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1300 SW 5th Ave., Suite 3050, Portland, OR  97201  �� Phone: 503-946-4980 �� Fax: 503-946-4979 
 

 
 
 
 
February 9, 2015            VVIA EMAIL         
 
 
Andre Baugh, Chair 
Portland Planning and Sustainability Commission 
1900 SW Fourth Avenue, Suite 7000 
Portland, OR  97201 
 
Re:   Review of Terminal 6 Waterfront Site      
   
 
Dear Chair Baugh: 
 
This letter is in response to the Portland Planning and Sustainability Commission’s request that there 
be an independent assessment of alternative industrial uses for the 61 acre waterfront site (40 net 
acres) that is being proposed for a propane export facility in Rivergate adjacent to Terminal 6. The 
purpose is to evaluate whether there are potential uses that might create more jobs per acre than the 
proposed facility. We have reviewed the site information, toured the area, and used our extensive 
development experience in responding to your request.  As you are aware, Trammell Crow Company 
has developed a broad array of office, industrial and retail buildings, including a number of buildings 
on Port of Portland properties.  We are very familiar with Rivergate property, its infrastructure, and the 
marketplace. 
 
Existing Uses 
 
Rivergate is a highly successful industrial area within a submarket that is largely focused on 
warehouse/distribution, and marine and rail freight facilities. The land is zoned for heavy industrial 
uses.  There is no viable market opportunity in this area for  a stand-alone office or other uses with 
very high employment density.  Manufacturing uses with a moderate number of employees, mainly 
food processing and light assembly, make up a small portion of the overall tenant base in Rivergate. 
Those uses, including Purdy Brush, Ajinimoto, Beall Trailers, and Oregon Metal Slitters, are located 
along the main streets (N. Lombard and N. Marine Drive) with good access for employees and 
product, including limited public transit.  Warehouse/distribution facilities are the primary uses, with a 
relatively low number of employees given the amount of square footage of the buildings. These are 
highly mechanized and generate substantial heavy truck traffic. 
 
Site Constraints 
 
Although we would normally be intrigued by the availability of a 61 acre industrial site in Rivergate, 
this site has serious constraints to development of most industrial uses.  Access by street is very 
difficult, the site is long and narrow, the waterfront location further narrows the property, and site 
visibility is lacking.  Flood plain and environmental overlays limit development of the site to 
approximately 40 acres.   
 
There is only one public street access – North Suttle Road- and that can best be described as 
unimproved. Any significant increase in traffic would force a full improvement of that street to define 
traffic lanes and driveways, support frequent heavy trucks, create positive storm drainage, and 



improve rail crossings. It is unlikely that the existing industries along Suttle Road would initiate and pay 
for any upgrades.  In addition to this, the street or a substantial driveway would have to be extended 
into the site. These access improvements would be a requirement not only to accommodate more 
employees, but to obtain financing for many industrial projects. We have not calculated the cost of 
necessary roadway improvements, but believe that it would make development of the site infeasible.  
 
The shape of the site makes it impossible to build modern warehouse/distribution facilities, and 
smaller flex type buildings would require good site visibility from the street.  Either of these uses would 
need good roadway access. For these reasons, we do not see any potential for developing industrial 
buildings on this site. 
 
Opportunities 
 
However, the site has excellent rail access, is filled above the 100 year flood plain, and all 
underground utilities are available. Uses that don’t have frequent heavy vehicle traffic or a high 
volume of passenger vehicles might benefit from the site.  Outside long-term storage, infrequent 
heavy equipment or auto auctions, contractor storage yards, or similar uses may or may not employ 
more workers than the proposed use.  Traffic from such uses could trigger Suttle Road improvements if 
not limited or managed. Aggregate, concrete, or asphalt plants could fit on the site and would employ 
a number of operators and drivers, but the volume of heavy truck traffic might quickly overwhelm 
Suttle Road. Metal scrap yards, recycling facilities, and the like would be consistent with the current 
development of the Suttle Road area, but again access would be the constraint. Beyond these few 
uses that admittedly may not provide more employment or limit truck traffic, it is difficult to cite an 
appropriate example that exists in the Portland area. 
 
In conclusion, it appears to us that the site is best suited for development that depends on rail and 
marine terminal access and that can function with limited roadway access. Improvement of the 
roadway to access the site would be, in our view, too expensive, and even with such improvements, 
the size, shape, and location of the property make it unsuitable for industrial buildings. 
 
Please feel free to call me to discuss. 
 
 
Sincerely, 
 
 
 
 
Steve Wells 
Senior Managing Director   
 
cc: Susan Anderson – City of Portland 
 Tom Armstrong – City of Portland 
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February 9, 2015            VVIA EMAIL         
 
 
Andre Baugh, Chair 
Portland Planning and Sustainability Commission 
1900 SW Fourth Avenue, Suite 7000 
Portland, OR  97201 
 
Re:   Review of Terminal 6 Waterfront Site      
   
 
Dear Chair Baugh: 
 
This letter is in response to the Portland Planning and Sustainability Commission’s request that there 
be an independent assessment of alternative industrial uses for the 61 acre waterfront site (40 net 
acres) that is being proposed for a propane export facility in Rivergate adjacent to Terminal 6. The 
purpose is to evaluate whether there are potential uses that might create more jobs per acre than the 
proposed facility. We have reviewed the site information, toured the area, and used our extensive 
development experience in responding to your request.  As you are aware, Trammell Crow Company 
has developed a broad array of office, industrial and retail buildings, including a number of buildings 
on Port of Portland properties.  We are very familiar with Rivergate property, its infrastructure, and the 
marketplace. 
 
Existing Uses 
 
Rivergate is a highly successful industrial area within a submarket that is largely focused on 
warehouse/distribution, and marine and rail freight facilities. The land is zoned for heavy industrial 
uses.  There is no viable market opportunity in this area for  a stand-alone office or other uses with 
very high employment density.  Manufacturing uses with a moderate number of employees, mainly 
food processing and light assembly, make up a small portion of the overall tenant base in Rivergate. 
Those uses, including Purdy Brush, Ajinimoto, Beall Trailers, and Oregon Metal Slitters, are located 
along the main streets (N. Lombard and N. Marine Drive) with good access for employees and 
product, including limited public transit.  Warehouse/distribution facilities are the primary uses, with a 
relatively low number of employees given the amount of square footage of the buildings. These are 
highly mechanized and generate substantial heavy truck traffic. 
 
Site Constraints 
 
Although we would normally be intrigued by the availability of a 61 acre industrial site in Rivergate, 
this site has serious constraints to development of most industrial uses.  Access by street is very 
difficult, the site is long and narrow, the waterfront location further narrows the property, and site 
visibility is lacking.  Flood plain and environmental overlays limit development of the site to 
approximately 40 acres.   
 
There is only one public street access – North Suttle Road- and that can best be described as 
unimproved. Any significant increase in traffic would force a full improvement of that street to define 
traffic lanes and driveways, support frequent heavy trucks, create positive storm drainage, and 



improve rail crossings. It is unlikely that the existing industries along Suttle Road would initiate and pay 
for any upgrades.  In addition to this, the street or a substantial driveway would have to be extended 
into the site. These access improvements would be a requirement not only to accommodate more 
employees, but to obtain financing for many industrial projects. We have not calculated the cost of 
necessary roadway improvements, but believe that it would make development of the site infeasible.  
 
The shape of the site makes it impossible to build modern warehouse/distribution facilities, and 
smaller flex type buildings would require good site visibility from the street.  Either of these uses would 
need good roadway access. For these reasons, we do not see any potential for developing industrial 
buildings on this site. 
 
Opportunities 
 
However, the site has excellent rail access, is filled above the 100 year flood plain, and all 
underground utilities are available. Uses that don’t have frequent heavy vehicle traffic or a high 
volume of passenger vehicles might benefit from the site.  Outside long-term storage, infrequent 
heavy equipment or auto auctions, contractor storage yards, or similar uses may or may not employ 
more workers than the proposed use.  Traffic from such uses could trigger Suttle Road improvements if 
not limited or managed. Aggregate, concrete, or asphalt plants could fit on the site and would employ 
a number of operators and drivers, but the volume of heavy truck traffic might quickly overwhelm 
Suttle Road. Metal scrap yards, recycling facilities, and the like would be consistent with the current 
development of the Suttle Road area, but again access would be the constraint. Beyond these few 
uses that admittedly may not provide more employment or limit truck traffic, it is difficult to cite an 
appropriate example that exists in the Portland area. 
 
In conclusion, it appears to us that the site is best suited for development that depends on rail and 
marine terminal access and that can function with limited roadway access. Improvement of the 
roadway to access the site would be, in our view, too expensive, and even with such improvements, 
the size, shape, and location of the property make it unsuitable for industrial buildings. 
 
Please feel free to call me to discuss. 
 
 
Sincerely, 
 
 
 
 
Steve Wells 
Senior Managing Director   
 
cc: Susan Anderson – City of Portland 
 Tom Armstrong – City of Portland 


