DATE:

September 9, 2015

TO:

Board of Commissioners

FROM:

Patrick Quinton, Executive Director

SUBJECT:

Report Number 15-57
Update on the Broadway Corridor Framework Plan and Negotiations with the United
States Postal Service towards Acquiring Property in the River District Urban Renewal
Area

BOARD ACTION REQUESTED
No action is requested; information only.
SUMMARY
The purpose of this item is to brief the Portland Development Commission (PDC) Board of
Commissioners (Board) on three inter-related efforts:




Planning activities under way towards redevelopment of the 24-acre Broadway Corridor
Framework Plan study area (Framework Plan) (see Attachment A);
Negotiations with the United States Postal Service (USPS) concerning the possible acquisition by
PDC of USPS’s Processing and Distribution Center at 715 NW Hoyt Street (P&DC site) and the
relocation of the USPS functions to an alternative location; and
Financial impacts associated with the potential acquisition and future redevelopment of the
P&DC site, including the potential need to secure financing (Interim Financing Mechanism) from
the City of Portland (City) in addition to tax increment financing (TIF) resources from the River
District Urban Renewal Area (URA).

Acquisition and redevelopment of the P&DC site is a once-in-a-generation opportunity for PDC and the
City to meet affordable housing, economic development, redevelopment, transportation, and open
space goals on a large, contiguous property in the middle of downtown and adjacent to Portland’s
regional transit hub. The P&DC site is identified in the City’s West Quadrant plan as a key opportunity
site for high-density employment and signature city attractions, connecting the Old Town/Chinatown
and Pearl District neighborhoods. The West Quadrant Plan, approved by Portland City Council (City
Council), calls for PDC to work on behalf of the City to “relocate the US Post Office and redevelop the
site with a wide mix of urban uses including employment” and further requires a Master Plan as part of
any redevelopment of the P&DC site.
BROADWAY CORRIDOR FRAMEWORK PLAN
The Broadway Corridor area encompasses several PDC-owned properties, including Blocks Y and R as
well as Union Station (Portland’s primary multi-modal transportation hub). Historic Union Station is an
active Amtrak passenger rail terminal, and PDC aims to further activate the station as a gateway to the
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city and surrounding neighborhood. On the western half of the study area, PDC is in negotiations with
the USPS to acquire its 14-acre P&DC site, which would be a crucial redevelopment anchor.
On June 15, 2015, staff and a multi-disciplinary consultant team led by Zimmer Gunsul Frasca Architects
LLP kicked off work with a Stakeholder Advisory Committee (SAC) and Technical Advisory Committee
(TAC). The scope of the Framework Plan is two-fold: 1) Articulate a strategic vision for development of
the broader Broadway Corridor area, and 2) Develop a preferred development concept for the P&DC
site. The Framework Plan will result in greater certainty regarding PDC’s and the City’s development
objectives, infrastructure and open space requirements, and desired public investments for the area,
with a particular focus on the P&DC site. The Framework Plan may also inform a potential future Master
Plan, pursuant to PDC’s successful acquisition negotiations with the USPS.
Briefings on this process were provided to the PDC Board on April 8, 2015, and July 16, 2015. PDC staff
will present an update on work completed to date at the September 9, 2015, PDC Board Meeting and
seek PDC Board input on the final draft recommendations. PDC also anticipates presenting Framework
Plan findings to City Council at a September 17, 2015, work session.
Stakeholder Involvement. The Framework Plan is being developed with significant public and partner
engagement. A TAC composed of partner City staff is participating to provide technical information and
perspective based on multiple City interests in the area. An SAC, composed of public, nonprofit, and
private partners, is providing community and regional insight to ensure that future development serves
both the adjacent neighborhoods and broader Portland interests.
Input is also being sought through a series of regional public engagement efforts, including public open
houses, a series of online surveys, and one-on-one interviews conducted regionally at major public
transportation stations at the Lloyd Center, Hollywood, 82nd Avenue, Gateway, 122nd Avenue,
Parkrose/Sumner and Cascades, at North Portland’s Overlook Park during Movie in the Park night, and
at the Portland Saturday Market. These interviews aim to capture a broader range of feedback on the
project, particularly from those communities who may be underrepresented in traditional public
participation forums.
Completed key work sessions and outreach forums include:





June 15, 2015: SAC/TAC Meeting #1 – Advisory committees provided input on broader
redevelopment attributes and challenges in the area.
June 30, 2015:
o SAC/TAC Meeting #2 – Advisory committees refined the guiding principles for
redevelopment of the area.
o Open House #1 – Approximately 60 attendees provided feedback on the overall
strategic public vision for the area and/or specific redevelopment principles.
o Online Survey #1 – An online poll was launched which resulted in 272 site visits to view
information, and 130 responses regarding the guiding principles for development of the
area.
July 21, 2015:
o SAC/TAC Meeting #3 – Based on refined development principles, advisory committees
provided feedback on five preliminary development concepts for the P&DC site.
o Open House #2 – Approximately 45 attendees provided feedback on the five
preliminary development concepts for the P&DC site in an interactive work session.
o Online Survey #2: A second online poll was launched which resulted in 859 site visits
and 289 responses regarding the preliminary development concepts.
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September 4 and September 8, 2015:
o SAC/TAC Meeting #4 – Advisory committees were asked to review a preferred
development concept for the P&DC site based on their input provided in July and
provided feedback on implementation metrics by which to measure public investments
and benefits.
o Open House #3 – Attendees reviewed the preferred development concept for the P&DC
site and implementation metrics and provided feedback as PDC considers next steps,
including seeking PDC Board and City Council actions; ongoing negotiations with USPS;
and eventual master planning efforts on the P&DC site should PDC’s USPS negotiations
be successful.

Development Concepts. At the July 16, 2015, PDC Board meeting, PDC staff provided an overview of
the strategic vision and development framework for the area. The framework is informed by the
following five strategic development principles:
1. COMPETITIVE: Create opportunities for innovation, education, and economic growth and add a
net gain of jobs in the region.
2. ACCESSIBLE: Enhance the public realm to create vibrant community spaces to enrich the quality
of life for Portlanders.
3. CONNECTED: Leverage regional assets to strengthen multimodal transportation connections
and improve accessibility to and through the area.
4. HEALTHY: Develop the site so that it reflects environmentally-friendly practices, opportunities
for resource sharing, high-quality construction, and social responsibility.
5. ACCOUNTABLE: Create an implementable strategy that attracts private investment and delivers
appropriate public benefit.
Based on the development framework and guiding principles above, the consultant team prepared five
preliminary development concepts for the P&DC site that illustrated a range of development densities,
scale, urban design and open space forms, and programs. The concepts were intended to be thoughtprovoking and stimulate feedback from the advisory committees and public.
The advisory committee and public work sessions together with the online survey responses provided
extensive feedback on the most and least favorable elements of the five preliminary development
concepts for the P&DC site. In general, public feedback supported pursuing higher density
development, including a tower at the northern end of the site; balancing denser development with
public spaces that engage Union Station and the North Park Blocks; ensuring a “green loop” connection
from the site to the Broadway ramp “Y”; and emphasizing the connection and corridor from Union
Station west along NW Johnson Street. In addition, there was support for a mix of uses and phasing of
development that creates a mixed-income community, with 24/7 activity and a job density on par with
the Central Business District.
This feedback resulted in the preparation of three refined development concepts that were tested for
financial feasibility and transportation impacts, including an assumption that 25 percent of residential
development square footage was reserved for affordable housing. A preferred development concept,
including phasing, development program, density, and urban design was prepared based on this input
together with the financial feasibility and transportation impact findings. This preferred development
concept, including related public benefits of affordable housing, open space, and infrastructure, will be
presented in detail at the September 9, 2015, PDC Board meeting, and the September 17, 2015, City
Council work session.
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USPS NEGOTIATIONS
On April 8, 2015, the PDC Board authorized exclusive negotiations with USPS for the possible acquisition
of the P&DC site. Acquisition of the site by PDC would necessitate USPS to relocate to a new facility
elsewhere in the Portland metropolitan area. As such, PDC and USPS mutually agreed that more
definitive information about the viability of finding and financing a replacement facility (Replacement
Facility) is necessary before the parties can contemplate moving forward with all regulatory and
statutory requirements for, or enter into a formal Purchase and Sale Agreement (PSA) with respect to,
the sale of the P&DC site by the USPS to the PDC.
As authorized by the PDC Board on April 8, 2015, PDC’s Executive Director negotiated and executed an
Agreement to Pursue Exclusive Negotiations (Agreement). Pursuant to the Agreement, PDC placed
$500,000 in an escrow account for the benefit of the USPS, with the funds to be used exclusively for
mutually-acceptable costs associated with determining the feasibility and cost of building a Replacement
Facility in the Portland metropolitan area. To date, $124,605 of the escrowed funds have been
authorized for USPS to pay for the costs of site utilization studies and environmental assessments of
multiple sites in and outside of the city of Portland to determine the costs and feasibility of a
Replacement Facility. All costs paid from the escrow account are applicable to the Purchase Price of the
P&DC site, in the event a formal PSA is agreed upon and a closing occurs.
Although a PSA has not yet been negotiated, the parties both anticipate that the Purchase Price shall be
sufficient to pay for the costs of USPS to i) purchase a site for a Replacement Facility, ii) construct a
Replacement Facility of equivalent size and program to P&DC, and iii) move to the Replacement Facility.
Preliminary estimates indicate these costs will not exceed approximately $80,000,000. Over the next
month, PDC and USPS intend to complete the feasibility analysis, refine the cost estimates and
allocation of costs between PDC and USPS, and negotiate a binding PSA. Concurrent with the PSA
negotiations and staff seeking PDC Board approval, PDC and USPS will coordinate the completion of
additional due diligence items including preparation of an environmental assessment, USPS moving
forward with acquisition of the Replacement Facility site, and solicitation of contractor bids to construct
the Replacement Facility.
FINANCIAL IMPACTS
The cost of preparing the Framework Plan is approximately $250,000. Funds for completing the
Framework Plan and future Master Plan are budgeted in the fiscal year (FY) 2015-16 River District URA
Adopted Budget (see Attachment B).
The $500,000 payment authorized by the PDC Board on April 8, 2015, in consideration of USPS agreeing
to enter into exclusive negotiations and complete further due diligence was paid from $1,500,000 in
funds remaining from an original 2008 escrow amount under the Escrow Agreement (now expired)
previously authorized by the PDC Board.
The FY 2015-16 River District URA Adopted Budget and Five Year Forecast includes $35,700,000
budgeted to support possible acquisition and redevelopment of the P&DC site.
The preliminary cost to PDC of acquiring the P&DC site (by providing USPS with a Replacement Facility)
is estimated not to exceed $80,000,000. The Framework Plan findings provide a range of estimated
public investment for redevelopment of the P&DC site including affordable housing, streets, and open
space. A significant amount of this investment is supportable with PDC’s current TIF resources and the
estimated future land value of the P&DC site.
However, adding the preliminary acquisition cost of the P&DC site to the River District URA budget and
five-year forecast results in an interim deficit until the P&DC site can be sold. To fund this interim gap,
PDC is in discussions with the City’s Office of Management and Finance regarding a potential Interim
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Financing Mechanism that would be backed by the City General Fund and River District URA program
income. Since the proposed Interim Financing Mechanism would be backed by the City General Fund,
proceeds from the Interim Financing Mechanism would only be used to support public infrastructure
projects in the FY 2015-16 Adopted Budget and Forecast. Without an Interim Financing Mechanism,
current River District URA projects (such as the Old Town/Chinatown Action Plan or Centennial Mills)
would have to be delayed until the P&DC site is sold for equal or greater value. Based on the market
absorption of new development modeled as part of the Framework Plan, full land sale will not occur
within the forecast five-year period. Net resources remaining from disposition of the P&DC site in
excess of the amount required to retire the proposed Interim Financing Mechanism would be available
to fund additional public benefits, including subsidizing the construction of affordable housing units
within the P&DC site’s development rights being reserved for affordable housing.
NEXT STEPS
Following the City Council work session and briefings to other City bodies, including the City’s Planning
and Sustainability Commission, PDC staff anticipates seeking the following formal approvals:




October 14 and October 21, 2015: City Council approval of the Broadway Corridor Framework
Plan and Interim Financing Mechanism
October 14, 2015: PDC Board approval of the Broadway Corridor Framework Plan and
authorization to execute a PSA with the USPS for up to $80,000,000 to acquire the P&DC site
November 18, 2015: PDC Board approval of budget changes required to facilitate the P&DC
acquisition as part of the FY 2015-16 Revised Budget No. 1.

ATTACHMENTS
A. Broadway Corridor Framework Plan Study Area
B. FY 2015-16 River District URA Adopted Budget
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