
 
 

DATE: November 13, 2024 

TO: Board of Commissioners 

FROM: Shea Flaherty Betin, Interim Executive Director 

SUBJECT: Report Number 24-53 

Authorizing the Acquisition of Real Property Located at NE 102nd Avenue and Pacific 
Street in the Gateway Regional Center Tax Increment Finance District 

BOARD ACTION REQUESTED AND BRIEF DESCRIPTION 

Adopt Resolution No. 7586 

This action by the Prosper Portland Board of Commissioners (Board) would authorize the Executive 
Director to approve a Term Sheet that allows for executing a purchase and sale agreement (PSA) with 
Modomi Gateway LLC (Modomi) and thereafter acquire approximately 5.2 acres of real property located 
at NE 102nd Avenue and Pacific Street (Property) in the Gateway Regional Center Tax Increment Finance 
District (see an Aerial Site Map in Attachment A).  The Term Sheet includes a purchase price to Prosper 
Portland of $10,600,000 as well as an option for Cody Development Corp. (Cody) to buy the Property 
within five years, subject to predevelopment and development obligations. 

The Term Sheet is structured to redevelop a key site within Gateway and to satisfy a $3,000,000 
infrastructure funding commitment to David Douglas School District (DDSD).  The action will enable 
Prosper Portland to better pursue development of the Property, ensure delivery of infrastructure 
improvements, take action in response to community requests, and satisfy commitments to DDSD.  
Cody intends to develop approximately 216 units of middle-income housing on the Property. 

STRATEGIC ALIGNMENT AND OUTCOMES  

This action has primary alignment with Advance Portland Action 3.8: Address Housing Production Across 
a Continuum of Affordability.  Because this proposal is a key piece of various investments and actions in 
the Gateway TIF District, related development of the site will also align with Advance Portland Actions, 
3.7: Neighborhood Connectivity and 4.1: Construction and Workforce Equity. 

The related alignment comes from the application of Prosper Portland’s Green Building Policy and 
Construction Business and Workforce Equity Policy for the development of the site; continued 
implementation of an Intergovernmental Agreement (IGA) with PBOT for the development of NE 100th 
Avenue as previously approved by the Prosper Portland Board; sidewalk improvements on Pacific 
Avenue; and privately developed housing helping to deliver on the City of Portland’s Housing Production 
Strategy. 

This action also aligns with the Gateway Action Plan, which calls for: 

• Activating a Livable Gateway, Action 2.4: Advance at least two larger scale infrastructure 
connectivity and safety projects.  



Board Report – Gateway Purchase and Sale Agreement  
November 13, 2024 Page 2 of 3 

• Housing Production & Opportunity, Action 3.1: Support delivery of a signature project of 250 
units or more. 

BACKGROUND AND CONTEXT 

In August 2016, the Gateway Action Plan was approved by City Council and identified the Gateway 
Transit Center area, including the Property, as one of three strategic geographic areas for TIF district 
investment.  In 2016, the previous Property owners and a multiparty partnership that also included Mt 
Hood Community College, Warner Pacific College, and the YMCA of Columbia-Willamette approached 
Prosper Portland seeking investment in a development vision for the property that included workforce 
development, multigenerational housing, and small business development. In 2018, staff undertook a 
public engagement process to identify community priorities for Prosper Portland investment on the site. 
When the project as envisioned was deemed infeasible, in 2023, the Property owners sold the site to 
Modomi for $11,070,000. 

On June 7, 2022, the Prosper Portland Board approved the First Amendment to the Gateway Regional 
Center Urban Renewal Plan, which allowed the district to reach maximum indebtedness and increased 
the amount of resources available to Prosper Portland and Portland Housing Bureau to deliver on the 
commitments made in the TIF Plan and subsequent Action Plans.  

In December 2023, Prosper Portland staff crafted a strategy to guide acquisition of property in the 
Gateway TIF District in support of requests from community partners to make more direct investments 
to catalyze growth in Gateway.  These requests emerged from conversations held while updating the 
Gateway Action Plan that was later approved by the Prosper Portland Board and City Council. 

The acquisition strategy identified persistent redevelopment challenges for Gateway including: 

• High land value expectations relative to market conditions; 
• Low basis of land and carrying costs for long term property owners; 
• Lack of inviting places (e.g., vacant lots near the transit center); and 
• Zoning constraints (e.g., higher density expectations than elsewhere in the East Portland 

market). 

On January 24, 2024, the Prosper Portland Board approved Resolution No. 7519, authorizing the terms 
of a development agreement (DA) for the Property with Modomi, including commitments from Prosper 
Portland to invest in adjacent street and sidewalk infrastructure.  These infrastructure investments 
would support both the private development and satisfy Prosper Portland’s commitment to DDSD to 
“fund $3,000,000 tied to land development and infrastructure costs at properties at NE 99th and Pacific 
or otherwise within the boundaries of the Plan.”  In a related action, the Prosper Portland Board 
approved Resolution No. 7520, authorizing execution of an intergovernmental agreement (IGA) with the 
Portland Bureau of Transportation (PBOT) whereby PBOT would construct NE 100th Avenue using System 
Development Charges dedicated to Gateway and Prosper Portland would contribute $2,849,101 to 
construct adjacent infrastructure along Pacific and Oregon Streets. 

In early 2024, Modomi’s redevelopment plans for the Property, due to reasons not associated with the 
Property, were put on hold to allow for a financial restructuring of the venture. Prosper Portland staff 
continued to work with Modomi to identify potential paths forward to develop a project under a 
different structure, ultimately landing on an approach for Prosper Portland to purchase the Property, at 
a discount, for $10,600,000 and offer an option for Cody to buy the Property within five years.  Staff 
consider the purchase price reasonable, given that it falls within the range of two appraisals and one 
Broker Opinion of Value for the Property conducted between 2018 and 2024 (see Attachments B, C, and 
D) and is below the price the Modomi paid. 
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The Term Sheet seeks to balance the interests of implementing the updated Action Plan, honoring 
Prosper Portland’s commitments to DDSD and advancing development of a key site in Gateway.  Prosper 
Portland will in its own discretion move forward the infrastructure improvements on Pacific Street just 
as PBOT, under the terms of the IGA, will continue to move forward with 100th Avenue improvements.   

As noted, the Term Sheet establishes an option for Cody to purchase the Property.  Cody also commits 
to predevelopment work to advance a project toward development in three to five years, as a condition 
of exercising the option.  The Term Sheet allows the parties to also negotiate a ground lease to better 
manage project cash flow and initial costs of development.  

EQUITY IMPACT 

Prosper Portland’s Construction Business and Workforce Equity Policy and Green Building Policy will 
apply to any disposition and development agreement and partnership related to the Property.  There 
will also be a Construction Equity Fund Contribution associated with the development.  Inclusionary 
housing requirements could be triggered if the project is redesigned to incorporate buildings of 20 units 
or more. 

COMMUNITY PARTICIPATION AND FEEDBACK 

Prosper Portland staff has participated in many conversations with the developer and community 
partners.  Additionally, staff continued to communicate with members of the advisory committee who 
advised on creation of the updated Gateway Action Plan, which identified this as a potential project.  
Staff has also stayed connected with adjacent property owners who continue to track the timing of this 
project as a cue for moving forward their own redevelopment efforts.  

BUDGET AND FINANCIAL INFORMATION 

There are sufficient resources in the fiscal year (FY) 2024-25 Gateway Regional Center TIF District budget 
and forecast (see Attachment E) to fund the purchase.  Post-acquisition carrying costs are estimated to 
be $200,000 in the first year and $90,000 annually thereafter.  Therefore, future Gateway TIF District 
budgets will include funds for property management expenses. 

RISK ASSESSMENT  

While there is a risk is that development of the Property does not occur within five years, Prosper 
Portland would continue to own a large site with flexible zoning in a transit-accessible district.   

ATTACHMENTS 

A. Aerial Site Map 
B. Property Appraisal (2018) 
C. Property Appraisal (2020) 
D. Property Broker’s Opinion of Value (2024) 
E. Gateway TIF District Budget and Forecast 
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GATEWAY DEVELOPMENT SITE APPRAISAL

December 22, 2020 

Mr. Gregory Brown 
Riverview Community Bank 
900 Washington Street, Suite 900 
Vancouver, WA  98660 

Re: Appraisal of Real Property 
Gateway Development Site
SW Corner of NE 102nd Avenue and NE Pacific 
Portland, Oregon  97220 

BBG File #0120017700 

Dear Mr. Brown, 

In accordance with your authorization (per the engagement letter found in the addenda of this report), 
we have prepared an Appraisal of the above-referenced property. 

The subject property is comprised of eight parcels of land totaling 5.18 acres or 225,641 square feet. The 
site is located at the southwest intersection of NE 102nd Avenue and NE Pacific, within the Gateway 
neighborhood in Portland, OR. The site is relatively flat and is zoned Central Commercial (CX). The subject 
is located within a zone that allows for a FAR of 6:1 and 8:1.   

GMB Unlimited has a 50% partner in White/Gabriel LLC. Over recent years, the owner has been in the 
early stages of development, at one point partnering with a neighboring tract of land for a larger 
development. However, the plans were not finalized and we are not aware of any sale or listing of the 
subject property within the past three years.  

This appraisal report was prepared to conform with the requirements of the Uniform Standards of 
Professional Appraisal Practice (USPAP), the appraisal guidelines set forth in Title XI of the Financial 
Institutions Reform, Recovery, and Enforcement Act of 1989 (FIRREA), and the December 2010 
Interagency Appraisal and Evaluation Guidelines. This report has been written in accordance with the 
Code of Ethics and the Standards of Professional Practice of the Appraisal Institute. In addition, this report 
is intended to be in compliance with additional requirements of Riverview Community Bank (client).  The 
report is intended to be used by Riverview Community Bank for loan underwriting and-or credit decisions. 
No other party may rely upon the findings in this report. 

Note:  Our estimate of market value is subject to the following Extraordinary Assumptions and/or 
Hypothetical Conditions: 
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Mr. Brown 
December 22, 2020 
Page 2 

GATEWAY DEVELOPMENT SITE APPRAISAL

Based on our inspection of the property and the investigation and the analysis undertaken, we have 
concluded the following value opinion(s). 

The global outbreak of a "novel coronavirus" known as COVID-19 was officially declared a pandemic by 
the World Health Organization (WHO) on March 11, 2020, with the President of the United States 
declaring the COVID-19 outbreak a national emergency on March 13.   

The impact of the virus has created near-term instability in the capital and real estate markets. The 
extent of the direct and indirect effects of this event on the national economy, the local economy, and 
the market in which the subject property is located are only beginning to be reflected in commercial 
real estate transactions. The reader should note the data and comparables used in this report are data 
points that occurred in the past and there is projection risk associated with using lagging 
indicators.  While every attempt has been made to determine the impact on value of the subject 
property, the associated risk may not yet be priced into the real estate market.  Our conclusions have 
been based on best available market evidence including interviews with market participants and 
analysis of all relevant current market data.  

Please reference the COVID-19 Disease overview in the Market Analysis section of the appraisal for 
further discussion

This letter must remain attached to the report, which should be transmitted in its entirety, in order for 
the value opinion set forth to be considered valid. Our firm appreciates the opportunity to have performed 
this appraisal assignment on your behalf. If we may be of further service, please contact us. 

Sincerely, 
BBG, Inc. 

Extraordinary Assumption(s) This  apprai sa l  empl oys  no extraordinary ass umptions .

Hypothetical Condition(s) This  apprai sa l  empl oys  no hypothetica l  conditi ons .

EXTRAORDINARY ASSUMPTION(S) AND HYPOTHETICAL CONDITION(S)

The val ues pres ented wi thin this apprai sa l report are s ubject to the extraordinary as sumpti ons and hypothetical

condi tions l i s ted below. Purs uant to the requi rement within Uniform Standards of Profess iona l Appra is al Practi ce

Standards Rul e 2-2(a )(xi ), i t i s s tated here that the us e of any extraordinary ass umpti ons mi ght have affected the

ass ignment results .

Appraisal Premise Interest Appraised Date of Value Value Conclusion

Market Va lue - As  Is Fee Simple December 18, 2020 $13,540,000 

MARKET VALUE CONCLUSION(S)

Kurt Plas ter, MAI Alex Annand

OR Certi fied Genera l  Apprais er OR Certi fied Genera l  Apprais er

License #: C001003 License #: C001259

503-478-1014 503-478-1009

kplaster@bbgres .com aannand@bbgres .com
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GATEWAY DEVELOPMENT SITE APPRAISAL
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SUBJECT PROPERTY  1 

GATEWAY DEVELOPMENT SITE APPRAISAL

SUBJECT PROPERTY

A view of NE Pacific – facing east A view of the western segment of the subject – from the 
north side along NE Pacific 

A view of the eastern segment of the subject – from the 
north side along NE Pacific 

The corner of NE Pacific and NE 102nd Avenue 

A view of NE 102nd – facing south with the subject on the 
right side of the image 

The subject site – view from 102nd Avenue, facing west 
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SUBJECT PROPERTY  2 

GATEWAY DEVELOPMENT SITE APPRAISAL

A view of the southern segment of the subject property – 
from NE 102nd Avenue 

The eastern side of the subject along NE 102nd Avenue – 
facing north 

AERIAL  PH OTOGRAPH

Board Report – Gateway Purchase and Sale Agreement 
November 13, 2024

Attachment C 
Page 6 of 95



SUMMARY OF SALIENT FACTS  3 

GATEWAY DEVELOPMENT SITE APPRAISAL

SUMMARY OF SALIENT FACTS

PROPERTY DATA

Property Name

Address

Location

Property Description

County

Parcel Number

Census Tract No.

Legal Description

Site Area

Primary Site 225,641 s quare feet (5.1800 acres )

Zoning

Flood Status

Number of Buildings

Overall Condition

Overall Quality

Poor

Poor

1

Zone X (unshaded) i s a Non-Special Flood Hazard Area (NSFHA) of minimal flood hazard,

usual ly depicted on Flood Ins urance Rate Maps  (FIRM) as  above the 500-year flood level . 

Thi s is an area in a low to moderate risk flood zone that i s not in any immediate danger

from flooding caused by overflowing rivers or hard ra ins . In communities that parti cipate

in the Nationa l Flood Insurance Program (NFIP), flood insurance is avai lable to al l

property owners  and renters  in this  zone.

Gateway Development Si te

SW Corner of NE 102nd Avenue and NE Pacifi c

Portland, Oregon  97220

Northeast corner of NE Pacifi c St & NE 102nd Ave

Land

CX Zoned Development Site

Multnomah

R319485, R319484, R319513, R319483, R319481, R319514, R319643, R319690

0081.00

Section 33 1N 2E, Tl  100, 400, 500, 600, 700, 800, 1500,1600

CXd; Centra l  Commercia l

As Is as of December 18, 2020

Sales Comparison Approach $13,540,000 $60.01 Per Square Foot of Land

Approach Reliance

Value Conclusion - As Is $13,540,000

Exposure Time 3 months  or less

Marketing Time 9 months  or less

VALUE INDICATIONS

Sales Comparison Approach
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PROPERTY HISTORY  4 

GATEWAY DEVELOPMENT SITE APPRAISAL

PROPERTY H ISTORY

The current owners have assembled the subject property since 1999 with varying price points over the 
last two decades. The owner was under contract with an adjacent site, which is owned by the David 
Douglas school district and is mostly unused. The assemblage of the subject property in addition to the 
site that was under contract would have assembled sufficient anchorage for a master planned site. 
However, the plans never were finalized.  

The subject property remains vacant. The owners are approached several times a year by various 
developers, including affordable housing developers. However, as an owner and developer of senior 
housing, the plan remains to develop the site or potentially partner with another group for a large 
development.  

To the best of our knowledge, no other sale or transfer of ownership has taken place within a three-year 
period prior to the effective appraisal date. 
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SCOPE OF WORK  5 

GATEWAY DEVELOPMENT SITE APPRAISAL

SCOPE OF WORK

SCOPE OF THE INVESTIGATION 

General and Market Data 
Analyzed 

 Regional economic data and trends 

 Market analysis data specific to the subject property type 

 Published survey data 

 Neighborhood demographic data 

 Comparable cost, sale, rental, expense, and capitalization rate 
data 

 Floodplain status 

 Zoning information 

 Assessor’s information 

 Interviewed professionals knowledgeable about the subject’s 
property type and market 

Inspection Details Alex Annand conducted an onsite inspection on December 18, 2020.

Property Specific Data 
Requested and Received 

Data Requested, but not 
Provided 

APPRAISAL INFORMATION

Client

Intended User(s)

Intended Use

Property Rights Appraised / Premise

Date of Inspection

Report Date

Marketing Time

Exposure Time

Owner of Record

Most Probable Purchaser

Highest and Best Use

If Vacant

As Improved Demoli tion of the Current Improvements  and Development of the Idea l  Improvement

 •Market Value - Fee Simple - As  Is  - December 18, 2020

December 18, 2020

December 22, 2020

9 months  or less

3 months  or less

GMB Unl imi ted LLC

Developer

Mixed-Us e Development

This  appraisa l  i s  to be used for loan underwri ting and-or credit decis ions .

Riverview Community Bank

900 Washington Street, Sui te 900

Vancouver, WA  98660

Riverview Community Bank

PROPERTY DATA RECEIVED

None

DATA REQUESTED, BUT NOT PROVIDED
Phas e 1 ESA 

Ti tle report 

ALTA survey
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SCOPE OF WORK  6 

GATEWAY DEVELOPMENT SITE APPRAISAL

Data Sources 

VALUATION METHODOLOGY 

Most Probable Purchaser To apply the most relevant valuation methods and data, the 
appraiser must first determine the most probable purchaser of the 
subject property.  

The most probable purchaser of the subject property "As Is" is a 
developer as the site is vacant with the exception of one building that 
is in poor condition. 

Valuation Methods Utilized This appraisal employs only the Sales Comparison Approach. Based 
on our analysis and knowledge of the subject property type and 
relevant investor profiles, it is our opinion that this approach would 
be considered necessary and applicable for market participants. 
Since no improvements exist on site, the Cost Approach is not 
relevant. The property generates no income and is not typically 
marketed, purchased or sold on the basis of anticipated lease 
income; thus, the Income Capitalization Approach was precluded. 

DEFINITIONS 

Pertinent definitions, including the definition of market value, are included in the glossary, located in 
the Addenda to this report. The following definition of market value is used by agencies that regulate 
federally insured financial institutions in the United States: 

Market Value “The most probable price which a property should bring in a 
competitive and open market under all conditions requisite to a fair 
sale, the buyer and seller each acting prudently and knowledgeably, 
and assuming the price is not affected by undue stimulus. Implicit in 
this definition is the consummation of a sale as of a specified date 

Si te Si ze Ass es sor's  Records

Bui lding Si ze Ass es sor's  Records

Ta x Data Ass es sor's  Records

Zoning Informa tion Pla nning Dept

Flood Status FEMA

Demogra phics  Reports Spotl ight

Compa ra ble La nd Sales Appra is er's  fi les ; CoStar

DATA SOURCES

Extraordinary Assumption(s) This  apprai sa l  empl oys  no extraordi nary as sumptions .

Hypothetical Condition(s) This  apprai sa l  empl oys  no hypothetica l  conditi ons .

EXTRAORDINARY ASSUMPTION(S) AND HYPOTHETICAL CONDITION(S)

The val ues pres ented wi thin this apprai sa l report are s ubject to the extraordinary as sumpti ons and hypothetica l

condi tions l i s ted below. Purs uant to the requirement within Uniform Standards of Profess iona l Appra is al Practi ce

Standards Rul e 2-2(a )(xi ), i t i s s ta ted here that the us e of any extraordinary ass umptions mi ght have affected the

ass ignment results .
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and the passing of title from seller to buyer under conditions 
whereby: 

 Buyer and seller are typically motivated; 

 Both parties are well informed or well advised, and acting in 
what they consider their own best interests; 

 A reasonable time is allowed for exposure in the open 
market; 

 Payment is made in terms of cash in U.S. dollars or in terms 
of financial arrangements comparable thereto; and 

 The price represents the normal consideration for the 
property sold unaffected by special or creative financing or 
sales concessions granted by anyone associated with the 
sale.” 

(Source: Code of Federal Regulations, Title 12, Chapter I, Part 
34.42[g]; also Interagency Appraisal and Evaluation Guidelines, 
Federal Register, 75 FR 77449, December 10, 2010, page 77472 

As Is Market Value As is market value is defined as, “The estimate of the market value of 
real property in its current physical condition, use, and zoning as of 
the appraisal date.” 

(Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 
6th ed. (Chicago: Appraisal Institute, 2015); also Interagency 
Appraisal and Evaluation Guidelines, Federal Register, 75 FR 77449, 
December 10, 2010, page 77471 

Definition of Property Rights 
Appraised 

Fee simple estate is defined as, “Absolute ownership unencumbered 
by any other interest or estate, subject only to the limitations 
imposed by the governmental powers of taxation, eminent domain, 
police power, and escheat.” 

Leased fee interest is defined as, “The ownership interest held by the 
lessor, which includes the right to receive the contract rent specified 
in the lease plus the reversionary rights when the lease expires.” 

Leasehold interest is defined as, “The right held by the lessee to use 
and occupy real estate for a stated term and under the conditions 
specified in the lease.” 

Lease is defined as: “A contract in which rights to use and occupy 
land, space, or structures are transferred by the owner to another for 
a specified period of time in return for a specified rent.” 
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Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 
6th ed. (Chicago: Appraisal Institute, 2015) 

Applicable Requirements 

This appraisal is intended to conform to the requirements of the following:

 Uniform Standards of Professional Appraisal Practice (USPAP); 

 Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal 
Institute; 

 Applicable state appraisal regulations; 

 Appraisal requirements of Title XI of the Financial Institutions Reform, Recovery and 
Enforcement Act of 1989 (FIRREA), revised June 7, 1994; 

 Interagency Appraisal and Evaluation Guidelines issued December 10, 2010; 

 Appraisal guidelines of Riverview Community Bank  

LEVEL OF REPORTING DETAIL 

Standards Rule 2-2 (Real Property Appraisal, Reporting) contained in USPAP requires each written real 
property appraisal report to be prepared as either an Appraisal Report or a Restricted Appraisal Report. 

This report is prepared as an Appraisal Report. USPAP gives appraisers the flexibility to vary the level 
of information in an Appraisal Report depending on the intended use and intended users of the 
appraisal. This format summarizes the information analyzed, the appraisal methods employed, and the 
reasoning that supports the analyses, opinions, and conclusions.
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COVID-19 D ISEASE; SARS-COV-2 V IRUS

CDC 

On January 30, 2020, the International Health Regulations Emergency Committee of the World Health 
Organization (WHO) declared the outbreak a “public health emergency of international concern” (PHEIC). 
On January 31, Health and Human Services Secretary Alex M. Azar II declared a public health emergency 
(PHE) for the United States to aid the nation’s healthcare community in responding to COVID-19. On 
March 11, WHO publicly characterized COVID-19 as a pandemic. On March 13, the President of the United 
States declared the COVID-19 outbreak a national emergency. 

COSTAR | NOVE MBER 16, 2020 

This may have been one of the most challenging columns to write in the short history of CoStar Economy. 
And we’re not sure they’re going to get much easier over the next few months. One can always find 
reasons to be optimistic or pessimistic in any economic outlook at almost any stage of expansion or 
recession. But we find ourselves in a very rare spot indeed, and last week highlighted it perfectly. 

On Monday, it was announced that Pfizer’s vaccine appears to be 90% effective in preventing COVID-19. 
It’s hard to imagine any better news than that! At that level of effectiveness, the disease will be wiped out 
and life can return to normal. Full stop. However, last week also showed a record number of new COVID 
cases, a record number of hospitalizations and a daily death count rising to levels not seen since the spring. 
And all of those numbers are climbing quickly. At this rate, the third wave of COVID infections is setting 
up to be worse than the one we saw over the summer, and could result in another rollback of economic 
activity and new lockdowns. 

We have more reason to be optimistic about the future today than we’ve had in nine months, as we can 
now actually see the other side of the chasm. But the chasm appears to be getting very deep in the 
meantime, and not every business will make it across without help. As we survey some of our favorite 
high-frequency data points, it appears that the pace of recovery has slowed since the summer. Using daily 
data on physical office usage, from security and keycard provider Kastle Systems, and the number of small 
businesses that are open, from commerce platform Womply via Harvard's economic research group 
Opportunity Insights, we see the “return to normalcy” trend stalled as we make our way into the winter 
months. 
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According to Kastle data, only 13% of New York City office space is being used, down from 17% in late 
October. Of the 10 major metropolitan areas tracked, Dallas office space is being used the most, though 
still at less than half capacity. 

And in spite of continued employment gains on a national basis since April, the share of small businesses 
closed has been relatively unchanged. In fact, it has been declining since summer. Given the quickly rising 
third COVID wave, this is not likely to get better in the meantime. 

The lack of virus containment to date has meant the more pandemic-afflicted sectors have struggled to 
join the recovery. September’s "Job Opening and Labor Turnover Survey" from the Bureau of Labor 
Statistics, released last week, shows this most starkly. As you can see in the graph below, the industries 
more inclined to work from home have stabilized, with job openings back to year-ago levels in professional 
and business services. But the same cannot be said for hospitality, restaurant, bar and entertainment 
sectors. Openings in the leisure and hospitality sector are once again falling at an accelerating pace. 
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What’s worse, the data above is from September. For a higher frequency, look at this point, check out 
career search Indeed’s job postings data, which indicates this trend is likely to get worse. This is all 
sounding very dire, you’re likely to be thinking. Where’s all the optimism? Stocks are up. A vaccine is 
coming! 

You’re not wrong! In all honesty, the economic boom that will come on the back of overcoming the virus 
for good will likely rival post-war booms of the past. The key is now to bridge the gap between here and 
there, and get as many businesses and households across it as possible. Some predict, on the back of 
Pfizer’s results, that this will happen by mid-2021. But possible timelines remain highly uncertain in both 
directions (we won’t even get into our worries about actual adoption and use of the vaccine when it is 
available). 

The timeline that is much more certain is that of the Coronavirus Aid, Relief and Economic Security Act, 
or CARES, which has helped keep the economy afloat so far. Those programs sunset in a month and a half. 

Weekly jobless claims data shows that there are nearly twice as many claims in special CARES Act 
programs, than in traditional unemployment insurance. Whether gig workers (Pandemic Unemployment 
Assistance claims) or special jobless benefit extensions (Pandemic Emergency Unemployment 
Compensation claims), roughly 14 million people will see those claims expire at year-end. Six months of 
job gains has not helped these workers. 
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To keep these figures in scale, recall that even at the peak of the Great Recession in 2009 that 
a maximum of 7.4 million applied for regular benefits. Regular, non-CARES Act claims remain 1 million 
above that. Businesses and households alike have been highly dependent on this continued cash flow 
during the lack of a normal, settled economy. Letting these programs roll off will have dire consequences, 
even if a vaccine is six months away. The economic situation is not the same everywhere. The data below 
shows jobless claims, both traditional and CARES Act, broken out by state as a percentage of the pre-
COVID labor force. As you can see, many states have three to four times as many people on CARES Act 
claims programs than traditional unemployment. 
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Looking at the states that are still suffering the most, we see a few familiar themes. The most densely 
populated states such as New York, California, Massachusetts and Washington, D.C., are all among the 
most at risk. Those are joined by states most dependent on the hardest-hit industries, such as Hawaii and 
Nevada. These states and industries and businesses and households are now coming under increasing 
pressure once again. Restaurant restrictions are being increased again throughout the country, plans to 
return to offices are being pushed back once again and New York City shut down schools again due to a 
rising positive COVID test rate. Early indicators of consumer spending are rolling over, especially in areas 
hardest hit by the third wave of COVID cases. The last time we saw these things happening, the CARES Act 
rode to the rescue. 

New fiscal stimulus in the next few months is highly unlikely. 

We look forward to writing about the economy and commercial real estate in the post-COVID world. It’s 
close enough that you can almost see it. But the pathway there will not be easy. 

The Week Ahead ... 

Retail sales data for October highlights next week’s releases. Results have been overperforming recently 
while highlighting growing divergences in the economy. Sales are expected to have increased by 0.5% in 
the month after a sharp 2% rise in September. As mentioned above, early tracking data for November 
appears to show a slowing from this hearty pace. 

Industrial production data for October is set to be released as well on Tuesday, projected to rise 1%. 
Production has been on a slower path than retail, remaining down a few percentage points since the 
pandemic began. But manufacturers have become much more optimistic, with October’s Institute of 
Supply Management's manufacturing print of 59.3 just below 2018’s peak. We will receive some early 
November survey data as well, with New York’s Empire Manufacturing survey releasing Monday morning 
and the Philadelphia Federal Reserve region on Thursday. 

APPLE : D IRECT ION RE QUEST S | NOVEM BER 15, 2020 

Requests for walking and driving directions from Apple’s navigation tool, Maps, has shown a material 
recovery since the bottom in April although transit remains well below pre-covid levels. In any event 
Americans’ mobility has improved greatly but is showing signs of weakening in recent weeks. 
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OPENTA BLE : RE STAURA NT BOOKIN GS | NOVE M BER 12, 2020 

U.S. restaurant bookings have increased off the April lows but remain much lower than pre-covid. There 
are some signs of weakness in recent weeks.  

In the past two weeks, Rhode Island leads the US in restaurant recovery followed by New Jersey. 
Oklahoma is third nationally but still down about 29%. Illinois, DC and Hawaii round out the bottom three, 
respectively. 

STR: HOTE L OC CUPA NC Y | NOVE MBER 12, 2020 

Hotel occupancy has increased from its April low of 22% but remains below pre-covid levels. Occupancy 
has declined in recent weeks.  
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Aggregate data for the Top 25 Markets showed lower occupancy (39.9%) but higher ADR (US$97.13) than 
all other markets. Only two of those major markets reached or surpassed 50% occupancy: Phoenix, 
Arizona (55.1%); and New Orleans, Louisiana (53.9%). Markets with the lowest occupancy levels for the 
week included Oahu Island, Hawaii (24.0%), and Minneapolis/St. Paul, Minnesota-Wisconsin (30.0%).

TSA: A IR  TRAVE L | NOVEMBER 15, 2020 

According to data from the Transportation Security Administration, air travel is down about 64% from the 
same period a year ago.  

MORT GA GE BAN KER S ASSOCIA TION: HOME PUR CHA SES  | OCT OBER 2, 2020 

Mortgage applications to purchase a home have accelerated in the second half of 2020 and the housing 
market remains healthy. Home purchases spur economic activity.  
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INIT IA L JOBLE SS CLA IM S|NOVE MBER 12, 2020 

On March 26th initial jobless claims showed an increase in unemployment by 3.1 million persons for the 
week of March 16th-20th, setting a record that would be broken the following week at 6.9 million. All 
weekly claims reported since March 26th are higher than any historical figure prior to COVID-19. The 
following chart illustrates the weekly initial jobless claims in 2020.   

First-time claims for unemployment insurance continued their decline last week, hitting another 
pandemic-era low in a sign that the labor market is gradually improving. The Labor Department reported 
Thursday that jobless claims hit 709,000 for the week ended Nov. 7, down from 757,000 the week before. 
Economists surveyed by Dow Jones had been looking for 740,000 new claims. This marked the fourth 
consecutive week that the total declined from the previous period, though claims remain above the pre-
coronavirus pandemic record 695,000 in 1982. 
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BUREAU OF  LABOR AND  STA TISTIC S| NOVE M BER  6, 2020 

The US unemployment rate (U-3) has declined to 6.9% in October from an April 2020 high of 14.7%. These 
improvements in the labor market reflected the continued resumption of economic activity that had been 
curtailed in March and April due to the coronavirus (COVID-19) pandemic and efforts to contain it. In 
October, notable job gains occurred in leisure and hospitality, professional and business services, retail 
trade, and construction. Employment in government declined.   

GDP FOREC A ST S

The following chart summarizes GDP forecasts from various economists and institutions. Please note the 
annualized figures are the quarterly change multiplied by four.  

While Q2 was beyond painful, the worst is behind us and Q3 was outstanding.   

REN T COLLECT ION S

The following chart from NAREIT summarizes rent collections by property type showing retail the most 
affected. This table shows the estimated REIT rent collections as a share of typical rent collections. A total 
of 34 equity U.S. REITs were included in the survey sample across six property sectors. 

Source Date Q1 Q2 Q3 Q4 Full Year

CNBC/Moody's Consensus 11/4 -- -- -- 3.0% -3.6%

Mortgage Bankers Association 10/21 -- -- -- 3.6% -3.1%

Goldman Sachs 9/11 -- -- -- -- --

Atlanta Fed GDP Now 11/6 -- -- -- 3.5% --

Actual -5.0% -32.9% 38.0%

CNBC/Moody's Consensus -- -- -- 0.8%

Mortgage Bankers Association -- -- -- 0.9%

Goldman Sachs -- -- -- --

Atlanta Fed GDP Now -- -- -- --

Actual -1.3% -8.2% 9.5%

2020 GDP Forecasts

Annualized

Change from Previous Quarter
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The following chart illustrates deferrals nad forebearances granted.  

NAREIT/TREPP: CMBS DEL IN QUENC Y| SEP TEM BER 2, 2020 

The CMBS delinquency rate continued to decline in August as the reopening of the economy helped revive 
cash flows at some troubled tenants. The overall 30+ delinquency rate fell 58 bps, to 9.02%, according to 
data from Trepp. While delinquencies are considerably below the June peak of 10.32%, they are still 648 
bps above one year ago. Some of the improvement reflects mortgages that the borrower brought current 
by making up any past-due payments. Others, however, could reflect forbearance being granted to 
remove the loan from delinquent status rather than any improvement in underlying credit quality, 
cautions Trepp. 
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Delinquency rates fell most among mortgages on retail properties, declining 122 bps, to 14.88%. Retail 
delinquencies are 319 bps below their peak level in June as stores and shopping malls have continued 
opening up. The decline in delinquencies on lodging properties also declined, slipping 83 bps, to 22.96%. 
The improvement in this sector has been slower, as travel volumes remain deeply depressed, and lodging 
delinquencies have come down just 122 bps. 

Other property sectors did not experience as severe a drop in revenues during the spring as did lodging 
and retail, and delinquencies among office, multifamily, and industrial properties increased much by less 
in April, May, and June. These sectors nevertheless also saw slight declines in delinquency rates last 
month. 
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URBAN LA ND INSTITUTE : REA L ESTATE  EC ON OMIC FORECA ST| OC TOBER 2020 

ULI compiled forecasts from 43 economist/analysts at 37 real estate organizations. The key findings are 
noted as follows.  

Transaction Volume 

Commercial real estate transaction volume reached $593 billion in 2019, a post-Great Financial Crisis 
peak. Volume is expected to be about 50% lower in 2020 with a forecast of $300 billion. Forecasts for ‘21 
and ’22 show growth to $400 billion and $500 billion, respectively.  

CRE Pricing 

The RCA Commercial Property Price Index (CPPI) has experienced strong growth over the last nine years, 
staying consistently above 6 percent annually. Prices are expected to drop by 2% in 2020, remaining at 
that level with no change in ‘21 and then resuming growth in ‘22 with a 4% growth rate. 
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CRE Returns 

NCREIF total returns in 2020 for the industrial sector in 2020 are expected to be positive, the only sector 
for which this is the case. Still, at 4.5%, this is a significant decline from industrial returns in 2019 of 13.4% 
and well below its long-term average of 10.4%. Apartment returns for 2020 are expected to be flat, while 
office and retail returns for 2020 are both forecast to be negative, at -2% and -9.9%, respectively. Industrial 
total returns are forecast to continue to increase in ‘21 and ‘22, at 6.2% and 10%, respectively, not yet 
returning to the recent growth rates experienced prior to the pandemic. Apartment and office total 
returns are forecast to turn positive in ’21, at 4% and 0.3%, respectively and continuing to gain strength 
in ’22, at 6.0% and 4.3%, respectively. Retail total returns are expected to further decline in 2021 by 4.0%, 
and then experience positive growth in 2022 of 2%. 

Rent Growth 

Commercial property rent growth differs widely by property type, as well. In 2020, industrial rent growth 
is forecast to be 1.0%, while apartments, office and retail are forecast at -2.5%, -2.4%, and -4.0%, 
respectively. In ‘21, both the industrial and multifamily sectors experience positive growth, at 2.1% and 
0.1%, respectively, while office rental rate growth is -1.0% and retail is -2.8%. By ‘22, positive rental growth 
is forecast for all sectors, ranging from 3.3% in the industrial sector to 1.9% in the office sector. The 
exception is the retail sector that plateaus in ‘22.. 
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Vacancy 

Change in vacancy and availability rates differ widely by property type. In 2020, industrial availability is 
forecast to move up 50 basis points, while apartments are forecast to move up 100 basis points and both 
office and retail are forecast to move up 200 basis points. In ’21, industrial availability is expected to 
reverse direction and notch down slightly, apartment vacancy notches up slightly, and both office and 
retail vacancy rates continue to increase, albeit more moderately. In ’22, all sectors show slight 
improvement, with the exception of retail which remains unchanged over ‘21. 

Hotel Occupancy 

Hotel occupancy rates, according to STR, were steadily improving over the last ten years, coming in at 
66.1% in 2019, above the twenty-year average. The occupancy forecast for the full 2020, 49.1%, reflects 
the sector’s relative strength in the few months prior to the pandemic, the near halt during the initial 
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phases of the pandemic, and then some level of return to travel the balance of the year. Rates are forecast 
to improve over subsequent forecast years, increasing to 57.1% in ‘21 and 62.1% in ’22. 

Hotel RevPar 

Following seven years of above-average hotel revenue per available room (RevPAR) growth, the RevPAR 
growth rate dipped to the long-term average in ‘17 and ’18, and then experienced minimal growth, 0.8%, 
in 2019. RevPAR is forecast to drop 35% in 2020. Growth is expected to begin recovery in ‘21 at positive 
15%, and continue in ‘22 at 10%. Given the steep decline in ‘20, the growth rates in the subsequent 
forecast years will not yet be sufficient to bring RevPAR to 2019 levels. 

MCK IN SEY & COM PAN Y | OCT OBER  30, 2020 

The following from McKinsey & Company illustrates the many possible scenarios for the economic impact 
of the COVID-19 crisis. With a strong public health response and the stimulus package the most likely 
scenarios are A1 through A4. Other, more extreme scenarios can also be conceived, and some of them 
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are already being discussed (B1–B5 in Exhibit 3). One can’t exclude the possibility of a “black swan of black 
swans”: structural damage to the economy, caused by a yearlong spread of the virus until a vaccine is 
widely available, combined with the lack of policy response to prevent widescale bankruptcies, 
unemployment, and a financial crisis. 

If Scenario A1 occurs, McKinsey & Company projects US GDP will return to pre-crisis levels in the third 
quarter of 2022. If Scenario A3 occurs, McKinsey & Company projects US GDP will return to pre-crisis 
levels in the first quarter of 2021. 

OTHER FEDERA L, STA TE AND LOCA L CON SIDER AT ION S

The federal government, states and municipalities are enacting legislation to lessen the economic impact 
of COVID-19. Landlords’, owners’ and tenants’ rights may be affected by such legislation. Many states and 
cities issued shelter-in-place orders forcing most residents to remain indoors except for essential needs 
like groceries and essential businesses. Several states have proposed legislation that would forgive rent 
and/or would allow termination of contracts. These issues should be closely monitored as they could place 
downward pressure on value.  

FORCE MA JEURE 

Force majeure clauses are contract provisions that excuse a party’s inability to perform its obligations 
under the contract if an unforeseeable event prevents such performance. Most leases have similar 
clauses. We are not experts with regard to force majeure contacts and laws.  Should COVID-19 become 
accepted in the US as a force majeure event there may be additional risk for landlords. 
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CONC LUSI ON

COVID-19 infections and overall economic implications are the primary concern of US and international 
investors. This is an ongoing and evolving situation. Third quarter GDP growth was overwhelmingly 
positive as nearly all industry sectors have seen an increase in investment activity.  Fourth quarter growth 
should continue, but at a slower pace than the third quarter. The continuing rise of national COVID-19 
infections may cause economic deterioration in the fourth quarter as people are forced indoors due to 
colder temperatures; however, the death rate remains relatively low and new treatments continue to 
improve patient outcomes. States and cities have begun to institute new restrictions on restaurants, gyms 
and other businesses. These restrictions should be monitored closely as they could profoundly affect 
commercial real estate in some markets. While a national lockdown is unlikely a national mask mandate 
is possible in the first quarter of 2021.  

Two US vaccines are in final stages of development both of which have 90% effectiveness rates.  Those 
considered high-risk and healthcare workers could begin receiving the vaccine by the end of the year. The 
importance of the vaccine cannot be overstated.  

Medium and long-term outlooks are favorable and interest rates are expected to remain low into 2023, 
which could bode well for commercial real estate. Over the short-term hotels, restaurants and non-credit 
retail have taken the brunt of the declines while industrial, self-storage and multi-family have been the 
least affected. Office will likely face downward pressures due to remote working trends and elevated 
levels of unemployment, which are declining. We will continue to interview market participants regarding 
changes in market conditions.  
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REGIONAL ANALYSIS

PORTLAND MSA 

The subject is in the Portland-Vancouver-Hillsboro, OR-WA Metropolitan Statistical Area, hereinafter 
called the Portland MSA, as defined by the U.S. Office of Management and Budget. The Portland MSA is 
6,684 square miles in size and is the 25th most populous metropolitan area in the nation. The Portland 
MSA is the 20th largest metropolitan area economy in the nation based on Gross Domestic Product (GDP). 

Since 2009, Oregon has consistently been among the top ranked “inbound” states in the nation, and most 
of the state’s population growth has gone to the Portland MSA. People are attracted to the lifestyle that 
Portland offers and the Metro Area’s numerous job opportunities. The Portland MSA was recently ranked 
the best food city in the America and boasts the most craft breweries in the nation. Though there are 
many topical attractions in the area, job growth has been Portland’s strongest calling card.  

The Metro Area has seen sustained job growth over 3.0% for the last 3 years and was recently ranked the 
most economically diverse large metro on the West Coast by Moody’s Analytics. Not only are 
Tech/Creative jobs growing-buoyed by comparatively low rents and employment cost, but in terms of 
share of total economic output, Portland’s advanced manufacturing is ranked 2nd in the nation. Because 
of the diverse level of job creation and population growth, a dramatic amount of demand for office, 
industrial, and multifamily product has been growing during the upswing in the current real estate cycle. 

POPU LA TION

The Portland MSA has an estimated 2020 population of 2,531,028, which represents an average annual 
1.4% increase over the 2010 census of 2,226,009. The Portland MSA added an average of 30,502 residents 
per year over the 2010-2020 period, and its annual growth rate exceeded the State of Oregon rate of 
1.2%. 

Looking forward, the Portland MSA's population is projected to increase at a 1.2% annual rate from 2020-
2025, equivalent to the addition of an average of 30,997 residents per year.  The Portland MSA's growth 
rate is expected to exceed that of Oregon, which is projected to be 1.1%. 

EMP LOYMEN T

Total employment in the Portland MSA is currently estimated at 1,300,008 jobs. Between year-end 2009 
and the present, employment rose by 247,603 jobs, equivalent to a 23.5% increase over the entire period. 
There were gains in employment in nine out of the past ten years despite the national economic downturn 
and slow recovery. The Portland MSA's rate of employment growth over the last decade surpassed that 
of Oregon, which experienced an increase in employment of 16.2% or 282,784 jobs over this period. 
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A comparison of unemployment rates is another way of gauging an area’s economic health. Over the past 
decade, the Portland MSA unemployment rate has been consistently lower than that of Oregon, with an 
average unemployment rate of 6.0% in comparison to a 6.7% rate for Oregon.  A lower unemployment 
rate is a positive indicator. 

The unemployment rate in Portland MSA as of July 2020 was 11.0%. Unemployment rate dropped 6.3% 
from the previous 11.8% in previous month. However, unemployment was only 3.6% in March 2020. In 
comparison, it was 10.4% in Oregon in July 2020 while the unemployment rate was only 3.9% in March 
2020. Thus, economic recession resulting from the Covid-19 Pandemic in Portland MSA is accordance to 
Oregon has, at least as far as the unemployment rate goes. 

*The numbers above are based on the Bureau of Labor Statistics and December is their most recent 
confirmed data. Due to the COVID-19 outbreak, Oregon has experienced an increase in unemployment 
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rates. As of July 2020 (most recent available), the unemployment rate for Portland metro is being reported 
at 11.1% down from April 2020’s peak of 15.9%.  

We note that unemployment has reportedly dropped as the states and counties have begun to open for 
the summer. As of the effective date of report, the daily reported COVID-19 cares are at a stabilized level, 
however, this number is still at an alarming rate. There is uncertainty for the future unemployment 
numbers. 

EMP LOYMEN T SECT OR S

The composition of the Portland MSA job market is depicted in the following chart, along with that of 
Oregon. Total employment for both areas is broken down by major employment sector, and the sectors 
are ranked from largest to smallest based on the percentage of Portland MSA jobs in each category. 

The Portland MSA has greater concentrations than Oregon in the following employment sectors: 

1. Mining & Construction, representing 6.3% of Portland MSA payroll employment compared to 
5.9% for Oregon as a whole. This sector includes construction of buildings, roads, and utility 
systems, as well as mining, quarrying, and oil and gas extraction. 

2. Manufacturing, representing 10.5% of Portland MSA payroll employment compared to 9.9% for 
Oregon as a whole. This sector includes all establishments engaged in the manufacturing of 
durable and nondurable goods. 

3. Trade; Transportation; and Utilities, representing 18.1% of Portland MSA payroll employment 
compared to 18.4% for Oregon as a whole. This sector includes jobs in retail trade, wholesale 
trade, trucking, warehousing, and electric, gas, and water utilities. This sector concentration has 
recently shifted to higher representations within the Portland MSA compared to recent surveys, 
where it was previously underrepresented compared to Oregon as a whole.  

4. Financial Activities, representing 6.0% of Portland MSA payroll employment compared to 5.3% for 
Oregon as a whole. Banking, insurance, and investment firms are included in this sector, as are 
real estate owners, managers, and brokers. 

5. Professional and Business Services, representing 15.3% of Portland MSA payroll employment 
compared to 15.6% for Oregon as a whole. This sector includes legal, accounting, and engineering 
firms, as well as management of holding companies. 

The Portland MSA is underrepresented in the following sectors: 

1. Government, representing 12.7% of Portland MSA payroll employment compared to 15.4% for 
Oregon as a whole. This sector includes employment in local, state, and federal government 
agencies. 

2. Leisure and Hospitality, representing 10.1% of Portland MSA payroll employment compared to 
11.1% for Oregon as a whole. This sector includes employment in hotels, restaurants, recreation 
facilities, and arts and cultural institutions. 
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MA JOR  EM PLOYER S

Major employers in the Portland MSA are shown in the following table. 

HOU SEH OLD INC OME

The Portland MSA is more affluent than Oregon. Median household income for the Portland MSA is 
$79,925, which is 20.8% greater than the corresponding figure for Oregon. 

Name Number of Employees

1 Intel 20,000

2 Providence Health & Services 18,286

3 Oregon Health & Science University 16,658

4 Kaiser Permanente 12,400

5 Nike 12,000

6 Legacy Health 11,250

7 City of Portland 9,710

8 Fred Meyer 7,741

9 Portland Public Schools 7,600

10 Beaverton School District 5,457

MAJOR EMPLOYERS - PORTLAND MSA

Source: Portland Business Journal, June 28, 2018
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The Portland MSA has a greater concentration of households in the higher income levels than Oregon. 
Specifically, 53% of Portland MSA households are at the $75,000 or greater levels in household income as 
compared to 44% of Oregon households. A lesser concentration of households is apparent in the lower 
income levels, as 20% of Portland MSA households are below the $35,000 level in household income 
versus 26% of Oregon households. 

EDUCAT ION AN D AGE

Residents of the Portland MSA have a higher level of educational attainment than those of Oregon. An 
estimated 39.6% of Portland MSA residents are college graduates with four-year degrees, versus 33.3% 
of Oregon residents. People in the Portland MSA are slightly younger than their Oregon counterparts. The 
median age for the Portland MSA is 39 years, while the median age for Oregon is 40 years. 

Average Median

Portland MSA $107,163 $79,925

Oregon $90,935 $66,175

Comparison of Portland MSA to Oregon + 17.8% + 20.8%

Source: Environics Analytics

MEDIAN HOUSEHOLD INCOME - 2020
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CONC LUSI ON

As the economic center of the state, the metropolitan area continues to retain and attract high tech 
industry, which is a significant component of the regional GDP. Moreover, the Portland MSA exhibits both 
a higher rate of GDP growth and a higher level of GDP per capita than Oregon overall. Other positive 
factors include increases in real income and stability brought to the Metro Area by the high level of 
economic diversity. However, is noted that unemployment rate increased massively in March 2020 due 
to the impact of Covid-19. There is large market uncertainty in recent quarters. Overall, employment levels 
will be negatively affected by the onset of the Covid-19 pandemic. 
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REGI ONA L MAP
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SURROUNDING AREA ANALYSIS

BOU NDAR IES

The subject is located in the Hazelwood neighborhood, which is located in the northeast area of Portland. 
This area is part of the Gateway submarket and is generally delineated as follows: 

North NE Halsey St 

South SE Stark St 

East NE 148th Ave 

West I-205 

ACCESS A ND L I N KA GE

The subject is located within close proximity to one of Portland’s most prominent linkage corridors, 
providing strong access to the subject’s immediate neighborhood. A full-service interchange for the 
Interstate-84 freeway (east-west) and Interstate-205 freeway (north-south) is located approximately 1.5 
miles north of the subject, and interchanges for Interstate-205 are located approximately one mile north 
west of the subject on Glisan Street, and approximately one half mile north west of the subject on SE 
Stark/SE Washington. Travel time to downtown Portland and the Interstate-5 freeway system is 
approximately 15 minutes. 
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In addition to the east/west access provided by Interstate 84, there are several east/west arterials serving 
Gateway and east Multnomah County, including NE Halsey, NE Glisan, E Burnside, SE Washington. The 
major north/south arterials other than I-205 include NE 102nd and NE 122nd Avenues. 

Public transportation in the subject area is provided by Tri-Met, which includes the MAX light-rail and 
various bus routes. Additional access to the regional transportation network is provided by route #15, 
which connects the subject to the Portland CBD to the west and the Gateway Transit Center to the north. 

Tri-Met’s MAX light rail system, which now covers 44 miles in the Portland Metro area, extending through 
downtown Portland to Hillsboro, Gresham, and the Portland Airport, began service to the I-205 corridor, 
including Lents Town Center and Clackamas Town Center, in late 2009. The subject is located about one 
half mile east of the SE Main Street station. The section, known as the "Green Line", spans 6.5 miles 
between the Gateway Transit Center and Clackamas Town Center, as shown below.  

The local market currently perceives public transportation as above average compared to other market 
areas in the region. The primary mode of transportation in the area is the automobile. 

Subject
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GATEWA Y REGIONA L CE NTER

The subject is located in the Gateway Regional Center in 
the City of Portland. Due to its proximity to two interstate 
freeways, in addition to its confluence of light rail transit 
lines to downtown, the airport, Beaverton/Hillsboro, the 
Clackamas Town Center, and Gresham, the area was 
identified as an urban renewal area in June 2001. There is 
a total of 658.5 acres within the renewal zone, which 
encompasses various sections of the Hazelwood, Parkrose 
Heights, and Mill Park neighborhoods. 

The Concept Plan for the renewal strategy for the area 
was to add open spaces—including urban plazas—to the 
area, improve pedestrian-oriented infrastructure, and 
increase density—in respect to commercial and 
residential uses. 

In order to finance a significant amount of the new 
infrastructure needed to complete various projects within 
the area, the City Council approved a tax increment 
district with the capabilities to net approximately $164 
million to use toward improvements within the area. This 
has led to transit development (Red and Green lines), streetscape improvements along major commercial 
arterials, and pedestrian enhancements. The last date to issue long-term debt for this renewal area is June 
2022. 

DEMA ND GE NERAT OR S

Demand generators throughout the market area are generally influenced by those trends and factors 
affecting the greater Portland Metropolitan Area. The surrounded area is predominated by commercial 
and residential developments. The nearby major employers are located in Columbia Corridor, Central 
Eastside District and City of Portland. The subject is located adjacent to Gateway Regional Center, which 
include various large corporation franchises like Fred Meyer, WinCo, Kohls…etc.  

The subject is located within the Hazelwood neighborhood, which is generally comprised of commercial 
uses of various densities and residential use. The Gateway Regional Center is still the main hub for demand 
generators with a number of medical users located in the immediate area. 

DEMOGRAPH IC S

A demographic profile of the surrounding area, including population, households, and income data, is 
presented in the following table. 
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SERVICE S AND  AMEN IT IE S

The subject is located on the block intersecting NE 102nd Ave and NE Pacific St within close proximity to 
several smaller retailers and service users, located along 102nd. The nearest shopping facilities are located 
north of the subject with a Fred Meyer located immediately across NE Pacific to the north. The area is 
heavily trafficked and have significant commercial developments including multiple grocers and 
restaurants.  

COMPARATIVE DEMOGRAPHIC ANALYSIS FOR PRIMARY TRADE AREA

10050 NE pacific 

street - 1 mi Radius

10050 NE pacific 

street - 3 mi Radius

10050 NE pacific 

street - 5 mi Radius

Description Totals Totals Totals

Population

2026 Projection 22,192 196,699 459,362

2021 Estimate 21,143 187,862 438,203

2010 Census 19,127 171,347 396,650

2000 Census 18,301 157,770 363,909

2021 Est. Median Age 38.61 38.98 38.39

2021 Est. Average Age 39.90 39.64 39.26

Households

2026 Projection 9,146 77,426 184,772

2021 Estimate 8,682 73,933 176,072

2010 Census 7,772 67,496 158,722

2000 Census 6,920 61,911 146,368

2021 Est. Average Household Size 2.38 2.49 2.44

2021 Est. Households by Household Income

Income < $15,000 9.1 9.7 8.8

Income $15,000 - $24,999 11.4 8.6 7.6

Income $25,000 - $34,999 8.5 8.5 7.9

Income $35,000 - $49,999 16.2 12.8 11.6

Income $50,000 - $74,999 18.7 15.7 16.2

Income $75,000 - $99,999 10.7 13.0 13.0

Income $100,000 - $124,999 9.2 10.1 10.2

Income $125,000 - $149,999 7.2 7.4 7.5

Income $150,000 - $199,999 5.4 7.0 7.8

Income $200,000 - $249,999 1.7 3.3 4.0

Income $250,000 - $499,999 1.4 2.8 3.8

Income $500,000+ 0.5 1.2 1.8

2021 Est. Average Household Income $74,411 $88,992 $98,338

2021 Est. Median Household Income $55,328 $65,795 $71,510

2021 Est. Tenure of Occupied Housing Units

Owner Occupi ed 46.1 55.2 54.0

Renter Occupi ed 53.9 44.8 46.0

2021 Est. Median All Owner-Occupied Housing Value $369,719 $409,324 $441,048

Source: 2021 Clari tas , Inc.
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LAN D USE

Most of the neighborhood was developed between the 1920s and 1950s, and is a mixture of older, single 
and multifamily residential uses with small scale office (including medical office), retail and commercial 
service uses located along the main arterials. 

The area east of 102nd Avenue is residential, and consists primarily of average quality, 1920s-1940s single 
family homes. Uses along 102nd Avenue include single and multifamily dwellings and older commercial 
buildings.  Office uses in the neighborhood consist primarily of smaller, 1-2 level, wood framed office 
buildings. However, there are a few multi-story office buildings located along busy arterials. 

Retail uses in the neighborhood include the 355,000 square foot Gateway Center (two miles north of the 
subject) anchored by Ross Dress for Less, Kohl’s and Office Depot and including pad tenants such as 
Starbucks, Applebee’s, and Carl’s Jr. Immediately south of the Gateway Center is a Fred Meyer Superstore, 
and adjacent to Fred Meyer on the west is the Gateway Transit Center Park and Ride facility and the MAX 
light rail transit center. A WinCo supermarket is located along the east side of 102nd Avenue and Wasco 
Street.  

Mall 205, a Community Center, is located just north of the subject at SE Washington and immediately east 
of I-205. Mall 205 is a significant retail driver, with tenants such as Target, Home Depot, 24 Hour Fitness, 
Dollar Tree, and Big Lots. There are also several restaurant pad buildings with tenants such as Olive 
Garden, Red Robin, Panda Express, and Old Chicago. 

SURROUNDING AREA LAND USES 

Character of Area Suburban 

Predominant Age of Improvements 20-100 years 

Predominant Quality and Condition Average 

Approximate Percent Developed 80% 

Infrastructure/Planning Average 

Prevailing Direction of Growth Infill 

SUBJECT’S IMMEDIATE SURROUNDINGS 

North Fred Meyer 

South IRCO Africa House 

East Residential Housing 

West Vacant building 

DEVELOPME NT ACTI VITY  AND  TREND S

The neighborhood is nearly 100% built up. Little new development took place in Gateway from the mid-
1960s through 1990s. In 2001, Gateway was recognized as a future regional center due to its excellent 
linkages and approved as an urban area in order to encourage new development. 

During the last five years, development has been predominantly of multi-family uses, retail and/or office 
uses. The pace of development has generally stabilized over this time. Nearby there have been the 
following developments: 
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 10506 E Burnside St (105 Burnside Apartments) – multifamily apartment development with 

32,000 SF (2018) 

 11826 NE Glisan St (DHS Multi-Service Center) – office building consisting of 117,500 SF (2016) 

 1511 NE 92nd Ave – retail gas station property with 1,000 SF (2016) 

 610 NE 99th Ave (Gilman Court) – multifamily apartment development with 71,034 SF (2015) 

 9700 NE Everett Ct (The Rose Apartments) – multifamily apartment development with 82,236 SF 

(2015) 

There is only one property under construction within a 1-mile radius of the subject property: 

 9777 NE Glisan St (Buri BLDG) – multifamily apartment development with 161,000 

OUTLOOK A ND CONC LU SION S

The area is in the stable stage of its life cycle. Given the history of the area and the growth trends, it is 
anticipated that property values will remain stable in the near future. In comparison to other areas in the 
region, the area is rated as follows: In comparison to other areas in the region, the area is rated as follows: 

SURROUNDING AREA ATTRIBUTE RATINGS 

Highway Access Above Average 

Demand Generators Average 

Convenience to Support Services Above Average 

Convenience to Public Transportation Average 

Employment Stability Average 

Police and Fire Protection Average 

Property Compatibility Average 

General Appearance of Properties Average 

Appeal to Market Average 

Price/Value Trend Average 
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NEIGHBORH OOD  MAP
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MARKET ANALYSIS

GATEWAY OFFICE MARKET

KEY I NDICATOR S  A T A GLANCE

PRIOR QUARTER CURRENT 

QUARTER

COMPARISON

Vacancy (%) 1.49% 1.57% increased 8 Basis Points 

Absorption (SF) 1,868 -2,128 decreased 3,996 SF 

Quoted Rental Rates ($/SF/Year) $23.74 $23.53 decreased $0.21 PSF 

Inventory (SF) 2,922,985 2,922,985 no change SF 

Net Deliveries (SF) 0 0 no change SF 

Under Construction (SF) 0 0 no change SF 

Overall Comparison Vacancy increased while absorption decreased, indicating an unhealthy shift, most 
likely due to Covid-19 regulations. 

GATEWAY OFFICE MARKET STATISTICS

EXISTING 

INVENTORY

NET 

ABSORPTION

NET 

COMPLETIONS

UNDER 

CONST. 
QUOTED RATES

PERIOD (SF) VACANCY % (SF) (SF) (SF) ($/SF/YEAR) 
2020 Q3 2,922,985 1.57% -2,128 0 0 $23.53

2020 Q2 2,922,985 1.49% 1,868 0 0 $23.74

2020 Q1 2,922,985 1.56% -4,075 0 0 $23.76

2019 Q4 2,922,985 1.42% 15,270 0 0 $23.57

2019 2,922,985 1.42% 159,892 -4,156 0 $23.57

2018 2,927,141 7.02% 12,109 -1,708 0 $22.95

2017 2,928,849 7.49% -12,929 -1,000 0 $21.23

2016 2,929,849 7.08% 116,274 117,500 0 $20.35

2015 2,812,349 7.33% -116,178 9,113 117,500 $19.71

2014 2,803,236 2.88% 21,336 -1,349 0 $18.69

2013 2,804,585 3.69% -5,433 0 1,936 $17.48

2012 2,804,585 3.50% 2,251 -20 0 $17.13

2011 2,804,605 3.58% 19,702 0 1,680 $17.38

The Gateway Office market ended the third quarter with a vacancy rate of 1.57%. The vacancy rate 
increased over the previous quarter, with net absorption totaling -2,128 square feet in the third quarter. 
Rental rates decreased compared to the previous quarter, ending third quarter at $23.53. A total of 0 
square feet was delivered to the market, with 0 square feet still under construction at the end of the 
quarter. 
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ABSORPTION, DELIVERIES & VACANCY

Net absorption for the overall Gateway Office market was -2,128 square feet in the third quarter 2020. 
That compares to 1,868 square feet in the second quarter 2020, -4,075 square feet in the first quarter 
2020, and 15,270 square feet in the fourth quarter 2019. Net absorption in the market over the prior 12 
months totaled 10,935 square feet and has generally been positive over the last five years. 

Net deliveries have been come in two large deliveries over the last decade, with the majority coming in 
2010 and 2016. Over the last four years, the number of deliveries has been minimal, illustrating the built-
out nature of the subject’s submarket. 
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VACANCY & RENTAL RATES

Vacancy for the overall Gateway Office market remained the same in Q3, Q2, and Q1 2020 at 1.3%. That 
compares to 1.4% in the last quarter 2019. 

The average asking rental rate for available office space, all classes, was $23.53 sf at the end of the third 
quarter 2020 in the Gateway Office market area. This represented a .9% decrease in quoted rental rates 
from the end of the second quarter 2020, when rents were reported at $23.74. 

Office vacancies in Gateway have slightly decreased relative to the five-year average beginning in the 
middle of 2019. The rate also comes in below the region's average. Meanwhile, office rents have dropped 
by 0.9% in the past 12 months, reflecting the weak performance observed over the past five years and is 
primarily due to the recent stagnation of rents as a result of the pandemic surrounding Covid-19. 
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SALES VOLUME & MARKET SALE PRICE PER SF 

The Gateway office market is characterized by minimal trading, although the market proved to be 
relatively liquid in last three years compared to the prior decade. The sale price per square foot has had 
an increasing pattern since 2010. The current price per square foot is approximately $250, which is 123% 
higher than the $112 price per SF in 2010, an annualized appreciation rate of 8.36%. However, since the 
beginning of the pandemic, prices have stagnated and in the most recent quarters have experienced a 
decrease. The volume of sales decreased significantly in Q1 2020 but is expected to increase in the near 
future. 
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GATEWAY RETAIL MARKET

KEY I NDICATOR S  A T A GLANCE

PRIOR QUARTER CURRENT 

QUARTER

COMPARISON

Vacancy (%) 1.73% 1.86% increased 13 Basis Points 

Absorption (SF) -13,928 -5,885 increased 8,043 SF 

Quoted Rental Rates ($/SF/Year) $19.63 $19.89 increased $0.26 PSF 

Inventory (SF) 4,739,727 4,739,727 no change  SF 

Net Deliveries (SF) -10,461 0 increased 10,461 SF 

Under Construction (SF) 0 0 no change  SF 

Overall Comparison Vacancy increased slightly as absorption increased. 

GATEWAY RETAIL MARKET STATISTICS

EXISTING 

INVENTORY

NET 

ABSORPTION

NET 

COMPLETIONS

UNDER 

CONST. 
QUOTED RATES

PERIOD (SF) VACANCY % (SF) (SF) (SF) ($/SF/YEAR) 
2020 Q3 4,739,727 1.86% -5,885 0 0 $19.89

2020 Q2 4,739,727 1.73% -13,928 -10,461 0 $19.63

2020 Q1 4,750,188 1.66% -12,718 0 0 $19.68

2019 Q4 4,750,188 1.39% 14,318 0 0 $19.63

2019 4,750,188 1.39% 4,399 0 0 $19.63

2018 4,750,188 1.48% 80,048 -1,628 0 $19.04

2017 4,751,816 3.20% -73,707 0 0 $18.19

2016 4,751,816 1.65% 14,610 4,000 0 $17.42

2015 4,747,816 1.87% 64,760 3,059 3,000 $16.78

2014 4,744,757 3.18% -55,150 -11,174 0 $16.12

2013 4,755,931 2.24% 17,131 0 800 $15.50

2012 4,755,931 2.60% 4,032 3,000 0 $15.18

2011 4,752,931 2.63% 23,270 0 3,000 $14.94

The Gateway Retail market ended the third quarter with a vacancy rate of 1.86%. The vacancy rate 
increased over the previous quarter, with net absorption totaling -5,885 square feet in the third quarter. 
Rental rates increased compared to the previous quarter, ending third quarter at $19.89. A total of 0 
square feet was delivered to the market, with 0 square feet still under construction at the end of the 
quarter. 

Board Report – Gateway Purchase and Sale Agreement 
November 13, 2024

Attachment C 
Page 48 of 95



MARKET ANALYSIS  45 

GATEWAY DEVELOPMENT SITE APPRAISAL

ABSORPTION, DELIVERIES & VACANCY

Net absorption for the overall Gateway Retail market was -5,885 square feet in the third quarter 2020. 
That compares to -13,928 square feet in the second quarter 2020, -12,718 square feet in the first quarter 
2020, and 14,318 square feet in the fourth quarter 2019. There have been minimal deliveries of retail 
product over the last five years, which has creating a lack of supply, and low vacancy rates in the market. 
Prior to the current year, which has experience negative absorption in each of the previous three quarters 
as a result of the pandemic, the submarket had generally had positive absorption in the three years 
previous to 2020.  

VACANCY & RENTAL RATES
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Vacancy for the overall Gateway Retail market increased to 1.86% in the third quarter 2020. That 
compares to 1.73% in the second quarter 2020, 1.66% in the first quarter 2020, and 1.39% in the fourth 
quarter 2019. 

The average asking rental rate for available Retail space, all classes, was $19.89 psf at the end of the third 
quarter 2020 in the Gateway market area. This represented a 1.3% increase in quoted rental rates from 
the end of the second quarter 2020, when rents were reported at $19.63. 

Retail vacancies in Gateway were slightly elevated relative to the five-year average during the fourth 
quarter, but they were essentially unchanged from this time last year and remain below 2.0%, indicating 
an extremely tight market. Despite the recent increases in vacancy, retail rents have marginally risen by 
over the past year. The combination of these two trends indicates an undersupplied retail market that has 
been less impacted than the overall Portland MSA due to the limited supply of retail space. 

SALES VOLUME & MARKET SALE PRICE PER SF 

Gateway Retail has been a market over the past years, characterized by consistent trading over the past 
six years. However, but the market took a hit this past year due to Covid-19. The sale price per square foot 
has had an increasing pattern since 2010. The current price per square foot is approximately $228, which 
is 90% higher than the $120 price per SF in 2010, indicating an appreciation rate of 6.62% annually over 
the last decade. The volume of sales decreased significantly in Q2 2020 but began increasing in Q3 2020.   
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GATEWAY MULTI-FAMILY SUBMARKET

The subject is located at the west end of the multifamily submarket illustrated below. 

KEY I NDICATOR S  A T A GLANCE

The following image depicts the key indicators for the subject’s multifamily submarket.  
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ABSORPTION, DELIVERIES & VACANCY

Net absorption for the overall Gateway Multi-Family market was 21 units in the third quarter 2020. That 
compares to 9 units in the second quarter 2020, 7 units in the first quarter 2020, and 5 units in the fourth 
quarter 2019. Net absorption in the market over the prior 12 months totaled 42 units and has generally 
been positive over the last five years. 

Net deliveries have been intermittent throughout the last ten years, with the majority coming in the 
second quarter of 2015 and the second quarter of 2016. Over the last four years, the number of deliveries 
has been substantially lower than 2015, illustrating the built-out nature of the subject’s submarket. 
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VACANCY & RENTAL RATES

Vacancy for the overall Gateway Multi-Family market decreased to 5.29% in the third quarter 2020. That 
compares to 5.78% in the second quarter 2020, 5.98% in the first quarter 2020, and 6.15% in the fourth 
quarter 2019. 

The average asking rental rate for available space, all classes, was $1,196 per unit at the end of the third 
quarter 2020 in the Gateway market area. This represented a no increased in quoted rental rates from 
the end of the third quarter of 2019, when rents were reported at $1,194. 

Multi-Family vacancies in Gateway ware at an all-time low over the last decade, which may be buoyed by 
the inability for landlords to evict tenants at this time due to the impacts of Covid-19. However, rents have 
continued to increase over the last five years with stagnation occurring in the last year. 
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SALES VOLUME & MARKET SALE PRICE PER SF 

The submarket has experienced an increase in volume over the last year as compared to the prior decade, 
with the exception of two substantial quarters in 2011 and 2016. The sale price per unit has had an 
increasing pattern since 2010. The current price per square foot is approximately $210,004, which is 
higher than the $89,304 per unit in 2010, indicating an appreciation rate of 8.27% per year.  

GATEWA Y MAR KET OU TLOOK

The subject property’s location and zoning lend itself to a wide variety of uses that would be financially 
feasible and have the capabilities for success. The office and retail markets show strong demand, as both 
have vacancy rates below 5.0%, though rents have stagnated since the onset of the pandemic. The 
multifamily market for existing projects remains strong and has shown the strongest appreciation rate 
due to the lowest vacancy rates in the last decade and increasing rental rates. The Gateway submarket 
continues to grow at a stable pace, and we expect each of the afore-analyzed asset types to continue to 
see increased rental rates as more deliveries increase density and provide vitality to an up and coming 
district in the long-run. The Gateway submarket’s growth is expected to be stagnant in the near-term due 
to the onset of the pandemic and the economic issues associated with a potential recession. 
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S ITE DESCRIPTION

INTRODUCTION

The description of the site is based upon our physical inspection of the property, information available 
from the client, and public sources.  See the Data Sources Used Within This Appraisal table in the Scope 
of Work section for more detail. 

LAND SUMMARY

The following chart summarizes each of the subject’s parcels. 

GENERAL DESCRIPTION OVERVIEW

Location

Parcel Number

Legal Description

Site Area

Primary Site 225,641 s quare feet (5.1800 acres)

Total 225,641 square feet (5.1800 acres)

Configuration

Topography

Drainage

Utilities/Municipal Services

Floodplain Zone Map Date

Zone X (Unshaded) 0120F November 26, 2010

Census Tract No.

Soil/Subsoil Conditions

Environmental Concerns

Land Use Restrictions

Hazards Nuisances

Surrounding Land Uses

Enterprise Zone

An environmental as sess ment report was not provided for review, and during our

inspection, we did not obs erve any obvious s igns of contamination on or nea r the

s ubject. However, envi ronmenta l i ss ues are beyond our s cope of experti se. It i s

a ssumed tha t the property i s  not advers ely affected by envi ronmenta l  hazards .

Northeast corner of NE Paci fic St & NE 102nd Ave

Section 33 1N 2E, Tl  100, 400, 500, 600, 700, 800, 1500,1600

Irregular

Genera l ly Level

Appears  adequa te

Typica l  uti l i ties  and municipa l  s ervices  ava i lable to s i te.

Zone X (uns haded) is a Non-Specia l Flood Hazard Area (NSFHA) of minimal flood ha zard,

usual ly depicted on Flood Insura nce Rate Maps  (FIRM) a s  above the 500-year flood level . 

This is an area in a low to moderate risk flood zone that i s not in any immediate danger

from flooding caused by overflowing rivers or hard ra ins . In communities that participa te

in the Na tional Flood Ins urance Program (NFIP), flood insura nce is avai lable to al l

property owners  and renters  in this  zone.

0081.00

We did not receive nor review a soi l report. However, we a ssume that the soi l 's load-

bearing capaci ty i s sufficient to support exis ting and/or proposed structure(s ). We did

not obs erve any evidence to the contra ry during our phys ica l  inspection of the property.

R319485, R319484, R319513, R319483, R319481, R319514, R319643, R319690

Subject i s  located in a n Opportuni ty Zone

We were not provided a current ti tle report to review. We are not aware of any

easements , encroachments , or res trictions that would adversely affect va lue. Our

valuation ass umes no adverse impacts from easements , encroachments , or restrictions ,

a nd further a ssumes that the s ubject has  clear and marketable ti tle.

None noted

Res identia l , reta i l , office
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EXPOSURE

The following image displays the subject’s most recent traffic counts according to CoStar. 

STREETS, ACCESS AND FRONTAGE

Details pertaining to street access and frontage are provided in the following table. 

Tax ID SF Acres

R319485 11,326 0.26 Westernmost tax lot with frontage along NE Pacific

R319484 11,326 0.26 Lot located just to the east of the westernmost lot along NE Pacific

R319513 10,890 0.25 Third lot west of the 102nd and Pacific intersection

R319483 11,761 0.27 One parcel west of the NE  102nd and NE Pacific - along NE Pacific

R319481 16,117 0.37 Corner of NE 102nd and NE Pacific

R319514 84,071 1.93 The subject's largest lot with frontage along NE 102nd

R319643 79,279 1.82 The second largest lot, at the south end, with frontage on 102nd

R319690 871 0.02 Small parcel to the south of R319483 and north of R319514

Totals 225,641 5.18

LAND AREA SUMMARY
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ZONING

The subject is zoned CXd , Central Commercial. The following table summarizes our understanding and 
interpretation of the zoning requirements that affect the subject. 

Street NE 102nd Ave NE Pacific St

Frontage Feet 490 feet 402 feet

Paving Asphalt Asphalt

Curbs Yes Yes

Sidewalks Yes Yes

Lanes 2 way‚ 2 lanes each way 2 way‚ 1 lane each way

Direction of Traffic North/South East/West

Condition Average Average

Traffic Levels 20,482 4,970

Signals/Traffic Control Turn lane None

Access/Curb Cuts One curb cut One curb cut

Visibil ity Good Good

STREETS, ACCESS & EXPOSURE

ZONING

Designation CXd

Description Centra l  Commercia l

Zoning Intent Thi s zone is intended to promote high dens i ty development wi thi n Portland's most

urban a nd dens e areas . It a l lows for a vari ety of us es with high bui ldi ng coverage

rati os and bui ldi ng heights . There is an emphasi s on pedestrian sa fety and attra ctive

s treets capes .

Compliance The s ubject i s  a  lega l  conformi ng us e in this  distri ct.

Permitted Uses A va riety of reta i l , offi ce, mul ti fami l y, and ci vic us es .

Maximum Lot Size None

Mini mum Lot Wi dth None

Maximum Coverage Ratio 100%

Setbacks 0-10 feet depending on adjacent use

Rear, a l ley/no a l ley (mi n. ft.) 10 feet

Si de (mi n. ft.) interior 10 feet

FAR Bonus 6 to 1 with 85' - Max

2 to 1 with 10' - Inclus ionary Zoning

1 to 1 with 10' - Affordabl e Commercia l

2 to 1 with 45' - Planned Development

Maximum Dens ity N/A

Maximum Height 75 feet

Max Floor Area Ratio 6.0:1 / 8.0:1

Requi red No. Pa rki ng Spaces 0 per unit for 30 units

0.33 per unit for 51+ units

ZONING REQUIREMENTS
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GATEWAY FAR/HEIGHT L IMITS

The following map displays the subject’s location within the Gateway Plan District and indicates an 
allowance of 100 feet on the eastern end of the site and 120 feet on the western portion of the site, as 
illustrated by the following image. 

Similarly, the subject’s FAR offers a variety of limits, which are primarily a 6.0:1 maximum on the west 
side and an 8.0:1 on the east side (along NE 102nd Avenue).  

OPPORTUNITY ZONE

In 2018, the Federal Government enacted a new tax incentive program. The U.S. Treasury created 
opportunity zone designations across the country to encourage long-term investments in “low income” 
neighborhoods through a federal tax incentive. Governor’s for each State nominated these zones within 
each state. Governor Brown's nomination resulted in 86 qualified opportunity zones in Oregon. The 
subject is located within one of them.  

There are three key advantages to investors when a property is purchased and held within this zone, which 
include: 
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 Tax Deferment - gains that are transferred into a qualified opportunity fund within 180 days of 
being realized will have their tax liability delayed or deferred until December 31, 2026, at the 
latest. 

 Decrease in Taxes for Long-Term Investment - The amount subject to taxes shrinks by 10%—in 
that the basis in the investment increases—if the investment has been held for at least five years. 
If held for at least seven years in total, the basis increases by an additional 5% pts (15% in total). 
The amount subject to taxes is effectively the fair market value of the investment, if it has declined 
in value. 

 Untaxed Long-Term Gains - If the investment of tax deferred gains appreciates after having been 
held for at least 10 years, then those new capital gains earned in the zone are themselves 
completely tax free. Otherwise, the net income or proceeds generated by a zone investment are 
taxable. 

The following map marks the subject property’s location within Portland designated Opportunity Zone. 

OTHER LAND USE REGULATIONS

We are not aware of any other land use regulations that would affect the property. 
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CONCLUSION OF S ITE ANALYSIS

The subject site contains 225,641 square feet or 5.18 acres of Central Commercial zoned land, allowing 
FAR ranging from 6.0:1 to 8.0:1 and building heights of 100 to 120 feet. The site is irregular in shape, 
generally level and has above average access to local and regional thoroughfares. The subject is not 
located in an Opportunity Zone and has frontage along two streets. The subject is located in an 
Opportunity zone and offers average to above average exposure. 

Overall, the physical characteristics of the site and the availability of utilities result in functional utility 
suitable for a variety of uses including those permitted by zoning. Uses permitted by zoning include: A 
variety of retail, office, multifamily, and civic uses. We are not aware of any other particular restrictions 
on development. 
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AERIAL MAP
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PLAT MAP
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ZONING MAP
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FLOOD MAP
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IMPROVEMENTS DESCRIPTION

The following description is based on our inspection of the property and discussions with ownership. 

PERSONAL PROPERTY

No personal property items or intangible items are included in this valuation. 

CONCLUSION OF IMPROVEMENTS ANALYSIS

Overall, the quality, condition, and functional utility of the improvements are below average for their age 
and location. 

It is concluded that the existing improvements do not provide value to the site and the highest and best 
use would be to demolish the improvements and redevelop the site. 

GENERAL DESCRIPTION OVERVIEW

Address

Property Description

Number of Buildings

Number of Stories

ADA Compliance

1

1

SW Corner of NE 102nd Avenue and NE Pacifi c

Portland, Oregon  97220

Land (CX Zoned Development Si te)

CX Zoned Development Site

The property was constructed prior to implementation of Federa l ADA regulations ; we

assume the property is  not ful l y ADA compl iant.

SUMMARY

Building Condition

Building Quality

Expected Economic Life

Effective Age

Remaining Economic Life

Comments

45 years  

0 years  

The bui lding has been abandoned and wi l l be torn down upon commencement of new

development

Poor

We did not inspect the roof of the bui lding(s ) nor make a detai led inspection of the

mechanica l systems. We are not qua l i fied to render an opinion as to the adequacy or

condition of these components . The cl ient i s urged to reta in an expert in this field i f

deta i led information is needed about the adequacy and condition of mechanical

Poor

45 years  
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PROPERTY TAX ANALYSIS

State and local taxation in Oregon relies on income taxation at the state level and property taxes at the 
local level. The following is a summary of the Oregon property tax system. 

 Real estate taxes in the state and this jurisdiction represent ad valorem taxes, meaning a tax 
applied in proportion to assessed value.  

 Property taxes are collected locally to fund schools and governments in the area. The State does 
not receive any property tax revenue. 

 Property taxes are divided into school taxes and non-school taxes; non-school taxes raise revenue 
for City and County Governments, and educational service districts (community colleges, etc.). 

 In 1998, assessed value was rolled back to the 1996 real market value less 10%, and growth in 
assessed value was limited to 3% per year. Thus, property taxes are no longer directly tied in with 
real market value. There are some exceptions with respect to the 3% growth limit, such as new 
construction. 

 Property taxes may not exceed a limit of $5.00 per $1,000 of real market value for schools and 
$10.00 per $1,000 for non-schools 

 The limitation does apply to exempt bond levies that are approved by general election with at 
least half of the registered voters eligible to vote. 

 The tax year runs from July 1 through June 30, and the County Assessor's Office estimates value 
as of January 1 of each year. Property taxes are due and payable on November 15. A 3% discount 
is available if paid in full by November 15. A 2% discount is also obtainable if two-thirds of the 
amount is paid by this date. Another alternative is to make three equal (one-third) payments, on 
or before the 15th of November, February and May. Any balance owed begins to accrue interest 
after May 15, and counties initiate foreclosure if three years of taxes become delinquent. 

Real estate taxes and assessments for the current tax year are shown in the following table. 

Based on the concluded market value of the subject, the assessed value appears to low. This is typical of 
the market and does not impact value. A property tax appeal is not warranted. 

REAL ESTATE TAXES - 2020-2021

Tax ID Land Improvements Total Millage Rate Assessed Value Real Estate Taxes

R319485 $312,500 $0 $312,500 21.0402$           $93,800 $1,974

R319484 $300,000 $0 $300,000 21.0407$           $81,260 $1,710

R319513 $312,500 $131,910 $444,410 21.0407$           $195,340 $4,110

R319483 $312,500 $178,600 $491,100 21.0408$           $172,100 $3,621

R319481 $404,630 $76,030 $480,660 17.4866$           $426,690 $7,461

R319514 $1,855,410 $0 $1,855,410 3.6081$             $939,890 $3,391

R319643 $1,746,110 $0 $1,746,110 21.0407$           $981,030 $20,642

R319690 $870 $0 $870 16.2759$           $870 $14

Totals $5,244,520 $386,540 $5,631,060 $2,890,980 $42,923

Assessor's Real Market Value Taxes and Assessments
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H IGHEST AND BEST USE

INTRODUCTION

The highest and best use is the reasonable, probable, and legal use of vacant land or an improved property 
that is physically possible, legally permissible, appropriately supported, financially feasible and that results 
in the highest value. These criteria are often considered sequentially. The tests of legal permissibility and 
physical possibility must be applied before the remaining tests of financial feasibility and maximal 
productivity. A financially feasible use is precluded if it is legally prohibited or physically impossible. If a 
reasonable possibility exists that one of the prior, unacceptable conditions can be changed, is it 
appropriate to proceed with the analysis with such an assumption. 

H IGHEST AND BEST USE CRITERIA

The site’s highest and best use is analyzed both as vacant and as improved, and if improvements are 
proposed then an as proposed analysis is required. In all cases, the property’s highest and best use must 
meet four criteria: (1) legally permissible; (2) physically possible; (3) financially feasible; and (4) maximally 
productive. 

H IGHEST AND BEST USE AS VACANT

LEGALLY PERMI SSI BLE

The site is zoned CXd, Central Commercial. Permitted uses include a variety of retail, office, multifamily, 
and civic uses. To our knowledge, there are no legal restrictions such as easements or deed restrictions 
that would effectively limit the use of the property. Given prevailing land use patterns in the area, a wide 
variety of uses are given further consideration in determining highest and best use of the site, as though 
vacant. 

PHYSICA LLY POSSIBLE

The subject site contains 225,641 square feet or 5.18 acres of Central Commercial zoned land. It is located 
at the northeast corner of NE Pacific St & NE 102nd Avenue. The site is irregular in shape, generally level 
and has above average access to local and regional thoroughfares. The physical characteristics of the site 
do not appear to impose any unusual restrictions on development. Overall, the physical characteristics of 
the site and the availability of utilities result in functional utility suitable for a variety of uses. 

F INA NC IA LLY FEA SIBLE

Financial feasibility is determined by the relationship of supply and demand for the legally probable land 
uses versus the cost to create them. The market analysis section reveals that that there are a number of 
uses in the subject’s market are generally stabilized. Recent and planned developments of multifamily, 
office, and retail uses in the market area serve as direct evidence that development of various types is 
financially feasible.   

In our market analysis, we have discussed a wide variety of uses that have low vacancy rates and rising 
rental rates. Currently, both retail and office users have vacancy rates below 5.0%, indicating high demand 
or an undersupplied submarket. In conjunction with the increasing rental rate trend (though it has 
stagnated for retail and slightly declined for office space), both uses are considered to be strong and likely 
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to be financially feasible, despite the ongoing pandemic due to being substantially undersupplied. Further, 
multifamily has increased in its rental rates (though there has been a stagnation over the last year) and 
vacancy rates in the submarket are at a decade low, indicating financial feasibility. 

Though, a potential recession looms and the overall economy has increased uncertainty due to the 
impacts of the pandemic, an undeveloped site the size and scale of the subject property in such as strong 
location represent a rare opportunity in the market. Thus, we conclude development to be feasible. 

H I GHE ST AND  BE ST  USE  AS VAC AN T CONC LUSION

As we previously noted, the size and scale of the subject property, the FAR and building height allowances, 
and its location at the confluence of major linkages of public transportation and automobiles represent a 
unique development opportunity with countless possibilities due to the flexibility of the zoning and the 
demand in the area. While a specific scheme is outside of the scope of this assignment, a mixed-use 
development is most likely to maximize the subject's value. Thus, a mixed-use development is concluded 
to be the subject's highest and best use as vacant. 

H IGHEST AND BEST USE As Improved

CONC LUSI ON – AS IM PR OVED

The subject is currently multiple parcels of vacant land and one building in poor condition. The highest 
and best use as improved is the demolition of the improvements and the development of the subject’s 
ideal improvements, as concluded above. 

MOST PROBABLE BUYER

Taking into account the size and characteristics of the subject property and the effective remaining age of 
the remaining improvements, the likely buyer is a developer. 
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VALUATION PROCESS

Valuation in the appraisal process generally involves three techniques, including the Cost Approach, Sales 
Comparison Approach and the Income Approach. 

These three valuation methods are defined in the following table: 

VALUATION METHODS DEFINITION 

Cost Approach In this approach, value is based on adding the contributing value 
of any improvements (after deductions for accrued 
depreciation) to the value of the land as if it were vacant based 
on its highest and best use.  If the interest appraised is other 
than fee simple, additional adjustments may be necessary for 
non-realty interest and/or the impact of existing leases or 
contracts.1

Sales Comparison Approach In this approach, recent sales of similar properties in the 
marketplace are compared directly to the subject property.  This 
comparison is typically accomplished by extracting “units of 
comparison”, for example, price per square foot, and then 
analyzing these units of comparison for differences between 
each comparable and the subject. The reliability of an indication 
found by this method depends on the quality of the comparable 
data found in the marketplace. 

Income Approach In this approach, a property is viewed through the eyes of a 
typical investor, whose primary objective is to earn a profit on 
the investment principally through the receipt of expected 
income generated from operations and the ultimate resale of 
the property at the end of a holding period. 

VALUATION METHODS UTILIZED 

Summary: 

This appraisal employs only the Sales Comparison Approach. Based on our analysis and knowledge of 
the subject property type and relevant investor profiles, it is our opinion that this approach would be 
considered necessary and applicable for market participants. Since no improvements exist on site, the 
Cost Approach is not relevant. The property generates no income and is not typically marketed, 
purchased or sold on the basis of anticipated lease income; thus, the Income Capitalization Approach 
was precluded. 

The valuation process is concluded by analyzing each approach to value used in the appraisal. When 
more than one approach is used, each approach is judged based on its applicability, reliability, and the 
quantity and quality of its data. A final value opinion is chosen that either corresponds to one of the 
approaches to value, or is a correlation of all the approaches used in the appraisal. 
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LAND VALUATION

METHODOLOGY

The Sales Comparison Approach is employed to develop an opinion of land value. In the Sales Comparison 
Approach, we developed an opinion of value by comparing similar, recently sold sites in the surrounding 
or competing area to the subject property. In order to determine the value of the subject property, these 
comparable sales and/or listings are then evaluated and adjusted based on their differences when 
compared to the subject property. Inherent in this approach is the principle of substitution, which states 
that when a property is replaceable in the market, its value tends to be set at the cost of acquiring an 
equally desirable substitute property, assuming that no costly delay is encountered in making the 
substitution. 

The Sales Comparison Approach to value requires the following sequential steps: 

Unit of Comparison The most widely used and market-oriented unit of comparison for 
properties with characteristics similar to those of the subject is 
sale price per square foot. 

Search for Sales Research must be done to locate comparable sales, listings and 
contracts of sites that are similar to the subject.  Similarities may 
include size, utility, zoning, physical characteristics, location and 
the date of the sale.  

Confirmation All sales must be confirmed to verify that the data used is 
accurate, and that all of the sales, listings or contracts represent 
arm’s-length transactions. 

Comparison Each of the sales that are chosen for this valuation is considered 
generally similar to the subject.  Therefore, each difference 
between the comparables and the subject must be identified, and 
then adjusted for the various differences. All adjustments are 
made to the comparables as they relate to the subject property. 

Reconciliation Once all of the comparables have been adjusted, a single-value 
must be concluded based on the indications produced from the 
analysis of the comparables. 
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COMPARABLE LAND SALES MAP AND SALES SUMMARY

To apply the Sales Comparison Approach, we searched for sale transactions within the following 
parameters: 

 Property Type: Development Sites 

 Zoning: Commercial – Emphasis on CX. However, due to the subject’s location, this zoning and 
comparable sales of similarly zoned properties are few and far between. Thus, we expanded our 
search to include other mixed-use zoning designations. 

 Location: Portland – Emphasis on the Gateway submarket. 

 Size: All – A site the size of the subject within Portland (and specially with CX zoning designations) 
are rarely for sale. We attempted to find sites of a similar size but included all sites that matched 
the subject’s other important characteristics, such as zoning and location. 

 Transaction Date: Due to the limited number of large-scale transactions and sales of the subject’s 
same zoning designations outside of significantly superior submarkets, we expanded our search 
to include sales as far back as five years ago as well as all listings. 

On the following pages, we present a summary of the land sales that we compared to the subject property, 
a map showing their locations, and the adjustment process. 
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COMPARABLE LAND SALES SUMMARY CHART

SUMMARY OF LAND SALES

No. Property / Location

Date of 

Sale

Transaction 

Status

Site Size

(Ac)

Site Size

(SF) Zoning

Max

FAR

Cash Eqiv 

Sales Price

Price

per Acre

Price

per SF

1

Wi lamette Blocks

3510 S Bond Ave

Portland, OR

Feb-20 Closed 5.24 228,195
CX, Centra l  

Commercia l
5.00 $25,000,000 $4,772,231 $109.56

2

82nd Ave. CM2 Land Va lue

510-520 Southeast 82nd Avenue

Portland, OR

Jun-18 Closed 1.11 48,300
CM2, Commercia l  

Mi xed-Use 2
2.50 $2,450,000 $2,209,556 $50.72

3

119th & Burns ide MF Si te RHd & CXd

12024 East Burns ide Street

Portland, OR

Nov-17 Closed 1.29 56,192

RHd & CXd, High 

Dens ity Res i dentia l  / 

Centra l  Commerci a l

4.00 $1,750,000 $1,356,589 $31.14

4

SE Stark CX Land

10175 Southeast Stark Street

Portland, OR

Jun-17 Closed 0.28 12,000
CX, Centra l  

Commercia l
4.00 $650,000 $2,359,347 $54.17

5

9745 NE Gl i san / 9738 NE Irving (RX)

9738-9802  Northeas t Irving Street

Portland, OR

Dec-16 Closed 1.03 44,690
RX, Centra l  

Res identia l
8.00 $2,234,500 $2,178,088 $50.00

6

Wasco Land (CX)

10360 Northeast Wasco Street

Portland, OR

Dec-20 Lis ting 0.46 20,000
CX, Centra l  

Commercia l
4.00 $1,200,000 $2,613,582 $60.00

7

Former Nursery Land (CM1)

4934 Southeas t Stark Street

Portland, OR

Dec-20 Lis ting 4.74 206,474

CM1/R2.5, Commercia l  

Mixed Use-

1/Res identia l  2.5

1.50 $20,647,400 $4,356,001 $100.00

Subj.

Gateway Development Si te

SW Corner of NE 102nd Avenue and 

NE Paci fic

Portland, Oregon

— — 5.18 225,641
CXd, Centra l  

Commercia l

6.0:1 / 

8.0:1
— — —
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COMMENTS

1 - This  property had a  2015-approved development plan for apartments  a long the river (Blocks  41 and 44) and high-ri ses  a long the interior (blocks  42 & 45). 

This  new plan, The Landing at Macadam, has  been before des ign review twice in February and December 2019 and was  sent back for changes  both times . 

The genera l  concern of the Des ign Commis s ion has  been the plan to place the ta l ler towers  a long the waterfront with s horter pedesta l  bui ldings  on the 

interior blocks . This  propos a l  i s  for two high-ri se bui ldings  on Blocks  41 and 44. Block 41 would include a  height of approximately 250 feet in 22-stories , 

including a  4-s tory podium with 287 res identia l  uni ts  over 4,500 SF of reta i l  and 308 subterranean parking spaces. Block 44 would be a  240 foot bui lding in 

21 stories  with a  3-s tory podium including 307 res identia l  uni ts  over 2,400 SF of reta i l  and 307 parking spaces . The interior Block 45 would include a  6-s tory 

E-s haped bui lding with 291 res identia l  uni ts , 8,000 SF of reta i l  and 291 parking spaces . Block 42 would include a C-shaped 6-s tory bui lding with 194 

res identia l  uni ts , 12,300 SF of reta i l , and 46 parking s paces . The developer would be required to extend the Wi l lamette River Greenway in the area  

between the bui ldings  and the river, within the 125 foot s etback from the river that i s  reserved as  open space. It a l so requires  development and dedication 

of S Lowel l  St, S River Parkway, S Abernathey St, and dedication of 30 feet at the north end of the s i te for a  pedestrian through-way. In a l l , the unbui ldable 

areas  are indicated to be "approximately" 200,000 SF of the tota l  s i te area , though the dens i ty wi l l  be trans ferred from thos e footprints  to the bui ldable 

s i tes . There i s  a  max FAR of 5.0:1 with bui lding heights  of 125' with a  bas e height l imit of 75' for the fi rs t 125' from the river bank.

2 - Deed price i s  $2,450,000 for the 1.11 ac. property, or $50.72/SF. Asking price with Kidder Mathews  was  $2.5M for this  level  a l l  us able s i te. Bui lding has  no 

va lue. Buyer to demol is h and bui ld a  new s tore. Buyer a ls o purchased a  SFR on a 5,227 SF lot on 6/7/18 for $277,500 so that they would have a  rectangular 

piece of land. Tota l  price for the ass emblage i s  $2,727,500 for 53,527 SF or $50.96/SF. 

3 - Deed price i s  $1,750,000. Buyer broker i s  Kevin Kaufman of CBRE. The property was  s pl i t zoned between Centra l  Commercial  and High Dens i ty res identia l . 

It i s  located along Burns ide where there i s  a  MAX l ine. After i ts  sa le, the zoning changed to CM3, and the property i s  located within the Eas t Corridor Plan 

District where 4.0:1 FAR are a l lowed. It i s  owned by the Central  Ci ty Concern who i s  yet to develop anything on the s i te.

4 - Si te i s  currently improved as  a  food cart pod.  Broker did not have any income information ava i lable but s tated that the us e did not a ffect the sa le price.  

The buyer wi l l  hold the s i te for development. It i s  zoned CX and located within the Gateway Plan that a l lows  for a  maximum FAR of 4.0:1. 

5 - Pending s a le price of $2,323,880 of four parcels , each improved with a  s ingle-fami ly res idence, purchas ed for redevelopment into multi -fami ly us es .  But 

deed price i s  $2,234,500, according to publ ic records , which i s  a  di fference of $89,380. Property was  not marketed for s ale. The owners  wanted to sel l  and 

their broker a ls o knew the buyer and then subsequently negotiated the purchase and sa le agreement.  Both the buyer and broker fel t the pending s ale 

price was  genera l ly reflective of market. The zoning a l lows for 8:1 FAR but the buyer indicated that a  much smal ler s ca le development i s  propos ed for the 

s i te. Whi le he didn't know exactly how many uni ts , he did indicated that a  4-story, wood-frame bui lding containing between 90-130 uni ts  was  anticipated, 

with the most l ikely s cheme appears  to be s omething in the genera l  range of 130 uni ts .

6 - Has  been on market for three months . The price was  reduced to i ts  current price after there was  no interes t from the market. The property i s  located 

within an Opportuni ty Zone and i s  general ly rectangular. It i s  compris ed of two lots , which total  20,000 SF. There i s  a  bui lding on s i te with a  parking lot that 

would need to be demol is hed for development. It has  access  to a l l  uti l i ties , i s  genera l ly level , and the off-s i te improvements  have been completed.

7 - The s ubject has  been off and on the market over the last three years . The property has  been under contract multiple times for up to $200/SF. However, 

each time the offers  fel l  out of contract. The buyer i s  patiently waiting for thei r price at $100/SF or more. Currently multi fami ly developers  are in the high 

$70/SF to low $80/SF for this  parcel  and no offers  have been recently made due to a  combination of the economic cl imates  and rental  rates  in the area . It i s  

currently operating as  a  garden center.
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LAND SALES COMPARABLE PHOTOS

Land Sale Comparable #1 Land Sale Comparable #2 

Land Sale Comparable #3 Land Sale Comparable #4 

Land Sale Comparable #5 Land Sale Comparable #6 
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Land Sale Comparable #7 
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COMPARABLE LAND SALE ADJUSTMENTS

Subject Comp 1 Comp 2 Comp 3 Comp 4 Comp 5 Comp 6 Comp 7

Property / Location Gateway 

Development Si te

SW Corner of NE 

102nd Avenue and 

NE Paci fic

Portland, Oregon

Wilamette Blocks

3510 S Bond Ave

Portland, OR

82nd Ave. CM2 

Land Va lue

510-520 Southeas t 

82nd Avenue

Portland, OR

119th & Burns ide 

MF Si te RHd & CXd

12024 Eas t 

Burns ide Street

Portland, OR

SE Stark CX Land

10175 Southeast 

Stark Street

Portland, OR

9745 NE Gl i san / 

9738 NE Irving (RX)

9738-9802  

Northeast Irving 

Street

Portland, OR

Wasco Land (CX)

10360 Northeas t 

Was co Street

Portland, OR

Former Nurs ery 

Land (CM1)

4934 Southeas t 

Stark Street

Portland, OR

Transaction Status ----- Closed Closed Closed Clos ed Clos ed Listing Listing

Date of Sale ----- Feb-20 Jun-18 Nov-17 Jun-17 Dec-16 Dec-20 Dec-20

Site Size (SF) 225,641 228,195 48,300 56,192 12,000 44,690 20,000 206,474

Cash Equiv Sale Price ----- $25,000,000 $2,450,000 $1,750,000 $650,000 $2,234,500 $1,200,000 $20,647,400 

Zoning CXd, Centra l  

Commercia l

CX, Centra l  

Commercia l

CM2, Commercia l  

Mixed-Us e 2

RHd & CXd, High 

Dens i ty 

Res identia l  / 

Centra l  

Commercia l

CX, Central  

Commercia l

RX, Centra l  

Res idential

CX, Centra l  

Commercial

CM1/R2.5, 

Commercia l  Mixed 

Use-1/Res identia l  

2.5

Unadjusted Price per SF (Net) ----- $109.56 $50.72 $31.14 $54.17 $50.00 $60.00 $100.00

Transactional Adjustments

Property Rights  Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple

Adjustment 0% 0% 0% 0% 0% 0% 0%

Financing

Adjustment 0% 0% 0% 0% 0% 0% 0%

Terms /Conditions  of Sa le Listing Listing

Adjustment 0% 0% 0% 0% 0% -10% -30%

Expenditures  After Sa le

Adjustment 0% 0% 0% 0% 0% 0% 0%

Market Conditions Feb-20 Jun-18 Nov-17 Jun-17 Dec-16 Dec-20 Dec-20

Adjustment 0% 9% 12% 13% 16% 0% 0%

Adjusted Price per SF (Net) $109.56 $55.29 $34.88 $61.21 $58.00 $54.00 $70.00

Property Adjustments

Gateway SW Waterfront Montavilla Gateway Gateway Gateway Gateway Mt Tabor

Location -50% -5% 0% 0% 0% 0% -10%

225,641 228,195 48,300 56,192 12,000 44,690 20,000 206,474

Net Site Size (SF) 0% 0% 0% 10% 0% 10% 0%

CX CX CM2 CX & RH CX RX CX CM1/R2.5

Zoning / Intended Use 0% 5% 5% 0% 5% 0% 10%

6:1/8:1 5.0:1 2.5:1 4.0:1 4.0:1 8.0:1 4.0:1 1.5:1

FAR 0% 10% 5% 5% 0% 5% 10%

Yes Yes Yes Yes Yes No Yes Yes

Corner Influence 0% 0% 0% 0% 5% 0% 0%

Irregular Irregular L-Shape Flag-Shaped Rectangle Narrow Rectangle Irregular

Shape / Configuration 0% 0% 10% -10% 0% -10% 0%

Average/Good Average/Good Good Average/Good Average/Good Average/Good Average Average/Good

Access / Visibility 0% -5% 0% 0% 0% 5% 0%

All Available All Available All Available All Available All Available All Available All Available All Available

Utilities / Infrastructure 0% 0% 0% 0% 0% 0% 0%

Relatively Flat Relatively Flat Relatively Flat Relatively Flat Relatively Flat Relatively Flat Relatively Flat Relatively Flat

Topography 0% 0% 0% 0% 0% 0% 0%

Yes No No No Yes Yes Yes No

Opportunity Zone 5% 5% 5% 0% 0% 0% 5%

Total Property Adjustments -45% 10% 25% 5% 10% 10% 15%

Indication for Subject $60.26 $60.82 $43.60 $64.27 $63.80 $59.40 $80.50
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D ISCUSSION OF ADJUSTMENTS

The adjustment process is typically applied through either quantitative or qualitative analysis. Unless 
otherwise noted, adjustments presented in our analysis represent numeric expressions of our opinion of 
the degree to which a comparable is superior or inferior to the subject.  

Adjustment Factors

Real Property Rights Fee simple, leased fee, leasehold, partial interest, etc.

No adjustments were warranted.

Financing Terms Seller financing, or assumption of existing financing, at non-market 
terms. 

No adjustments warranted.

Conditions of Sale Extraordinary motivation of buyer or seller, assemblage, forced sale, 
related parties’ transaction. 

Sale 6 is a listing that has limited traction due to the current capital 
market. Thus, we apply a downward adjustment to account for the costs 
of negotiations. 

Per the listing broker for Sale 7, there have generally been offers in the 
$70/SF range. The owner expects to wait patiently to receive their price. 
However, were the property to sell at this time, it is likely that it would 
sell for a lower price. We therefore apply a downward adjustment to 
reflect the current pricing trends in the market. 

Expenditures After Sale Accounts for atypical economics of a transaction, such as demolition 
cost, expenditures by the buyer at time of purchase, or other similar 
factors. Usually applied directly to sale price on a lump sum basis. 

No adjustments warranted.  

Market Conditions Changes in the economic environment over time that affect the 
appreciation and depreciation of real estate. 

Over the past three years the subject’s general area has experienced 
significant growth. Therefore, we apply a 5.0% annual appreciation rate 
to the subject’s land. 

However, due to economic situation surrounding Covid-19, we make 
no further market conditions beginning March 1, 2020.   

Location Market or submarket area influences on sale price; surrounding land use 
influences. 

Sale 1’s average rental rate is currently 50% higher than the subject’s 
submarket. Thus, we apply a substantial downward adjustment to 
account for Sale 1’s superior location. 

Sale 2 and Sale 7 offer superior locations compared to the subject and 
each was downwardly adjusted to a lesser extent. 
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Adjustment Factors

Size Inverse relationship that often exists between parcel size and unit value. 
However, in the case of the subject, the relationship may be direct as 
developers could benefit from the scale of the project and may be 
willing to pay a premium.  

Sale 4 and Sale 6 are both sites under an acre and would not benefit from 
potential costs savings due to the scale. Thus, both were given upward 
adjustments.   

Zoning Government regulations that affect the types and intensities of uses 
allowable on a site.  

Sale 2, Sale 3, Sale 5 and Sale 7 each have an inferior zoning designations 
that either allow for a more restrictive use or lesser intensity compared 
to the subject. Thus, each of the aforementioned sales received an 
upward adjustment.  

FAR Floor Area Ratio allowed. The majority of the subject property allows for 
6.0:1 with the eastern portion allowing 8.0:1. 

Sale 2 and Sale 7 offer substantially lower FARs compared to the subject 
and received an upward adjustment.  

Sale 3, Sale 4, and Sale 6 each offer a lower FAR; however, due to the 
subject’s location, the majority of the developments are not constructed 
to the full capacity of the FAR limits. Thus, each of the aforementioned 
sales received a lesser upward adjustment. 

Sale 1 has a lower FAR. However, despite the dedications that were 
required, it was allowed to keep the FAR for the gross site. Thus, the 
effective FAR is similar to the subject and no adjustments are warranted. 

Corner Influence Sites located on the corner offer superior access as well as prominence 
for owners. 

Sale 5 is an interior lot. It was concluded to be inferior and was upwardly 
adjusted. 

Shape and Configuration Primary physical factors that affect the utility of a site for its highest and
best use. The subject is flag shaped. 

Sale 3 is flag-shaped, limiting its potential development. It is concluded 
to be inferior compared to the subject and received an upward 
adjustment.  

Sale 4 and Sale 6 are rectangular in shape and judged to be superior to 
the subject. Therefore, both were given a downward adjustment.  

Access/Visibility Exposure; traffic counts; prominence of corridor

Sale 2 offers superior exposure along SE 82nd Avenue. Thus, we apply a 
downward adjustment. 
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Adjustment Factors

Sale 7 offers inferior access compared to the subject and received an 
upward adjustment.   

Utilities/Infrastructure Infrastructure adjustments may reflect differences in utility 
availability/capacity, developmental plans or other outside influences.  

Each of the comparable sales has equivalent access to utilities as the 
subject. Therefore, no adjustments we warranted. 

Topography Topography characteristics can influence pricing, as sites with radical 
elevation changes typically increase site preparation/development 
costs when compared to a level site. 

No adjustments warranted.  

Opportunity Zone Location within an Opportunity Zone for land similar to the subject has 
the potential to offer major long-term tax breaks and is therefore 
coveted. The subject is located within an Opportunity Zone. 

Only Sale 4, Sale 5, and Sale 6 are located within an Opportunity Zone. 
The remainder are located outside of an Opportunity Zone and were 
each given an upward adjustment. 

CONCLUSION OF LAND VALUE

After adjustments, the comparable land sales reflect a range from $43.60 to $80.50 per square foot, with 
an average of $61.81 per square foot. 

The subject represents a unique opportunity due to its size, FAR and height allowances and flexible zoning. 
Sale 1 similarly represents the opportunity for a substantial development due to its size and zoning. The 
overall site sold for $58.38 per square foot based on gross area; though a substantial portion of the site 
was required to be dedicated to public right of ways, increasing to a $100+/SF price. After adjusting to the 
net site and for Sale 1’s substantially superior location, the remainder of the characteristics are similar to 
the subject property. This site is given considerable weight as there is credible evidence for the one large 
adjustment.  

Sale 4, Sale 5, and Sale 6 are each older sales or listings of similarly zoned sites in the subject’s immediate 
submarket. These three comparable sales indicate an adjusted range from $59.40 to $64.27 per square 
foot, with an average of $62.49 per square foot. Each of the properties slightly differs from the subject 
whether due to size, FAR or zoning designation. These three sales are given strong consideration due to 
their location within the subject’s submarket and zoning.  

The four aforementioned sales provide a tight range with an average of $61.93 per square foot, similar to 
the overall average of the comparable sales after adjustments, which is $61.81 per square foot. In our 

SALES SUMMARY Unadjusted Adjusted

Minimum $34.88 $43.60

Maximum $109.56 $80.50

Average $63.28 $61.81
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conversations with market participants, developers are currently on hold and the market has slowed due 
to the uncertainty within the overall economy as well as the slowing of capital markets in general. Taking 
these factors into consideration, we conclude to a value below the average, toward the lower end of the 
aforementioned range. All things considered, we conclude that the indicated value of the vacant land by 
the Sales Comparison Approach is $60.00  per square foot, calculated in the following table. 

LAND VALUE CONCLUSION - AS IS

Indicated Va lue per SF $60.00

Net Si te Area (SF) x  225,641

Indicated Value $13,538,460

Rounded to nearest  $10,000 $13,540,000

Per SF $60.01
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RECONCILIATION AND F INAL VALUE

SUMMARY OF VALUE INDICATIONS

F INAL OPINION(S)  OF VALUE

Based on the inspection of the property and the investigation and the analysis undertaken, we have 
developed the following value opinion(s). 

MARKETING T IME AND EXPOSURE T IME

Exposure time is the length of time the subject property would have been exposed for sale in the market 
had it sold on the effective valuation date at the concluded market value. Exposure time is always 
presumed to precede the effective date of the appraisal. Based on our review of recent sales transactions 
for similar properties and our analysis of supply and demand in the local multifamily land market, it is our 
opinion that the probable exposure time for the subject at the concluded market value stated previously 
is 3 months or less. 

Marketing time is an estimate of the amount of time it might take to sell a property at the concluded 
market value immediately following the effective date of value. The outbreak of Covid-19 has placed the 
entirety of the United States economy on hold and required greater due diligence periods as the potential 
for a recession looms. Additionally, development overall has slowed. Therefore, we expect marketing time 
going forward to be longer than the previous exposure time. Accordingly, we estimate the subject’s 
marketing period of 9 months or less. 

The sales used in the Sales Comparison Approach were formally marketed and purchased after being 
exposed to the market in a range from pocket listings to 2 years. 

As Is as of December 18, 2020

Sales Comparison Approach $13,540,000 $60.01 Per Square Foot of Land

Approach Reliance

Value Conclusion - As Is $13,540,000

Exposure Time 3 months  or less

Marketing Time 9 months  or less

VALUE INDICATIONS

Sales Comparison Approach

Appraisal Premise Interest Appraised Date of Value Value Conclusion

Market Va lue - As  Is Fee Simple December 18, 2020 $13,540,000 

MARKET VALUE CONCLUSION(S)
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CERTIFICATION

We certi fy that, to the best of our knowledge and bel ief:

1. The s tatements  of fact conta ined in this  report are true and correct.

2. The reported ana lys es , opinions , and conclus ions  are l imited only by the reported ass umptions  

and l imiting conditions and are our personal , impartia l , and unbias ed profes s iona l ana lys es ,

opinions , and conclus ions.

3. We have no present or pros pective interest in the property that is the subject of this report and

no pers ona l  interest with respect to the parties  involved with this  as s ignment.

4. We have no bias with respect to the property that is the subject of this report or to the parties

involved with this  as s ignment.

5. Our engagement in this ass ignment was not contingent upon developing or reporting

predetermined res ul ts .

6. Our compensation for completing this ass ignment is not contingent upon the development or

reporting of a predetermined va lue or direction in va lue that favors the cause of the cl ient, the

amount of the va lue opinion, the atta inment of a stipulated resul t, or the occurrence of a

subsequent event di rectly related to the intended use of this  appra is al .

7. This apprais a l ass ignment was not bas ed upon a requested minimum valuation, a speci fic

va luation, or the approva l  of a  loan.

8. Our analyses , opinions, and conclus ions were developed, and this report has been prepared,

in conformity with the Uni form Standards of Profes s iona l Apprais a l Practice, as wel l as the

requirements  of the s tate of Oregon.

9. The reported analyses , opinions, and Value Indications were developed, and this report has

been prepared, in conformity with the requirements of the Code of Profess iona l Ethics and the

Standards  of Profes s iona l  Practice of the Apprais a l  Ins ti tute. 

10

.

The us e of this report i s subject to the requirements of the Apprais a l Insti tute relating to

review by i ts  duly authorized repres entatives .

11

.

As of the date of this report, Kurt Plaster, MAI has completed the continuing education program

for Des ignated Members  of the Appra isa l  Ins ti tute.

12

.

As of the date of this report, Alex Annand has completed the Standards and Ethics Education

Requirements  for Candidates  of the Appra isa l  Insti tute.

13

.

Kurt Plaster, MAI has  not and Alex Annand has  made a  pers onal  ins pection of the property that 

i s  the subject of this  report.

14

.

No one provided s igni ficant real property appra isa l as s is tance to the pers on s igning this

certi fi cation.

15

.

Kurt Plas ter, MAI has not and Alex Annand has provided services , as an apprais er or in any

other capaci ty, regarding the property that is the subject of this report within the three-year

period immediately preceding the agreement to perform this  ass ignment.

Kurt Plas ter, MAI Alex Annand

OR Certi fied Genera l  Apprais er OR Certi fied Genera l  Apprais er

License #: C001003 License #: C001259

503-478-1014 503-478-1009

kplaster@bbgres .com aannand@bbgres .com
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STANDARD ASSUMPTIONS AND L IMITING CONDITIONS

This appraisal report has been made with the following general assumptions: 

1) Notwithstanding that Appraiser may comment on, analyze or assume certain conditions in the appraisal, 

BBG, Inc. shall have no monetary liability or responsibility for alleged claims or damages pertaining to: (a) 

title defects, liens or encumbrances affecting the property; (b) the property’s compliance with local, state 

or federal zoning, planning, building, disability access and environmental laws, regulations and standards; 

(c) building permits and planning approvals for improvements on the property; (d) structural or mechanical 

soundness or safety; (e) contamination, mold, pollution, storage tanks, animal infestations or other 

hazardous conditions affecting the property; and (f) other conditions and matters for which licensed real 

estate appraisers are not customarily deemed to have professional expertise. Accordingly:  

a) The Appraiser has not conducted any engineering or architectural surveys in connection with this 

appraisal assignment. Information reported pertaining to dimensions, sizes, and areas is either based 

on measurements taken by the Appraiser or the Appraiser’s staff or was obtained or taken from 

referenced sources and is considered reliable. The Appraiser and BBG, Inc. shall not be monetarily 

liability or responsible for or assume the costs of preparation or arrangement of geotechnical 

engineering, architectural, or other types of studies, surveys, or inspections that require the expertise 

of a qualified professional. 

b) Unless otherwise stated in the report, only the real property is considered, so no consideration is given 

to the value of personal property or equipment located on the premises or the costs of moving or 

relocating such personal property or equipment. Further, unless otherwise stated, it is assumed that 

there are no subsurface oil, gas or other mineral deposits or subsurface rights of value involved in this 

appraisal, whether they are gas, liquid, or solid. Further, unless otherwise stated, it is assumed that 

there are no rights associated with extraction or exploration of such elements considered. Unless 

otherwise stated it is also assumed that there are no air or development rights of value that may be 

transferred. 

c) Any legal description or plats reported in the appraisal are assumed to be accurate. Any sketches, 

surveys, plats, photographs, drawings or other exhibits are included only to assist the intended user to 

better understand and visualize the subject property, the environs, and the competitive data. BBG, Inc. 

has made no survey of the property and assumes no monetary liability or responsibility in connection 

with such matters. 

d) Title is assumed to be good and marketable, and in fee simple, unless otherwise stated in the report. 

The property is considered to be free and clear of existing liens, easements, restrictions, and 

encumbrances, except as stated. Further, BBG, Inc. assumes there are no private deed restrictions 

affecting the property which would limit the use of the subject property in any way. 

e) The appraisal report is based on the premise that there is full compliance with all applicable federal, 

state, and local environmental regulations and laws unless otherwise stated in the appraisal report; 

additionally, that all applicable zoning, building, and use regulations and restrictions of all types have 

been complied with unless otherwise stated in the appraisal report. Further, it is assumed that all 

required licenses, consents, permits, or other legislative or administrative authority, local, state, 

federal and/or private entity or organization have been or can be obtained or renewed for any use 

considered in the value estimate. Moreover, unless otherwise stated herein, it is assumed that there 

are no encroachments or violations of any zoning or other regulations affecting the subject property, 

that the utilization of the land and improvements is within the boundaries or property lines of the 

property described, and that there are no trespasses or encroachments. 

f) The American Disabilities Act (ADA) became effective January 26, 1992. The Appraiser has not made a 

specific compliance survey or analysis of the property to determine whether or not it is in conformity 
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with e various detailed requirements of ADA. It is possible that a compliance survey of the property 

and a detailed analysis of the requirements of the ADA would reveal that the property is not in 

compliance with one or more of the requirements of the Act. If so, this fact could have a negative 

impact upon the value of the property. Since the Appraiser has no direct evidence relating to this issue, 

possible noncompliance with the requirements of ADA was not considered in estimating the value of 

the property. 

g) No monetary liability or responsibility is assumed for conformity to specific governmental 

requirements, such as fire, building, safety, earthquake, or occupancy codes, except where specific 

professional or governmental inspections have been completed and reported in the appraisal report. 

h) It is assumed the subject property is not adversely affected by the potential of floods; unless otherwise 

stated herein. Further, it is assumed all water and sewer facilities (existing and proposed) are or will be 

in good working order and are or will be of sufficient size to adequately serve any proposed buildings. 

i) Unless otherwise stated within the appraisal report, the depiction of the physical condition of the 

improvements described therein is based on visual inspection. No monetary liability or responsibility is 

assumed for (a) the soundness of structural members since no engineering tests were conducted; (b) 

the condition of mechanical equipment, plumbing, or electrical components, as complete tests were 

not made; and (c) hidden, unapparent or masked property conditions or characteristics that were not 

clearly apparent during the Appraiser’s inspection. 

j) If building improvements are present on the site, it is assumed that no significant evidence of termite 

damage or infestation was observed during physical inspection, unless so stated in the appraisal report. 

Further, unless so stated in the appraisal report, no termite inspection report was available. No 

monetary liability or responsibility is assumed for hidden damages or infestation. 

k) Unless subsoil opinions based upon engineering core borings were furnished, it is assumed there are 

no subsoil defects present, which would impair development of the land to its maximum permitted use 

or would render it more or less valuable. No monetary liability or responsibility is assumed for such 

conditions or for engineering which may be required to discover them. 

l) BBG, Inc. is not an expert in determining the presence or absence of hazardous substances, defined as 

all hazardous or toxic materials, wastes, pollutants or contaminants (including, but not limited to, 

asbestos, PCB, UFFI, or other raw materials or chemicals) used in construction or otherwise present on 

the property. BBG, Inc. assumes no monetary liability or responsibility for the studies or analyses which 

would be required to determine the presence or absence of such substances or for loss as a result of 

the presence of such substances. Appraiser is not qualified to detect such substances. The Client is 

urged to retain an expert in this field; however, Client retains such expert at Client’s own discretion, 

and any costs and/or expenses associated with such retention are the responsibility of Client.   

m) BBG, Inc. is not an expert in determining the habitat for protected or endangered species, including, 

but not limited to, animal or plant life (such as bald eagles, gophers, tortoises, etc.) that may be present 

on the property. BBG, Inc. assumes no monetary liability or responsibility for the studies or analyses 

which would be required to determine the presence or absence of such species or for loss as a result 

of the presence of such species. The Appraiser hereby reserves the right to alter, amend, revise, or 

rescind any of the value opinions contained within the appraisal repot based upon any subsequent 

endangered species impact studies, research, and investigation that may be provided. However, it is 

assumed that no environmental impact studies were either requested or made in conjunction with this 

analysis, unless otherwise stated within the appraisal report.  

2) If the Client instructions to the Appraiser were to inspect only the exterior of the improvements in the 

appraisal process, the physical attributes of the property were observed from the street(s) as of the 

inspection date of the appraisal. Physical characteristics of the property were obtained from tax assessment 

records, available plans, if any, descriptive information, and interviewing the client and other 

knowledgeable persons. It is assumed the interior of the subject property is consistent with the exterior 

conditions as observed and that other information relied upon is accurate. 
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3) If provided, the estimated insurable value is included at the request of the Client and has not been 

performed by a qualified insurance agent or risk management underwriter. This cost estimate should not 

be solely relied upon for insurable value purposes. The Appraiser is not familiar with the definition of 

insurable value from the insurance provider, the local governmental underwriting regulations, or the types 

of insurance coverage available. These factors can impact cost estimates and are beyond the scope of the 

intended use of this appraisal. The Appraiser is not a cost expert in cost estimating for insurance purposes. 

4) The dollar amount of any value opinion herein rendered is based upon the purchasing power and price of 

the United States Dollar as of the effective date of value. This appraisal is based on market conditions 

existing as of the date of this appraisal. 

5) The value estimates reported herein apply to the entire property. Any proration or division of the total into 

fractional interests will invalidate the value estimates, unless such proration or division of interests is set 

forth in the report. Any division of the land and improvement values estimated herein is applicable only 

under the program of utilization shown. These separate valuations are invalidated by any other application. 

6) Any projections of income and expenses, including the reversion at time of resale, are not predictions of 

the future. Rather, they are BBG, Inc.’s best estimate of current market thinking of what future trends will 

be. No warranty or representation is made that such projections will materialize. The real estate market is 

constantly fluctuating and changing. It is not the task of an appraiser to estimate the conditions of a future 

real estate market, but rather to reflect what the investment community envisions for the future in terms 

of expectations of growth in rental rates, expenses, and supply and demand. The forecasts, projections, or 

operating estimates contained herein are based on current market conditions, anticipated short-term 

supply and demand factors, and a continued stable economy. These forecasts are, therefore, subject to 

changes with future conditions. 

7) The Appraiser assumes no monetary liability or responsibility for any changes in economic or physical 

conditions which occur following the effective date of value within this report that would influence or 

potentially affect the analyses, opinions, or conclusions in the report. Any subsequent changes are beyond 

the scope of the report. 

8) Any proposed or incomplete improvements included in the appraisal report are assumed to be satisfactorily 

completed in a workmanlike manner or will be thus completed within a reasonable length of time according 

to plans and specifications submitted. 

9) If the appraisal report has been prepared in a so-called “public non-disclosure” state, real estate sales prices 

and other data, such as rents, prices, and financing, are not a matter of public record. If this is such a “non-

disclosure” state, although extensive effort has been expended to verify pertinent data with buyers, sellers, 

brokers, lenders, lessors, lessees, and other sources considered reliable, it has not always been possible to 

independently verify all significant facts. In these instances, the Appraiser may have relied on verification 

obtained and reported by appraisers outside of our office. Also, as necessary, assumptions and adjustments 

have been made based on comparisons and analyses using data in the report and on interviews with market 

participants. The information furnished by others is believed to be reliable, but no warranty is given for its 

accuracy. 

10) Although the Appraiser has made, insofar as is practical, every effort to verify as factual and true all 

information and data set forth in this report, no responsibility is assumed for the accuracy of any 

information furnished the Appraiser either by the Client or others. If for any reason, future investigations 

should prove any data to be in substantial variance with that presented in this report, the Appraiser reserves 

the right to alter or change any or all analyses, opinions, or conclusions and/or estimates of value. 

11) The right is reserved by the Appraiser to make adjustments to the analyses, opinions, and conclusions set 

forth in the appraisal report as may be required by consideration of additional or more reliable data that 

may become available. No change of this report shall be made by anyone other than the Appraiser. The 

Appraiser shall have no monetary liability or responsibility for any unauthorized change(s) to the report. 

Board Report – Gateway Purchase and Sale Agreement 
November 13, 2024

Attachment C 
Page 85 of 95



STANDARD ASSUMPTIONS AND LIMITING CONDITIONS  82 

GATEWAY DEVELOPMENT SITE APPRAISAL

The submission of the appraisal report constitutes completion of the services authorized and agreed upon. Such 
appraisal report is submitted on the condition the Client will provide reasonable notice and customary 
compensation, including expert witness fees, relating to any subsequent required attendance at conferences, 
depositions, or judicial or administrative proceedings. In the event the Appraiser is subpoenaed for either an 
appearance or a request to produce documents, a best effort will be made to notify the Client immediately. The 
Client has the sole responsibility for obtaining a protective order, providing legal instruction not to appear with the 
appraisal report and related work files, and will answer all questions pertaining to the assignment, the preparation 
of the report, and the reasoning used to formulate the estimate of value. Unless paid in whole or in part by the party 
issuing the subpoena or by another party of interest in the matter, the Client is responsible for all unpaid fees 
resulting from the appearance or production of documents regardless of who orders the work. 
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VALUATION               ADVISORY       ASSESSMENT               ZONING

SERVICES

Valuation 
+  Single Asset Valuation
+  Portfolio Valuation
+  Institutional Asset Valuation
+  Appraisal Review
+  Appraisal Management
+  Lease and Cost Analysis
+  Insurance Valuation
+  Arbitration & Consulting
+  Feasibility Studies
+  Highest and Best Use Studies
+  Evaluation
+  Investment analysis
+  Tax appeals
+  Litigation Support

Advisory
+  ASC 805 Business combinations
+  ASC 840 Leases
+  Purchase Price Allocations
+  Portfolio Valuations for reporting net 

asset values (NAV)
+  Public and non-traded REIT valuations
+  Valuations for litigation and 

litigation support
+  Sale-leaseback valuation analysis
+  Valuations for bankruptcy/fresh 

start accounting
+ Cost segregation analysis

Assessment 
+ Environmental due diligence 
+ Property condition consulting
+  Small loan services
+  Energy consulting
+  Environmental consulting
+  Zoning
+  ALTA Surveys

  BBG OVERVIEW

BBG is one of the nation’s largest real estate due diligence 
firms with more than 35 offices across the country serving 
more than 2,700 clients. We deliver best-in-class valuation, 
advisory and assessment services with a singular focus of 
meeting our clients’ needs.

Our professional team offers broad industry expertise and 
deep market knowledge to help clients meet their objectives 
throughout the real estate life cycle.

BBG clients include commercial real estate professionals, 
investors, lenders, attorneys, accountants and corporations.

  THE BBG DIFFERENCE

National Footprint. BBG is one of only two national firms 
offering in-house valuation and environmental and property 
condition assessment services for all commercial property types.

Customer-focused Growth. BBG is one of the largest national 
due diligence firms because we deliver best-in-class work 
product and provide excellent customer care.

Qualified Team. Over 50 percent of BBG appraisers are MAI 
designated and offer deep industry expertise gained through 
real-world experience.

Unbiased Independence. By focusing exclusively on 
due diligence services, BBG guarantees an independent 
perspective free from potential conflicts of interest.

Innovative Technology. BBG has made significant analytics 
and IT investments to continually improve our data and 
report quality.

Third-party reports by a true third party.
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ADDENDA

Letter of Engagement ........................................................................................................................ A

Appraiser Qualifications and Licenses ................................................................................................ B
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LETTER OF ENGAGEMENT
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APPRAISAL ORDER

Date:

Property Location Address:

To:

OR Property Description:

Phone: Fax:

Appraisal Type:

Approaches:

Appraisal Values:

Borrower:

Owner:

Comments:

Dear:

Riverview Community Bank is requesting an appraisal on the above property location.

Requested Completion Date 

Attached Enclosures:

Gregory Brown Consumer Information Report

Vice President Copy of Earnest Money Agreement & Addendum

Riverview Community Bank Map showing property location

Credit Administration

900 Washington St. Suite 900

Vancouver, WA 98660

Phone: (360) 759-2403  Fax: (360) 693-6275

GregoryBrown@riverviewbank.com

SIGNATURE:

Name / Title:

Date:

Expected Date of Appraisal Completion:

TPN:  R319485, R319484, R319513, R319483, 

As Is Fee Simple Market Value 

White/Gabriel LLC

White/Gabriel LLC

(503) 517-3507You may contact at phone number

Please add Lori Jackson to the distribution when emailing this information.  Email address:

lorijackson@riverviewbank.com

PLEASE PROVIDE A PDF COPY THE APPRAISAL AND THE INVOICE TO THE ADDRESSES BELOW

Amaya Urzaa, Loan Officer

Kurt

(503) 652-0750Harry (Chip) Gabriel Jr.

December 1, 2020

Kurt Plaster

Portland 97205

BBG

1220 SW Morrison St., #800

Northeast Corner NE Pacific St & NE 102nd Ave

8 parcels

(503) 478-1014 -

Portland, OR  97220

Vacant Land - 5.18 acres

R319481, R319514, R319643, R319690

Standard Report

Sales Comparison

Please Fax/E-mail confirmation of this Appraisal Order

The Appraisal fee is 2,600.00$                                    

I HAVE RECEIVED THE ORIGINAL OF THIS LETTER AND AGREE TO PERFORM THE APPRAISAL IN 

ACCORDANCE WITH THE STIPULATIONS MENTIONED ABOVE AND CONSENT TO THE RELEASE OF 

THE APPRAISAL TO RIVERVIEW’S CUSTOMER UPON THEIR REQUEST.

12/22/2020

Other:

Sincerely,

The appraisal must be prepared in accordance with the standards and reporting requirements of this Bank and 

the Federal Home Loan Bank Board (12 CFR parts 563 and 571).  A copy of the appraisal will be given to the 

customer of Riverview Community Bank upon request.  When necessary or appropriate for Bank business 

purposes, the Bank is allowed to disclose the Appraisal Report to a person or organization officially connected 

with the Bank as Officer, Director, Employee, Attorney, Auditor, or Independent Auditor.
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APPRAISER QUALIFICATIONS AND LICENSES
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Alex Annand
Senior Appraiser  

Work: 503-478-1000 
aannand@bbgres.com 

Profile 

Alex Annand is a Senior Appraiser at BBG in the Portland, Oregon, office. He began his career in 2012 before gaining 

his Certified General Appraiser designation in October 2016. In September 2018, Alex completed his Master of Real 

Estate Development degree from Portland State University. 

Alex has appraised an extensive number of property types throughout the Oregon, Washington, and California. This 

broad range of property types includes retail, industrial, and multifamily. He has developed a specialty in valuing 

manufactured home parks, cannabis-related properties, and specialty industrial properties (breweries and food 

processing plants). Alex is competent in a variety of unique properties, including ground/net lease properties, big 

box retail, marinas/moorages, airplane hangars, religious facilities, and RV parks. While most of his appraisal work is 

in the Portland-Vancouver area, he regularly travels to cities along the entire West Coast. 

Professional Affiliations  

General Certified Appraiser: 

State of Oregon (License #C001259)  

State of Washington (License #1102436) 

Associate Member of Manufactured Housing Communities of Oregon (MHCO) 

Education 

Bachelor of Arts, University of Oregon, December 2011 

Master of Real Estate Development, Portland State University, September 2018 
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Kurt K. Plaster, MAI 
Managing Director 

Work: 503.478.1014 
kplaster@bbgres.com 

Profile 

Kurt Plaster is a Managing Director with BBG in the Portland, Oregon office.  He is engaged in business development 

and client outreach for the Portland office. He participates in office management and supervises and provides 

counsel to appraisers and staff. He reviews and signs reports, acts as a principle appraiser in assignments and works 

independently or in collaboration with appraisers and analysts. 

Kurt has more than 15 years of experience in providing commercial and residential appraisals and consultation 

services for all types of real property and real property interests. Services performed include the appraisal, appraisal 

review, and / or consultation for acquisition / disposition, financing, estate, arbitrations, mediations, buy/sell 

agreements, development, condemnation, fractional interest and court testimony purposes. Typical clients served 

are financial institutions, investors, developers, legal & accounting firms, and government entities. 

Professional Affiliations 

Appraisal Institute  
Member (MAI) Appraisal Institute  
Director: Appraisal Institute Greater Oregon Chapter  
Appraisal Institute   Candidate Advisor 
Manufactured Housing Communities of Oregon: Associate Member 
Columbia Corridor Association Member 

General Certified Appraiser: 
Oregon, Certified General Appraiser, C001003 
Washington, Certified General Appraiser, 1102120 

Education 

Brigham Young University, Bachelor of Science, Communications 
Minor Business Administration 
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Broker Opinion
of Value

Gateway Development Site
SW Corner of NE 102nd Avenue 
and NE Pacific
Portland, Oregon 97220

Prepared for:

September 2024

Prepared by:

Scott MacLean
Senior Vice President 
scott.maclean@colliers.com 
Direct: +1 503 542 5891

Accelerating success.

Prosper Portland

5.18 Acres5.18 Acres
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Executive 
Summary

Accelerating success.

Current Market Lease Rates 

Colliers has been asked to provide a Broker opinion of Value for the 5.18 
acres of land located at the southwest intersection of NE 102nd Avenue and 
NE Pacific, within the Gateway neighborhood in Portland, Oregon.

The subject property is one of a few remaining large commercially zoned 
sites located in the greater Portland area. It is located directly on NE 102nd 
and offers excellent access to both light rail as well as major freeways. 
The location is directly next to grocery shopping as well as other retail 
businesses.

As Portland continues to grow, there are fewer large sites available. This has 
caused an increase in value for these sites that can accommodate a larger 
scale development.

Portland continues to deal with homeless issues, and these challenges have 
impacted the area around the property. Also, higher interest rates have 
slowed down demand from developers, causing values to remain flat or 
decrease over the last few years. We are starting to see some improvement 
in the amount of people dealing with homelessness in the area, and interest 
rates are expected to decrease in the coming month, and this may spur 
residential developers to get back into the market. 

The subject property sold in 2023 for $11,070,000.00 or $49 per foot.

There are a limited number of similar sale comparables available given the 
unique characteristics of the site. To help me determine a valuation, I spoke 
with other brokers who are active in the area, including those who specialize 
in apartment development and retail development, as well as appraisers. 
After my research, I believe the property has a value in the $40 PSF range, or 
$9,025,640.00.
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Broker Opinion of Value 

Executive Summary

This document has been prepared by Colliers International for advertising and general information only. Colliers International makes no guarantees, representations 
or warranties of any kind, expressed or implied, regarding the information including, but not limited to, warranties of content, accuracy and reliability. Any interested 
party should undertake their own inquiries as to the accuracy of the information. Colliers International excludes unequivocally all inferred or implied terms, conditions 
and warranties arising out of this document and excludes all liability for loss and damages arising there from. This publication is the copyrighted property of Colliers 
International and/or its licensor(s). ©2024. All rights reserved. 

Property Highlights

• Hard to find large parcel

• Excellent access to light rail

• Close to many amenities

• Located near major freeways

• Flexible zoning

• Directly on NE 102nd

• Current interest rates have slowed

development activity

• Homeless activity in the area

• Portland taxes have caused some developers

to look outside the city

Strengths

Challenges

Property Characteristics

Product Type: Land

Location:
Northeast Corner of NE Pa-
cific St & NE 102nd Avenue 
in Portland, Oregon

Land Square Foot: 225,641 SF

Land Area: 5.1800 Acres

Zoning: CXD (Central Commercial)

Parcel Numbers:

R319485, R319484, 
R319513, R319483, 
R319481, R319514, 
R319643, R319690
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Aerial 

SITE
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Aerial 
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Photos 
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Market Overview

Market

Overview
Portland, Oregon, 97220
1 mile radius

Households & population

21,231
Current total population

21,354
5 Year total population

8,571
Current total households

8,569
5 year total households

Race

White population

Black population

American Indian population

Asian population

Pacific islander population

Other race population

Population of two or more races

Household & population characteristics

$58,117
Median household

income

$472,526
Median home value

44.1%
Owner occupied
housing units

40.0
Median age

50.1%
Female population

34.9%
% Married (age 15

or older)

Education

10%

No
high school

diploma 29%
High school
graduate

26%
Some college

35%
Bachelor's/graduate/prof

degree

Business

1,089

Total businesses

13,467
Total employees

Annual lifestyle spending

$2,267
Travel

$20
Tickets to Movies

$60
Theatre/Operas/

Concerts

$56
Admission to
Sports Events

$8
Online Gaming

Services

Annual household spending

$1,861
Apparel &
Services

$220
Computers &

Hardware

$3,044
Eating Out

$5,730
Groceries

$5,609
Health Care

Employment

63%
White collar

22%
Blue collar

16%
Services

6.1%

Unemployment rate

1 Mile Radius 
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Broker Opinion of Value 

Summary Valuation

Explanation of Opinion of Value:  

The approach is based on comparable sales in the area. Currently, comparables are averaging approximately $35 to $45 
PSF. However, there have been very few land sales of comparable sized properties in the area. I have spoken with other 
commercial real estate brokers and appraisers that specialize in both apartment development and retail development to 
help me assess the potential value of the site.

Value Methods Conservative Probable Optimistic

Market Comparable Analysis $7,897,435 $9,025,640 $10,153,845

Opinion of Value $7,897,435 $9,025,640 $10,153,845

Per Square Foot $35 $40 $45
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Broker Opinion of Value 

Research

Colliers has dedicated research specialists in 
Greater Sacramento and a market research 
leader for the entire West Coast. With this 
coverage, the Colliers team can provide 
unmatched statistical market information 
for the region, as well 
as general trends and 
insights on a national 
level. On an ongoing 
basis the Colliers team 
will provide up-to-date 
reports that will include 
the following:

•	 Colliers International  
Quarterly Reports  
(Narrative and 
Statistics)

•	 A Customized Market 
Report

•	 Lease Comps
•	 Tenants in the Market
•	 Pipeline Report Identifying New 

Construction Projects

Social/Online

Colliers.com and CoStar. Everyone looking 
for land will find the Gateway Development 
Site and will come away understanding its 
attributes, availabilities and value.

The Gateway Development Site will have a 
high-quality and active presence in all these 
channels. But a passive presence alone is 
not enough – Colliers will continually update, 
monitor and “push” these channels to 
targeted audiences.

Print

Some seam.

Brokerage Market

Connecting and working 
closely with brokers 
is vital. From day one, 
we will leverage our 
unsurpassed broker 
relationships. We 
will create a targeted 
outreach list and 
comprehensive plan designed to engage 
and inform brokers and motivate tours 
and serious consideration of The Gateway 
Development Site.

Art of the Tour

Tours are the X-Factor. The live demo. The 
test drive. The moment when information 
evolves into emotion. This is a prospect in 
your building, envisioning their future. It is 
vital and never to be rushed.

In fact, we believe strongly that The Tour is 
the single most important step in the entire 
marketing and lease process. This is why 
our intent – every time – is to provide the 
prospect with an experience that leaves 
them fully informed and excited to be in 
your building. At your rate.

Tours aren’t a time-consuming burden to 
be shoe-horned into a tight schedule. They 
are vital and each one needs to be analyzed, 
optimized and expertly presented. Every 
time.

Marketing Process
Board Report – Gateway Purchase and Sale Agreement 
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Senior Vice President | Portland 
 
scott.maclean@colliers.com 
Main: +1 503 223 3123 
Direct: +1 503 542 5891 
Mobile: +1 503 408 8188 
Fax: +1 503 227 2447 
colliers.com 
 
851 SW 6th Ave. 
Suite 1600 
Portland, OR 97204  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Area of Expertise 

A Portland native, Scott specializes in industrial/creative redevelopment leasing and 
sales throughout the Portland area, with a special focus on core areas including 
Northwest, Southeast and North/Northeast Portland. Highlights of Scott’s career 
include the following: The 260,000 SF lease to Staples, the sale of I-84 Corporate 
Center, the sale of the 15-acre Steel Hammer site in North Portland; the sale of the 
18.5-acre Terminal 1 site representing the City of Portland’s sale to Lithia. Scott then 
represented Lithia on the leasing and redevelopment of the site. Scott represented 
ESCO on the sale of their 25-acre campus in NW Portland, this sale was unique in that 
the property had to be listed and sold within 30 days. The ESCO property sold for 
$34,000,000.  Scott is currently marketing the Concordia University campus, 
representing the Lutheran Church Extension Fund. There have been multiple offers 
received on the property thus far, and Scott hopes to close on the sale in 2022. Scott 
currently represents METRO on their multi-county wide search and acquisition for 
affordable housing sites and has closed on 4 transactions and has multiple other deals 
in escrow.  

Scott has developed a significant amount of experience working with the 
redevelopment of older industrial buildings, and currently represents the following 
landlords on their creative development projects on the Central East Side: SKB with the 
Iron Fireman Collective, SKB’s 1805 MLK Project, The Wildlife Blocks, and The 
Forgeworks Buildings. 

Some of Scott’s other notable transactions include the sale of the GE Portfolio which 

included approximately 800,000 SF in the Portland area, and the 250,000 SF build-to-
suit for Staples in NE Portland. 
 

Education or Qualifications 

Portland State University 

Bachelor’s degree 

 
Affiliations or Memberships 
National Association of 
Industrial and Office Properties 
(NAIOP) – Board Member 

Commercial Association of 
Brokers - Oregon/SW 
Washington (CAB) 

Columbia Corridor Association 

Professional Accomplishments 

Awards Scott has received include: 
• CoStar Power Broker 

• Commercial Association of Realtors - 
Oregon/SW Washington (CAR) Industrial 
Broker of the Year in 2008 

Scott MacLean 

 

Community Involvement 
• Portland Business Alliance 
Leadership Portland program - Class 
of 2008 

• Volunteer for Campfire USA 

• Working with the Clackamas School 
District to develop a real estate 
course for finance students 

• Friends of Zenger Farms - volunteer 
and advocate 

• Volunteers with Duniway School 
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Representative Clients and Projects 

 

Senior Vice President | Portland 
 
scott.maclean@colliers.com 
Main: +1 503 223 3123 
Direct: +1 503 542 5891 
Mobile: +1 503 408 8188 
Fax: +1 503 227 2447 
colliers.com 
 
851 SW 6th Ave. 
Suite 1600 
Portland, OR 97204  

 

 

 

 

 

 

 

 

 

  

Significant Transactions 

Steel Hammer Sale – 15 AC – Northwest Portland 

Terminal 1/City of Portland Sale – 18.5 AC – Northwest Portland 

I-84 Corporate Center Sale – 125,000 SF - Troutdale 

Staples Lease – 260,000 SF – Northeast Portland 

Schnitzer Sale – 20 buildings located throughout the greater Portland area 

GE Real Estate Sale – 900,000 SF located throughout the greater Portland area 

Staples Lease and Build-to-Suit – 500,000 SF – Northeast Portland 

Rite-Aid Lease Renewal – 550,000 SF - Wilsonville 

Wildlife Blocks Sale – 100,000 SF – Northeast Portland 

ESCO Sale – 25 Acre Campus in NW Portland 

Concordia College - $60,500,000 sale to University of Oregon 

  

Partial Client List 

Wyse Real Estate Advisors New Seasons 

SKB GE Real Estate 

City of Portland Amazon 

Metro  24-Seven 

Jarman Family George Hale 

Staples Jim Winkler 

CostCo Stu Lindquist 

Lithia Mike Lettunich 

Steelhammer Metro 

Lutheran Church Extension Fund  
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LAND SALE COMPS 
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Sale Comps - Land

Sale Comparables

5
Avg. Cap Rate

-
Avg. Price/AC

$1M
Avg. Vacancy At Sale

-
SALE COMPARABLES LOCATIONS

SALE COMPARABLES SUMMARY STATISTICS

Sales Attributes Low Average Median High
Sale Price $1,000,000 $2,586,844 $2,280,000 $4,787,375
Price Per AC $1,101,267 $1,318,412 $1,308,051 $1,431,038
Cap Rate - - - -
Time Since Sale in Months 7.0 14.5 14.0 23.0

Property Attributes Low Average Median High
Building SF - - - -
Floors - - - -
Typical Floor - - - -
Vacancy Rate at Sale - - - -
Year Built - - - -
Star Rating    2.3   2.0  

Copyrighted report licensed to CoStar Group 9/18/2024
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Sale Comps - Land

Property Sale

Property Name - Address Type Yr Built Size Vacancy Sale Date Price Price/Area Cap Rate

  Palisades Pointe
  5002 SE 192nd Ave
  Vancouver, WA 98683

Land
 

- 3.345 AC - 2/2/2024 $4,787,375 $1,431,038/AC -

16519-16613 E Burn…
  Gresham, OR 97233

Land
 

- 1.634 AC - 10/27/2023 $1,800,000 $1,101,267/AC -

  NO - Vacant Land
  10747 NE Simpson St
  Portland, OR 97220

Land
 

- 0.6 AC - 3/17/2023 Price Not Dis-
closed - -

  2215 NE 106th Ave
  Portland, OR 97220 Land - 2.11 AC - 9/29/2022 $2,760,000 $1,308,051/AC -

  1330 NE 102nd Ave
  Portland, OR 97220 Land - 0.92 AC - - $1,000,000 $1,086,957/AC -

Copyrighted report licensed to CoStar Group 9/18/2024
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1330 NE 102nd Ave
Portland, OR 97220

Land of 0.92 AC is for sale at $1,000,000 ($1,086,956.52/AC)

   buyer

For Sale

-

   seller

   vital data

Days on Market: 981 days
Conditions: -

Lot Dimensions: -
Frontage: 327 feet on Northeast Wasco ...

Asking Price: $1,000,000
Status: For Sale
Corner: No

Topography: -
Improvements -

Off-Site Improv: -
Zoning: CX

Submarket: Gateway

Property Type: Land
-Proposed Use:

Map Page: -
R249673Parcel No:

   income expense data

Acres: 0.92 AC

Price/Acre: -

SF: 40,075 SF

Price/SF: -

Gross Net

-

-

-

-

Listing Broker

Newmark
760 SW 9th Ave
Portland, OR 97205
(503) 241-1155
David Squire

Buyer Broker

© 2024 CoStar Group - Licensed to Colliers - 739048. 9/18/2024
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2215 NE 106th Ave
Portland, OR 97220

Commercial Land of 2.11 AC Sold on 9/29/2022 for $2,760,000

   buyer

Fountain of Life Church
2215 NE 106th Ave
Portland, OR 97220
(208) 871-7757

The Church of Jesus Christ of Latter-Day Saints
50 W North Temple
Salt Lake City, UT 84150
(801) 240-1000

   seller

   vital data

Escrow/Contract: -
Days on Market: 258 days

Exchange: No
Conditions: -

Lot Dimensions: -
Frontage -

Sale Date: 9/29/2022

Comp ID: 6164359

Sale Price: $2,760,000
Status: Confirmed

Down Pmnt: -
Pct Down: -

Doc No: 090635
Trans Tax: -

Corner: No

Zoning: R7

Topography: Level
Improvements: -

Submarket: Gateway

Property Type: Land

Off-Site Improv: Cable, Curb/Gutter/Sidewalk, Electricity,
 ...

Proposed Use: Religious Facility

Max No of Units: -
Price/Unit: -

Density: -

Map Page: -
Parcel No: R277990

   income expense data

Acres: 2.11 AC

Price/Acre: $1,308,056.87

SF: 91,912 SF

Price/SF: $30.03

Gross Net

-

-

-

-

Listing Broker

CBRE
1300 SW Fifth Ave
Portland, OR 97201
(503) 221-1900
Graham Taylor, Brian Gunn

Buyer Broker

America's Best Realty LLC
14310 SE Steele St
Portland, OR 97236
(503) 358-3215
Eugene Petrusha

   financing

© 2024 CoStar Group - Licensed to Colliers - 739048. 9/18/2024
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5002 SE 192nd Ave
Palisades Pointe
Vancouver, WA 98683

Commercial Land of 3.35 AC Sold on 2/2/2024 for $4,787,375 -
Research Complete

   buyer

1 Structure
212 NE 83rd St
Vancouver, WA 98665
(360) 694-2552

Hawes Financial Group, Inc.
12204 SE Mill Plain Blvd
Vancouver, WA 98684
(360) 567-3590

   seller

   vital data

Escrow/Contract: -
Days on Market: 1,733 days

Exchange: Yes
Conditions: 1031 Exchange

Lot Dimensions: -
Frontage 262 feet on S.E. Brady Road (with ...

Sale Date: 2/2/2024

Comp ID: 6676963

Sale Price: $4,787,375
Status: Confirmed

Down Pmnt: -
Pct Down: -

Doc No: 6165287
Trans Tax: $136,638.14

Corner: No

Zoning: RGX

Topography: Level
Improvements: Yes

Submarket: Camas/Washougal

Property Type: Land

Off-Site Improv: Cable, Curb/Gutter/Sidewalk, Electricity,
 ...

Proposed Use: Hospitality

Max No of Units: -
Price/Unit: -

Density: -

Map Page: -
Parcel No: 986050-747 [Partial List]

   income expense data

Acres: 3.35 AC

Price/Acre: $1,431,032.16

SF: 145,725 SF

Price/SF: $32.85

Gross Net

1.50 AC

$3,191,583.33

65,340 SF

$73.27

Listing Broker

The Sheldon Company
222 NE Park Plaza Dr
Vancouver, WA 98684
(360) 607-2616
Ben Sheldon

Buyer Broker

The Sheldon Company
222 NE Park Plaza Dr
Vancouver, WA 98684
(360) 607-2616
Ben Sheldon

   financing

© 2024 CoStar Group - Licensed to Colliers - 739048. 9/18/2024
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16519-16613 E Burnside St
Gresham, OR 97233

Residential Land of 1.63 AC Sold on 10/27/2023 for $1,800,000 -
Research Complete

   buyer

USA Properties Fund, Inc.
3200 Douglas Blvd
Roseville, CA 95661
(916) 773-6060

Donavan Dichter
3 Constellation Way
Coto De Caza, CA 92679
(503) 539-1213

   seller

   vital data

Escrow/Contract: -
Days on Market: 968 days

Exchange: No
Conditions: -

Lot Dimensions: -
Frontage -

Sale Date: 10/27/2023

Comp ID: 6568417

Sale Price: $1,800,000
Status: Confirmed

Down Pmnt: -
Pct Down: -

Doc No: 067296
Trans Tax: -

Corner: No

Zoning: SC

Topography: Level
Improvements: -

Submarket: East Columbia Corridor

Property Type: Land

Off-Site Improv: Cable, Curb/Gutter/Sidewalk, Electricity,
 ...

Proposed Use: Apartment Units

Max No of Units: 97
Price/Unit: $18,556.70

Density: -

Map Page: -
Parcel No: R113372 [Partial List]

   income expense data

Acres: 1.63 AC

Price/Acre: $1,101,254.21

SF: 71,198 SF

Price/SF: $25.28

Gross Net

1.63 AC

$1,101,254.21

71,198 SF

$25.28

Listing Broker

Colliers
851 SW 6th Ave
Portland, OR 97204
(503) 223-3123
Sean Worl, Scott MacLean, Ken Verbeck

Buyer Broker

Colliers
851 SW 6th Ave
Portland, OR 97204
(503) 223-3123
Sean Worl, Scott MacLean, Ken Verbeck

   financing
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10747 NE Simpson St
NO - Vacant Land
Portland, OR 97220

Industrial Land of 0.60 AC Sold on 3/17/2023 - Public Record

   buyer

El Patron Pallets Llc

   seller

   vital data

Escrow/Contract: -
Days on Market: 364 days

Exchange: No
Conditions: -

Lot Dimensions: -
Frontage -

Sale Date: 3/17/2023

Comp ID: 6335304

Sale Price: -
Status: -

Down Pmnt: -
Pct Down: -

Doc No: -
Trans Tax: -

Corner: No

Zoning: IG2

Topography: Level
Improvements: -

Submarket: Airport Way

Property Type: Land

Off-Site Improv: -

Proposed Use: Industrial

Max No of Units: -
Price/Unit: -

Density: -

Map Page: -
Parcel No: -

   income expense data

Acres: 0.60 AC

Price/Acre: -

SF: 26,136 SF

Price/SF: -

Gross Net

-

-

-

-

Listing Broker

Norris & Stevens, Inc.
900 SW 5th Ave
Portland, OR 97204
(503) 223-3171
Gabe Schnitzer, Greg Nesting

Buyer Broker

   prior sale

Date/Doc No:
Sale Price:

CompID:

1/13/2023
$633,000
6288071

   financing
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LAND FOR SALE 
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LAND FOR SALE

Records

4
Avg. Cap Rate

-
Avg. Price/SF

$26.25
Avg. Vacancy

-
FOR SALE LOCATIONS

FOR SALE SUMMARY STATISTICS

Sales Attributes Low Average Median High
Sale Price $1,795,000 $2,204,125 $2,010,750 $3,000,000
Price/SF - - - -
Cap Rate - - - -
Days on Market 349 660 665 959

Property Attributes Low Average Median High
Building SF - - - -
Floors - - - -
Typical Floor - - - -
Vacancy Rate - - - -
Year Built - - - -
Star Rating  2.0  2.0
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LAND FOR SALE

Property Sale

Property Name - Address Type Yr Built Size Vacancy Price Price/Area Cap Rate Days on 
Market

Columbia Corridor…
10542-1061 NE Simp…
  Portland, OR 97220

Land - 2.04 AC - $2,221,500 $1,088,971/-
AC - 869

122nd and Burnside…
11833-11911 E Burn…
  Portland, OR 97220

Land
 

- 3.04 AC - $3,000,000 $986,842/AC - 349

Airport Way Develop…
  3133 NE 185th Dr
  Portland, OR 97230

Land - 1.8 AC - $1,795,000 $997,222/AC - 959

11341-11411 SE Divi…
  Portland, OR 97266 Land - 1.1 AC - $1,800,000 $1,636,364/-

AC - 461

�2024 CoStar Group - Licensed to Colliers - 739048 9/18/2024
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The 185th & Sandy Development site is strategically located just south of the 181st exit off of Interstate 84 in the high demand, rapidly
developing Airport Way/Columbia Corridor Market. Notable nearby employers include Boeing, Owens Corning, and SEKO Logistics.

Investment Information

Investment Notes

Land Information

Portland, OR 97230 - East Columbia Corridor Submarket
Land of 1.80 AC is for sale at $1,795,000 ($997,222.22/AC)

3133 NE 185th Dr - Airport Way Development Site1

Sale Price:

Sale Status:

Days On Market:

$1,795,000

959

Price/AC: $997,222.22

Active
-Sale Conditions:

Proposed Use: -
Parcel Size: 1.80 AC

On-Site Improv: Raw land

MCZoning:
Lot Dimensions: -

Improvements: -

Density: -
Number Of Lots: -

Parcel Number: 1N3E29B-00501

© 2024 CoStar Group - Licensed to Colliers - 739048.
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Also available is three (3) properties of a portfolio of nine (9) properties that are all Zoned RM3 and RM2. (Residential Multifamily Dwelling
3) Listed in two (2) separate listings. 11835, 11855, 11915 NE Couch Street: Price - $2,150,000 / 11915 can be sold separately for
$550,000.  This is three (3) properties of a portfolio of nine (9) properties that are all Zoned RM3. (Residential Multifamily Dwelling 3)
Listed in two (2) separate listings. 11835, 11855, 11915 NE Couch Street: Price - $2,150,000 / 11915 can be sold separately for $550,000.
Other listing is listed under 11832 NE Burnside Street and includes 11833, 11850, 11851,11863 & 11911 Burnside Street: Price:
$3,000,000.  All the properties have single family residential homes on them with tenants in them.  All the properties have single family
residential homes on them with tenants in them.

Investment Information

Investment Notes

Land Information

Portland, OR 97220 - Gateway Submarket
Land of 3.04 AC is for sale at $3,000,000 ($986,842.11/AC)

11833-11911 E Burnside St - 122nd and Burnside High-rise2

Sale Price:

Sale Status:

Days On Market:

$3,000,000

349

Price/AC: $986,842.11

Active
Redevelopment ProjectSale Conditions:

Proposed Use: MultiFamily, Single Family Development
Parcel Size: 3.04 AC

On-Site Improv: -

RM2 & RM3Zoning:
Lot Dimensions: -

Improvements: -

Density: -
Number Of Lots: -

Parcel Number: 1N2E34DA-05000, 1N2E34DA-05900, 1N2E34DA-06000, 1N2E34DA-06200, 1N2E34DA-06400, 1N2E34DA-
06500, 1N2E34DA-07000, 1N2E34DA-07100, 1N2E34DA-07200, 1N2E34DA-07300, 1N2E34DA-07400,
1N2E34DA-07500
Cable, Curb/Gutter/Sidewalk, Electricity, Gas, Irrigation, Sewer, Streets, Telephone, WaterOff-Site Improv:
365 feet on Burnside StreetStreet Frontage:

© 2024 CoStar Group - Licensed to Colliers - 739048.
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The Mill Park neighborhood is located in outer Southeast Portland and is primarily residential with supporting commercial and retail
services sprinkled throughout. Known for its parks and green spaces, Mill Park offers residents a quiet and welcoming neighborhood with
a balance of suburban and urban living.

Investment Information

Investment Notes

Land Information

Portland, OR 97266 - Mall 205 Submarket
Land of 1.10 AC is for sale at $1,800,000 ($1,636,363.64/AC)

11341-11411 SE Division St3

Sale Price:

Sale Status:

Days On Market:

$1,800,000

461

Price/AC: $1,636,363.64

Active
-Sale Conditions:

Proposed Use: -
Parcel Size: 1.10 AC

On-Site Improv: -

RM2Zoning:
Lot Dimensions: -

Improvements: -

Density: -
Number Of Lots: -

© 2024 CoStar Group - Licensed to Colliers - 739048.
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Investment Information

Land Information

Portland, OR 97220 - Airport Way Submarket
Land of 2.04 AC is for sale at $2,221,500 ($1,088,970.59/AC)

10542-1061 NE Simpson St - Columbia Corridor Development Opportunity4

Sale Price:

Sale Status:

Days On Market:

$2,221,500

869

Price/AC: $1,088,970.59

Active
Redevelopment ProjectSale Conditions:

Proposed Use: -
Parcel Size: 2.04 AC

On-Site Improv: -

IG2Zoning:
Lot Dimensions: -

Improvements: -

Density: -
Number Of Lots: -

Parcel Number: R235934, R235935
Sewer, WaterOff-Site Improv:

© 2024 CoStar Group - Licensed to Colliers - 739048.
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colliers.com

851 SW 6th Avenue, Suite 1600
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Accelerating success.

Sept. 2024
Scott MacLean & Sean Worl

Broker Opinion of 
Value

A d d e n d u m  t o  

Prosper Portland
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A d d e n d u m  t o  B O V  D e l i v e r e d  S e p t .  2 0 2 4

Multi-Housing Approach
The BOV Delivered by Scott Maclean on 9/19/24 focused on general land sales in the vicinity of the subject site. It is a 
very good opinion of value, indicative of general land sales trends in the immediate region.  It did not focus on the 
density of the zoning from a Multi-Housing perspective. Sean Worl was contacted to share his opinion on value as he 
focuses exclusively on Multi-Housing Investments. Upon review of the existing zoning and with preliminary 
understanding of a project with some level of entitlement for 264 units, we have added this addendum to value 
focusing exclusively on Multi-Housing comparable sales. This approach seeks to gather the most recent and 
comparable land sales of a similar size (smallest is 18,785sf). We focused on sites that were known to be purchased 
for future multifamily development with a similar, high-density zoning. The Adjustments to value made are 
subjective, and because of the wide range of the comparable sale comp data, we used wider ranges than normal (-
75%, -35%, 0, 35%, 75%). We have included our notes on the comparable sales for our reasoning to each value 
adjustment. We compared all five adjusted $/sf and took high, average and low values, applying them to our subject 
site. With the weighted average as our guide, we made another decrease in value because of the timing of the 
market, site location and overall sentiment towards development in Portland. 

From this approach it is our opinion that the likely market value is as follows:

Colliers 2

Pricing Matrix $ Amount $ PSF $ / UNIT

Likely Market Value $12,500,000 $55 $47,348
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Colliers 3

Comparable Subject 1 4
Property name 1931 NE Sandy Blvd Terracina Vista

Property Address 887 NE 102nd 
Ave

1931 NE Sandy Blvd 16519-16613 E 
Burnside Street

City, State Portland, OR Portland, OR Portland, OR
APN 1N2E33AD 1N1E35DA 02500 Multiple APN

Zoning CXd CM3dm(MU-U) SC
Year Built 1920 1920-1940
Proposed Units 264 - 92
GBA (Time of Sale) 5652 38,776 5481

Site Area  Usable SF 225,641 42,090 71,479
Site Area Usable AC 5.18 0.86 1.64
Coverage (GBA / Land) 2.50% 92% 7.67%
Topography Flat Flat Flat
Corner/Mid Block Corner Corner Corner
Shape Rectangular Mostly Square Rectangular
WalkScore 80 96 70
Transit Score 70 71 55
Bike Score Score 95 100 90

Occupancy at Sale N/A N/A N/A
Price Per Acre $6,783,568 $4,239,130 
Sale Date Jun-24 Apr-23
Sale Price $6,989,347 $1,800,000 
Sale Price PSF $166.06 $25.18 
Sale Price Per Unit - $19,565.22 
Compare to Subject SU VI
Adjustment to Value -35% 75%
Value Indication PSF $107.94 $44.07 

90

IrregularRectangularMostly Square

- $43,396.23 $41,914.89 

1N1E28DC 04700 1S1E02BB 03700 1N1E27DC 03300
PROPERTY & PROPOSED DATA

CM3d(MU-U) Exd Exd

SALE COMPARABLES ANALYSIS
2 3 5

Portland, OR Portland, OR Portland, OR 

The Slabtown Block 
@ 19th & Raleigh

715 SE 9th Avenue Albina One

1640 NW 19th 
Avenue

715 SE 9th Avenue 1771 N Flint Avenue

1951 1925 -

SITE DATA
37,625 18,785 29,185

- 159 94
7,197 - -

FINANCIAL DATA
N/A N/A N/A

0.86 0.12 0.67
19% - -
Flat Flat Gradual

Corner Corner Mid Block

97 96 88
59 68 82
98 97

$3,928,571 $3,260,870 $5,880,597 
Jan-24 Jun-23 Feb-23

-35% -75% -75%
$38.87 $91.83 $33.75 

$2,250,000 $6,900,000 $3,940,000 
$59.80 $367.31 $135.00 

SU HS HS

 
             
                 

     
          

       
             
                  

      

-75%
-35%

0%
35%
75%

Average (A)

Highly Superior (HS)

Very Inferior (VI)
Inferior (I)

Superior (SU)

M u l t i  –  H o u s i n g  S a l e  C o m p a r a b l e s

Board Report – Gateway Purchase and Sale Agreement 
November 13, 2024

Attachment D 
Page 30 of 31


INTRO



		Property Type		RM2 Land												4

jstone: Select Number for Property type:

1 = Office - BOV Sales Comps
2 = Industrial - BOV Sales Comps
3 = Retail - BOV Sales Comps
4 = Multi-Family - BOV Sales - Apts
5 = Other - BOV Sales Comps				< Pick the Property Type

		Property:		920 NW 25th Avenue

		Address:		920 NW 25th Avenue

		City, State:		Portland, OR

		County:		Multnomah

		Year Built:		N/A

		Client Name

		Gross Bldg Sq. Ft.:		85,595						Last Updated

		Net Rentable Sq.Ft.:		77,036

		# of Units:		119						8/14/14

John Stone: To change press
Control  + ;

		Acreage		1.31						8/15/14

John Stone: To change 
Control +Shift + ;



		Preparedy By:		Sean Worl

		Company		Colliers Office

																				Disclaimer









																				Note to User













		YELLOW CELLS		For Entry of information

																												SF		57063.6

																												FAR		85595.4

																												LF		77035.86

																												Avg. Unit		650

																												# of Units		119

		The information below is linked to the appropriate tab and used to fill in the value summary tab, Market Comparable Analysis

						Conservative		Probable		Optimistic		Tab figures are linked to

		1		Office		$9,943,748		$0		$20,720,294		< BOV Sales Comps

		2		Industrial		$9,943,748		$0		$20,720,294		< BOV Sales Comps

		3		Retail		$9,943,748		$0		$20,720,294		< BOV Sales Comps

		4		Multifamly		ERROR:#REF!		ERROR:#REF!		ERROR:#REF!		< BOV Sales - Apts

		5		Other		$9,943,748		$0		$20,720,294		< BOV Sales Comps



PROFORMA WORK TEMPLATE	


&F	


START HERE
1) Fill in all Yellow Highlighted cells
2) Pick the number associated with the Property Type in cell H2;
3) All tabs will accept all manual input of information; some cells provide formulas that can use if you wish or manually overwrite. 
Note: It is HIGHLY recommended that you make all adjustments in the appropriate tab as this will save you a lot of time and provide better accuracy should you need to revise. OR you will need to fill in all lines with your changes manually. 

This information is linked to the BOV word document and will automatically reflect any changes you make here in the BOV.  





BOV - 1st Page Value Summary

		Select Property Type		RM2 Land		Property type		4

jstone: Select Number for Property type:

1 = Office - BOV Sales Comps
2 = Industrial - BOV Sales Comps
3 = Retail - BOV Sales Comps
4 = Multi-Family - BOV Sales - Apts
5 = Other - BOV Sales Comps

		Gross SF		57,064

		Rentable SF:		77,036

		# of Units:		412

		THE TABLE BELOW IS WHAT IS LINKED TO THE BOV WORD DOCUMENT



		Value Methods and Opinion		Conservative		Probable		Optimistic

		Land Residual Value		$4,510,486		$4,857,447		$5,204,407		< these are linked to BOV-Income Approach (Stabilized Proforma)

		Replacement Cost – Value Analysis		N/A		N/A		N/A		< these are linked to BOV-Cost Approach

		Market Comparable Analysis		$9,943,748		$14,281,047		$20,720,294		< these adjust depending on which property type see (Intro cell H2)

		Average of Three Methods		$7,227,117		$9,569,247		$12,962,351		< this is the average of the three methods.



		Colliers Opinion of Value		$6,000,000		$7,500,000		$8,500,000		< This requires you to fill in manually

		Per Square Foot		$105.15		$131.43		148.96		< This calculates using Gross SF

		Per Unit		$14,563		$18,204		$20,631		< This calculates using # of Units

										< if you don’t need "per unit" you can hide the row here.

																						$   551,000.00

																						$   0.05

																						$   27,550.00

																						$   13,775.00		$   8,953.75





YOU CAN
1) All but the Colliers Opinion of Value (Line 13) is linked to the other tabs thus should automatically fill in the results.  It is HIGHLY recommended that you make all adjustments in the appropriate tab.OR you will need to manually make all changes here as well as there.



REMEMBER THAT THE CHANGES YOU MAKE HERE AND THE IN THE FOLLOWING TABS WILL AUTOMATICALLY UPDATE THE BOV WORD DOCUMENT, SEE THE USER GUIDE FOR MORE DETAILS.
All cells can be manually overwritten and rows and columns can be hidden or added if circumstances require.



BOV-Income Approach

		Property Type:		RM2 Land

		Property:		920 NW 25th Avenue

		Gross SF		85,595

		Rentable SF:		77,036

		# of Units:		119

		Cap Rate Range:				5.00%		to		5.50%

		THE TABLE BELOW IS WHAT IS LINKED TO THE BOV WORD DOCUMENT



				2021 Pro forma								2019 Pro forma

		Income		Amount		%		$/unit		$/SF		Amount		%		$/unit		$/SF

		Gross Scheduled Income		$2,773,291		100%		$23,400		$32.40		$0		100%		$0		$0.00

		                       - Vacancy		$138,665		5.0%		$1,170		$1.62		$0		ERROR:#DIV/0!		$0		$0.00

		Effective Rental Income		$2,634,626		95.0%		$22,230		$30.78		$0		ERROR:#DIV/0!		$0		$0.00

		              + Other Income		$213,330		7.7%		$1,800		$2.49		$0		ERROR:#DIV/0!		$0		$0.00

		Gross Operating Income 		$2,847,956		100.0%		$24,030		$33.27		$0		100.0%		$0		$0.00

		Operating Expenses

		Total Operating Expenses           		$996,785		35.0%		8,411		$11.65		$0		ERROR:#DIV/0!		0		$0.00

		Reserves		$29,629		1.0%		$250		$0.35		$0		ERROR:#DIV/0!		$0		$0.00

		Total Expenses + Reserves		$1,026,414		36.0%		$8,661		$11.99		$0		ERROR:#DIV/0!		$0		$0.00

		Net Operating Income		$1,821,543		100%		$15,370		$21.28		$0		100%		$0		$0.00

		Pricing Matrix				CAP								CAP

		Low Cap		$36,430,851		5.00%		$307,390		$425.62		$0		4.00%		$0		$0.00

		Average CAP		$34,696,048		5.25%		$292,752		$405.35		$0		4.75%		$0		$0.00

		High CAP		$33,118,955		5.50%		$279,445		$386.92		$0		5.50%		$0		$0.00

		Average Market Value		$34,696,048		5.25%		$292,752		$405.35		$0		ERROR:#DIV/0!		$0		$0.00



		Residual Land Value		Price				Price/Unit

		Low		$4,510,486.29		13%		$38,058												$   1,950.00

		Medium		$4,857,446.77		14%		$40,985

		High		$5,204,407.25		15%		$43,913



&"Arial,Bold"&12FINANCIAL PROFORMA	


&"Arial,Bold"Colliers Multi-Family Advisory Group - &D - &F&"Arial,Regular"
&8We are not responsible for misstatements of facts, errors or omissions, prior sale, changes of price or withdrawal from the market without notice.	


YOU CAN
1) Fill in all lines with your figures, OR
2) Fill in Amount columns (B and F) and the %, $/unit, $/SF will be calculated using Gross SF and # of Units
3) Hide any column you don't want to show in the BOV (APT- a $/unit column is provided)
4) Enter the Low and High Cap (Yellow Highlighted Fields) and Pricing will be calculated automatically.

NOTE: The Pricing in the Stabilized Proforma is automatically linked to the "1st Page Value Summary); High Cap (Conservative), Average Cap (Probable) and Low Cap (Optimistic),  You can manually overright here or there.



BOV -Cost Approach



		Property:				920 NW 25th Avenue

		Gross SF:				363,905

		Building Type // Class				RM2 Land

		Land (Acreage)				1.31

		# of Units

		Condition				Average





		THE TABLE BELOW IS WHAT IS LINKED TO THE BOV WORD DOCUMENT

														Office				Apts

		CATEGORY		PRICE PSF		SF		Value						PRICE PSF				PRICE PSF		Per Unit		Total Per Unit

		Building  Shell		$0.00		363,905		$0

		Site & Parking		$8.00		57,064		$456,509

		Tenant Improvements		$0.00		57,064		$0

		Soft Costs (incl. financing)		$8.00		57,064		$456,509

		Entrepreneurial Profit		$4.00		57,064		$228,254

		New Property Replacement Costs		$20.00		57,064		$1,141,272		<formulas

		Depreciation (Consider Age) 		$15.00		57,064		$855,954																< adjust to fit the property

		Depreciated Building RC		$0.78		363,905		$285,318		<formulas

		Land 																($/unit for Land)

		Market Value based on highest and best use		$145.00		57,064		$8,274,222										$0.00				$0		< for Apts enter the $/unit and land cost will be calculated.

		Adjusted Property RC		$23.52		363,905		$8,559,540		<formulas







YOU CAN
1) Fill in all lines with your figures in columns B,C and D and change category headings as needed, OR
2) Fill in the "Price PSF" column (B) and the Value amount will be calculated.OR
3) Copy or fill in the "Price PSF" column (B) with the figures provided in G thru H if that would help for your specific property type; the Value amount will be calculated.
NOTE: The "Adjusted Property RC" is automatically linked to the "1st Page Value Summary); Conservative, Probable and Optimistic are all filled in with the same number.  If you need to change best to do the changes here but you can manual overwrite in both if you like.  (Apts-Yellow Highlight is an input field also)



BOV Sales Comps

		THE TABLE BELOW IS WHAT IS LINKED TO THE BOV WORD DOCUMENT



		SALE COMPARABLES ANALYSIS

		Comparable		Subject		1		2				3						4		5

		Property name				1931 NE Sandy Blvd		The Slabtown Block @ 19th & Raleigh				715 SE 9th Avenue						Terracina Vista		Albina One

		Property Address		887 NE 102nd Ave		1931 NE Sandy Blvd		1640 NW 19th Avenue				715 SE 9th Avenue						16519-16613 E Burnside Street		1771 N Flint Avenue

		City, State		Portland, OR		Portland, OR 		Portland, OR 				Portland, OR						Portland, OR		Portland, OR 

		APN		1N2E33AD 00100		1N1E35DA 02500		1N1E28DC 04700				1S1E02BB 03700						Multiple APN		1N1E27DC 03300

		PROPERTY & PROPOSED DATA

		Zoning		CXd		CM3dm(MU-U)		CM3d(MU-U)				Exd						SC		Exd

		Construction Class				-		-				-						-		-

		Construction Quality				-		-				-						-		-

		Condition				-		-				-						-		-

		Number of  Stories				-		-				-						-		-

		Year Built				1920		1951				1925						1920-1940		-

		Proposed Units		264		-		-				159						92		94

		GBA (Time of Sale)		5652		38,776		7,197				-						5481		-		0

		SITE DATA

		Site Area  Usable SF		225,641		42,090		37,625				18,785						71,479		29,185								1.6409320478

		Site Area Usable AC		5.18		0.86		0.86				0.12						1.64		0.67

		Coverage (GBA / Land)		2.50%		92%		19%				-						7.67%		-

		Topography		Flat		Flat		Flat				Flat						Flat		Gradual

		Corner/Mid Block		Corner		Corner		Corner				Corner						Corner		Mid Block

		Shape		Rectangular		Mostly Square		Mostly Square				Rectangular						Rectangular		Irregular

		WalkScore		80		96		97				96						70		88

		Transit Score		70		71		59				68						55		82

		Bike Score Score		95		100		98				97						90		90

		FINANCIAL DATA

		Occupancy at Sale		N/A		N/A		N/A				N/A						N/A		N/A						29833		400		11933200

		Price Per Acre				$6,783,568		$3,928,571				$3,260,870						$4,239,130		$5,880,597						$4,553,035		400		$1,821,213,943.00

		Cap Rate																								$3,928,571.43		400		$1,571,428,572.00

		Sale Date				Jun-24		Jan-24				Jun-23						Apr-23		Feb-23

		Sale Price 				$6,989,347		$2,250,000				$6,900,000						$1,800,000		$3,940,000

		Sale Price PSF				$166.06		$59.80		ERROR:#DIV/0!		$367.31		ERROR:#DIV/0!		ERROR:#DIV/0!		$25.18		$135.00		ERROR:#DIV/0!

		Sale Price Per Unit				-		-				$43,396.23						$19,565.22		$41,914.89				$34,958.78

		Compare to Subject				SU		SU				HS						VI		HS

		Adjustment to Value				-35%		-35%				-75%						75%		-75%

		Value Indication PSF				$107.94		$38.87		ERROR:#DIV/0!		$91.83		ERROR:#DIV/0!		ERROR:#DIV/0!		$44.07		$33.75		ERROR:#DIV/0!		$63.29

		ADJUSTMENTS TO VALUE 

		Pricing Matrix		$ Amount						$ PSF						Highly Superior (HS)						-75%

		High Value		$20,720,294						$91.83						Superior (SU)						-35%

		Weighted Average Value		$14,281,047						$63.29						Average (A)						0%

		Low Value		$9,943,748						$44.07						Inferior (I)						35%

																Very Inferior (VI)						75%

		Price Per Unit

		Pricing Matrix		$ Amount						$ / UNIT

		High Value		$11,456,604						$43,396.23

		Weighted Average Value		$9,229,118						$34,958.78

		Low Value		$5,165,217						$19,565.22

		Likely Market Value		$1,000,000						$12,500.00

		AVERAGE OF TWO APPROACHES ($/SF & $/UNIT)																						The subject property is a combination of 7 Lots, containing 225,641 sf of buildable land, Zoned CXD. It is very rare to have over 5 acres of land with the allowed density available on this site. 

		Pricing Matrix		$ Amount				$ PSF		$ / UNIT

		High Value		$16,088,449				$71		$60,941

		Weighted Average Value		$11,755,082				$52		$44,527

		Low Value		$7,554,483				$33		$28,615

		Likely Market Value		$11,750,000				$52		$44,508



		NOTES / COMMENTS

		Subject :		The subject property is a combination of 7 Lots, containing 225,641 sf of buildable land, Zoned CXD. It is very rare to have over 5 acres of land with the allowed density available on this site. 

		Comp 1:		This most recent sale comp is arguably in a more "desirable" location than the subject, however alllows a fraction of the available density available on the subject site. Because of this I have discounted this sites $/sf by 35%. 

		Comp 2:		This sale comparable is in a highly desirable submarket, however, it holds a much lower allowed density than the subject. It also backs up to a freeway overpass. I have discounted this sites $/sf by 35%.

		Comp 3:		This comparable is in a more desirable submarket. It was sold near full entitled, and received a significant increase to value because of it. Because of this I have discounted the $/sf by 75%.

		Comp 4:		This comparable is in a much less desirable location. It offered a much lower density for housing units. Because of this I have increased the $/sf by 75%

		Comp 5:		This comprabable is in a more "desirable" location to the subject. It is an irregular site with gradual slope. It offers less available land for parking. However, because of the location alone, I have decreased the $/sf by 75%.



YOU CAN
1) Fill in all lines with your figures in columns B thru L, OR
2) Some fields are linked to the first page otherwise you will need to fill or create formulas to fit your specific needs.
3) Pricing Matrix is automatically calculated, you can overwrite as needed.
NOTE: The results in the "Subject Property - Value Range" is automatically linked to the "1st Page Value Summary); Conservative, Probable and Optimistic are all filled in with the same number.  If you need to change best to do the changes here but you can manual overwrite in both if you like.
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INTRO



		Property Type		RM2 Land												4

jstone: Select Number for Property type:

1 = Office - BOV Sales Comps
2 = Industrial - BOV Sales Comps
3 = Retail - BOV Sales Comps
4 = Multi-Family - BOV Sales - Apts
5 = Other - BOV Sales Comps				< Pick the Property Type

		Property:		920 NW 25th Avenue

		Address:		920 NW 25th Avenue

		City, State:		Portland, OR

		County:		Multnomah

		Year Built:		N/A

		Client Name

		Gross Bldg Sq. Ft.:		85,595						Last Updated

		Net Rentable Sq.Ft.:		77,036

		# of Units:		119						8/14/14

John Stone: To change press
Control  + ;

		Acreage		1.31						8/15/14

John Stone: To change 
Control +Shift + ;



		Preparedy By:		Sean Worl

		Company		Colliers Office

																				Disclaimer









																				Note to User













		YELLOW CELLS		For Entry of information

																												SF		57063.6

																												FAR		85595.4

																												LF		77035.86

																												Avg. Unit		650

																												# of Units		119

		The information below is linked to the appropriate tab and used to fill in the value summary tab, Market Comparable Analysis

						Conservative		Probable		Optimistic		Tab figures are linked to

		1		Office		$9,943,748		$0		$20,720,294		< BOV Sales Comps

		2		Industrial		$9,943,748		$0		$20,720,294		< BOV Sales Comps

		3		Retail		$9,943,748		$0		$20,720,294		< BOV Sales Comps

		4		Multifamly		ERROR:#REF!		ERROR:#REF!		ERROR:#REF!		< BOV Sales - Apts

		5		Other		$9,943,748		$0		$20,720,294		< BOV Sales Comps



PROFORMA WORK TEMPLATE	


&F	


START HERE
1) Fill in all Yellow Highlighted cells
2) Pick the number associated with the Property Type in cell H2;
3) All tabs will accept all manual input of information; some cells provide formulas that can use if you wish or manually overwrite. 
Note: It is HIGHLY recommended that you make all adjustments in the appropriate tab as this will save you a lot of time and provide better accuracy should you need to revise. OR you will need to fill in all lines with your changes manually. 

This information is linked to the BOV word document and will automatically reflect any changes you make here in the BOV.  





BOV - 1st Page Value Summary

		Select Property Type		RM2 Land		Property type		4

jstone: Select Number for Property type:

1 = Office - BOV Sales Comps
2 = Industrial - BOV Sales Comps
3 = Retail - BOV Sales Comps
4 = Multi-Family - BOV Sales - Apts
5 = Other - BOV Sales Comps

		Gross SF		57,064

		Rentable SF:		77,036

		# of Units:		412

		THE TABLE BELOW IS WHAT IS LINKED TO THE BOV WORD DOCUMENT



		Value Methods and Opinion		Conservative		Probable		Optimistic

		Land Residual Value		$4,510,486		$4,857,447		$5,204,407		< these are linked to BOV-Income Approach (Stabilized Proforma)

		Replacement Cost – Value Analysis		N/A		N/A		N/A		< these are linked to BOV-Cost Approach

		Market Comparable Analysis		$9,943,748		$14,281,047		$20,720,294		< these adjust depending on which property type see (Intro cell H2)

		Average of Three Methods		$7,227,117		$9,569,247		$12,962,351		< this is the average of the three methods.



		Colliers Opinion of Value		$6,000,000		$7,500,000		$8,500,000		< This requires you to fill in manually

		Per Square Foot		$105.15		$131.43		148.96		< This calculates using Gross SF

		Per Unit		$14,563		$18,204		$20,631		< This calculates using # of Units

										< if you don’t need "per unit" you can hide the row here.

																						$   551,000.00

																						$   0.05

																						$   27,550.00

																						$   13,775.00		$   8,953.75





YOU CAN
1) All but the Colliers Opinion of Value (Line 13) is linked to the other tabs thus should automatically fill in the results.  It is HIGHLY recommended that you make all adjustments in the appropriate tab.OR you will need to manually make all changes here as well as there.



REMEMBER THAT THE CHANGES YOU MAKE HERE AND THE IN THE FOLLOWING TABS WILL AUTOMATICALLY UPDATE THE BOV WORD DOCUMENT, SEE THE USER GUIDE FOR MORE DETAILS.
All cells can be manually overwritten and rows and columns can be hidden or added if circumstances require.



BOV-Income Approach

		Property Type:		RM2 Land

		Property:		920 NW 25th Avenue

		Gross SF		85,595

		Rentable SF:		77,036

		# of Units:		119

		Cap Rate Range:				5.00%		to		5.50%

		THE TABLE BELOW IS WHAT IS LINKED TO THE BOV WORD DOCUMENT



				2021 Pro forma								2019 Pro forma

		Income		Amount		%		$/unit		$/SF		Amount		%		$/unit		$/SF

		Gross Scheduled Income		$2,773,291		100%		$23,400		$32.40		$0		100%		$0		$0.00

		                       - Vacancy		$138,665		5.0%		$1,170		$1.62		$0		ERROR:#DIV/0!		$0		$0.00

		Effective Rental Income		$2,634,626		95.0%		$22,230		$30.78		$0		ERROR:#DIV/0!		$0		$0.00

		              + Other Income		$213,330		7.7%		$1,800		$2.49		$0		ERROR:#DIV/0!		$0		$0.00

		Gross Operating Income 		$2,847,956		100.0%		$24,030		$33.27		$0		100.0%		$0		$0.00

		Operating Expenses

		Total Operating Expenses           		$996,785		35.0%		8,411		$11.65		$0		ERROR:#DIV/0!		0		$0.00

		Reserves		$29,629		1.0%		$250		$0.35		$0		ERROR:#DIV/0!		$0		$0.00

		Total Expenses + Reserves		$1,026,414		36.0%		$8,661		$11.99		$0		ERROR:#DIV/0!		$0		$0.00

		Net Operating Income		$1,821,543		100%		$15,370		$21.28		$0		100%		$0		$0.00

		Pricing Matrix				CAP								CAP

		Low Cap		$36,430,851		5.00%		$307,390		$425.62		$0		4.00%		$0		$0.00

		Average CAP		$34,696,048		5.25%		$292,752		$405.35		$0		4.75%		$0		$0.00

		High CAP		$33,118,955		5.50%		$279,445		$386.92		$0		5.50%		$0		$0.00

		Average Market Value		$34,696,048		5.25%		$292,752		$405.35		$0		ERROR:#DIV/0!		$0		$0.00



		Residual Land Value		Price				Price/Unit

		Low		$4,510,486.29		13%		$38,058												$   1,950.00

		Medium		$4,857,446.77		14%		$40,985

		High		$5,204,407.25		15%		$43,913



&"Arial,Bold"&12FINANCIAL PROFORMA	


&"Arial,Bold"Colliers Multi-Family Advisory Group - &D - &F&"Arial,Regular"
&8We are not responsible for misstatements of facts, errors or omissions, prior sale, changes of price or withdrawal from the market without notice.	


YOU CAN
1) Fill in all lines with your figures, OR
2) Fill in Amount columns (B and F) and the %, $/unit, $/SF will be calculated using Gross SF and # of Units
3) Hide any column you don't want to show in the BOV (APT- a $/unit column is provided)
4) Enter the Low and High Cap (Yellow Highlighted Fields) and Pricing will be calculated automatically.

NOTE: The Pricing in the Stabilized Proforma is automatically linked to the "1st Page Value Summary); High Cap (Conservative), Average Cap (Probable) and Low Cap (Optimistic),  You can manually overright here or there.



BOV -Cost Approach



		Property:				920 NW 25th Avenue

		Gross SF:				363,905

		Building Type // Class				RM2 Land

		Land (Acreage)				1.31

		# of Units

		Condition				Average





		THE TABLE BELOW IS WHAT IS LINKED TO THE BOV WORD DOCUMENT

														Office				Apts

		CATEGORY		PRICE PSF		SF		Value						PRICE PSF				PRICE PSF		Per Unit		Total Per Unit

		Building  Shell		$0.00		363,905		$0

		Site & Parking		$8.00		57,064		$456,509

		Tenant Improvements		$0.00		57,064		$0

		Soft Costs (incl. financing)		$8.00		57,064		$456,509

		Entrepreneurial Profit		$4.00		57,064		$228,254

		New Property Replacement Costs		$20.00		57,064		$1,141,272		<formulas

		Depreciation (Consider Age) 		$15.00		57,064		$855,954																< adjust to fit the property

		Depreciated Building RC		$0.78		363,905		$285,318		<formulas

		Land 																($/unit for Land)

		Market Value based on highest and best use		$145.00		57,064		$8,274,222										$0.00				$0		< for Apts enter the $/unit and land cost will be calculated.

		Adjusted Property RC		$23.52		363,905		$8,559,540		<formulas







YOU CAN
1) Fill in all lines with your figures in columns B,C and D and change category headings as needed, OR
2) Fill in the "Price PSF" column (B) and the Value amount will be calculated.OR
3) Copy or fill in the "Price PSF" column (B) with the figures provided in G thru H if that would help for your specific property type; the Value amount will be calculated.
NOTE: The "Adjusted Property RC" is automatically linked to the "1st Page Value Summary); Conservative, Probable and Optimistic are all filled in with the same number.  If you need to change best to do the changes here but you can manual overwrite in both if you like.  (Apts-Yellow Highlight is an input field also)



BOV Sales Comps

		THE TABLE BELOW IS WHAT IS LINKED TO THE BOV WORD DOCUMENT



		SALE COMPARABLES ANALYSIS

		Comparable		Subject		1		2				3						4		5

		Property name				1931 NE Sandy Blvd		The Slabtown Block @ 19th & Raleigh				715 SE 9th Avenue						Terracina Vista		Albina One

		Property Address		887 NE 102nd Ave		1931 NE Sandy Blvd		1640 NW 19th Avenue				715 SE 9th Avenue						16519-16613 E Burnside Street		1771 N Flint Avenue

		City, State		Portland, OR		Portland, OR 		Portland, OR 				Portland, OR						Portland, OR		Portland, OR 

		APN		1N2E33AD 00100		1N1E35DA 02500		1N1E28DC 04700				1S1E02BB 03700						Multiple APN		1N1E27DC 03300

		PROPERTY & PROPOSED DATA

		Zoning		CXd		CM3dm(MU-U)		CM3d(MU-U)				Exd						SC		Exd

		Construction Class				-		-				-						-		-

		Construction Quality				-		-				-						-		-

		Condition				-		-				-						-		-

		Number of  Stories				-		-				-						-		-

		Year Built				1920		1951				1925						1920-1940		-

		Proposed Units		264		-		-				159						92		94

		GBA (Time of Sale)		5652		38,776		7,197				-						5481		-		0

		SITE DATA

		Site Area  Usable SF		225,641		42,090		37,625				18,785						71,479		29,185								1.6409320478

		Site Area Usable AC		5.18		0.86		0.86				0.12						1.64		0.67

		Coverage (GBA / Land)		2.50%		92%		19%				-						7.67%		-

		Topography		Flat		Flat		Flat				Flat						Flat		Gradual

		Corner/Mid Block		Corner		Corner		Corner				Corner						Corner		Mid Block

		Shape		Rectangular		Mostly Square		Mostly Square				Rectangular						Rectangular		Irregular

		WalkScore		80		96		97				96						70		88

		Transit Score		70		71		59				68						55		82

		Bike Score Score		95		100		98				97						90		90

		FINANCIAL DATA

		Occupancy at Sale		N/A		N/A		N/A				N/A						N/A		N/A						29833		400		11933200

		Price Per Acre				$6,783,568		$3,928,571				$3,260,870						$4,239,130		$5,880,597						$4,553,035		400		$1,821,213,943.00

		Cap Rate																								$3,928,571.43		400		$1,571,428,572.00

		Sale Date				Jun-24		Jan-24				Jun-23						Apr-23		Feb-23

		Sale Price 				$6,989,347		$2,250,000				$6,900,000						$1,800,000		$3,940,000

		Sale Price PSF				$166.06		$59.80		ERROR:#DIV/0!		$367.31		ERROR:#DIV/0!		ERROR:#DIV/0!		$25.18		$135.00		ERROR:#DIV/0!

		Sale Price Per Unit				-		-				$43,396.23						$19,565.22		$41,914.89				$34,958.78

		Compare to Subject				SU		SU				HS						VI		HS

		Adjustment to Value				-35%		-35%				-75%						75%		-75%

		Value Indication PSF				$107.94		$38.87		ERROR:#DIV/0!		$91.83		ERROR:#DIV/0!		ERROR:#DIV/0!		$44.07		$33.75		ERROR:#DIV/0!		$63.29

		ADJUSTMENTS TO VALUE 

		Pricing Matrix		$ Amount						$ PSF						Highly Superior (HS)						-75%

		High Value		$20,720,294						$91.83						Superior (SU)						-35%

		Weighted Average Value		$14,281,047						$63.29						Average (A)						0%

		Low Value		$9,943,748						$44.07						Inferior (I)						35%

																Very Inferior (VI)						75%

		Price Per Unit

		Pricing Matrix		$ Amount						$ / UNIT

		High Value		$11,456,604						$43,396.23

		Weighted Average Value		$9,229,118						$34,958.78

		Low Value		$5,165,217						$19,565.22

		Likely Market Value		$1,000,000						$12,500.00

		AVERAGE OF TWO APPROACHES ($/SF & $/UNIT)																						The subject property is a combination of 7 Lots, containing 225,641 sf of buildable land, Zoned CXD. It is very rare to have over 5 acres of land with the allowed density available on this site. 

		Pricing Matrix		$ Amount				$ PSF		$ / UNIT

		High Value		$16,088,449				$71		$60,941

		Weighted Average Value		$11,755,082				$52		$44,527

		Low Value		$7,554,483				$33		$28,615

		Likely Market Value		$11,750,000				$52		$44,508



		NOTES / COMMENTS

		Subject :		The subject property is a combination of 7 Lots, containing 225,641 sf of buildable land, Zoned CXD. It is very rare to have over 5 acres of land with the allowed density available on this site. 

		Comp 1:		This most recent sale comp is arguably in a more "desirable" location than the subject, however alllows a fraction of the available density available on the subject site. Because of this I have discounted this sites $/sf by 35%. 

		Comp 2:		This sale comparable is in a highly desirable submarket, however, it holds a much lower allowed density than the subject. It also backs up to a freeway overpass. I have discounted this sites $/sf by 35%.

		Comp 3:		This comparable is in a more desirable submarket. It was sold near full entitled, and received a significant increase to value because of it. Because of this I have discounted the $/sf by 75%.

		Comp 4:		This comparable is in a much less desirable location. It offered a much lower density for housing units. Because of this I have increased the $/sf by 75%

		Comp 5:		This comprabable is in a more "desirable" location to the subject. It is an irregular site with gradual slope. It offers less available land for parking. However, because of the location alone, I have decreased the $/sf by 75%.



YOU CAN
1) Fill in all lines with your figures in columns B thru L, OR
2) Some fields are linked to the first page otherwise you will need to fill or create formulas to fit your specific needs.
3) Pricing Matrix is automatically calculated, you can overwrite as needed.
NOTE: The results in the "Subject Property - Value Range" is automatically linked to the "1st Page Value Summary); Conservative, Probable and Optimistic are all filled in with the same number.  If you need to change best to do the changes here but you can manual overwrite in both if you like.
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NOTES / COMMENTS
Subject :

Comp 1:

Comp 2:

Comp 3:

Comp 4:

Comp 5:

The subject property is a combination of 7 Lots, containing 225,641 sf of buildable land, Zoned CXD. It is very rare to 
have over 5 acres of land with the allowed density available on this site. 
This most recent sale comp is arguably in a more "desirable" location than the subject, however alllows a fraction of the 
available density available on the subject site. Because of this I have discounted this sites $/sf by 35%. 
This sale comparable is in a highly desirable submarket, however, it holds a much lower allowed density than the 
subject. It also backs up to a freeway overpass. I have discounted this sites $/sf by 35%.
This comparable is in a more desirable submarket. It was sold near full entitled, and received a significant increase to 
value because of it. Because of this I have discounted the $/sf by 75%.
This comparable is in a much less desirable location. It offered a much lower density for housing units. Because of this I 
have increased the $/sf by 75%
This comprabable is in a more "desirable" location to the subject. It is an irregular site with gradual slope. It offers less 
available land for parking. However, because of the location alone, I have decreased the $/sf by 75%.

Pricing Matrix
High Value
Weighted Average Value
Low Value
Likely Market Value

VALUE INDICATION

$14,281,047 $63.29 

$ Amount $ PSF

$12,500,000 $55.40 
$9,943,748 $44.07 

$20,720,294 $91.83 

Board Report – Gateway Purchase and Sale Agreement 
November 13, 2024

Attachment D 
Page 31 of 31


INTRO



		Property Type		RM2 Land												4

jstone: Select Number for Property type:

1 = Office - BOV Sales Comps
2 = Industrial - BOV Sales Comps
3 = Retail - BOV Sales Comps
4 = Multi-Family - BOV Sales - Apts
5 = Other - BOV Sales Comps				< Pick the Property Type

		Property:		920 NW 25th Avenue

		Address:		920 NW 25th Avenue

		City, State:		Portland, OR

		County:		Multnomah

		Year Built:		N/A

		Client Name

		Gross Bldg Sq. Ft.:		85,595						Last Updated

		Net Rentable Sq.Ft.:		77,036

		# of Units:		119						8/14/14

John Stone: To change press
Control  + ;

		Acreage		1.31						8/15/14

John Stone: To change 
Control +Shift + ;



		Preparedy By:		Sean Worl

		Company		Colliers Office

																				Disclaimer









																				Note to User













		YELLOW CELLS		For Entry of information

																												SF		57063.6

																												FAR		85595.4

																												LF		77035.86

																												Avg. Unit		650

																												# of Units		119

		The information below is linked to the appropriate tab and used to fill in the value summary tab, Market Comparable Analysis

						Conservative		Probable		Optimistic		Tab figures are linked to

		1		Office		$9,943,748		$0		$20,720,294		< BOV Sales Comps

		2		Industrial		$9,943,748		$0		$20,720,294		< BOV Sales Comps

		3		Retail		$9,943,748		$0		$20,720,294		< BOV Sales Comps

		4		Multifamly		ERROR:#REF!		ERROR:#REF!		ERROR:#REF!		< BOV Sales - Apts

		5		Other		$9,943,748		$0		$20,720,294		< BOV Sales Comps



PROFORMA WORK TEMPLATE	


&F	


START HERE
1) Fill in all Yellow Highlighted cells
2) Pick the number associated with the Property Type in cell H2;
3) All tabs will accept all manual input of information; some cells provide formulas that can use if you wish or manually overwrite. 
Note: It is HIGHLY recommended that you make all adjustments in the appropriate tab as this will save you a lot of time and provide better accuracy should you need to revise. OR you will need to fill in all lines with your changes manually. 

This information is linked to the BOV word document and will automatically reflect any changes you make here in the BOV.  





BOV - 1st Page Value Summary

		Select Property Type		RM2 Land		Property type		4

jstone: Select Number for Property type:

1 = Office - BOV Sales Comps
2 = Industrial - BOV Sales Comps
3 = Retail - BOV Sales Comps
4 = Multi-Family - BOV Sales - Apts
5 = Other - BOV Sales Comps

		Gross SF		57,064

		Rentable SF:		77,036

		# of Units:		412

		THE TABLE BELOW IS WHAT IS LINKED TO THE BOV WORD DOCUMENT



		Value Methods and Opinion		Conservative		Probable		Optimistic

		Land Residual Value		$4,510,486		$4,857,447		$5,204,407		< these are linked to BOV-Income Approach (Stabilized Proforma)

		Replacement Cost – Value Analysis		N/A		N/A		N/A		< these are linked to BOV-Cost Approach

		Market Comparable Analysis		$9,943,748		$14,281,047		$20,720,294		< these adjust depending on which property type see (Intro cell H2)

		Average of Three Methods		$7,227,117		$9,569,247		$12,962,351		< this is the average of the three methods.



		Colliers Opinion of Value		$6,000,000		$7,500,000		$8,500,000		< This requires you to fill in manually

		Per Square Foot		$105.15		$131.43		148.96		< This calculates using Gross SF

		Per Unit		$14,563		$18,204		$20,631		< This calculates using # of Units

										< if you don’t need "per unit" you can hide the row here.

																						$   551,000.00

																						$   0.05

																						$   27,550.00

																						$   13,775.00		$   8,953.75





YOU CAN
1) All but the Colliers Opinion of Value (Line 13) is linked to the other tabs thus should automatically fill in the results.  It is HIGHLY recommended that you make all adjustments in the appropriate tab.OR you will need to manually make all changes here as well as there.



REMEMBER THAT THE CHANGES YOU MAKE HERE AND THE IN THE FOLLOWING TABS WILL AUTOMATICALLY UPDATE THE BOV WORD DOCUMENT, SEE THE USER GUIDE FOR MORE DETAILS.
All cells can be manually overwritten and rows and columns can be hidden or added if circumstances require.



BOV-Income Approach

		Property Type:		RM2 Land

		Property:		920 NW 25th Avenue

		Gross SF		85,595

		Rentable SF:		77,036

		# of Units:		119

		Cap Rate Range:				5.00%		to		5.50%

		THE TABLE BELOW IS WHAT IS LINKED TO THE BOV WORD DOCUMENT



				2021 Pro forma								2019 Pro forma

		Income		Amount		%		$/unit		$/SF		Amount		%		$/unit		$/SF

		Gross Scheduled Income		$2,773,291		100%		$23,400		$32.40		$0		100%		$0		$0.00

		                       - Vacancy		$138,665		5.0%		$1,170		$1.62		$0		ERROR:#DIV/0!		$0		$0.00

		Effective Rental Income		$2,634,626		95.0%		$22,230		$30.78		$0		ERROR:#DIV/0!		$0		$0.00

		              + Other Income		$213,330		7.7%		$1,800		$2.49		$0		ERROR:#DIV/0!		$0		$0.00

		Gross Operating Income 		$2,847,956		100.0%		$24,030		$33.27		$0		100.0%		$0		$0.00

		Operating Expenses

		Total Operating Expenses           		$996,785		35.0%		8,411		$11.65		$0		ERROR:#DIV/0!		0		$0.00

		Reserves		$29,629		1.0%		$250		$0.35		$0		ERROR:#DIV/0!		$0		$0.00

		Total Expenses + Reserves		$1,026,414		36.0%		$8,661		$11.99		$0		ERROR:#DIV/0!		$0		$0.00

		Net Operating Income		$1,821,543		100%		$15,370		$21.28		$0		100%		$0		$0.00

		Pricing Matrix				CAP								CAP

		Low Cap		$36,430,851		5.00%		$307,390		$425.62		$0		4.00%		$0		$0.00

		Average CAP		$34,696,048		5.25%		$292,752		$405.35		$0		4.75%		$0		$0.00

		High CAP		$33,118,955		5.50%		$279,445		$386.92		$0		5.50%		$0		$0.00

		Average Market Value		$34,696,048		5.25%		$292,752		$405.35		$0		ERROR:#DIV/0!		$0		$0.00



		Residual Land Value		Price				Price/Unit

		Low		$4,510,486.29		13%		$38,058												$   1,950.00

		Medium		$4,857,446.77		14%		$40,985

		High		$5,204,407.25		15%		$43,913



&"Arial,Bold"&12FINANCIAL PROFORMA	


&"Arial,Bold"Colliers Multi-Family Advisory Group - &D - &F&"Arial,Regular"
&8We are not responsible for misstatements of facts, errors or omissions, prior sale, changes of price or withdrawal from the market without notice.	


YOU CAN
1) Fill in all lines with your figures, OR
2) Fill in Amount columns (B and F) and the %, $/unit, $/SF will be calculated using Gross SF and # of Units
3) Hide any column you don't want to show in the BOV (APT- a $/unit column is provided)
4) Enter the Low and High Cap (Yellow Highlighted Fields) and Pricing will be calculated automatically.

NOTE: The Pricing in the Stabilized Proforma is automatically linked to the "1st Page Value Summary); High Cap (Conservative), Average Cap (Probable) and Low Cap (Optimistic),  You can manually overright here or there.



BOV -Cost Approach



		Property:				920 NW 25th Avenue

		Gross SF:				363,905

		Building Type // Class				RM2 Land

		Land (Acreage)				1.31

		# of Units

		Condition				Average





		THE TABLE BELOW IS WHAT IS LINKED TO THE BOV WORD DOCUMENT

														Office				Apts

		CATEGORY		PRICE PSF		SF		Value						PRICE PSF				PRICE PSF		Per Unit		Total Per Unit

		Building  Shell		$0.00		363,905		$0

		Site & Parking		$8.00		57,064		$456,509

		Tenant Improvements		$0.00		57,064		$0

		Soft Costs (incl. financing)		$8.00		57,064		$456,509

		Entrepreneurial Profit		$4.00		57,064		$228,254

		New Property Replacement Costs		$20.00		57,064		$1,141,272		<formulas

		Depreciation (Consider Age) 		$15.00		57,064		$855,954																< adjust to fit the property

		Depreciated Building RC		$0.78		363,905		$285,318		<formulas

		Land 																($/unit for Land)

		Market Value based on highest and best use		$145.00		57,064		$8,274,222										$0.00				$0		< for Apts enter the $/unit and land cost will be calculated.

		Adjusted Property RC		$23.52		363,905		$8,559,540		<formulas







YOU CAN
1) Fill in all lines with your figures in columns B,C and D and change category headings as needed, OR
2) Fill in the "Price PSF" column (B) and the Value amount will be calculated.OR
3) Copy or fill in the "Price PSF" column (B) with the figures provided in G thru H if that would help for your specific property type; the Value amount will be calculated.
NOTE: The "Adjusted Property RC" is automatically linked to the "1st Page Value Summary); Conservative, Probable and Optimistic are all filled in with the same number.  If you need to change best to do the changes here but you can manual overwrite in both if you like.  (Apts-Yellow Highlight is an input field also)



BOV Sales Comps

		THE TABLE BELOW IS WHAT IS LINKED TO THE BOV WORD DOCUMENT



		SALE COMPARABLES ANALYSIS

		Comparable		Subject		1		2				3						4		5

		Property name				1931 NE Sandy Blvd		The Slabtown Block @ 19th & Raleigh				715 SE 9th Avenue						Terracina Vista		Albina One

		Property Address		887 NE 102nd Ave		1931 NE Sandy Blvd		1640 NW 19th Avenue				715 SE 9th Avenue						16519-16613 E Burnside Street		1771 N Flint Avenue

		City, State		Portland, OR		Portland, OR 		Portland, OR 				Portland, OR						Portland, OR		Portland, OR 

		APN		1N2E33AD 00100		1N1E35DA 02500		1N1E28DC 04700				1S1E02BB 03700						Multiple APN		1N1E27DC 03300

		PROPERTY & PROPOSED DATA

		Zoning		CXd		CM3dm(MU-U)		CM3d(MU-U)				Exd						SC		Exd

		Construction Class				-		-				-						-		-

		Construction Quality				-		-				-						-		-

		Condition				-		-				-						-		-

		Number of  Stories				-		-				-						-		-

		Year Built				1920		1951				1925						1920-1940		-

		Proposed Units		264		-		-				159						92		94

		GBA (Time of Sale)		5652		38,776		7,197				-						5481		-		0

		SITE DATA

		Site Area  Usable SF		225,641		42,090		37,625				18,785						71,479		29,185								1.6409320478

		Site Area Usable AC		5.18		0.86		0.86				0.12						1.64		0.67

		Coverage (GBA / Land)		2.50%		92%		19%				-						7.67%		-

		Topography		Flat		Flat		Flat				Flat						Flat		Gradual

		Corner/Mid Block		Corner		Corner		Corner				Corner						Corner		Mid Block

		Shape		Rectangular		Mostly Square		Mostly Square				Rectangular						Rectangular		Irregular

		WalkScore		80		96		97				96						70		88

		Transit Score		70		71		59				68						55		82

		Bike Score Score		95		100		98				97						90		90

		FINANCIAL DATA

		Occupancy at Sale		N/A		N/A		N/A				N/A						N/A		N/A						29833		400		11933200

		Price Per Acre				$6,783,568		$3,928,571				$3,260,870						$4,239,130		$5,880,597						$4,553,035		400		$1,821,213,943.00

		Cap Rate																								$3,928,571.43		400		$1,571,428,572.00

		Sale Date				Jun-24		Jan-24				Jun-23						Apr-23		Feb-23

		Sale Price 				$6,989,347		$2,250,000				$6,900,000						$1,800,000		$3,940,000

		Sale Price PSF				$166.06		$59.80		ERROR:#DIV/0!		$367.31		ERROR:#DIV/0!		ERROR:#DIV/0!		$25.18		$135.00		ERROR:#DIV/0!

		Sale Price Per Unit				-		-				$43,396.23						$19,565.22		$41,914.89				$34,958.78

		Compare to Subject				SU		SU				HS						VI		HS

		Adjustment to Value				-35%		-35%				-75%						75%		-75%

		Value Indication PSF				$107.94		$38.87		ERROR:#DIV/0!		$91.83		ERROR:#DIV/0!		ERROR:#DIV/0!		$44.07		$33.75		ERROR:#DIV/0!		$63.29

		Price Per SF

		Pricing Matrix		$ Amount						$ PSF						Highly Superior (HS)						-75%

		High Value		$20,720,294						$91.83						Superior (SU)						-35%

		Weighted Average Value		$14,281,047						$63.29						Average (A)						0%

		Low Value		$9,943,748						$44.07						Inferior (I)						35%

																Very Inferior (VI)						75%

		Price Per Unit

		Pricing Matrix		$ Amount						$ / UNIT

		High Value		$11,456,604						$43,396.23

		Weighted Average Value		$9,229,118						$34,958.78

		Low Value		$5,165,217						$19,565.22

		Likely Market Value		$1,000,000						$12,500.00

		AVERAGE OF TWO APPROACHES ($/SF & $/UNIT)																						The subject property is a combination of 7 Lots, containing 225,641 sf of buildable land, Zoned CXD. It is very rare to have over 5 acres of land with the allowed density available on this site. 

		Pricing Matrix		$ Amount				$ PSF		$ / UNIT

		High Value		$16,088,449				$71		$60,941

		Weighted Average Value		$11,755,082				$52		$44,527

		Low Value		$7,554,483				$33		$28,615

		Likely Market Value		$11,750,000				$52		$44,508



		NOTES / COMMENTS

		Subject :		The subject property is a combination of 7 Lots, containing 225,641 sf of buildable land, Zoned CXD. It is very rare to have over 5 acres of land with the allowed density available on this site. 

		Comp 1:		This most recent sale comp is arguably in a more "desirable" location than the subject, however alllows a fraction of the available density available on the subject site. Because of this I have discounted this sites $/sf by 35%. 

		Comp 2:		This sale comparable is in a highly desirable submarket, however, it holds a much lower allowed density than the subject. It also backs up to a freeway overpass. I have discounted this sites $/sf by 35%.

		Comp 3:		This comparable is in a more desirable submarket. It was sold near full entitled, and received a significant increase to value because of it. Because of this I have discounted the $/sf by 75%.

		Comp 4:		This comparable is in a much less desirable location. It offered a much lower density for housing units. Because of this I have increased the $/sf by 75%

		Comp 5:		This comprabable is in a more "desirable" location to the subject. It is an irregular site with gradual slope. It offers less available land for parking. However, because of the location alone, I have decreased the $/sf by 75%.



YOU CAN
1) Fill in all lines with your figures in columns B thru L, OR
2) Some fields are linked to the first page otherwise you will need to fill or create formulas to fit your specific needs.
3) Pricing Matrix is automatically calculated, you can overwrite as needed.
NOTE: The results in the "Subject Property - Value Range" is automatically linked to the "1st Page Value Summary); Conservative, Probable and Optimistic are all filled in with the same number.  If you need to change best to do the changes here but you can manual overwrite in both if you like.
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		Property Type		RM2 Land												4

jstone: Select Number for Property type:

1 = Office - BOV Sales Comps
2 = Industrial - BOV Sales Comps
3 = Retail - BOV Sales Comps
4 = Multi-Family - BOV Sales - Apts
5 = Other - BOV Sales Comps				< Pick the Property Type

		Property:		920 NW 25th Avenue

		Address:		920 NW 25th Avenue

		City, State:		Portland, OR

		County:		Multnomah

		Year Built:		N/A

		Client Name

		Gross Bldg Sq. Ft.:		85,595						Last Updated

		Net Rentable Sq.Ft.:		77,036

		# of Units:		119						8/14/14

John Stone: To change press
Control  + ;

		Acreage		1.31						8/15/14

John Stone: To change 
Control +Shift + ;



		Preparedy By:		Sean Worl

		Company		Colliers Office

																				Disclaimer









																				Note to User













		YELLOW CELLS		For Entry of information

																												SF		57063.6

																												FAR		85595.4

																												LF		77035.86

																												Avg. Unit		650

																												# of Units		119

		The information below is linked to the appropriate tab and used to fill in the value summary tab, Market Comparable Analysis

						Conservative		Probable		Optimistic		Tab figures are linked to

		1		Office		$9,943,748		$12,500,000		$20,720,294		< BOV Sales Comps

		2		Industrial		$9,943,748		$12,500,000		$20,720,294		< BOV Sales Comps

		3		Retail		$9,943,748		$12,500,000		$20,720,294		< BOV Sales Comps

		4		Multifamly		ERROR:#REF!		ERROR:#REF!		ERROR:#REF!		< BOV Sales - Apts

		5		Other		$9,943,748		$12,500,000		$20,720,294		< BOV Sales Comps



PROFORMA WORK TEMPLATE	


&F	


START HERE
1) Fill in all Yellow Highlighted cells
2) Pick the number associated with the Property Type in cell H2;
3) All tabs will accept all manual input of information; some cells provide formulas that can use if you wish or manually overwrite. 
Note: It is HIGHLY recommended that you make all adjustments in the appropriate tab as this will save you a lot of time and provide better accuracy should you need to revise. OR you will need to fill in all lines with your changes manually. 

This information is linked to the BOV word document and will automatically reflect any changes you make here in the BOV.  





BOV - 1st Page Value Summary

		Select Property Type		RM2 Land		Property type		4

jstone: Select Number for Property type:

1 = Office - BOV Sales Comps
2 = Industrial - BOV Sales Comps
3 = Retail - BOV Sales Comps
4 = Multi-Family - BOV Sales - Apts
5 = Other - BOV Sales Comps

		Gross SF		57,064

		Rentable SF:		77,036

		# of Units:		412

		THE TABLE BELOW IS WHAT IS LINKED TO THE BOV WORD DOCUMENT



		Value Methods and Opinion		Conservative		Probable		Optimistic

		Land Residual Value		$4,510,486		$4,857,447		$5,204,407		< these are linked to BOV-Income Approach (Stabilized Proforma)

		Replacement Cost – Value Analysis		N/A		N/A		N/A		< these are linked to BOV-Cost Approach

		Market Comparable Analysis		$9,943,748		$14,281,047		$20,720,294		< these adjust depending on which property type see (Intro cell H2)

		Average of Three Methods		$7,227,117		$9,569,247		$12,962,351		< this is the average of the three methods.



		Colliers Opinion of Value		$6,000,000		$7,500,000		$8,500,000		< This requires you to fill in manually

		Per Square Foot		$105.15		$131.43		148.96		< This calculates using Gross SF

		Per Unit		$14,563		$18,204		$20,631		< This calculates using # of Units

										< if you don’t need "per unit" you can hide the row here.

																						$   551,000.00

																						$   0.05

																						$   27,550.00

																						$   13,775.00		$   8,953.75





YOU CAN
1) All but the Colliers Opinion of Value (Line 13) is linked to the other tabs thus should automatically fill in the results.  It is HIGHLY recommended that you make all adjustments in the appropriate tab.OR you will need to manually make all changes here as well as there.



REMEMBER THAT THE CHANGES YOU MAKE HERE AND THE IN THE FOLLOWING TABS WILL AUTOMATICALLY UPDATE THE BOV WORD DOCUMENT, SEE THE USER GUIDE FOR MORE DETAILS.
All cells can be manually overwritten and rows and columns can be hidden or added if circumstances require.



BOV-Income Approach

		Property Type:		RM2 Land

		Property:		920 NW 25th Avenue

		Gross SF		85,595

		Rentable SF:		77,036

		# of Units:		119

		Cap Rate Range:				5.00%		to		5.50%

		THE TABLE BELOW IS WHAT IS LINKED TO THE BOV WORD DOCUMENT



				2021 Pro forma								2019 Pro forma

		Income		Amount		%		$/unit		$/SF		Amount		%		$/unit		$/SF

		Gross Scheduled Income		$2,773,291		100%		$23,400		$32.40		$0		100%		$0		$0.00

		                       - Vacancy		$138,665		5.0%		$1,170		$1.62		$0		ERROR:#DIV/0!		$0		$0.00

		Effective Rental Income		$2,634,626		95.0%		$22,230		$30.78		$0		ERROR:#DIV/0!		$0		$0.00

		              + Other Income		$213,330		7.7%		$1,800		$2.49		$0		ERROR:#DIV/0!		$0		$0.00

		Gross Operating Income 		$2,847,956		100.0%		$24,030		$33.27		$0		100.0%		$0		$0.00

		Operating Expenses

		Total Operating Expenses           		$996,785		35.0%		8,411		$11.65		$0		ERROR:#DIV/0!		0		$0.00

		Reserves		$29,629		1.0%		$250		$0.35		$0		ERROR:#DIV/0!		$0		$0.00

		Total Expenses + Reserves		$1,026,414		36.0%		$8,661		$11.99		$0		ERROR:#DIV/0!		$0		$0.00

		Net Operating Income		$1,821,543		100%		$15,370		$21.28		$0		100%		$0		$0.00

		Pricing Matrix				CAP								CAP

		Low Cap		$36,430,851		5.00%		$307,390		$425.62		$0		4.00%		$0		$0.00

		Average CAP		$34,696,048		5.25%		$292,752		$405.35		$0		4.75%		$0		$0.00

		High CAP		$33,118,955		5.50%		$279,445		$386.92		$0		5.50%		$0		$0.00

		Average Market Value		$34,696,048		5.25%		$292,752		$405.35		$0		ERROR:#DIV/0!		$0		$0.00



		Residual Land Value		Price				Price/Unit

		Low		$4,510,486.29		13%		$38,058												$   1,950.00

		Medium		$4,857,446.77		14%		$40,985

		High		$5,204,407.25		15%		$43,913



&"Arial,Bold"&12FINANCIAL PROFORMA	


&"Arial,Bold"Colliers Multi-Family Advisory Group - &D - &F&"Arial,Regular"
&8We are not responsible for misstatements of facts, errors or omissions, prior sale, changes of price or withdrawal from the market without notice.	


YOU CAN
1) Fill in all lines with your figures, OR
2) Fill in Amount columns (B and F) and the %, $/unit, $/SF will be calculated using Gross SF and # of Units
3) Hide any column you don't want to show in the BOV (APT- a $/unit column is provided)
4) Enter the Low and High Cap (Yellow Highlighted Fields) and Pricing will be calculated automatically.

NOTE: The Pricing in the Stabilized Proforma is automatically linked to the "1st Page Value Summary); High Cap (Conservative), Average Cap (Probable) and Low Cap (Optimistic),  You can manually overright here or there.



BOV -Cost Approach



		Property:				920 NW 25th Avenue

		Gross SF:				363,905

		Building Type // Class				RM2 Land

		Land (Acreage)				1.31

		# of Units

		Condition				Average





		THE TABLE BELOW IS WHAT IS LINKED TO THE BOV WORD DOCUMENT

														Office				Apts

		CATEGORY		PRICE PSF		SF		Value						PRICE PSF				PRICE PSF		Per Unit		Total Per Unit

		Building  Shell		$0.00		363,905		$0

		Site & Parking		$8.00		57,064		$456,509

		Tenant Improvements		$0.00		57,064		$0

		Soft Costs (incl. financing)		$8.00		57,064		$456,509

		Entrepreneurial Profit		$4.00		57,064		$228,254

		New Property Replacement Costs		$20.00		57,064		$1,141,272		<formulas

		Depreciation (Consider Age) 		$15.00		57,064		$855,954																< adjust to fit the property

		Depreciated Building RC		$0.78		363,905		$285,318		<formulas

		Land 																($/unit for Land)

		Market Value based on highest and best use		$145.00		57,064		$8,274,222										$0.00				$0		< for Apts enter the $/unit and land cost will be calculated.

		Adjusted Property RC		$23.52		363,905		$8,559,540		<formulas







YOU CAN
1) Fill in all lines with your figures in columns B,C and D and change category headings as needed, OR
2) Fill in the "Price PSF" column (B) and the Value amount will be calculated.OR
3) Copy or fill in the "Price PSF" column (B) with the figures provided in G thru H if that would help for your specific property type; the Value amount will be calculated.
NOTE: The "Adjusted Property RC" is automatically linked to the "1st Page Value Summary); Conservative, Probable and Optimistic are all filled in with the same number.  If you need to change best to do the changes here but you can manual overwrite in both if you like.  (Apts-Yellow Highlight is an input field also)



BOV Sales Comps

		THE TABLE BELOW IS WHAT IS LINKED TO THE BOV WORD DOCUMENT



		SALE COMPARABLES ANALYSIS

		Comparable		Subject		1		2				3						4		5

		Property name				1931 NE Sandy Blvd		The Slabtown Block @ 19th & Raleigh				715 SE 9th Avenue						Terracina Vista		Albina One

		Property Address		887 NE 102nd Ave		1931 NE Sandy Blvd		1640 NW 19th Avenue				715 SE 9th Avenue						16519-16613 E Burnside Street		1771 N Flint Avenue

		City, State		Portland, OR		Portland, OR 		Portland, OR 				Portland, OR						Portland, OR		Portland, OR 

		APN		1N2E33AD 00100		1N1E35DA 02500		1N1E28DC 04700				1S1E02BB 03700						Multiple APN		1N1E27DC 03300

		PROPERTY & PROPOSED DATA

		Zoning		CXd		CM3dm(MU-U)		CM3d(MU-U)				Exd						SC		Exd

		Construction Class				-		-				-						-		-

		Construction Quality				-		-				-						-		-

		Condition				-		-				-						-		-

		Number of  Stories				-		-				-						-		-

		Year Built				1920		1951				1925						1920-1940		-

		Proposed Units		264		-		-				159						92		94

		GBA (Time of Sale)		5652		38,776		7,197				-						5481		-		0

		SITE DATA

		Site Area  Usable SF		225,641		42,090		37,625				18,785						71,479		29,185								1.6409320478

		Site Area Usable AC		5.18		0.86		0.86				0.12						1.64		0.67

		Coverage (GBA / Land)		2.50%		92%		19%				-						7.67%		-

		Topography		Flat		Flat		Flat				Flat						Flat		Gradual

		Corner/Mid Block		Corner		Corner		Corner				Corner						Corner		Mid Block

		Shape		Rectangular		Mostly Square		Mostly Square				Rectangular						Rectangular		Irregular

		WalkScore		80		96		97				96						70		88

		Transit Score		70		71		59				68						55		82

		Bike Score Score		95		100		98				97						90		90

		FINANCIAL DATA

		Occupancy at Sale		N/A		N/A		N/A				N/A						N/A		N/A						29833		400		11933200

		Price Per Acre				$6,783,568		$3,928,571				$3,260,870						$4,239,130		$5,880,597						$4,553,035		400		$1,821,213,943.00

		Cap Rate																								$3,928,571.43		400		$1,571,428,572.00

		Sale Date				Jun-24		Jan-24				Jun-23						Apr-23		Feb-23

		Sale Price 				$6,989,347		$2,250,000				$6,900,000						$1,800,000		$3,940,000

		Sale Price PSF				$166.06		$59.80		ERROR:#DIV/0!		$367.31		ERROR:#DIV/0!		ERROR:#DIV/0!		$25.18		$135.00		ERROR:#DIV/0!

		Sale Price Per Unit				-		-				$43,396.23						$19,565.22		$41,914.89				$34,958.78

		Compare to Subject				SU		SU				HS						VI		HS

		Adjustment to Value				-35%		-35%				-75%						75%		-75%

		Value Indication PSF				$107.94		$38.87		ERROR:#DIV/0!		$91.83		ERROR:#DIV/0!		ERROR:#DIV/0!		$44.07		$33.75		ERROR:#DIV/0!		$63.29

		VALUE INDICATION

		Pricing Matrix		$ Amount						$ PSF						Highly Superior (HS)						-75%

		High Value		$20,720,294						$91.83						Superior (SU)						-35%

		Weighted Average Value		$14,281,047						$63.29						Average (A)						0%

		Low Value		$9,943,748						$44.07						Inferior (I)						35%

		Likely Market Value		$12,500,000						$55.40						Very Inferior (VI)						75%

		Price Per Unit

		Pricing Matrix		$ Amount						$ / UNIT

		High Value		$11,456,604						$43,396.23

		Weighted Average Value		$9,229,118						$34,958.78

		Low Value		$5,165,217						$19,565.22

		Likely Market Value		$1,000,000						$12,500.00

		AVERAGE OF TWO APPROACHES ($/SF & $/UNIT)																						The subject property is a combination of 7 Lots, containing 225,641 sf of buildable land, Zoned CXD. It is very rare to have over 5 acres of land with the allowed density available on this site. 

		Pricing Matrix		$ Amount				$ PSF		$ / UNIT

		High Value		$16,088,449				$71		$60,941

		Weighted Average Value		$11,755,082				$52		$44,527

		Low Value		$7,554,483				$33		$28,615

		Likely Market Value		$11,750,000				$52		$44,508



		NOTES / COMMENTS

		Subject :		The subject property is a combination of 7 Lots, containing 225,641 sf of buildable land, Zoned CXD. It is very rare to have over 5 acres of land with the allowed density available on this site. 

		Comp 1:		This most recent sale comp is arguably in a more "desirable" location than the subject, however alllows a fraction of the available density available on the subject site. Because of this I have discounted this sites $/sf by 35%. 

		Comp 2:		This sale comparable is in a highly desirable submarket, however, it holds a much lower allowed density than the subject. It also backs up to a freeway overpass. I have discounted this sites $/sf by 35%.

		Comp 3:		This comparable is in a more desirable submarket. It was sold near full entitled, and received a significant increase to value because of it. Because of this I have discounted the $/sf by 75%.

		Comp 4:		This comparable is in a much less desirable location. It offered a much lower density for housing units. Because of this I have increased the $/sf by 75%

		Comp 5:		This comprabable is in a more "desirable" location to the subject. It is an irregular site with gradual slope. It offers less available land for parking. However, because of the location alone, I have decreased the $/sf by 75%.



YOU CAN
1) Fill in all lines with your figures in columns B thru L, OR
2) Some fields are linked to the first page otherwise you will need to fill or create formulas to fit your specific needs.
3) Pricing Matrix is automatically calculated, you can overwrite as needed.
NOTE: The results in the "Subject Property - Value Range" is automatically linked to the "1st Page Value Summary); Conservative, Probable and Optimistic are all filled in with the same number.  If you need to change best to do the changes here but you can manual overwrite in both if you like.
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