
SITE AC UISITION AND PREPARATION-CCSTS 
13RoA.DWAY- S'rt::~L. HR.,X>GE S,rE 

Recent Sales and ~ssessed Values 

Recoxd.s in the County Assessor I a office show that thirt en actual sales of 

property i.--i the Broad.W3¥"-Steel Bridge area since l9.50 have averaged 4.14 times 

the assessed values. Tb.is figure is approximate~ the same as the ratio of 

recorded sales to assessed values in other sections of the city comparable to 

this site. 

Appraisals 

The firm of Wood.ward and Draper, engaged by the E-R Commission to 

appraise the properties of this site, have estilllated the vallla of the area 

at $2,177,850. This ls 4.61 times the assessed vallle of the property, which 

ccmpares very closezy with the ratio of actual sales to assessed values. Plate 29 

indicates individual block 3ppraisals. However, Woodward and Draper estimate 

that a 5o;~ contingency should be added to the probable market value of property 

to cover costs required either by negotiated payments to avoid condemnation, 

or by jury verdicts in condemnation. The total estimated. cost including the 

.50% contingency is $3,266,760 or 6.93 t:imes the assessed value of the site. 

Streets 

Of the 35.3 acres in the site 13 acres or ,36% of the gross area consists 

of dedicated streets. It is assumed that these streets can be vacated with no 

cost for use in the developnent of an E-R Center. 

As mentioned previously-, the Zeigler Ammendment to the City Charter does 

not appJ.;y- to public agencies so the vacation of streets within 2000 feet of the 

Willamette River £or the E-R Center will not require the dedication of an 

equal amount elsewhere .. 



Urban Renewal 

It is possible that this site may be purchased and cleared with the assistance 

of federal urban renewal funds. Under this program the local Housing Authority 

can acquire and clear substantially sub-standard or blighted areas and sell the 

property for uses consistent with an integrated community plan. Two-thirds or 

the difference between the cost of the cleared site and its resale value is paid 

by the :federal government as an outright grant. 

If this area ls accepted as a blighted or sub-standard area and becam.es 

eligible for federal urban rene--ral assistance, the Portland Housing Authority 

can purchase and clear the area and sell it to the E:,position-Recreation Commission 

for the developnent of a Center. 

It is highly probable that sections "A." and "C" can be class if led as 

substantially sub-standard and thus qualify for clearance funds. According to 

the US Ca,.sus definition o:f sub-sta.ndardness 33% of the dwelling units in the 

total site are substandard. However, a more detailed analysis based on quality 

standards cf the American Public Health Association, which are acceptable by the 

federal urban renewal agency I will undoubtectlJr show that this area is predominantly 

sub-standard. 

Although area ''B" has better housing and~ not qualify by itself' for urban 

rene ·al funds, the area is needed £or parking as part of the total developnent 

and mq thus be included. in the urban renewal program. 

Any final estimate of site costs to the E-R Commission based on urban 

renewal assistance must be governed by the decisions to be made on the questions 

stated on P• 86 and 87. ie (1) Shall the city undertake urban renewal projects at 

this tillle? (2) Hw shall the $107 1 000 borrowed for the Vaughn ::>t. Study be 

repaid? {3) Allocation looal:cy of the city's one-third share of the writedown 

cost of the project? (4) Should the E-R Commission wait for possible urban renewal 

assistance? 



Since vacant land in this area has a value of appro.ximate:cy- 65¢ per square 

foot, based on 4.5 times the average assessed value of existing vacant propertjes, 

it is a::;sumed that $1.00 per square foot is a reasonable price which could be 

expected by the redevelopnent authority from the E-R Commission for vacant cleared 

land in this area. Other agencies might be willing to pEcy" a higher price to the 

redevelopnent authority for the property but acy other use would have to qualify 

as a higher and better use for the land consistent with the over-all developnent 

plan for the city. 

Possible Acquisition Costs for Areas 

Section Section Section TOTAL 
A B C 

Maximum Price-Woodward & Draper 
Appraisal including 50% Contingency 

Block Area Cost per sq.rt. ~3.co ~3.20 ~:: .• \)4 
Gross are& Cost per sq.ft. 

(Includes Streets) ti2.40 -i?2.18 (,; • .132 
TOTAL COST 2., l.ciO., 000 {,927.,000 •~;178,000 

Market Value -- Woodward & Draper 
Appraisal not .including $0~ Contingency 

Block Area Cost per sq.ft. :;;,2.50 :2.12 C,1.09 v2.24 
Gross Area Cost per sq.ft. .. 1.61 fi1l.45 :..o.,, .,.,1.41 
'l\J TA:, (.; v, .. Yi' 1.,WJ.0,,00 ~,618,350 :;,119,000 02.,177, 50 

Urban Renewal Price 

Block Area Cost per sq.ft. ,~,1~00 ~.1.00 c.,1.00 {~l.00 
Gross Area Cost per sq.ft. .64 / ". .68 ~~ .50 ,._1•., .63 ., ..., 
TOTAL COST ~;,571,000 t~292,ooo t 109.,ooo ~~'.no,ooo 

Assessed Value& ~335.,120 Sl36,510 29.,010 vS00,640 

Deriilltion 

A unit figure for estimates on demolition and grading costs is vecy dif.f'icult to 

establish because o:t the many- variables such as type of structure., amount of 

salvar::e., time allowed for de.moll tion, etc. which determine the dauolition cost 

of a structure. However, the average estimate by several wrecking contractors 



in the city is that the buildings on the Broadw~-Steel Bridge site could 

probabzy- be removed and the area graded £or approximatezy- tJOO per building. 

Since there are in a neighborhood o;f 250 buildings on 1he site it ls est.ilnated 

that clearing and grading the property should cost about ~75,000. 

CONSTRUG'l1 ION COSTS 

Inte~ ,,iews w1 th practicing architects and engineers have established that 

the .following unit costs for construction are reasonable to use for estimating 

purposest 

Coliseum building ·with lobbies, circulation area, 
arena and 8,000 permanent seats 

t.ssemb~ halls and meeting roans 

Primary exhibit space 

Open covered exhibit parking space 

Open uncovered parking deck 

Grade, pave and landscape parking area 

,;13 ,,oo ,ooo 

~~15.oo per sq.ft. 

~7.00 per sq.ft . 

~3.50 per sq.ft. 

~3.25 per sq.ft. 

~~2. 70 per yd. 

Costs for portions of exhibit areas, meeting rooms, mechanical equipnent 

space, etc. l.ocated under the arena seats are included in the cost of the coliseum. 

RECOMHENDED DEVELOPMENT 

The Broadway-Steel Bridge site can adequate'.cy" accommodate a sports and 

livestock coliseum., convention facilities, exhibition space, P.I. facilities ., 

a theater-music hall, and off-street parking space. 6ince the possible costs 

vary so great:cy- three alternate developnent plans ar(:; presented based on 

dii'.ferent site acquisition costs. 

Plan I is predicated on urban renewal assistance and represents the mrud.•um 

which might be accomplished on this site within tho available $8.,000,000. Plan 2 

is baaed on the average market value or estimated appraisal value (not including 

the 50% contingency) for land costs. Plan 3 ls the minimum developnent which can 



be expected on this site within the ie,000,000. The acquisition cost used for 

this plan is the mrudmum appraisal figure including the 50% contingency. 

Plan I -With Urban Renewal Funds. 

If theBroadw~-Steel Bridge site is chosen for the E-R Center and the 

property acquisition costs from the local redevelopnent authority approximate 

01.00 ._)er sq.ft. of block area.., it is recommended that all buildings be 

located on section "An with parking onsection "B" and truck and material storage 

on "C". A suggested developnent plan is indicated on plate 30. 

Based on these costs the .functions which can be accommodated on this site 

within the available $810001000 ares 

11 Sports and livestock coliseum 

Arena floor 
8000 . ~:ermanent seats 
3000 temporary seats 

2: Exhibit space for PI or other large shows. 

Permanent exhibit - level 95 
Mezzanine exhibit - level 105 
PI or parking - level 80 
'IOTAL EXHIBIT SPACE 

3. Convention .facilities 

Meeting rooms and assembzy- halls 

4. War Memorial 

A focal point coulo be developed in the 
outdoor concourse for this feature 

,. Parking. 

3000 spaces in lots or parking deck 
8.50 spaces under cover when not used fox 

PI or exhibit purposes 
WTAL PARKING SPACES 

6. Truck and Material storage. 

Section "C" can be developed for this 
Mechanical and storage under arena 

(241000 sq.ft.) 

(93.,000 sq.ft.) 
(54,000 sq.ft.) 
(253.,000 sq. ft.) 
(400,500 sq.ft.) 

(15.,000 sq.ft.} 

(9161000 sq.ft.) 

(2531 000 sq.ft.) 
(1.,169.,000 sq.ft.) 

(215 ,ooo sq.ft.) 
( 27,000 sq.ft.) 



ESTIMATED COST PLAN 

Site Acquisition and Preparation 

1. Acquisition of "A" 

2. Acquisltion of "B" 

3. Acquisition of "C" 

4. Grade., pave and landscape parking 
lots on "A" and "B". 

5. Pedestrian underpass under Willia:ms 
Ave. to Coliseum 

6. Railroad siding and tunnel to 
building. 

7. Install parking meters 

Building Costs 

8. Coliseum 

9. Pennanent exhibit space 

lO. P I or covered parking 

11. Parkine Deck 

20.$ acres ::;,571,000 

9.8 acres 292.,000 

5.0 acres 109,000 

95.,000 sq.yds 
@$2.70 per sq.yd 258,ooo 

320 Un.feet 
~200 per lin.ft. 64.,000 

296.,000 

.3000 @ ~)75 225.,000 

TOTAL SITE COST $1,ao,.,000 

$ 3,500,000 

771000 sq.ft. 
O $7.00 per sq.ft. 5391000 

2261000 sq.ft. 
f;$J.50 per sq.ft. 794,000 

57.,000 a,~.rt. 
~J.25 per sq.ft. 185,000 

'IOTAL BUILDING COST $ 5.,018,000 

l2. Design and contingency 6o0,ooo 

13. Available for operating equipnent, 
removable stanchions., etc. 

TOTAL DEVELOFMENT COS1'$7,4231000 

$ 577.,000 



Explanation of Costs 

Items 1,2 and 3• - These acquisition costs are based on 01.00 per square foot. 

On This basis the local one-third share of the write-down would be 

computed as follows, 

Cost of acquiring "A", "B", "C" (market value) 

Demolition and clearing 

Utilities Relocation 

Total ~ite Cost 

Resale price 

Write-down 

Local &bare (one-third of write-down) 

2,177,000 

75,ooo 

124,60~ 

970,000 

1,406,600 

468Jl900 

It is possible that certain civic improvements on the site can be 

considered as payment of the local one-third share. 1he parking lots 

or public buildings mig:1t thus fulfill p.m or all of the city• s obliga­

tion. :Gven if the E-R Conmission were to assume the entire amount of the 

local share they would still save $830,000 over the markot value or 

, .. 1,919,000 over the maximum. appraisal price in the acquisition of the site. 

~tillties RelJcationt Est.im~te liy Offlce of City Enti."leer rnd the vario s 

utilities companies. Costs include necessary relocation of exi.E+ing utilities 

and provision of services for proposed buildings. 

Sewer 
Water 
Teleph.)ne 
Gas 
Power 

C,39,000 
33.,000 

None 
26,000 
26,600 

Total Ut~llties Cost;0 l24,6oo 

Item 4. Provides for la.ndscapinc and a thicker paving surface not included 

in the estimate used for the Vanport and Ross Island-Oaks sites . 

Item 5. E.st1l1ate by ')ffice of the City 2n1:::ineer. 



Item 6. Estimated by the Office of the City Engin.Ber as followst 

Cut back bank 101000 cu. yds 
@$12.5 i:er cu.yd $ 1.3.,000 

Retaining wall 830 lln feet 
@ $100 per l1n i't. 83,000 

Tunnel 350 lln. feet 
0 ~500 per·lin.ft. 175,000 

Open Cut 150 lin. feet 
@ $35 per lin.ft. ,.,ooo 

Railroad siding (800 ft.) 
including necessary switches 10.,000 

TOTAL ~286,000 

Item 7. The efficic t use of the parking areas and access st,reets can be great~ 

increased by the installation o.r parking meters in the parking lots. It. 

would result in the elimination of money collection bottlenecks at entrance~ 

to the lots and thus decrease the lines of waiting cars in access 

streets. In addition to facilitating the operation of the parking func­

tion during :E½R Center activities,. the meters mlght serve as a source 

of income revenue throujl use of the parking facilities for daytime 

parking by persons going to t~1e dmmtown area. A recent parking study 

by the Portland City Planning Commission shows that there is a large 

unsatisfied parking danand along the northern edge of the downtown 

core area. Th.is is largely due to the flil.ct that the downtown business 

district is adjacent to a wholesale and industrial area to the north 

which has a large parking demand itself and is thus unable to alleviate 

the downtown parking need. If the parking on the BroadW'~-Steel 

Brid:;e site combined with a bus ride into the downtown area were made 

attractive enough in terms of money and time expenci.tures t,o users, 

it is conceivable that this area might be extensively used for daytime 

parking purposes. 



Items 9 and 10 -- Areas for parking and exhibit located under arena seats are 

not included. 

Item 12 - Approxi.m.ateq l • of the illlprovanent cost ls allowed for pro.fessional 

fees and unforeseen costs. 

Plan 2 -- Market Value 

If site acquisition costs for the Broadway-Steel Bridge area approximate the 

present oarket value {plate 29) the development proposed in Plan 1 would exceed 

the ,a.,000.,000 available by !)l,206.,000. However, by- eliminating the acquisition 

and developnent of the parking 1ot on section "B"' the costs can be brought 

within the limitation. 

Assuming the a . .;proximate present market value for land acquisition, the 

fol.lo.· !ne functions can be provided on this within the $8.,000.,000, 

l. 8ports and livestock coliseum 

Arena floor 
8000 pem.Anent seats 
3000 temporary seats 

2. Exhibit space for PI or other large shows . 

Permanent exhibit - level 95 
4 t ezzanine exhibit - level 105 
PI or parking - level 80 
TOTAL EXHIBIT 5PLCE 

,3. Convention facilities 

Meeting rooms and assembzy halls 

4. ·ar • emorial. 

A suitable feature could be developed 
in the outdoor concourse 

,. Parking. 

1630 spaces in lots o:.. p :::king deck 
850 spaces under cover when not used 

for PI or exhibit spaces 
2480 'IDTAL PALKINO ~PP.CES 

{24,000 sq.ft. ) 

(931000 sq.ft.) 
(54.,COO SCt.ft.) 

{253,500 sq.rt.) 
(400,500 sq.it.) 

(15.,0GO sq.ft.) 

(L,~9,000 sq.rt.) 

{253,000 sq.ft.) 
(742 1 000 sq.ft.) 



6. Truck rnd material storage. 

Section "C" can be developed £or this 
Mechanical and storage under arena 

(2J5.,ooo sq.rt.) 
(27 .,ooo sq.ft.) 

F.sTJMATED COST - PlJllJ 2 

~ite Acquisition and Preparation 

l. Acquisition of 11A n 

2. 1•cquisition of ''C" 

3. Demolition and grading 

4. Grade, pave and landscape parking 
lots on "A" 

5 • Railroad siding and tunnel 
to building 

6. Install parking meters 

7. Utilities 

Building Cost 

8 . C:Jl.iseum. 

9. Perm~ent exhibit space 

10. PI or covered parking 

ll. Parking Deck 

12. Design and contingency 

]J. Available for operating equipnent 

20.5 acres 

5.o acres 

481000 sq.yds 
@f2.70 per sq.yd 

70TAL SITE COST 

77,000 sq.ft. 
@4~7.00 per sq.ft. 

226.,000 sq.ft. 
e~)3.50 per sq.ft. 

57,000 sq.ft. 
@$).25 per sq.ft. 

'.roTAI, BUILDING COST 

TOTAL DEVELOIMENT 

$1,440,500 

ll9,000 

75,000 

130.,000 

286.,000 

122,000 

124.,000 

(,3.,500.,000 

539.,000 

794.,000 

185, 000 

~';5 ,018 .,ooo 

600, 000 

,n.,914.,500 

t 65,500 



Plan 3. - Maxhrum Site Cost 

If the Broadwq-Steel Bridge Site is chosen for the Exposi1ion- Recreation 

Center and the site acquisition costs approximate:cy- the maximum appraisal valooa, 

lt is recommended that the development .first be placed on section 11A11 of the 

area. 

Functions which can be accommodated on this area within the available 

CB.,000.,000 are: 

l. Sports and livestock coliseum 

Arena floor 
8000 permanent seats 
3000 temporary seats 

(24,000 s,_.rt.) 

2. :::'..;xhibit space for PI or 0t.t1er large shows. 

Exhibit., PI or parking level 80 
Permanent exhibit - level 95 
Mezzanine exhibit - level 105 
'"'otal &dlibi t Space 

(253,500 sq.ft.) 
(93,000 sq.ft.) 
(54,000 sq.ft.) 
(400.,500 sq.ft.) 

3. Convention facilities 

t1eeting rooms and assembl,,,.- halls {15.,000 sq.ft.) 

4. ~far i:1anorial 

A focal point could be developed in the 
outdoor concourse for this feature 

5. Parking 

l.630 spaces in lots or parking deck(4891 GOO sq.ft.) 
850 spaces under -vover when not 

used for exhibit purposes ('-3J,OOO sq.ft.) 
2480 total on site spaces (7~2,000 sq.ft.) 

ESTlMATED CJ~TS - PLAN 3 

Site Acquisition and Preparation 

l. Ac~1uiaition of "A11 20.5 acres 

2. Demolition and grading 

3. Utilities 

4. Grade., pave and landscape parking lets 48,000 BG_.yds 
-.f, 2. 70 per sc;_ .yd 

TOTAL CJST OF 3ITE 

w2.,160,00O 

75,000 

J2u,ooo 

]J0.,000 

~.2 ,489 .,000 



Building Construction 

5. Coliseum 

6. Permanent exhibit 

7. Exhibit and covered parking 

8. t>arking deck 

9. Design and contingency 

77.,000 sq.ft. 
nt7.oo per sq~~t. 

226.,500 sq.ft. 
~;3.,0 per sq . .ft. 

57.,000 sq.ft. 
.:.'i.;J.25 per sq.ft. 

'.roTAL BUILDING COST 

'roTAL DEVEWIMENT COST 

p O S I B I L I T Y O F E ,~ P A r; S I 0 

.3,500.,000 

539,000 

794.,000 

1as,ooo 
$5,018.,000 

493,000 

In the future., as more neet:.s bec0rne a:;-parent and as more •. 1oney is made 

available., it is prohable that s:,me ex:pansion of the in\tial develo7-:.ent will 

be doslrcblc. 

lifter a devleopncnt such as indicated in Plan I it is possible to provide 

addtional facilities without increasinc the bounc.ories of the site. Space is 

available for the construction of a new theater-music hall cdjacent to the coliseum. 

In addttion to cultural advantages the adequacy of the center f0r accor.nno• 

dation of conventions would be gre .. tly' increased by such a facility. 

Bec.:i.use of the c..ifference in elevati.:ins which exist on the site it is 

possible to increase the :r,arking capacity of the area by double decking the 

parking lots on the upper levels. 

In addition to on-site e;ypansion it is within reason to contemplate the 

acquisition and developnent for exposition-recreation purposes the six 

blocks to the cast of section "B". 'I'hearea bounded by Weidler St • ., 

N • .1.i;. 3rd Ave., IJJ:nltnomah St.. and N.~. 1st l-i.ve is essential:cy the same 1n character 

as 11B and should .be no more expensive ,r difficult to acquire. 



SUPPLE MENTARY SOU \C ES OF FI NANCI NG 

As mentioned in previous secti:ms of the report, if the E R Center provides 

adequate space to accommodate the PI on a rental basis the PI will turn over 

its present ·0url.ldings and grounds (appraised at about 02,000,000) to the city. 

These assets may be utilized by selling the property, leasing the ~roperty or 

by obtaining a loan on th~ vr .lue of the p:.-operty • 

It is reasonaPle that under Pun 3 a loan on existing PI facilities should 

be used to F..cquire area 11C" for truck storage purp.:>scs and a1, o to purchase 

rQ~ovable Gtanchions and stalls necossQry for the FI operati0n. 

ADVANTAGES OF A COMMU ITY*W I DE NATURE 

A well desi~ed exposition-recreation, cultural ar:d con..,-ention center 

de\dopment located on the 3roadway-Steel Bridre site could well be t11e most 

remo" 1.bered experience of visiting Portland -- either tr;- those actua~ 

using the center's facilities or by t~urists ~crcly passing thrc~~h on 

u;;; 99 W. The setting, located on a slope up .from the hic;hua:-,' uithin vL'\J of 

the activities on the Uillamette River am.:. not surrounded by tall buildings or 

conce~tio~, has possibilities of a very dramctic and impressive development. 

The communit~• would also benefit b;,:- the Glim.lnatbn r:,f suh-sta1d~rd h:.>Using 

and the reloc<;(.tion of the residents ':>f the sit·J in more adeq"J.at0 :1v~1__-, condi­

tions. 

The ce:1ter's activities and day-time ;,ukers "::')Uld cr..?ate an 0ff-pe.:::k 

deii1and .for mass transit facilities that could help the Portland TractiJn Co • 

... .::ononic:::.lly and thus decrease someui:wt tL1e corr.:munlt,y ' s mass transit problem. 
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