
 
 

 

DATE: August 17, 2016 

TO: Board of Commissioners 

FROM: Faye Brown, Interim Executive Director 

SUBJECT: Report Number 16-45 

Authorizing a Purchase and Sale Agreement to Convey 1.97 Acres of Real Property in the 
River District and Downtown Waterfront Urban Renewal Areas to Wolff Enterprises LLC 
for $9,000,000 

BOARD ACTION REQUESTED 

Adopt Resolution No. 7203 

ACTION DESCRIPTION 

This action by the Portland Development Commission (PDC) Board of Commissioners (Board) will 
authorize the Executive Director to execute a Purchase and Sale Agreement (PSA) between PDC and The 
Wolff Company, doing business as Wolff Enterprises LLC (Developer) for the conveyance of the 
Broadway Bridge Property (Property), a 1.97-acre PDC-owned site in the River District and Downtown 
Waterfront Urban Renewal Areas (URAs).  The Property is located at 1053 – 1201 NW Naito Parkway 
(see project summary in Attachment A). 

Developer plans to construct a multi-family apartment project consisting of two buildings, the northern 
structure containing approximately 230 dwelling units and the southern structure containing 
approximately 110 dwelling units, as well as approximately 164 vehicular parking spaces (Project).  
Developer will achieve the outcomes of the Portland Housing Bureau’s Mixed-Use Limited Tax 
Exemption (MULTE) Program which requires 20 percent of the Project’s dwelling units (approximately 
68 units) to be affordable to households at 60 percent Median Family Income (MFI) for ten years.    
Developer also plans for 55 of those affordable dwelling units to be affordable to households at 60 
percent MFI for an additional 20 years.  

BACKGROUND AND CONTEXT 

Property Description.  The Property is vacant, relatively flat, and consists of two tax lots.  The northern 
tax lot is 50,965 square feet (SF) (1.17 acres) and is located north of the Broadway Bridge ramp in the 
River District URA.  The southern tax lot is 35,050 SF (0.81 acres) and is located under and south of the 
Broadway Bridge ramp in the Downtown Waterfront URA.  The northern tax lot is zoned Central 
Employment with Design Review overlay (EXd) and has a base Floor Area Ratio (FAR) of 2:1 and a 
maximum allowed height of 100 feet.  The southern tax lot is zoned Central Commercial with Design 
Review overlay (CXd) and has a FAR of 4:1 and a maximum allowed height of 75 feet.   

The Property has a fair market value of $8,770,000 according to a May 4, 2016 appraisal. 
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The Property has historical environmental contamination from use by prior owners and has been 
enrolled in the Oregon Department of Environmental Quality’s (DEQ’s) Voluntary Cleanup Program.  PDC 
has conducted numerous studies to characterize the contamination.  The DEQ Record of Decision (ROD) 
and Contaminated Media Management Plan (CMMP) outline the actions required to remediate the 
contamination.  The estimated incremental cost of construction required to comply with the ROD and 
implement the CMMP will be deducted from the sale price proceeds and held in escrow to reimburse 
the Developer for such costs.  Any funds not drawn upon to reimburse necessary environmental costs 
will be returned to PDC. 

History.  The Property was acquired by PDC in October 1987 as part of the larger Union Station 
acquisition.  Since then, PDC dispositions have led to several successful redevelopment projects that 
have transformed the neighborhood, including Station Place Garage, Courtyard Marriott, The Yards, 
Station Place Tower, and Ziba Design Studio.   

Disposition.  Between 2000 and 2011, PDC partnered with Winkler Development Corporation to 
develop an office building and garage project known as One Waterfront Place on the Property and the 
property immediately to the north.  The Disposition and Development Agreement (DDA) for that project 
was amended eight times to allow for additional time and to restructure the key deal points but 
ultimately terminated in 2011 when construction did not commence by the scheduled deadline. 

PDC listed the Property with a broker in June 2015 and received two offers: (1) from Madrona Park, LLC 
(Winkler Development Corporation), the owner of the property immediately to the north of the 
Property to purchase the Property for $2,000,000 to develop either a parking structure or affordable 
housing; and (2) from The Wolff Company to purchase the Property for $9,000,000 to develop the 
Project.  The PDC Financial Investment Committee recommended and PDC Executive Director selected 
The Wolff Company as the preferred developer.   

Purchase and Sale Agreement.  Key terms of the PSA include: 

• Purchase price of $9,000,000 for the Property, which represents a fair market valuation 
according to a May 2016 appraisal, less certain incremental environmental costs; 

• Developer must develop the Property consistent with the River District and Downtown 
Waterfront URA plans and zoning regulations and include approximately 340 residential units, of 
which 20 percent must be affordable to households at 60 percent MFI for a ten-year period; 

• Developer will have a 75-day due diligence period after which the $125,000 earnest money 
deposit will become non-refundable; 

• Developer must close on the Property within 13 months of execution of the PSA.  Developer has 
the right to extend closing for up to 120 days by making non-refundable $50,000 payments for 
each of two 60 day extensions; 

• Developer must commence construction within 60 days after closing; 
• Developer accepts responsibility for the environmental condition of the Property and for 

compliance with all environmental laws.  $1,400,000 will be held in escrow to reimburse 
Developer for incremental environmental costs necessary for implementing the CMMP during 
construction.  Unspent environmental escrow funds will be returned to PDC; and 

• Developer will comply with and implement PDC’s Equity and Green Building policies. 

COMMUNITY AND PUBLIC BENEFIT 

Public benefits of executing the PSA include: 

• The disposition will generate $9,000,000 in land sale proceeds, less a five percent broker fee and 
less incremental environmental reimbursement costs. The Property sale proceeds, which can be 
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reinvested in other URA projects and programs, will be distributed 59 percent to the River 
District URA and 41 percent to the Downtown Waterfront URA based on parcel size; 

• The Property will be redeveloped without direct financial assistance from PDC; 
• The Project will result in the provision of approximately 340 residential units in the Central City, 

of which approximately 68 will be affordable to households at 60 percent MFI for ten years, and 
55 of those units affordable to households at 60 percent MFI for an additional 20 years;  

• The Project will redevelop a vacant property with a residential building which will attract 
residents and retail uses to the area; and 

• The Developer will comply with and implement PDC’s Equity and Green Building policies. 

PUBLIC PARTICIPATION AND FEEDBACK 

The co-chairs of the Old Town/Chinatown Community Association Land Use Committee are supportive 
of this disposition and development of the Project, as it delivers on the Community Association’s goal of 
adding additional housing units at or above 60 percent MFI. 

BUDGET AND FINANCIAL INFORMATION 

The Adopted Fiscal Year (FY) 2016-17 River District URA and Downtown Waterfront URA Budgets and 
Five Year Forecasts currently include funds for ongoing ownership and maintenance of the Property (see 
Attachment B) and income from the Property sale in FY 2016-17.  The PSA terms anticipate that PDC will 
convey the Property to the Developer in FY 2017-18.  Revisions to the budget will be made to reflect the 
slightly later Property conveyance and discontinuation of ongoing costs as a result of the disposition.  

RISK ASSESSMENT 

Entering into the PSA creates minimal risks, as PDC is selling the Property at fair market value and does 
not have financial resources at risk.  The primary risk for PDC is that the proposed Project would not be 
realized in accordance with the terms of the PSA as follows: 

1. Developer May Terminate the Transaction.  There is a risk that Developer will terminate the 
transaction during the due diligence period.  This is a standard business practice and a common 
risk in most commercial real property sales, provided that the term of the due diligence period is 
reasonable, which it is here.  PDC is not providing any predevelopment financing and, therefore, 
does not have any financial resources at risk.   

A related risk is that Developer will terminate the transaction subsequent to the end of the due 
diligence period but prior to closing.  This risk is mitigated by Developer providing a $125,000 
earnest money payment that will generally be non-refundable at the end of the due diligence 
period. 

2. Developer May Not Redevelop the Property Successfully.  There is a risk that Developer will not 
succeed in redeveloping the Property.  Subsequent to the end of the due diligence period but 
prior to closing, this risk is mitigated by the earnest money payment which PDC will retain if the 
transaction does not close.  Subsequent to closing, this risk is further mitigated by (a) Developer 
paying PDC the purchase price in cash at closing, and (b) PDC retaining a repurchase right in the 
event Developer does not commence construction within 60 days of closing.   

ALTERNATIVE ACTIONS 

The PDC Board could decide to: 

• Direct PDC staff to incorporate new terms or changes to the terms and conditions into the PSA; 
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• Direct PDC staff to renegotiate specific terms and conditions; or 
• Terminate the disposition process. 

ATTACHMENTS 

A. Project Summary 
B. River District and Downtown Waterfront URAs Financial Summaries 
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PROJECT SUMMARY 

 

Project Name: Broadway Bridge Property Purchase and Sale Agreement 

Description: 1.97-acre vacant parcel 

Location: 1053 – 1201 NW Naito Parkway  

URA: River District (north parcel) and Downtown Waterfront (south parcel) 

Current Phase: Disposition 

Next Milestone: Closing/Conveyance 

Completion Target: January 2018 

Outcome: Conveyance of the Broadway Bridge Property to The Wolff Company for 
development of a residential project including approximately 330 apartments, 
of which approximately 55 will be affordable to households at 60 percent MFI 
for 30 years; and approximately 164 vehicular parking spaces. 
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River District URA Financial Summary 
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Downtown Waterfront URA Financial Summary 
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