodge: Five acres (220,000 sq ft) at 102nd and Glisan with a 4:1 FAR sold to the David
Douglas School District for $3.8 million in January 2015, indicating a cost per FAR of $4.36. Colliers is
working on additional comps but expects the Gateway area generally to be approx. $15/FAR.
c. Lents: Colliers is working on comps but expects a cost per FAR of approx. $20/foot; PDC has
consolidated some land there as a possibility.
d. Airport Way: 19 acres of level bare industrial land on NE Killingsworth across from the Colwood Golf
Center for sale at $5.5M. The lower land cost and lower building profile would likely lower
construction costs. Would need to be re-zoned and has height restrictions due to aircraft
operations.
e. Banfield Headquarters: Existing 153,000 sq ft building on 5.3 acres at NE 82nd & Tillamook for
$31.5M; per Brad Christianson at Colliers, it is likely the site could be built out to 400,000 square
feet, but it would need to include additional structured parking to address parking requirements for
the area.
Conclusion: At $15-$20 per FAR, the city would expect to pay $6-$8M for enough land. With FAR ratios of
from 4:1 to 8:1, it would likely reflect more of a low-rise “campus” in outlying areas such as Lents or
Gateway. Construction costs on a low-rise project would likely realize saving, though multiple structures

and the associated soft costs might reduce those savings. However, under such a scenario, the City would
likely wish to build additional office space and/or partner with other agencies or developers on a project
that would be a good fit for the outer eastside neighborhoods. A “campus” scenario would require further
study. The City would also incur costs for fiber connectivity (forthcoming from BTS).

Study Conclusions:
 Land costs are a relatively minor component of a new building project of this scale and for that
reason a difference in land values from one area of the city to another do not make a new building
competitive with the planned reconstruction of the existing asset.
 Northwest Portland would be even more costly than the core business district location used in the
original case study in the current real estate environment, with land values trading at a premium
roughly 60% greater than the CBD as evidenced by several recent comps.
 Based on recent comps, land cost for the inner east side and outer eastside are estimated to save
anywhere from $2-8M on the cost of a new construction, depending on the location. In terms of
project cost alone, reconstruction is still the lowest cost option by a significant margin.
 Any scenario involving a new building presupposes the disposal of The Portland Building for
redevelopment or demolition, which would likely represent significant tangible and intangible risks
to the City, and which does not guarantee preservation of a world-renowned example of postmodernist design that is on the National Register of Historic Places.
 Finally, any location other than the government center in the heart of the core business district
would place many City functions outside of the government center, and removed from City Hall, and
would constitute an unprecedented change to the civic center that the City’s original plan
envisioned.

Exhibit A
Options

1

Proceed with TPB Reconstruction

Construction
Cost
Estimate

$100,000,000

All Project
Cost
Estimate

$175,000,000

Estimated
Completion

Dec 2020

Key Assumptions & Risks

Assumptions:
• Scope includes exterior, structural, mechanical, electrical and
plumbing systems, & interior
• Based on FFA estimate May 2015
Risks:
• Construction & rent cost inflation
• Unforeseen conditions

2

3

Deconstruct TPB and Build New In
Place

Sell TPB and Build New Elsewhere

$180,000,000

$160,000,000

$320,000,000

$220,000,000

Dec 2021

Jun 2020

Analysis

Scope: Scope includes exterior, structural, mechanical, electrical
and plumbing systems, & interior design
Historic Consideration: renovation and preservation of historic
features
Policy inclusions: Green building policies, ADA code adherence,
seismic code adherence, 1.5% for green, 2% for art, Community
Benefits Agreements
Construction: Deconstruct exterior envelope and reconstruct.
Reconstruct and update seismic and interior systems.
Move options: Two moves. Move all employees in leased space
and then move back to building post construction.

Scope: Deconstruct the Portland Building and reconstruct a new
building that adheres to City Council policies but is not a replica of
the current post-modern building.
Historic Consideration: Assumes approval from Landmarks
Commission for deconstruction of the building, which is highly
unlikely.
Policy inclusions: Green building policies, ADA code adherence,
seismic code adherence, 1.5% for green, 2% for art, Community
Benefits Agreements
Construction: Deconstruction costs are a major factor in the cost
Risks:
per square foot. The building cannot simply be imploded, but must
• New building likely to be larger to accommodate more employees be deconstructed.
• Deconstruction approval highly unlikely because of historic
Move options: Two moves. Move all employees to leased space
designation
and then move back to building post construction. Deconstruction
• Demolition, construction & rent cost inflation
and reconstruction on the same site will take considerable more
time; therefore, the costs for moves and leases will be higher than
the other options.
Assumptions:
• Assumes 400,000 gross sq ft building for comparison purposes
• New building cost based on First & Main case study performed in
2014, plus inflation and add-ons comparable to TPB
Reconstruction
• Deconstruction, moves, temp space, contingency, and time add
approx. $100M in cost over building elsewhere

Assumptions:
• Assumes 400,000 gross sq ft building for comparison purposes
• Cost based on First & Main case study performed in 2014, plus
inflation and add-ons comparable to reconstruction
• Could be City-only or with partners
• $30M TPB market value (as per Colliers appraisal dated Jan
2014) assumes approval for complete exterior redesign. This
assumes the Landmark Commission will give approval to buyer for
complete exterior redesign or deconstruction.
Risks:
• Deconstruction approval highly unlikely because of historic
designation
• Availability of buildable land in a suitable location

Scope: Sell the Portland Building to a developer willing to buy the
property, buy land to build a new City building.
Historic Consideration: This assumes that there is a developer who
is willing to buy the building as it stands and is willing to
reconstruct within the parameters of the historic landmarks code
requirements. Or, it assumes that a developer can obtain approval
from Landmarks Commission for demolition of the building, which
is highly unlikely.
Policy inclusions: Need to include City Council policy for new
buildings, which include: Green building policies, ADA code
adherence, seismic code adherence, 1.5% for green, 2% for art,
Community Benefits Agreements
Construction: Build a new building. Assumption that the land is
empty and ready for redevelopment.
Move options: One move. Could remain in the Portland Building
until construction is complete. No leased space is required for
staff.

Scope: Sell the Portland Building and find an existing building to
buy to house City bureaus.
Historic Consideration: This assumes that there is a developer who
is willing to buy the building as it stands and is willing to
reconstruct within the parameters of the historic landmarks code
requirements. Or, it assumes that a developer can obtain approval
from Landmarks Commission for demolition of the building, which
is highly unlikely.
Risks:
Policy inclusions: The City has a policy to locate employees in a
• Approval for complete exterior redesign and $30M sale price
seismically upgraded building, meeting code requirements set after
highly unlikely
1996. This also assumes purchase of a building in the downtown
• City could be unable to find a buyer for the Portland Building, or a
core that meets seismic code.
buyer could have precondition requirements that the City is unable
Construction: Remodeling of the existing building might have to be
to meet.
completed to accommodate Bureau needs. At a minimum, tenant
• Risk of not being able to sell the building
improvements would have to be completed.
• Rent cost inflation
Move options: One Move. Could remain in the Portland Building
• Availability of a building in downtown core that meets seismic
until upgrades or tenant improvements are complete. No leased
code requirements >1996
space is required for staff.
Assumptions:
• Assumes 400,000 gross sq ft building for comparison purposes
• Based on current comps for post-1996 construction to comply
with City seismic code policy
• $30M TPB market value (as per Colliers appraisal dated Jan
2014) assumes approval for complete exterior redesign

4

Sell TPB and Buy Existing
Building(s) Elsewhere

na

$210,000,000

Aug 2018

Scope: Sell the Portland Building and find an existing building to
permanently lease to house City bureaus.
Historic Consideration: This assumes that there is a developer who
is willing to buy the building as it stands and is willing to
reconstruct within the parameters of the historic landmarks code
requirements. Or, it assumes that a developer can obtain approval
from Landmarks Commission for demolition of the building, which
is highly unlikely.
Policy inclusions: The City has a policy to locate employees in a
Risks:
seismically upgraded building, meeting code requirements set after
• City could be unable to find a buyer for the Portland Building, or a
1996. This also assumes finding a location in the downtown core
buyer could have precondition requirements that the City is unable
that meets seismic code.
to meet
Construction: Remodeling of the existing building might have to be
• Risk of not being able to sell the building
completed to accommodate Bureau needs. At a minimum, tenant
• Approval for complete exterior redesign and $30M sale price
improvements would have to be completed.
highly unlikely
Move options: One Move. Could remain in the Portland Building
• Rent cost inflation
until upgrades or tenant improvements are complete.
Assumptions:
• Assumes 400,000 gross sq ft building for comparison purposes
• Base rate of $29/sq ft plus TIs and move costs
• 20-year term; discounted @ 3% (previous cost was
undiscounted)
• $30M TPB market value (as per Colliers appraisal dated Jan
2014) assumes approval for complete exterior redesign

5

Sell TPB and Lease Permanently
Elsewhere

na

$260,000,000

Dec 2017

Exhibit B
Facilities Services major maintenance projects cost estimate worksheet

4/8/2014

Project name
Sell, build new elsewhere
Internal order number
Fiscal year/version of budget estimate is developed for
Project manager estimate developed by
Marina Cresswell
Facility project is for
Inflation rate
3.00%
Number of years to mid-point of construction from Spring 2014
3.50

Hourly rate

Number of
hours

Percentage

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

Increase for
Inflation

Cost estimate
with inflation

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

$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

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

0.00%
15.00%

$0
$24,064,797

$0
$2,622,985

$0
$26,687,782

$194,496,780

$20,109,555

$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

Cost estimate

15.00%

Exhibit C (TPB, First & Main, Financial District)

Exhibit C (Con-Way)

Exhibit D (Laika Studios, shown in blue; red is Con-way property)

Exhibit E (ODOT Eastbank)

Exhibit F (OMSI)

Exhibit G (Gateway Urban Renewal Area Opportunity)
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