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City of Portland
Vera Katz
January 6, 1999 Mayor
TO: Commuissioner Jim Francesconi

Commussioner Charlie Hales
Commussioner Dan Saltzman
Commussioner Enk Sten

CC: MERC Board
FROM: Mayor Vera Katz VRT3
RE: Proposed Next Steps on Civic Stadium RFP Selection Commuttee Report

The purpose of this memorandum 1s to provide you some background on the Civic Stadium RFP
process and to propose next steps [ look forward to City Council consideration of the Civic
Stadium RFP Selection Committee Report at 10 30 a m , Wednesday, January 13, 1999

Facility Needs

In April 1998, the Civic Stadium Advisory Commuttee report concluded that Civic Stadium, built
in 1926, faces the near-term challenge of addressing deferred capital maintenance, including
replacing the artificial turf and retrofits to meet seismic and ADA requirements

The most recent major capital investment 1n the stadium was a $9 5 million renovation
completed between 1982 and 1984

The Commuttee’s report also 1dentified basic facility deficits that hinder the stadium’s
operational success These include the need to replace turf, improve seating, widen the
concourses, update the restrooms, and upgrade the sound system Taken together, staff
determined that correcting seismic, safety and basic facility deficits would cost in the range of
$15-345 milhon While the stadium finished 1n the black last year, future financial performance
1s not expected to generate adequate revenue to address these capital needs

Stadium Tenants

After being abandoned by the Portland Beavers 1n 1993, professional baseball returned to Civic
Stadium 1n 1995 when Jack and Mary Cain moved their Single-A Bend franchise to Portland
This move, and the Cains’ focus on family-oriented sports entertainment, improved the stabihity
of the facihty The Portland Rockies have attracted over 200,000 spectators each year since their
armival '
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As more and more Portlanders headed back to the ballpark, I formed the Mayor’s Pro-Sports
Task Force 1n September 1995 to determine whether Portland could successfully support an
additional professional sports franchise, particularly, Major League Baseball Their report
(presented 1n April 1996) concluded “yes, but under the rnight set of circumstances ™ This effort
to put Portland 1n the path of opportunity for a Major League Baseball franchise by 2002 was
subsequently pursued by my appointment of the Portland Baseball Commission 1n August 1996

The work of these two groups stimulated a healthy debate in the community about the
requirements and resources needed to attract Major League Baseball Much of the discussion
centered on a facility and, specifically, whether a renovated Civic Stadium could support a
franchise

Participating 1n, and sometimes leading this debate was the fan-based Portland Baseball Group
The Baseball Group played a significant role in championing a vision for Civic Stadium created
by Portland architect John Vosmek Vosmek’s design suggested a two-phase approach to
renovating the stadium The renovations would occur 1n a manner that would make immediate
corrections to seismic, and safety and basic facility deficiencies i addition to allowing for a
future upgrade/expansion to accommodate Major League Baseball I believed the proposed
renovation plan had vahidity and encouraged their community outreach efforts At the same time,
I urged them to answer the financial questions surrounding their proposal

Last summer, Marshall Glickman, representing Portland Family Entertainment (PFE), also
approached the city regarding Civic Stadium PFE outlined elements for a financial partnership
with the city to address facility needs in exchange for potential receipt of operating nghts As
with the Baseball Group, I encouraged PFE to continue to add detail to their proposal

In addition, at that time, three Major League Baseball franchises (Oakland, Montreal, and San
Diego) also indicated their consideration of moving out of their host cities, and our consultant
encouraged us to complete outreach contacts to each team

District Planning

Renovating the facility and introducing new and additional sports franchises 1s part of a larger
vision to create a Stadium District which integrates the facility into the neighborhood and vice
versa The notion of a Stadium District 1s incorporated 1n the Civic Stadium Advisory
Commuttee Report It 1s recommended that mnvestments include more housing (affordable and
market rate), neighborhood retail, structured off-street parking and consideration of closing off
streets to create a plaza around the stadium on major event days

I concur with the district concept However, 1t 1s cnitical that the Stadium District recogmze and
advance the existing goals of the 1988 Central City Plan and the 1996 Goose Hollow Station
Community Plan Any district planning effort should also serve to implement the action items 1n
both plans, as well as the goals of the Civic Stadium Advisory Commuttee Report
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Time for Action

After years of studying the 1ssue, two groups pursuing either stadium control or franchise
acqusttions, district planning effort underway and the clock ticking on making a decision about
seismuic, safety and basic facility maintenance, the City and MERC needed to take action
regarding the immediate future of Civic Stadium And, the City and MERC needed to take
action to bring together the discussions about facility, tenant and neighborhood district 1ssues

To that end, and 1n order to objectively evaluate the qualifications and ability of potential
stadium partners, I proposed with MERC Chair, Gary Conkling, a request for proposals (RFP)
The two-phase Civic Stadium RFP process 1n intended to lead to the 1dentification of qualified
private partners, 1f they exist, to assist 1n the renovation, attract new sports franchises, and
participate 1n the district planning process As approved by City Council and MERC, an
appointed selection commuttee guided the selection process, and its recommendations were based
on the following cntena approved by MERC and the Council

Expenence of the development team with projects of similar size, scope and nature
Strength of the development team, including resumes of proposed key personnel

Strength of the proposed financing plan, including respondents’ willingness and abihity to
participate financially

Ability to attract new or additional resident sports franchises

Ability to cultivate local business community and neighborhood support for a broader
development project

Quality of market plan

The Selection Committee Report recommends that Council approve a decision to proceed with
further negotiations 1n Phase II of the RFP process with PFE The reasoning, rationale and next
steps are included in their December 10, 1998 Report

Proposed Next Steps

Our work now, as decision-makers, 1s to study the Selection Commuttee’s findings and determine
whether or not to accept their recommendations For me, the central question for the negotiations
in Phase II of the RFP process 1s whether proceeding with a public/private partnership 1s more
beneficial to taxpayers than what we, the City and MERC, can achieve on our own [ support the
proposed cntena for successfully concluding any Phase II negotiations outlined by the
Commuttee

Creation of a Community Agreement to guide the public outreach process
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Commutment by PFE to pay for the implementation of a community outreach plan
managed by City/MERC

Agreement PFE to be responsible for all operating losses
Acquisition of additional professional sports franchises

Increase the amount of equity from principals invested 1n stadium capital construction
(current amount of $0) to a figure that 1s closer to the $15 million non-public investment
envisioned by the Civic Stadium Advisory Committee

Include provision that PFE will be willing to step aside, should Major League Baseball
become a realhity 1n Portland

Maximize the amount of stadium orniented revenue that will return to the city (so as to
defray the cost of publicly 1ssued debt)

Seek to have PFE pay for construction cost overruns and schedule delays

Renovating Civic Stadium, 1n a manner that benefits the existing neighborhoods and leverages
private investment 1n both the facility and the surrounding district, 1s essential

The Report recommends pursuing the renovation of Civic Stadium as a commumnity-oriented,
multi-use facility mnstead of focusing on a Major League Baseball tenant I suggest moving
forward in Phase II negotiations and to accept the Report’s recommendation on this matter 1n the
near term, but leaving open the stadium as a potential future site for additional professional
sports While my long-standing pursuit of Major League Baseball will continue, information
provided by CSL International, one of the nation’s leading consulting firms, was clear CSL
stated, “ 1t will be a significant challenge to attract a Major League Baseball franchise to
Portland under the current set of circumstances 1n the near term ™

That said, I am ready to listen and assist anyone who comes forward with a formal agreement
from a Major League Baseball franchise to locate in Portland Furthermore, 1f a Major League
Baseball franchise wishes to locate here, any public/private operating agreement regarding the
stadium needs to include a “bump clause” to ensure the availability of the facility, 1f it 1s
determined to be a feasible location
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On September 16, 1998, the City of Portland and the Metropohtan Exposttion and
Recreation Commussion (MERC) 1ssued a request for preliminary proposals (RFP) for the
redevelopment of Civic Stadium The successful respondent(s) will assist in planning,
implementation, and momtoring and evaluation of the project Specific RFP selection
cnterna included the following

sExpenence of the development team with projects of similar size,
scope and nature

oStrength of development team, including resumes of proposed key
personnel

oStrength of proposed financing plan, including respondent's
willingness and ability to participate financially

eAbility to attract new or additional resident sports franchises

sAbility to cultivate local business community and neighborhood support
for a broader development project

*Quality of marketing plan
Additionally, the entity is expected to

eUnderwnte a significant portion, 1f not all, of the Civic Stadium redevelopment
cost providing a viable altemative to public debt financing for this undertaking

eMaintain and enhance, at 1ts sole cost and expense, ongoing Civic Stadium
operations in a manner envisioned by the Advisory Committee

eShare 1n the cost of Civic Stadium ongoing capital improvements
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Furthermore, the proposals needed to advance the following four goals of the Civic
Stadium Advisory Commuittee

eRetain Civic Stadium as a community-oniented, multi-use outdoor venue

eModermize Civic Stadium consistent with a cost-benefit analysis of investments
to create a marketable, self-sustaining facility that 1s compatible with the
surrounding neighborhood

eFund a modermization effort from a mix of public and private sources, with the
aim of minimizing direct property taxpayer cost

*Coordinate modernization with communty efforts to seek additional and/or
major league franchise(s) for Portland

Three groups responded to the RFP

¢ CS Group LLC

¢ Major League Soccer (response was clanfication of league stadium
requirements only)

¢ Portland Family Entertainment

After an imtial review of the matenals the CS Group and Portland Family Entertainment
(PFE) were selected for evaluation as part of the phase I process

An RFP Selection Committee comprised of two city representatives, two MERC
representatives and two neighborhood representatives reviewed responses to the RFP,
conducted two oral interviews, and obtained further information as a means of evaluating
the proposals, clanfying assumptions and providing factual support In addition, two
independent consultants with extensive experience 1n stadium planning and franchise
recruitment/retention provided advice The commuttee was charged to select the
respondent(s) that offers the most advantageous proposal, consistent with all of the RFP
requirements, and 1s in the best interest of the public Civic Stadium 1s a publicly owned
facility, bought and paid for by local taxpayers

Nezther proposal, as wnitten, offers a sufficient level of private investment to justify
transfernng the operation of Civic Stadium to a pnivate group However, based upon the
information received the Civic Stadium RFP Selection Commuttee has determined PFE
presents the City and MERC with at least a basis for further consideration PFE scored
63 out of a possible 100 points compared with CS Group who received a score of 52 out
of 100 points (see attached matnx for details) This low “winning” score by PFE reflects
the need for significant improvement
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Moving forward, the committee recommends the Cnty and MERC consider two options

(a) Seek to negotiate with PFE, a significantly improved business arrangement
that would justify private/for-profit operation of a publicly owned asset,

(b) If negotiations with PFE are unsuccessful, and the amount of private
investment offered is insufficient, the City and MERC should proceed with a
renovation plan that assumes continued public operation of the stadium

A Steering Commuttee should be created to take the lead in directing the negotiations for
the Memorandum of Understanding (MOU) At a mimimum, the membership should
include the current members of the RFP Selection Commuttee We recommend City
Council and MERC approve this report 1n order to allow the next phase of the process to
begin by mid-January It 1s our hope that within 45 days of beginning the next phase, the
MOU Steering Committee will make recommendations to City Council and MERC on
whether to proceed with either a development agreement or another option for Cvic
Stadium will have been reached

The committee recommends deliberations commence with PFE to determine whether an
MOU can be agreed to that will serve as a framework document to guide preparation of a
detailed development agreement and related agreements The commuttee further
recommends the City and MERC begin these exclusive conversations with PFE 1n the
hopes of reaching an MOU which, at a minimum, achieves the following public goals

*Creation of a Community Agreement to guide the public outreach process

eCommutment by PFE to pay for the implementation of a community outreach
plan managed by City/MERC

eAgreement by PFE to be responsible for all operating losses

eAcquisttion of additional professional sports franchises

eIncrease the amount of equity from principals invested 1n stadium capital
construction (current amount 1s $0) to a figure that 1s closer to the $15 million
non-public investment envisioned by the Civic Stadium Advisory Commuttee

¢ Include provision that PFE will be willing to step aside should Major League
Baseball become a reality for Portland, should such a decision be supported by

the local neighborhoods and broader community

e Maximize the amount of stadium ornented revenue that will return to the city (so
as to defray the cost of publicly 1ssued debt)

 Seek to have PFE pay for construction cost overruns and schedule delays



Should mnsufficient progress toward these goals occur, the commuttee strongly | ? 8
recommends the City and MERC eliminate PFE from the process and proceed with a
stadium renovation on their own

With regards to the possibility of Major League Baseball coming to Portland, based upon
information the Selection Committee received from CSL International (an independent
sports consulting group working on behalf of the city) we believe the possibility of
franchise acquisition is not in the imminent future, despite earher indications which
suggested there may be interest (see attached matenals from CSL) The community, the
neighborhood and Civic Stadium would be better served 1f immediate attention 1s given
to upgrading the existing facility, preserving its multi-use capability and integrating the
renovation into a broader district planning process

Thank you for focusing your attention on the needs of this cntical regronal facility Civic
Stadium needs to remain a part of our urban fabrc

G

Tim Grewe Maria Rojo de Steffey
Office of Finance and Administration Civic Stadium Manager
Sharon Paget Felicia Trader
Goose Hollow Neighborhood Association Portland Development Commission
%//%%/
en T Mark Wilhiams

Metropolitan Exposition

Northwest District Association
And Recreation Commuission
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Total
Selection Criteria Points Score
Available PFE CS Group
Expenence and strength of the development team with projects of similar 25 22 20
size, scope and nature
Strength of proposed financing plan, including respondent's willingness 25 10 5
and ability to participate financially
Responsiveness of proposed development concept to MERC's Civic 15 10 10
Stadium Advisory Committee’s goals
Abllity to attract new or additional resident sports franchises 15 10 8
Ability to attract local business community and neighborhood support for a 15 7 5
broader development project
Quality of marketing plan 5 4 4
Total 100 63 52




RESOLUTIONNo. 835758

Accept the Civic Stadium’s RFP Selection Committee’s Recommendation
WHEREAS, the City owns Civic Stadium, and

WHEREAS, pursuant to a long-term intergovernmental agreement, the Metropolitan Exposition
Recreation Commussion (MERC) manages and operates the facility on behalf of the City,
and

WHEREAS, Civic Stadium faces the near term challenge of addressing deferred capital
maintenance, including replacing the artificial turf and retrofits to meet seismic and ADA
requirements, or curtailing operations, and

WHEREAS, the City and MERC determined 1t best to undertake a public-private endeavor to
address 1ssues concerning the future of Civic Stadium, and

WHEREAS, a Request for Proposals was developed and 1ssued to identify interested and
qualified private entities to assist in redeveloping Civic Stadium, and

WHEREAS, two proposals were submitted for consideration, CS Group and Portland Family
Entertainment, and

WHEREAS, a Selection Committee composed of two city, two MERC and two neighborhood
representatives was convened to review and evaluate the proposals based on criternia
developed by the City, MERC and neighborhood representatives, and

WHEREAS, the Selection Commuttee reviewed the proposals, conducted oral interviews and
collected additional information on the proposals to clarify assumptions and to provide
factual support The City’s Office of Finance and Administration provided technical and
admimstrative staff support Consultants with extensive experience and expertise 1n
stadium planning were engaged to provide additional assistance, and

WHEREAS, the Selection Commuttee determined that Portland Family Entertainment’s proposal
provides the City and MERC with an opportunity for further consideration and
discussion, and

WHEREAS, the Selection Commuttee recommends that the City and MERC begin negotiations
with Portland Family Entertainment to develop a Memorandum of Understanding for the
development and operation of Civic Stadium, and

Page No 1 of 2
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WHEREAS, to ensure efficient use of public resources, a Civic Stadium Negotiating Committee
shall be convened by the Mayor 1n coordination with the Chair of MERC for negotiating

the project and coordinating activities The Negotiating Commuttee will be composed of
City, MERC and neighborhood representatives, and

WHEREAS, to build greater interest and support for the project and Civic Stadium operations,
efforts will be made to build partnerships with adjacent neighborhood associations, local
business associations, and private property owners, and other interested groups and
individuals, and

WHEREAS, continuing legal and technical assistance 1s necessary to support the Civic Stadium
Executive Commuttee, and

WHEREAS, 1t 1s intended that expenditures 1n support of the project will be reimbursable by
revenues generated by the project or other project related resources

WHEREAS, the Mayor has reviewed the Selection Commuttee’s report and forwards the Report
to Council with the recommendation that Council accept the Report’s recommendation
while leaving open the option to use the stadium as a potential future site for additional
professional sports, 1f appropriate

NOW, THEREFORE, BE IT RESOLVED by the Council of the City of Portland, Oregon that

a The Civic Stadium RFP Selection Committee’s recommendations, attached hereto
as Exhibit A, are hereby accepted

b The Mayor. 1n coordination with the Chair of the Metropolitan Exposition
Recreation Commussion, shall convene a Civic Stadium Negotiating Committee to

negotiate, 1f feasible, necessary agreements for the renovation and operation of
Civic Stadium

c The Bureau of Financial Management 1s hereby directed to transfer $200,000
from General Fund Unforeseen Contingency to the Arena Fund in the Winter
Budget Monitoring Report currently being prepared

Adopted by the Council, JAN 1§ 1999 GARY BLACKMER
Auditor of the City of Portland

Mayor Katz ‘ z
Office of Finance and Admmistration By z)ﬁ\ C}%ﬁ\‘\/

Tim Grewe Bryant Enge J Bell Deputy
January 7, 1999
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