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I N S I D E :

It has been a long arduous slog back to where large pieces of heavy equip-
ment are rumbling over vacant land prepping a site for industrial warehouse 
projects in the Columbia Corridor or for that matter anywhere in the Portland 
metro area. The herd instinct which is so indicative of many commercial real 
estate cycles may be in full effect as no less that 7 potential industrial devel-
opments are on tap in the Columbia Corridor this year; Capstone is under 
construction at Cascade Station (833,000 sf): Trammell Crow looks to break 
ground this summer on upwards of 900,000 sf at the Colwood Golf Course; 
Prologis is adding a building of 204,000 sf at their Prologis PDX Development; 
The Holland Group will be starting in a couple months on 320,000 sf off Air-
port Way/170th; Next door Specht Development is building 493,000 sf; New 
York life is adding 215,000 to its Gateway Center project at 181st/Sandy and 
Dermody is under contract on 14 acres on Airport Way/148th for 220,000 sf. 
Yippee ki-yay... We are off and running! How we got here from the 2007-2008 
time frame where everyone in 2009 thought we may revisit the Great Depres-
sion from the 30’s is a story of fits and starts. As you will recall there was close 
to 3 million square feet of new industrial product hitting the Columbia Corridor 
market in the 2005-2007 time frame just in time for the biggest economic 
downturn in decades. A strong economy was building after the dot com 
bust (remember that?) around 2000 with industrial space being absorbed 
and funding available for new projects throughout the first 5-7 years of the 
new century. This pushed developers locally and even nationwide to race to 
build large chunks of speculative warehouse space mainly catering to large 
distributors that needed space to store and dole out an assortment of indus-
trial inputs and consumer goods mainly flowing from Asia to meet a rapidly 
growing industrial and consumer appetite in the US. Development in Portland 
was centered in Rivergate as well as sites east of PDX. Like in many cycles 
and other commercial product types, there often is a race to capture that 
demand first or with a differentiated product and be on the front part of the 
demand wave for industrial space. The goal is to get ahead or meet the need 
and try to get as clear of a crystal ball as possible to understand the length 
and depth of the demand out a year or two as these projects can take 18-24 

It’s Back BIG tIME!   Speculative 
Industrial Warehouse Development Reappears.

First Natural Gas FueliNG statioN 
ComiNG to PortlaNd!  

The government fees to build commercial 
buildings in the metro area like many costs that 
seem to be impervious to market forces continues  
to ratchet upward. Mackenzie, the vaunted  
engineering, design and land use firm sent me  
their updates of “Preliminary Jurisdictional 
Permit Fee Comparison” which is a fancy way  
of saying that they took a look at what govern-
ment mandated costs which would be incurred 
if a given size and type of building were built 
in Portland and 6 of the larger outlying metro 
communities: Clackamas County; Gresham: 
Hillsboro: Sherwood: Vancouver and Wilsonville. 
As you well know, when you go to build a 
commercial building (or even a residence), the 
city or jurisdiction in which the property is located 
has an assortment of fees and charges that they 
levy on new or renovated construction to in theory 
help fund the public services and impacts that this 
given new development will use and cause in this 
community. Additionally it pays for the overhead 
and staff that has to review and insure that this 
development is built safely and adherence to 
that city’s multitude of plans and rules that 
governs development. Some fairly standard fees 
cover and pay for such items as: transportation/
roads; Stormwater; Sanitary Sewer: Parks; Fire; 

Developmental Fees 
Inch UpwarD

Columbia Corridor News

(continued on page 2)

Continue On Page 13
Page 2-4:  Cont: IT’S BACK BIG TIME! Speculative Industrial Development Reappears

Page 4:    “Orphaned” Bay Foods Site in Rivergate Sold to Investor

Page 5:    Lilly’s Hummis Co Grows  -  Triad Machinery Moving  -  Tarr Oil Big Move

Page 6:    Colwood Golf Tranisitons into Park & Industrial Development

Page 7:    PCD’s Riverside Success  -  ODT at Raceway-  Industrial Property Available

Page 8:    Natural Gas Station Coming to Portland

Page 9:    Large Industrial Projects Change Hands, One Doesn’t

Page 10:  SoloPower Haning in There  -  Construction Costs on Industrial Buildings

Page 11:  Where is Postal Service Going?  -  Perlo Construction Costs

Page 12:  Large Parcel Available, Another Not  -  Swift Transportation Buys Site 

Page 13:  Developmental Fees Inch Upward (continued from page 1)

Page 14:  Focus on Clackamas

Page 15:  Peeking in on Port of Portland.

Page 16:  Pacific Coast Capital Bets Big on Portland  -  33rd & Marine in Play



2

months from concept to delivery. First in usually hits a homerun 
with later delivery of space getting potentially more risky as 
market dynamics shift and in the case of the last cycle it shifted 
quicker and deeper than most people thought was possible. 
The shift in demand for warehouse space mirrored the crashing 
economy occurring in mid to late 2008. Demand evaporated 
and in many cases firms gave up significant chunks of space 
as consolidation and downsizing took hold in many sectors 
reflecting many of the large warehouse user’s negative outlook 
for inventory levels and the need to reduce costs. This pushed 
vacancy rates for Class A distribution and business park space 
in the Columbia Corridor past 20%. Late 2008 into much of 
2009 was “dark”. As one broker recalled to me “You could 
have taken a 12 month vacation and not missed anything”. But 
unlike other markets that flew too high too fast thus experienc-
ing a more pronounced plunge in demand, rents and values, 
Portland saw some thawing fairly quickly into the recession 
especially in Rivergate with several large leases to larger firms 
like Colgate/Palmolive in 2009 and United Stationers and then 
in 2010, Owens Corning and Mor Furniture took some sizable 
space. 2011 brought Subaru’s big 400,000 sf Build to Suit in 
Rivergate with Trammell Crow along with a couple of other 
100,000 sf deals which bolstered everyone’s confidence. While 
these larger deals seemed to paint a more active rebound in 
the industrial real estate market there were many quarters of 
minuscule leasing and some further “give backs” of space 
as the smaller to mid-size lease deals in the 20,000-50,000 sf 
range were still far and few between. We had some real posi-
tive, larger deals happen throughout the recession but it would 
not be sustainable as there would be quarters of negative net 
absorption as firms moved out or sized down. This is not what 
developers or more importantly what financing sources like 
to see, they want consistent demand over multiple quarters, 
steadily lowering vacancy rates and even best; improving shell 
rental rates. Slowly but surely into late 2011, vacancy rates 
continued to dip, vacant industrial boxes filled with product and 
shell lease rates which were pushing over $.40 psf stabilized in 
the mid $.30’s psf and in rare cases tried to inch upward which 
got developers starting to think new space might be around the 
corner. 

There has been the emergence of larger regional requirements 
in the 200,000-400,0000 sf range for state of the art ware-
houses that have been poking around in various northwest mar-
kets including Portland over the last couple of years but those 
size requirements are finding few if any options in the Portland 
market that can accommodate these large chunks of space. 
“We are seeing an uptick of large users that are looking for a 
large consolidated Northwest or West Coast based distribution 
facility and Portland just does not have that many options and 
in some of the larger sizes over 250,000 sf, none” says Jerry 
Matson a broker at Colliers who represents one of the new 
projects. Portland as we all know is a mid-tier city that seems 
to garner more regional or smaller facilities that may just serve 
Oregon or a more limited geographical area whereas places 
like the Kent Valley, Sacramento and Inland empire of east Los 
Angles have developed into areas where “bomber” indus-
trial facilities of up to 500,000 or even a million sf plus are not 
uncommon all often leased to one user. Additionally, there is a 
lack of shovel ready industrial sites in the metro area which was 
poignantly demonstrated in a recent Industrial Lands Survey 
that came out in 2012 showing Portland has few large ready to 
go industrial land parcels which probably has played into com-

panies and developers psyche that they need to jump on the 
few remaining land opportunities while the demand is building 
or be forced to sit on the sidelines for an extended amount of 
time until we as a city and region can get our heads out of rear 
and make more ready-to-go industrial sites available.

Nationally/Regionally 
Not surprising speculative warehouse construction like in 
Portland is ramping up nationally and believe it or not may 
be reaching 2004-2006 levels this year in certain markets. 
Driven by the first signs of rent appreciation for the first time 
in 6 years, ready finance sources and continued low inter-
est rates, developers often backed by REIT dough or large 
institutional funders are putting up an increasing amount of 
warehouse space much of it with no tenants lined up. Southern 
California’s Inland Empire, a 27,000 Square mile area an hour 
east of LA, is a gargantuan industrial hub home to millions of 
square feet of mostly high cube warehouse space and it is 
often considered a national indicator of the industrial market’s 
health and often the front runner in national market trends. It 
is experiencing a 81% increase in new construction with over 
7.8 million square feet under construction with big names like 
BMW, Amazon and Nordstrom investing in new facilities, but 
the more telling aspect is that over 60% of this new space was 
speculative without any tenant commitment which shows the 
belief by the big boy industrial developers and their financial 
partners that the rebound has legs and is here to stay. Experts 
following this bell weather market believe that this amount 
of new construction in the inland empire could double in the 
coming year. This story is mirrored albeit on a smaller scale in 
other markets in the Midwest and East Coast. US Warehouse 
vacancy is down to 8.3% at the end of 2013 almost a full point 
from last year which followed a huge quarter of 41,000,000 sf 
of net absorption in the fourth quarter of 2013. 40 of 80 of the 
largest warehouse markets nationwide has spec construc-
tion taking place with an eye popping 59 million square feet 
currently under construction. As in many of these cycles of 
increased industrial development, accessible  and support-
ing financial partners is integral to closing the loop. The run 
is  no different with substantial capital rotating into industrial 
real estate. This is due to many factors; large sums of money 
targeting commercial real estate coming out of less desirable 
vehicles; the simplicity and limited complexity associated with 
industrial development; ease of management of the finished 
product; and probably more importantly some very low capital-
ization rates (5% or under) that fully leased industrial is being 
sold for to institutional investors. Some think capital more than 
pure fundamental demand is driving this latest development 
gush. Though development has its turn signal on to get into the 
passing lane there is a constrained nature to development that 
was strongly imprinted on developers/investors financial souls 
from the last downturn. “The latest wave of development seems 
to be a bit more prudent with more build to suits, pre-leasing, 
phased development and almost religious zeal to understand 
individual market dynamics and what is the best product to fit 
a given market’s characteristics” says Erin Patterson a com-
mercial real estate market research analyst. What this means 
is a bit more sensible approach to new construction where, for 
example, a 200,000 prelease will lead to an additional 200,000 
spec warehouse being built or more phased development as 
not everyone is convinced of the long term depth of this latest 
strength in demand.

(continued from page 1)It’s Back!.....
Speculative Industrial Warehouse Development Reappears.
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Higher Ceilings
One thing I picked up on that I found interesting is the emer-
gence of higher ceiling heights in some of these larger ware-
house “boxes” in other markets to 37’ clear, and god forbid 
40”, which has not occurred in Portland (where 32’ heights 
are standard) and is a bit astounding but given the racking 
possibilities for certain product types, the economics of higher 
ceilings given the minimal construction cost it must make sense 
and inevitably something we will eventually see in Portland. 

Here are a few more specifics on certain developments:

Capstone Moves Ahead
It has been a long road for Chris Nelson and Capstone Part-
ners which has been actively developing industrial properties 
in Portland for over a decade. They stated working on the 26 
acre site along NE Alderwood directly east of the airport and 
just south of the retail center, Cascade Station almost a decade 
ago. “We were close to developing this site in 2003 but there 
were some politics and other issues that complicated getting 
this deal done back then” explains Nelson. He is referring to 
some “discussions” with Bechtel who built the MAX light rail 
extension to the airport in lieu of getting development rights 
for up to 120 acres of land at Portland International Center 
with partner Trammell Crow. This included the industrial site 
along Alderwood that Capstone is currently developing. While 
Cascade Station was built the Port and Bechtel/Trammell could 
never come to agreement on the industrial portion that was 
also muddied a bit when the Post Office spent a year or two 
thinking they would relocate their Pearl District distribution 
facility to the site. This pushed Capstone to Rivergate and 
making a deal which resulted in the development of the Bybee 
Lake Logistics Center in 2005. “Things worked out well as we 
were able to move our plans out to Rivergate and construct a 
successful project there. We revisited the Alderwood site back 
with the Port almost four years ago because we knew with 
the extended time frames to get the ground lease done and 
permits that there will in the next couple of years be a poten-
tial strong need for additional industrial space” Nelson says. 
Capstone hoped to actually have the project up and leased 
by now but various “hiccups” pushed the start date out. When 
asked how construction costs were coming in, Nelson admits 
that the “numbers” were higher than expected and says part of 
that has to do with new energy codes that require costly items 
like insulated walls have added more than $2 psf to the price. 
The two phase project has two buildings in the first phase with 
one larger building totaling 383,000 that will cater to the afore-
mentioned monster users but still can be divided down and a 
smaller building of 108,000 sf that fits for a firm that wants its 
own stand along building or could easily divided for 2-3 smaller 
users. “We think the sweet spot will be in the 100-150,000 sf 
range and though they have all the amenities such as great 
loading facilities and high ceilings, I would not be surprised 
given the resurgence in manufacturing in the US that we might 
see some larger light to medium manufacturers interested in 
the project” says Nelson. One unforeseen benefit bestowed on 
the site was the recent adoption of Portland Eastside Enter-
prise zone which allowed for a five year sliding abatement of 
property taxes on the improvements as well as any equipment 
installed in the building which could shave over half the cost 
of the triple net expenses which could be a major benefit in 
the early part of the project. Walls are up, roof is on for this first 
project to be ready for occupancy this October - November.

continued on page 4

Radio Property to Become  
Industrial Development
It is called the Entercom Property smartly because it is owned 
by radio behemoth Entercom Radio, which has over 100 radio 
stations in 23 markets across the US. This 20 acre property 
which is located between Marine Drive and Airport Way around 
NE 162nd, also had two large radio towers on it for many 
years that were removed awhile back which made the prop-
erty become surplus and was marketed from time to time over 
the years. Always suspected of having wetlands and being 
perceived as hard to develop may have dissuaded potential 
development on this site over the years, but the site now is 
slated for industrial development. “I always get questions about 
wetlands, but there are none and the site is really in great 
shape with not too many obstacles to develop” says broker 
Tom Talbot. The Holland Group, which you know from their 
extensive apartment development, called a bit of an audible 
and are tackling and industrial project mainly because their 
COO, Tom Parsons, an OPUS alumni, has extensive industrial 
development background. Talbot says after extending road 
and utilities and doing some basic “balancing” of the site, the  
price will be under $5.00 psf. Holland closed in July and site 
work will be underway shortly for a 2014 delivery of a 330,00 sf 
double loaded building with an asking rate of $.38 psf shell.

Specht Development Returns  
to the Columbia Corridor 
Greg Specht who many moons ago caught numerous passes 
from Dan Fouts as a receiver with the Ducks, was just starting 
out on his own in the real estate development game in the early 
90’s when he teamed up with Monte Johnson (Quest Manage-
ment) a well known Portland based money manager of mostly 
union pension fund money for one of the first large industrial 
developments along Airport Way. This development was 
prescient and millions more square feet followed to make the 
Airport Way area one of the most vibrant industrial districts in 
the metro area. Specht Development is returning to its roots this 
year with the recent purchase of a 28 acre site in the Interstate 
Crossroads Development which sits between Marine Drive and 
Airport Way near NE 166th. The property was previously owned 
by the Warren family whose father Cam Warren was a pioneer 
industrial developer in Portland. Specht is looking at one large 
“bomber” building of 493,000 and they like many developers 
is teaming with PCCP; Pacific Coast Capital Partners for their 
equity participation. PCCF which is one of the more active 
finance firms in the Western US placing close to a billion of new 
loans and equity in projects from institutional investors in the 
last five years and is the money behind Capstone’s Cascade 
Station Industrial Project as well as the impetus behind getting 
TMT developments downtown office project back on track after 
4 years. “Without aggressive equity capital that believes in the 
market and the project, this project or most other industrial 
developments would not get done”, says Specht Development 
President Tod Schaeffer. Warren development had done con-
siderable pre-development work on the site when they consid-
ered building 5-6 years ago but there is some residual loading 
and sitework that already is happening and Specht is moving at 
warp speed to get the project going. Shaeffer and Specht are 
not fazed by all the potential competition. “Vacancy rates have 
been consistently ratcheting downward: regional and national 
firms that were sitting on the sidelines during this slow recovery 
are really starting to invest in new capacity and facilities plus 
there is going to be organic growth of existing companies  that 
will be moving into more efficient buildings like ours” This last 
supposition is interesting in that Shaeffer thinks there can be
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continued from page 3 
for certain firms a 20% gain in efficiency and space utilization for firms moving from a bulk of the space in the Airport Way Corridor 
which is 24’-26’ ceilings into 32’ height warehouses which is what all the new space is going to be. Additionally they think there are 
certain Rivergate leases that are coming up in the next year that will rotate towards Airport Way where there are more services and 
less truck travel time to major interstates. Asking rates at are at $.38 psf shell with the target being large distributors in the 100,000-
200,000 range but one firm taking the whole building is not out of the realm of possibility and many think a large manufacturer or 
two could absorb decent chunks of some of this new big box space.

Dermody Gets Airport Way Land Under Contract
Reno based Dermody Properties which exclusively develops industrial product nationally and who has developed several in-
dustrial parks in Portland, has tied up one of the last sites along Airport Way. The property is located on the south side of Airport 
Way between NE 148th and 158th, has contains 14.2 acres with 12.2 acres buildable and lays out for probably 4 buildings with a 
predicted square footage of 220,000 sf. With limited depths of the site because of the slough, a smaller building scenario makes 
sense catering to smaller tenants (10,000-30,000 sf) or a tenant that would like their own a 60,000 sf facility and differentiates from 
the big bombers that are currently being built which might be a good move competition-wise. Rumors have always been that there 
are substantial wetlands but given the lack of industrial sites maybe that can be solved without sucking up too much land or dough 
to correct it. This project, if it moves forward, will be mid 2015 before construction starts.

“Orphaned” Bay Valley Foods Site in Rivergate Sold to Investor. 
Remember Steinfeld Pickles? This was an iconic Oregon Brand that was a staple in many families’ cupboards and provided that tasty 
garnish to any type of sandwich you could make. It started with sauerkraut almost 100 years ago on a Scappoose farm by German-Rus-
sian immigrants who steadily grew a family business into a successful large family owned food operation with close to $40 million in sales 
by the late 1990’s. When patriarch Ray Steinfeld passed, the family sold the business to specialty food behemoth Dean Foods in 1999 
which in turn spun out Steinfelds and other brands into Bay Valley/Treehouse Foods in 2005. The large Portland plant in Rivergate 
which was built in 1979 did not last long in this corporate reshuffle as it shut down in 2008 with management offering Portland’s 

operation as being “our highest cost less utilized facility” thus putting 90 people out of work. 2008 was a terrible time economically and even worse for 
a specialty food processing facility in Portland Oregon which led to the facility sitting vacant as the 15 acre site and 78,000 sf building grew weeds and 
became an industrial real estate fossil of neglect. With a large somewhat disinterested corporate parent and a somewhat unrealistic sales price, it sat….
and sat and sat there. As the economy and industrial real estate market creeped back to health, the former Steinfeld’s plant got some tire kickers but its 
deteriorating condition, specialty amenities and huge land component always seemed to be a barrier to a sale. Here comes a very opportunistic real 
estate investor called Orton Development from San Francisco that specializes in taking mostly older, run down and neglected core industrial facilities 
and providing a substantial makeover and “repositioning” to bring new life to vacant properties. They have bought numerous older obsolete  properties 
many in the Bay Area and through smart improvements turned them into multi-use gems that have attracted a host of entrepreneurial and progressive 
uses to once older moribund neighborhoods. “Adapted reuse” is the term. The property is already getting all spiffed up for new tenant and looks a ton 
better. “We just think given we basically bought the property for land cost, that there is a good market in Portland for low cost industrial space with good 
amenities, a huge amount of land for storage or expansion. We make investments for the long term and put the investment in to bring back neglected 
properties to optimal condition and then because of our cost basis are able to offer the space back to the marketplace at a very attractive rate” says an 
Orton principal. 

 New Industrial Projects in the Columbia Corridor
Project/Location	 Developer	 Size	 Status
PDX Logistics  Up to 
NE Alderwood/Cascade Station Capstone 833,000 sf Under Construction

Colwood Industrial  Up to 
Cornfoot/Alderwood At NE 78th  Trammell Crow 900,000 sf September 2014 Start

Prologis PDX 
19453 NE Riverside, Gresham  Prologis 204,000 sf Under Construction

Entercom 
NE Cameron at 170th off Airport Way  The Holland Group 320,000 sf September 2014

Gateway Corporate   Under 
Center/NE 181st & Sandy New York Life 215,0000 Construction

Specht Development   Under 
Cameron Way @ NE 166th  Specht Dev. 493,000 sf Construction

NE 148th 
Airport Way (Tentative) Dermody  220,000 sf Spring 2015
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Lilly’s: Home Grown  
Hummus Company Grows

Portland has lots of great food company stories 
which feature forward thinking entrepreneurs that 
come up with new ideas or new spins on old ideas 
and run with it and pretty soon have a great and 
growing business. Bob’s Red Mill, Pacific Foods and 
Dave’s Killer Bread come to mind. Lilly’s Hummus 
or the company name, Oregon Harvest is one such 
company that you may be reading more about in 
the coming years. Started less than a decade ago 
when Lilly Miscoe “threw together” some fresh 
roasted peppers with creamy homemade hummus 
for some dinner guests who could not get enough. 
Their enthusiasm prompted an application and ac-
ceptance to selling her various flavored hummus 
recipes at the Portland Farmer’s market where cus-
tomers often gobbled up her whole supply before 
the day was over. So with her husband Michael 
their next step was commercial production in an 
old warehouse near the rail tracks in North Port-
land. Ever year brought more growth as more and 
more local markets and now regional distributors 
picked up their product. Described as tangy, fla-
vorful, light and refreshing, their Lilly’s Hummus 
comes in 8 flavors and is organic, gluten free and 
most of the ingredients are locally sourced. This 
success led the owners to begin 18 months ago 
looking for a long term facility solution to meet 
their growing production needs. “We looked at 
lots of buildings but all of them seemed to have 
some sort of shortcoming” says Lilly Miscoe.  Last 
year they took a bit of a gamble and settled on a 
huge “abused” warehouse property that had been 
taken back by the bank more than five years ago 
and had been sitting there with a price that keep 
creeping downward to help move this asset off the 
banks books.  Sitting on close to 11 acres with over 
60,00 sf of space off North Columbia Blvd. the 
property had tons of challenges, somewhat scary 
deferred maintenance but also opportunities and 
having to pay only $1.1 million for  the property 
they basically get the land for less than $2.50 and 
the building for free. That gave them the flexibility 
to invest in the better part of the property to bring 
it up to food quality production standards and 
they now have been producing their famous Hum-
mus recipes since late September 2003. “It was a 
lot of work but we really have made the property 
work out and we just have so much room for future 
growth” Miscoe relates. 

Triad Machinery is Moving  
Equipment…on a New HQ site 

in Columbia Corridor.
Triad Machinery moving heavy equipment in sales and leasing which 
has prompted them to move similar equipment all over 7 acres they 
bought to construct a new facility at 18200 N.E Riverside east of Port-
land Airport. “The timing was just right as we have seen our business 
steadily improve over the last few years and we are in a leased property 
and this was just the right opportunity nearby to build and own some-
thing that better fit our needs and helps us serve our customers more 
efficiently” says President Doug Summers. Triad which was located just 
over a mile away on NE 148th sells, leases and services a range of heavy 
equipment for construction, logging, material handling and much 
more. They serve four states from their five Northwest locations with 
Portland being the headquarters. The bought the land this past summer 
from the Portland Development Commission for the 
appraised value of $5.50 psf with the PDC kicking 
in $130,000 for some agreed upon site work. Con-
struction by Perlo Construction started almost after 
closing on a 35,000 sf parts, service and office facility 
with much of the balance of the property to be used 
for their heavy equipment inventory. As you read 
this, Triad is up & running at their new location.

It is difficult to find large close in industrial sites. A 19 acre indus-
trial site along Interstate 5 at 1601 N. Columbia Blvd is finally ready 
to be sold after many years of being somewhat underutilized. This 
site was home originally to a lumber company then was occupied 
for over a decade by local container outfit that did not make it 
through the last downturn but since that time it was mostly vacant 
as the economy floundered. While these large sites are gems there 
is also a limited amount of firms that can take advantage of these 
large sites so it is somewhat of a niche property but when you 
need large land sites close into the city it can be a long wait. With 
close to 80,000 sf of various buildings, this property has finally 
found a marriage with family owned S & H Landscape Supplies 
and Recycling that is in growth mode as residential construction 
has snapped back strong in most submarkets in the Portland area. 
“We have a big presence with several locations in the west metro 
area and were looking for a large accessible site to service the 
eastside and Clark County and this property was really a perfect 
fit to get our operations going and provides immense potential 
for growth into the future” says S & H Will Deitz. S & H has three 
locations in Washington County and involved in multiple product 
lines: Soil Amendments; Rock Products; Landscape Supplies and 
Drop Boxes. They lease the property last fall and are set to close 
on a SBA funded purchase of the property in early fall. S & H has 
been slowly improving the property to gear up to provide a full 
line of their products by next spring and employment could reach 
40 and with extra acreage they are contemplating expanding into 
other businesses.

S & H Set to Buy Key Columbia Blvd. Site
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It will be kind of sad for many of us golf lovers to watch the 
backhoes and bulldozers tear up a large portion of the undu-
lating fairways and smooth greens of Colwood Golf Course 
sometime this fall. Oh well. Progress. But the substitute of a 
huge upgraded open space park and a large industrial park 
promising hundreds of jobs lessens the blow plus Portland is 
fortunate to be blessed with many golf alternatives throughout 
the metro area. The Colwood Golf Course has been around 
since 1929 when it opened as Meadowbrook Golf Course then 
quickly went banko then reopened as Colwood National in 1932 
and where future golf pros, kids learning the game to old duffers 
looking to win some dough and keep old friendships alive found 
a home. Owned since 1955 by the Saunders Family that has 
owned other Oregon Golf Courses, the course has been some-
what of a neutral if not costly investment over the years and the 
family was ready for the “next phase”. As owner Bill Saunders 
mentions “I grew up playing Colwood and it’s my grandfather’s 
legacy but times change, it has become a marginal investment 
and there are better opportunities for this property that can 
satisfy a whole host of stakeholders”. He refers to a perfect storm 
of the well documented need for more industrial land in the 
city, the neighborhood’s severe lack of open or park space and 
declining enthusiasm for maintaining an operation and property 
that often doesn’t cash flow. Saunders has been here before when 
he tried to get the bulk of the property rezoned to industrial in 
conjunction with the Port taking over a huge chunk of the site 
on the northside for what at the time was a long held desire 
for a 3rd runaway at PDX. That acrimonious effort 4 years ago 
proved disastrous as the neighborhood, environmental groups 
and concerned citizens actively opposed the large percentage of 
the 138 site going industrial with only about 25 acres along the 
slough being preserved as open space. The neighborhood felt 
they were being steamrolled in this initial process and the devel-
opers did little to reach out to the neighborhood who coalesced 
and strengthen around this lack of consideration and the fact 
that their neighborhood has been in their eyes “ignored” by the 
city and others for years. A two year battle resulted in a hear-

ings officer giving a thumbs down to the zone change as did the 
City Council. Fast forward 4 years to a whole different scenario 
that now looks more like a love fest between the neighborhood, 
environmental groups, business and industrial interests and the 
Portland city council. This group hug was basically the brain-
child and hard work of Don Goldberg from the Portland office 
of the Trust for Public Lands which is a national land preserva-
tion group that comes up with innovative ways to bring diverse 

parties together to conserve 
and protect valuable land for 
public use. Goldberg with 
a long history in commer-
cial real estate in California 
became the Henry Kissinger 
in the process and saw the 
way through to a win-win compromise mainly by providing 
a larger chunk of the property as open space and listening to 
and including a wide and representative assortment of citizens 
and stakeholders in the surrounding Cully neighborhood to 
craft a remedy. “Mr Goldberg showed and proved to many in 
the neighborhood that he understood our concerns and sought 
to provide a solution that is a desirable result for everyone. He 
did a masterful job of making this a winning compromise”, a 
neighborhood activist testified at the city hearings late last year. 
It took 18 months and dozens of meetings and presentations but 
Goldberg with help was able to craft a complicated yet accept-
able plan that seemed in the end had everyone smiling and nod-
ding their heads in agreement. It helped immensely that through 
the Airport Futures Planning Process a few years ago that the 
Port had given up their quest for the third runaway which 
meant more land could be put to public benefit which was the 
main concern of the neighborhood and environmental groups. 
So now we have 90 acres of Open Space on the south end of the 
property closest and most accessible to the residential neighbor-
hoods with 48 acres north of NE Cornfoot slated for industrial 
development by Trammell Crow: one of the largest and most ex-
perienced industrial developers in Portland and nationally. “We 
love the Colwood site which is next to the Airport with great 
transportation connections and it also great to be part of such a 
great compromise that seems to have everyone on-board” says 
local principal Steve Wells. Additionally, the 90 acres will get 
enhancements with native tree plantings; improvement of habi-
tat along the slough and the creation of several acres of wetland 
areas where after a few years it will be hard to tell it was a golf 
course. In a hearing at the Portland City Council last fall, almost 
two dozen groups testified enthusiastically in favor of this hard 
fought arrangement which required City Council approval for 
the zone changes and environmental overlays. Even Audubon’s 
resident environmental curmudgeon Bob Sallinger liked the 
deal “The Land Trust did a good job to move this forward and it 
will protect a significant portion of the property in perpetuity” 
That says a lot to have his stamp of approval. Trammell’s Wells 
thinks earth moving equipment could be on the site sometime 
this fall “The site is more ready to go than most people think. 
There are adequate services nearby. We are close to finalizing 
some offsite transportation improvements on Cornfoot, Alder-
wood and up on Killingsworth near 205 and the environmental 
issues are fairly well defined.” Sadly Colwood just closed down 
it’s golfing operations but there are plans for small 9 hole facility 
sometime in the near future on some of the vacant land. Tram-
mell while moving ahead does not know exactly the size or if 
they will phase their development at this point but hopes to have 
most of the site work complete before fall rains come.

Colwood Golf Transitions into Park and Industrial Development
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The recent land sale to Triad Machinery brings to a conclu-
sion the 10 plus year odyssey of the PDC’s purchase of 39 
acres along Airport Way from two farming families back 
in 2003. The PDC’s goal in developing this land which was 
called Riverside Corporate Center was to help facilitate 
industrial development by using Urban Renewal Money 
to prepare an assortment of shovel ready sites that could 
easily accommodate both industrial developers and users. 
The goal was to create jobs, insure some commitments for 
wages at 200% of minimum wage and bring a significant 
amount of investment on to the tax rolls while recoup-
ing through land sales as close as possible to the cost of 
the development. From almost any viewpoint that has 
occurred. With an investment of $7,400,000 originally for 
the land and another $1,700,000 for infrastructure, they 
have received back just under $8,400,000 gross proceeds 
from the land sales. The more important aspect of this 
picture is that close to 600 well-paying jobs have been 
created in the 470,000 sf of buildings with a total invest-
ment of over $40 million. Dig a little deeper and you will 
find over $600,000 per year of property taxes (not count-
ing taxes on equipment) as well as considerable dollars 
being paid in City of Portland Business License Taxes are 
being generated yearly off the site. A quick review of de-
velopments on the site reveals the first user was Portland 
Hospital Services, a linen supply company, which is a joint 
venture of Legacy and Providence that bought 4.7 acres 
and built a 68,000 sf facility in 2003. Dermody Properties 
did two deals on parcels, one for a 265,000 sf speculative 
development and the other for a 105,000 sf build to suit 
for Morgan Distributing and then Triad Machinery com-
pleted the project which its recent purchase of 7 acres last 
fall. Though the 10 year time horizon was probably longer 
than predicted but given the size of the site, infrastructure 
and a recession that killed 4-5 years, the timeline looks 
actually pretty good.  Riverside Parkway Corporate Center 
is a good example of how public-private partnerships 
when done correctly can be extremely good investments 
and arrangements because if this property did not have 
the PDC’s impetus, commitment and direction it is doubt-
ful the density and  quality of development would have 
occurred on this site by this time or maybe not at all.

PDC’s Riverside Parkway is a  
Success any way you look at it.

Old Dominion Trucking Building Huge 
New Terminal at former Portland Raceway
It was home for some of the most intense and rowdiest car and truck 
racing on the West Coast. Many a weekend in the 60’s and 70’s you 
could see the bright lights and hear the loud growl of engines through-
out North Portland as thousands of “gearheads” flocked to the Portland 
Raceway to both compete, cheer and share camaraderie with likeminded 
racing fans on the dirt track oval that sat behind the Portland Meadows 
Race Track. Racing in Portland lost its allure and ownership changes at 
the track basically shut the site down in the early 90’s as weeds took over.  
Swift Transportation, one of the largest full load trucking companies in 
the US came calling when the Vancouver based family put the site on 
the market 10 years ago. Swift paid the unheard of $7.75 psf for the 27 
acre site in 2005 and plans were laid for a huge new trucking terminal. 
Economic bumps and management changes at Swift put planning for this 
site in the deep freeze and it never really thawed out and finally last year 
Swift put the site back on the market asking an aggressive $10.00 psf in a 
still recovering industry and economy. The broker for Swift told me at the 
time when I questioned the price “There is not another site this size on 
I-5 in the Portland market and plus Swift is not desperate”. I had to agree 
but still scoffed at getting close to that price but shortly thereafter I was 
proved slightly wrong…again. One of the fastest growing and aggressive 
less than full truckload  (LTL)carriers in the US, Old Dominion Truck 
Lines quickly tied up the Swift site looking to build a massive cross dock 
facility to replace their smaller leased facility about a mile away. Old Do-
minion closed on the deal in the summer of 2012 paying $10,848,000 or 
$7.48 psf which is probably $2.00 more than for a similar site in Rivergate 
or east of the airport if in fact you can find it and the seller is willing to 
let go of it. There is probably at least $1.50-$2.00 
of site work to be done also so that makes for a 
very expensive ;and deal. “Old Dominion looked 
at the location as just being superior to other sites 
much further east towards Troutdale and when 
you figure in the travel times which are absolutely 
key for trucking firms, the price they paid made 
sense. Plus in a large investment like this over many decades paying a bit 
more for the dirt really does not make or break these types of deal” said 
Zack Bode, the broker who worked with Old Dominion on the deal. Site 
work has been going on since last summer and soon you will see one of 
the largest cross dock facilities in the metro region at over 120 doors and 
large shop and office component. Walls on huge cross dock facility have 
been tilted and occupancy is slated for some time in early fall 2014. They 
will move from their facility on Fazio Way next to Oak Harbor and R & L 
Carriers which owns this building will move in from a leased facility on 
NE 59th after Old Dominion occupies their new facility.

Key Industrial Property to come Available
It has sat forlorn for over 25 years as vacant grassland at one of the best interchanges in the Portland metro region. I 
am talking about a chunk of close to 13 acres at the east side of the Marine Drive interchange where North Vancouver 
and Marine Drive come together. Owned for many years by a local family, the I-5 property along with another 11 acres, 
has been leased to trucking giant Yellow Freight Company (YFC) who always thought they would expand their large 
cross dock facility into this vacant site. That never happened as the trucking industry experienced a roller coaster 
of economic health over the last couple of decades with a bit more dips than crests. With the long term ground lease 
renewal coming up, Reddaway Trucking, a subsidiary YRC and who now operates the trucking facility is done paying 
for the vacant land they will never utilize. So, the family ownership is looking at the possibilities for this key piece of 
dirt when they take back control this coming fall. With a zoning of Heavy INdustrial (IH) the flexibility for other uses is 
pretty limited with the possibility of some retail (fast food?) pads. Most likely the bulk of the property will be utilized 
like much of the surrounding area, like Jubitz, to service the truck and transportation industries. With a lack of good 
industrial sites, a great location and infrastructure in place, this site should get plenty of interest.
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is quickly building a nationwide network of natural gas sta-
tions is the leader. Started by not publicity shy and avowed 
Natural Gas Cheerleader and Billionaire, T. Boone Pickens, 
Clean Energy Fuels (CEF) has quietly built a network of 
360 stations across the country servicing 30,000 vehicles 
a day. Clean Energy hopes to double this amount in the 
next 4-5 years. The speed and location of stations is being 
driven by an increasing amount of large trucking compa-
nies asking CEF to provide stations near their facilities. In 
Portland, the first natural gas station which looks almost 
identical to a diesel fuel station, is set to be developed 
here this spring. It will be located on 2 acres of land on 
North Vancouver just off Interstate 5 and down the street 
from the preeminent truck stop in the area, Jubitz. Red-
daway Trucking which is part of the trucking behemoth 
YRC operates a large terminal across the street and is one 
of the main reason CEF chose that site but the fact the 
site is mere blocks from a major interchange on Interstate 
5 also helps. Clean Energy is into the city for permits and 
hopes to break ground this fall and be operational by 
next Spring. “We have had our eye on Portland for some 
time and along with having some commitments from our 
trucking partners along with an available site that has a 
great location paved the way for this project” says Clean 
Energy’s project manager Pete Stovall. The site will initially 
contain capacity for just Liquified Natural Gas (LNG) 
which is what most long haul trucking firms use with the 
ability to also provide Compressed Natural Gas which is 
more conducive to shorter haul or delivery vehicles. Initial 
development costs are pegged at over $ 2 million. The 
station is planned to open second half of 2015.

First Natural Gas FueliNG 
statioN ComiNG to PortlaNd!

If you have kept up with news about the energy sector 
over the last few years, you know the United States is 
awash in Natural Gas. Much of this natural gas is a huge 
by product of the fracking process for petroleum products 
that is taking place in a big way in many states with North 
Dakota being at the center of it all but also happening in 
Texas, Ohio and Pennsylvania and probably coming to 
other states very soon. In fact huge amounts of natural 
gas are burned off because there is not enough transport 
or storage capacity to handle this huge increase in sup-
ply.  This has driven down natural gas prices considerably 
and the experts think voluminous amounts of natural gas 
supplies will be with us for decades. This coupled with the 
fact natural gas is a cleaner fuel and reduces diesel emis-
sions significantly, has led the trucking industry over the last 
few years to start dipping their toes into this technology 
to power the millions of delivery and long haul trucks that 
brings us the bulk of our goods. There are several man-
ufacturers like Cummins and Freightliner that currently 
produce a line of natural gas engines with others like 
Paccar studying the market. Natural Gas engine technology 
has been around for some time and many municipal buses 
and city vehicles have utilized these type of engines since 
the 90’s but it is starting to move mainstream with large 
trucking companies starting to make commitments. FedEx 
plans to shift 30% of its long distance trucks to natural 
gas by the end of the decade. UPS is also following suit. 
One of the barriers to more natural gas vehicle usage that 
is quietly being addressed has been a cohesive refueling 
network. Enter Clean Energy Fuels Corporation a vertically 
integrated natural gas transportation fueling company that 

T. Boone Pickens’ Clean Energy Fuels
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Two Large Industrial Projects Change Hands One Does Not
When large industrial real estate projects locally are marketed and sold it is usually a good sign that at least the investment 
market for such product is relatively healthy and Portland is a desirable investment venue but there are lots of other rea-
sons big warehouses and industrial parks get sold as evidence by a couple of large industrial projects hitting the market in 
the preceding months.

Leased Land Foils Alderwood Sale?
“The owners are somewhat overexposed to industrial product in Portland and they think the investment market has improved 
and they like to rotate in and out of their investments to take advantage of changing market conditions and internal invest-
ment criteria” so explans Ryan Fitzgibbon in his best investment-speak at Seattle based, New Tower Trust, the asset manager 
for Multi-Employer Trust which owns the Alderwood Corporate Center on the south/east side of the Portland airport just a 
stone’s throw from the Cascade Station Retail Disneyland. Built in 1999, this 835,000 sf mostly distribution project was recently 
marketed for sale. With major tenants such as the United States Post Office, Coffee Bean International, Owens Brockaway and 
IKEA, the property is over 95% leased which is always a good time to market a property. MEPT is a huge $5.4 billion real estate 
investment fund and is basically a vehicle for over 300 pension plans who need or are required to have a certain amount of 
their assets in real estate. MEPT and their advisors have had a big impact on the Portland industrial market over the last two 
decades having through their advisors been the money behind a bulk of the warehouse product in Rivergate, near PDX and 
several other projects that totals close to 3 million square feet. The interesting twist to this deal is that like many industrial proj-
ects in the Columbia Corridor either in Rivergate or around airport, this project sits on leased land from the Port of Portland 
and that initial 55 year lease that has been ticking for over a decade which puts the original lease currently having close to 40 
years left but there are some extensions to the original land lease but the payment to exercise these extensions are pretty darn 
high. James Lang LaSalle which had the property listed for much of the winter and spring got some good action on the site but 
in the end the interest was not significant or at a price that made New Tower feel like they wanted to complete a deal. In such a 
hot market for good industrial investments, obviously the land lease scenario was a significant impediment for buyers to step 
up to an acceptable value. This situation may give a bit of warning to other large industrial projects that have long term ground 
leases with the clock ticking such as in Rivergate and around the airport and can make it hard for new projects to be built on 
leased land.

On Other Projects, or Leased Land

Demody’s Logisticourt sold last year to REIT.
Another project which is in the Columbia Corridor on the fringes of the city of Portland quietly changed hands earlier in 
2013. Logisticourt at Portal Way, a 2655,000 multiple tenant industrial building developed by Dermody Properties in 2008 
was recently sold for $21,000,000 or $79 psf to a recently form partnership Dermody formed with the Magna Group, which is 
one of the largest auto parts suppliers in the world.  Granite Real Estate Investment Trust is a Canadian based group that was 
initially formed as an investment vehicle to own the millions of square feet of industrial space occupied by the Magna Interna-
tional Auto Parts which has over 100 facilities globally to supply parts for almost every major car brand. Granite is looking to 
diversify away from its Magna roots and its partnership with Dermody who is a national industrial developer, is a glove fit to 
both acquire existing industrial product as well as partnering on ground up developments which Dermody is extremely well 
connected and experienced to deliver to the partnership. Logisticourt’s tenants are Lacrosse/Danner; Samuel & Son: BWGS; 
and food distributor Vistar and home to a large employment base of 550. Cap rate for the deal was just north of 7%, and again 
shows a strengthen interest in Portland’s industrial market which is considered second tier and often not large enough for 
certain institutional investors.

Trammell/Clarion sells Gresham Industrial Park 
Rockwood Industrial Park which was built in 2008 by Trammell Crow and had a hard time leasing up due to the crumbling 
market at the time it was finished, just recently traded hands form its original investor, the real estate investment trust Clarion 
Partners (formerly associated with Dutch Insurance Giant ING) to a fund associated with commercial brokerage behemoth 
CBRE. The property encompasses 307,970 sf which also included a building in Tualatin and has a price which represents an 
aggressive starting 6.1% capitalization rate. The price was $27,950,000 which translates to a healthy $90.76 psf representing 
one of the largest industrial sales in the last decade but more may be coming. An assortment of regional and national tenants 
with Allegro, a home grown music publishing and distribution firm takes the largest chunk in the project. Clarion took most 
of their dough home with them but decided to stay in the Portland market with a consequent purchase of a single user indus-
trial building not far away from Rockwood at NE Mason and 167th. The 134,000 sf building is mainly leased to American Tire 
Distributors and the $9.8 million deal translates into a more reasonable $73.00 psf price. Clarion has a long history of industrial 
development in Portland and still owns multiple buildings and will stay interested and involved in the market as all of their 
investments have provided good returns, their regional manager told me recently.



QUANTITY UNIT PRICE TOTAL PRICE
Building Shell and Sitework 125,000      sf 43.00$                5,375,000$      
Mine, Place and Move Surcharge 49,560        cy 3.50$                  173,460$         
Remove Surcharge 24,780        cy 3.50$                  86,730$           
Office TI (5 % of Space) 6,250          sf 55.00$                343,750$         
Warehouse Lighting 118,750      sf 0.80$                  95,000$           
Loading Dock Equipment Allowance 15               ea 7,500.00$           112,500$         

BUDGET TOTAL 6,186,440$      

Total Building Size 125,000     s.f. $ / s.f. 49.49$             

Notes:
Assumes Standard Site Coverage
Assumes Building Size of 250 x 500
Assumes Mechanical Pit Style Dock Leveler with Dock Seal at Each Position
Preload Height Assumed to be 6' Above Finished Floor, Material Mined and Replaced On-Site

125K S.F. Generic Distribution Facility
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SoloPower Hanging in there….barely.
Remember these guys? This company rode the wave of alternative energy which went beyond flavor of the month 
to flavor of the decade. But in many instances these firms have turned stale or even rotten as many well publicized 
and government supported companies have faded into bankruptcy. While not in the league of the half billion dollars 
digested by the most visible failure Solyndra, SoloPower for Oregon’s size may be proportionately the same. Solo-
power’s technology was centered on thin film solar cells that given its significant weight reduction, less processing 
steps to create, and simplicity compared to larger and bulky solar panels, which would bring the cost of solar power 
generation into a far more competitive realm. Started by two engineers back in 2005, their technology and process 
attracted accolades, patents, awards and investment from an assortment of supposedly smart sources which led to 
Oregon with its generous alternative energy tax credit environment to open the door for them in their plans for a 
huge new plant. After a dance with the city of Wilsonville, SoloPower settled on a huge 220,000 sf distribution box in 
North Portland in the Rivergate area in 2011. Backed by $20 million in tax credits and a $10 million Oregon Depart-
ment of Energy Loan and the potential for $200 million more in federal support the $300 million factory was to be 
up and running in 2012 with employment to reach close to 500. Problems hit hard and early as the factory invested 
millions in equipment and infrastructure that most likely exceeded projections but customers did not line up for the 
finished product which was far more expensive per watt than conventional panels so production never really got go-
ing before they pulled the plug over a year ago. Last summer, SoloPower “restructured” their loan with the State and 
shifted to paying half their rent which I predict is now $50,000 from close to $100,000 a month. Most people in the 
know think the most likely exit is selling the equipment and technology most likely to an Asian firm that would move 
it to a less expensive and existing facility overseas. A partnership deal with a South Korean firm this past fall centers 
on licensing and distribution tie-ups for a factory in S. Korea but does not bring in any new money or investment for 
the Portland operation. SoloPower has laid off almost their entire workforce; shuttered its San Jose headquarters; 
is being sued by former employees and left dozens of supplies with thousands in unpaid bills. But with this very 
checkered history you would think that SoloPower is  headed for the dustbin but Tom Talbot, broker for the project, 
related “They recently told the landlord that they would be plugging in their equipment and starting production this 
summer and make payments on the loan from the state” I am not convinced this will happen given the obstacles and 
people who are owed money but you have to appreciate their tenacity after multiple financial setbacks to try to make 
this thing work. Every few months seems to bring both a bit of optimism and also a share of pessimism regarding 
these guys making it. As of July, plans were for production to start again in September. We will see... again.

Construction Costs  
on Industrial Buildings	

I was doing some groundwork for a client regarding some preliminary costs on a new industrial building. I was costing a 
very simple 125,000 sf project so I called the experts and the company that has built by a large margin more industrial 
space in Portland in the last 20 years than anyone else, Perlo Construction. I talked with both Chris Culbertson and Chris 
McLaughlin both estimators and they gave me a bit of insight as I heard construction costs were inching upward due to 
material costs and more importantly because of new energy codes enacted a couple years back. “There are some new 
energy standards that affect industrial construction namely insulating the sidewalls and more costly is the requirement to 
provide rigid insulation in the roof which can add close to $2.00 psf to costs” says Chris McLaughlin. The rigid roof insu-
lation is about 80% of that cost as no longer can you put batt insulation under the purlins of the roof. They also noted that 
with several large industrial projects going on in the Columbia Corridor, subcontractors are getting busy and booked out so 
labor costs most likely will inch upward for projects starting in the next 6-12 months. He also mentioned that because there 
are few if any ready to go industrial sites that site costs for pre-loading, stripping, wetlands and other site work are becom-
ing more commonplace and a larger percent of project costs which he says will continue as more challenged sites come 
into play. Other than that material costs and other development and building costs have been fairly steady. Perlo’s cost 
estimate of my basic building is to the right on page 11.
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The Postal Service’s massive and congested 
facility in Northwest Portland potential 
relocation to a larger more functional lo-
cation has been discussed and rumored in 
real estate circles for over a decade, maybe 
longer. With the explosion of development 
of retail, apartments and condos surround-
ing the Post Office’s 13 acre site over the 
last 15 years has brought a growing conflict 
of USPS’s truck heavy use with bikers, resi-
dential/retail and parking uses in the Pearl 
District. Looking down from the Broadway 
Bridge, the Postal Service’s ugly 50’s com-
plex looks starkly out of place. What made 
sense 40 years ago no longer fits with the 
higher more dense uses that now encom-
pass the heart of the Pearl District. Before 
the great recession there seemed to be some 
real momentum towards a deal to free 
what many think is one of the best urban 
redevelopment sites on the West Coast with 
USPS most likely looking towards the Port-
land Airport Area for a new facility. In fact 
the PDC has the money “set aside” through 
the River District Urban Renewal Area 
for the acquisition of the site. With a fairly 
rapid rebound in both development and 
financing interest in urban redevelopment 
and some are re-shuffling at the PDC to a 
much more efficient structure and what has 
been called a more “deal oriented” culture 
the possibility of something happening on 
this stellar redevelopment site has been

quickening but the size and location of the 
site warrants considerable brainwork and 
effort to make something happen. Probably 
one of the bigger barriers is to get a huge 
bureaucratic federal agency which is hem-
orrhaging money to get actively engaged 
in making something happen but with 
some recent PDC pushes and with prop-
erty values in core Portland escalating and 
huge amounts of money washing into good 
urban redevelopment projects, there seems 
to be some renewed momentum starting to 
build for something to happen in the next 
year or so. This of course is speculation but 
albeit educated speculation but this is how 
a deal could work. Since the USPS needs to 
be continually operating, they have to ba-
sically turn the lights off at their facility in 
Northwest and turn it on at a replacement 
facility the next day. USPS knows the size 
and type of facility they need as they have 
built similar facilities around the country 
so they can with some minor tweaks, take 
the plans off a shelf and plop it down on an 
acceptable site. Their need is for 28 acres 
and an approximate 400,000 sf facility 
and of course they need to have a rather 
accessible urban location which is the rub 
as Portland has a well know lack of ready 
to go industrial sites of this size. The idea 
would then be for the PDC to take their 
set aside of money and go build the facility 
and have the Post Office relocate and then 
hand the keys over to PDC who then would 
orchestrate a sale of  their Northwest Prop-
erty in probably a RFP process. Rumors 
have had them already looking at both

Cascade Station (an old idea) and the soon 
to be industrial project at Colwood Golf 
Course as the best relocation opportunities. 
The fact that CBRE represents the Postal 
Service and Trammell Crow another CBRE 
group member who is developing Colwood 
makes for an incestuous but appetizing 
possibility. 

The PDC would then have to “tee up” the 
former Post Office site with some mas-
ter-planning and adjustments to FAR’s/
heights to maximize density which al-
most everyone believes is appropriate and 
would create additional value. Because of  
the size of the site and what some people 
believe may require close to a billion dollar 
investment over many years, points to 
much larger national developers maybe 
with a local partner being the ones most 
capable of providing the financial heft and 
resources to bring the size and type of de-
velopment the site deserves. The possibility 
of the Pearl District Post Office site becom-
ing available has already elicited interested 
calls from some of the biggest of the big in 
commercial real estate finance and develop-
ment. The weird but good thing about this 
is that the very preliminary early projection 
of the cost of the new facility and recent 
appraisals of the Pearl District site line up 
pretty well in the $60 million range which 
really helps this complicated conglomera-
tion of factors. Just surveying the site from 
the Broadway Bridge which I did recently 
seeing the larger buildings of downtown to 
the south and still developing mid and low 
rise buildings of the Pearl to the West and 
the iconic Union Station basically across 
the street, it is not difficult to envision the 
huge possibilities.

 Where is the Postal Service Going?   
                 Maybe Columbia Corridor?
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Remove Surcharge 24,780        cy 3.50$                  86,730$           
Office TI (5 % of Space) 6,250          sf 55.00$                343,750$         
Warehouse Lighting 118,750      sf 0.80$                  95,000$           
Loading Dock Equipment Allowance 15               ea 7,500.00$           112,500$         

BUDGET TOTAL 6,186,440$      

Total Building Size 125,000     s.f. $ / s.f. 49.49$             

Notes:
Assumes Standard Site Coverage
Assumes Building Size of 250 x 500
Assumes Mechanical Pit Style Dock Leveler with Dock Seal at Each Position
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One large land parcel comes available (Cereghino)
…another one does not (UPS). 

For awhile there it looked like their might be a rare 
100 acre industrial parcel coming on the market in 
the Columbia Corridor under two ownerships but 
recently one of the owners, United Parcel Service 
(UPS) decided to hang on to their site. “After con-
siderable analysis we decided to keep our 50 acre 
Gresham site for possible future development” says 

Luis Torres at UPS. This property was 
bought over a decade ago for a potential 
large parcel distribution hub to possibly 
replace their large facility on Swan Island. 
“UPS often buys land parcels for future 
facilities that can be far off into the future. 

Sometimes they get developed and sometimes they 
don’t depending on the changes in our distribution 
and transportation models throughout the world.” 
Adds Torres. Large investments in technology and 
automation at Swan Island over the years made this 
Columbia Corridor property less appealing for the 
long term which made UPS seriously consider sell-
ing the site earlier this year. The site has long been 
on the radar screens of development companies and 
users because of its size and location but the prop-
erty does have considerable site work associated

with development but UPS showed little motivation 
to improve the site or consider a sale to either users 
or developers. This looks to continue into the im-
mediate future but an adjacent site owned by a long 
time farming family has hit the market. Directly to 
the north and west is another 42 acre site owned by 
the Cereghino family recently has been listed for 
sale. Sitting at the very end of Riverside Parkway and 
just east of Prologis’ construction of a new distri-
bution building and stretching east almost to Blue 
Lake, this site has been basically farmed forever but 
does need considerable 
analysis and infrastruc-
ture improvements 
in order to bring into 
buildable condition 
and according to the 
marketing materials 
only about 20 acres  
will be developable after wetland mitigation and 
other considerations sucks up almost half the site 
which probably cannot be delivered as ready to 
build for at least a year or longer. No pricing given 
these unknowns has been given to the site.

Swift Transportation buys adjacent site in Troutdale
When Swift Transportation one of the largest full load  
carriers in the US sold their large land site at Portland 
Raceway to Old Dominion over a year ago, this did not 
solve their need for more space as their Troutdale facility 
was crammed to the gills for years. Therefore the purchase 
of an empty trucking site adjacent that was previously 
operated by troubled trucking company Interstate Distrib-
utor meant a ton of sense “It was a pretty slick deal after we 
sold the Portland Raceway site and really help Swift deal 
with their space issues and plus it was at a very competitive 
price.” says Wayne Uhlir a broker for Swift. The 23 acre 
site had offices and a shop and was in good condition as the 
facility was less than 15 years old and well taken care of. 
But the site had what is really needed for a full load truck 
carrier and that is land which now expands Swifts footprint 
to over 40 acres in Troutdale. Swift paid $3.75 for the site 
lass fall which basically means they paid a low $3.75 psf  
for the land which was completely improved with paving; 

fencing; lights and all infrastructure in place and got the 
shop and offices for free which tells you the motivation of 
the owner to unload the property which was vacant for  
over two years.
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Schools; Metro. These fees have expanded and grown over the last couple of decades as 
cities see a fertile garden for obtaining dollars to help pay for a growing list of public 
services, infrastructure and amenities that cannot be adequately covered through other 
taxes, and fees. Though these type of development fees have been around for decades, but 
their rapid expansion dates back to the 1980’s and early 90’s where the pace of population 
increased more dramatically in many jurisdictions thus requiring expensive upgrades to 
infrastructure. Additionally regulations governing transportation and utilities became more 
pronounced while other outlets for financing infrastructure and growth needs such as state/
federal dollars and property taxes (passage of property tax limitation measures) reduced the 
options for jurisdictions to obtain dollars to pay for roads, parks, services, utilities, etc. It 
probably was not uncommon for a company or developer to build a large facility back in the 
60’s or 70’s to pay 1/10th of the permit fees that would be required today. The concept of 
new development “paying their way” is now standard.

How these fees get determined is a rather esoteric and somewhat of a secret sauce recipe. 
“Each jurisdiction has its own way of determining their development fees but it comes 
from a rather complex set of analysis and research into a prediction of what sort of infrastructure needs a community will have based 
upon assumptions related to population increases and future development” says Tom right of Mackenzie who is worked with numerous 
municipalities regarding their development fee determination and structures. I mean how do you put a precise number on a 100,000 sf 
industrial building or new Walmart to accurately reflect how that development stresses or uses the present or future local or regional 
infrastructure system? It involves a rather complex and somewhat unscientific system of a jurisdiction looking at its overall zoning or 
land use plan within its urban growth boundaries and then predicting growth over a given amount of time and how that growth and 
development will need to be accommodated from a services standpoint and then attaching a cost to those projected needs and then 
spreading those costs over a myriad a types of development i.e. residential; industrial; retail etc. Do you have a headache, yet? 

There are basically 3 baskets of fees: Land Use Review which has the smallest financial damage and includes basically the application 
fee and pre-application conference cost. System Development Charges which covers mainly costs associated with paying for current 
and future infrastructure costs for transportation, stormwater, sanitary/sewer and parks. Building Permit Fees covers the costs of re-
viewing and making sure plans or in compliance with the multitude of city codes and ordinances but also includes some hefty fees for 
Metro and Schools. Mackenzie’s review looked at three different building types and sizes: 50,000 sf retail building; 80,000 sf 4 story 
office building and an 80,000 sf industrial building. The specific costs for each individual building or development then get calculated 
by formulas that take into account multiple factors that involve such factors as construction cost; square footage; plumbing fixtures or 
the esoteric comparison to equivalent dwelling unit (EDU); trip generation; impervious site area and employees with each jurisdiction 
having many similar methods but also some significant differences and factors. Obviously more intensive developments have higher 
fees with retail being highest then office then industrial and other commercial real estate product types somewhere in-between.

The industrial building scenario has seen anywhere from an increase of 10.2% in Sherwood to a decrease of 1.3% in Vancouver from 
when these costs were last analyzed two years ago. Total fees and charges for an 80,000 sf industrial building have a high of $642,498 
sf in Wilsonville to a very competitive cost of $141,254 in Vancouver. Portland once again much to many surprisingly comes in sec-
ond best at $362,557. The following chart is the comparison for the aforementioned industrial building.

Chart of Metro Development Fees for 80,000 sf Industrial Building

Developmental Fees Inch Upward
Continue From Page 1

City:  Clackamas  Gresham Hillsboro Portland Sherwood Vancouver Wilsonville

Cost:  $419,982 $449,578 $491,190 $375,766 $569,707 $141,254  $642,498

PSF: $5.25 psf  $5.62psf $6.14psf  $4.70 psf  $7.12 psf $1.77 psf $8.03 psf

2 Year 
Change 5.6%  1.6%  11.8% 3.5% 10.2% -1.3%  9.5%
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Sunrise Corridor in Clackamas Steams Along

Comfort Industries Building  
Sold in Clackamas

The last economic downturn took a huge toll 
on one of Oregon’s biggest industries which 
is the travel trailer and camper production 
sector. Oregon was home to multiple manu-
facturing facilities that produced thousands 
of recreational trailers and campers from 
entry level to the luxurious converted buses 
that approach a half million dollars. Poof! 
Most are gone now or repurposed which is 
the 107,000 sf facility in Clackamas owned 
by Indiana based Dutchman Industries is 
hoping for. Situated on 10 acres this fairly 
new facility (built 2001) is an excellent poten-
tial manufacturing facility with lots of power; 
airlines; tons of parking and storage areas 
and a flexible layout. Once home to over 160 
workers, the plant officially closed last fall 
and has been quietly marketed directly by 
the owner. “We needed to align our produc-
tion capabilities with the market which has 
diminished over the last few years which 
made our Oregon facility a surplus property.” 
says a property spokesman. Then here comes 
Pacific Seafood one of the largest seafood 
processors on the west coast with revenues 
over half billion dollars and a close neighbor 
to the Komfort facility. They paid $7.6 mil-
lion and close on the property in late spring 
and in turn have put the building back on  
the market for lease. 

Flurry of Leasing Activity at Holman’s  
Clackamas Project in 2013.

In a flurry of deals all coming together in a short time frame, Holman Distribution 
Company, which is a long term Portland public warehousing company, has accom-
plished over 300,000 sf of industrial leasing deals at  their warehouse complex in 
Clackamas on SE Jennifer during 2013 which they called 205 Logistics Center. “We 
have had really strong interest in our buildings all along so it was a combination of 
a bit of good timing, an improving economy and the fact there are some growing 
firms nearby that needed space that we were able to pull on this together”, says 
Bob Harrington CFO of Holman. Bob’s Red Mill which has a huge production facility 
just up the road in Milwaukie, took almost 175,000 sf of warehouse space to ac-
commodate their broadening distribution needs that now reach all 50 states and 
80 countries. This new facility will allow Bob’s more space to produce their 400 
grain based products at their other 400,000 sf facility on the Milwaukie Expressway. 
Additionally, Charlie’s Produce, the largest independently owned produce distributor 
in the Northwest leased 112,000 on an uncommon 12 year deal and moves from a 
much smaller space in Rockwood area of Gresham. And to top things off, Dave’s 
Killer Bread another turbo charged brand in Milwaukie anted up for 56,000 sf of 
space with Holman to augment their growing bread business that is quickly expand-
ing when they brought in new equity owners last summer. All of this space that 
has been leased had been used long term for Holman’s own warehousing business 
as well as some long term tenants but changing business trends freed up vacant 
space over a year ago. “Our warehousing business in the Portland market has been 
diminishing slowly over the last 4-5 years and a couple of our long term tenants have 
moved on so it made sense to create more of a distribution type industrial park as our 
buildings have many of the amenities distributors need such as high ceilings; tons 
of truck docks; rail and good accessibility to 205 plus are we are  able to offer lower 
rental rates than what you would find in the newer distribution buildings and we also 
have lower triple net charges all which added to the attractiveness of the project”, 
adds Harrington who says Holman’s business in other markets such as Seattle and 
the Midwest remains strong. Reflecting this transition locally to more of a property 
owner than a logistics company, Holman also sold their HQ building and 200,000 sf 
warehouse to Grand Benedicts a few years ago. Holman now has a great industrial 
warehouse investment and another 10 acres to build another building which is not 
on the drawing boards but given this last taste of success it might not be a bad idea 
to start planning some more space in Clackamas.

 Focus on clackamas

Have you heard of the Sunrise Corridor? A new technology area 
in California? A SKA band from Thailand? A shopping district in 
Tokyo? No, it is a huge transportation project in Clackamas that 
has been bandied about for close to 20 years and finally started 
construction over a year ago albeit on a much reduced scale. It 
is basically a two lane highway from the Milwaukie Expressway 
at I-205 a mile east to SE 122nd Avenue at Hwy 212 just across 
from the huge Fred Meyer Distribution Center. The benefits to 
this multi-phase project is to improve access and freight move-
ment in this heavy distribution corridor with much of this relief 
centered on one of the worse bottlenecks in the metro region at 
the confluence of Hwy 212/224; 82nd Drive and Interstate 205. 
Because of the large distribution facilities such as Fred Meyer; 
Safeway; Kehe Foods and many more in the Clackamas Area, there 
are times traffic can move at a slug like pace for hours trying to 
get out of the area up the hill at the clogged intersection at 

82nd Drive and 205. This has been a complaint and bone of con-
tention for many years for the existing businesses in the Hwy 
212 industrial area. This $118 million first phase is taking shape 
with the overpass over 205 from Milwaukie Expressway past 
the half-way point with full completion of the project expected 
in mid 2016. “We are on schedule and on budget. This project 
will provide a much needed alternative for freight and commut-
ers to access 205 and the Milwaukie Expressway which hope-
fully will bring enhanced economic opportunities in the area.” 
Says Susan Hanson spokesperson for ODOT. The girders are 
in place for the “flyover” of I-205 and then the road will dip 
down the hill adjacent to SE Lawnfield and be at ground level in 
back of Camp Whitycomb out to SE 122nd. Future phases will 
push the highway further east to open up further areas to better 
access and mobility. It is a welcome relief for many large truck 
users in this vibrant manufacturing and distribution submarket.
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 Peeking in on Port oF Portland

Gresham Vista 
Commonly referred to as the LSI site, this is a beautiful 222 acre site that 
sits on a flat ridge in Gresham with stunning views about a mile off I-84 
that the Port of Portland is positioning for long term industrial devel-
opment and job creation. With a dwindling industrial land inventory, and 
the availability of a large properly zoned site with significant infrastructure 
investments already made, the Port in its ongoing economic development 
efforts took a leap and bought this site from chipmaker LSI in 2011 for 
$26.5 million. On Semiconductor bought LSI’s existing manufacturing facil-
ity for over $100 million at the same time and has been operating since. 
Obviously the economy and the industrial real estate market was in a very 
dark period when the purchase was made which was not a bad situation 
as it allowed the Port to get their hands around this big investment and 
understand what they had and with the city of Gresham to figure out  
how they wanted to see the site developed “We have over the last few 
years of ownership of the property have got a good handle on existing 
conditions and going forward how best to position the property for the 
types of firms and industry we envision as the best fit for the site.” Joe of-
fers. There is 9 platted parcels totaling 172 acres and the whole property 
is in an enterprise zone. They have completed a small parcel sale on the 
west side of the site for a medical office project and have another 7 acre 
commercial site in negotiation but nothing larger teed up on the industrial 
of the ledger “We were close on a water bottling facility last year and 
given the improving market and our ability to deliver a variety of ready to 
developable parcels in a market of dwindling industrial land, we think we 
are well positioned for any firms especially manufacturers looking for sites” 
Molluskey points out. The Port is working closely with the city of Gresham 
on marketing the property so they are on the same page regarding the 
types of operations that fit best on the site. Technology, food/beverage 
and advanced manufacturing are at the top of the list for Gresham Vista as 
they usually have higher concentrations of employees at good wages; don’t 
stress the transportation system like distributors do and often can take ad-
vantage of the huge water and power infrastructure to the site. Data Cen-
ters have been popping up everywhere but given their low concentration 
of employees and huge power needs most likely will not be on the list but 
selling land to developers for build to suits or even speculative space which 
initially was not a goal is now much more on the table. “We are finding 
many firms need existing facilities or do not have the expertise, financing 
and ability to build their own facilities so we are talking and very open to 
seeing how a good qualified developer can get involved at Gresham vista”. 
With the economy shaking its doldrums, industrial land in short supply and 
Gresham Vista’s location and amenities, this project is ripe as a home for 
expanding local firms and companies looking for a site in the metro area.

Port of Portland real estate UPdate
I always have to remind myself that commercial Real Estate is a patient process. Many of the best and bigger ideas that 
though they have great economic reasons for occurring can take years if not decades to come to fruition but that should not 
dissuade those involved from chipping away to make good ideas happen. Joe Molluskey a senior director of Real Estate at 
the Port of Portland understands this and maybe because he has seen several cycles and works on larger land projects with 
many players he knows the process but he conveys a calm and determined viewpoint to land development. I called Joe to 
get updated on some of the Port’s real estate projects but veered into the on-going challenge regarding industrial lands in the 
city of Portland and the metro region generally which with this new spate of speculative industrial development will become 
more dire than when the industrial lands survey was completed over two years ago. The need for ready to build industrial 
land given the metro areas geography and land use system will be us for a long time. It is a heavy lift to get large land proj-
ects off the ground given our constrained supply and most of these remaining sites have some sort of major challenge or 
encumbrances but it is important enough to provide land for employment that it has to be addressed. The Port of Portland 
has been at the forefront of this long term effort. “It is a patient game and I think the Port along with others have raised the 
awareness and need to constructively meet the challenge of increasing our industrial land inventory.” Molluskey adds. Two 
of these “patient” industrial projects are reviewed below.

Troutdale 
Reynolds 
Industrial 
Park

The somewhat older larger land proj-
ect at the Port of Portland is the 700 
acre former Reynolds Aluminum site in 
Troutdale. Going back to 1941, this  
site became the home of a government 
supported aluminum mill to support the 
war effort going into private hands of 

Reynolds Aluminum which operated the mill until 2000. 
Extensive contamination existed on the site and Reynolds 
successor, Alcoa manned-up and took on their clean up 
responsibility on this super-fund site and in a close partner-
ship with the Port they moved what is usually a painfully 
slow process into much higher gear. Alcoa spent tens of 
millions to get to the finish line to complete a sale of the 
site to the port in early 2007 for S17.3 million. Because 
of the extensive natural areas and infrastructure needs, 
the Port developed a multi-year three phase approach to 
getting industrial lots ready for sale. But not soon after 
these plans were in place Federal Express came calling to 
buy 78 acres to expand their ground shipping operations. 
This interest help lubricate completion of utility and road 
work to serve the first phase along the northside of what 
is called Swigert Way off of Sundail. FedEx completed 
their half million square foot plus facility in 2011 leav-
ing only two lots left in this phase and  looks like both of 
those maybe sold shortly. They have a 14 acre site under 
contract to a distributor and Lot 3 could be sold to Devel-
opment Partners Group which is proposing a 640 watt 
natural gas fired power station that has been in the works 
for three years and who are close to lining up significant 
energy customers after PGE kicked their competitive pro-
posal down the road. “We are moving ahead on getting 
all our permits and plans done for Phase II which is much 
more complicated because of all the work we need to do 
on the natural areas but we hope to have all that com-
pleted by late 2015 ready for completing land sales in 
2016” Joe Molluskey predicts. This will bring another 180 
acres on-line and of course like the FedEx deal the Port will 
field interest prior. Additionally they are in the running to 
sell a 40 acre chunk to BPA for a new power facility to 
smooth out distribution on their north-south lines and that 
will help offset some of the hefty development cost. Pricing 
for finished lots are in the $5-$6.00 range depending on 
location and size of the parcel. 
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Pacific Coast Capital Partners Bets Big on Portland
Developers of new projects get the press 
and are front and center on new devel-
opment projects but almost all the new 
developments would not happen if there 
is not a committed capital partner or 
lender that puts up the huge dough to 
make these projects happen. In the last 18 
months there is probably no bigger source 
of this development money that no one 
knows about than Pacific Capital Partners 
(PCCP). Created by several gentleman 
who all had extensive real estate finance 
background with major lenders like Wells 
Fargo, PCCP is behind 4 of Portland’s 
larger developments with their biggest be-
ing the lender behind TMT’s long stalled 
downtown office and apartment tower: 
Park Avenue West. PCCP’s belief and 
commitment of $130 million in financing 
was the lubrication for cranes to once 
again be setup on the formerly mothballed 
site. Additionally, Capstone’s large mixed 
use development along NE Broadway and 
I-84 and two large industrial projects in 
Columbia Corridor again with Capstone 
at PDX logistics Center and the recently 
announced 493,000 sf industrial project 
with Specht Development round out  
PCCP’s strong bet on Portland. “We  
obviously because of our recent

investments really believe in Portland and 
we see it as one of the best second tier cit-
ies for development anywhere with some 
great fundamentals” says PCCP partner 
Michael Hoyt who oversees their invest-
ments in the Pacific Northwest. With over 
$6 billion in institutional money (pen-
sion funds) and operating mostly in the 
Western US, Pacific Coast Capital has it’s 
emphasis in so called second tier mar-
kets which may be slightly riskier but the 
upside is higher, competition less intense 
and opportunities more prevalent. They 
do considerable research to understand 
the markets in which they invest as both 
debt and equity partners but mainly they 
look to pick good local partners that have 
the inside knowledge and track record 
to ensure successful projects. “We pick 
good partners who really understand the 
market, are knowledgeable and have great 
concepts that we feel really fill a need in 
the market. We are very opportunistic 
and seek to create value and Portland we 
believe has great attributes and potential 
now and moving forward.” adds Hoyt. 
PPCP being more aggressive and flexible 
is filling the void left by traditional banks 
and real estate funding sources who have 
in many cases have continued to sit 

on the sidelines in providing funds for this 
new wave of development. On the indus-
trial end, they put Portland in the strong 
second tier city category with Reno and 
Sacramento, that has falling vacancy rates, 
strong workforces, good transportation 
connections and an affordable quality of 
life that is attracting both homegrown and 
out of state industrial investment in facil-
ities. Another factor pushing industrial 
development investment is that newer 
stabilized industrial parks are seeing a 
strong investment resurgence where sales 
to institutional investors are reaching cap 
rates at 5% or even below thus providing 
a very attractive exit alternative to the 
finished product. “Industrial real estate 
product has moved up the lists for many 
buyers which helps to facilitate our client’s 
criteria of building value in the develop-
ment process in the short to mid-term 
and exiting our projects to a receptive 
investment market” Hoyt offers and says 
that they will continue to look for oppor-
tunistic projects in several product types 
as they think Portland has long term 
potential. Look for more projects to  
make it to the construction stage due  
to PCCP’s “quiet” investments. 

For any questions, input or requests for additional information  
contact:  Todd DeNeffe   503•228•0734
cascadecommercial@integraonline.com

33rd & Marine Port Property in Play
This expanse of land at the end of one of the major runways at Portland Airport along NE 33rd Drive up to Marine 
Drive has cried out for a better use for many years. Maybe it’s the long term industrial broker in me, but this site 
has a lot going for it, from a warehouse locational development standpoint. Generally flat with good access to major 
freeways and the airport, with other industrial complementary development nearby. It looks like the industrial de-
velopment potential may becoming a reality as the Port has floated a first phase development scenario of 330,000 
sf in three buildings on the site. The developer is unknown at this point and Mark Witsoe, the Port’s Business 
Development Manager, has been getting feedback on the project as they work towards a formal agreement. The 
site totals just over 60 acres developable, which at full build out could accommodate over 1 million square feet of 
warehouse space. Building on the site while potentially bringing in substantial new jobs, investment and tax dollars 
would also eliminate an ongoing Port issue by removing a prime wildlife grazing area that is not conducive to huge 
jet airplanes. As with all Port properties, these deals are long term land leases of 50 years with an option for exten-
sion which can have some challenges for certain developers and their investment partners. Additionally, one of the 
biggest initial concerns is to potential traffic impacts at the intersection of 33rd and Marine and hard not to think 
this intersection will need a traffic light and other improvements sooner rather than later if industrial development 
moves ahead on this site. Given that there is still substantial paperwork that needs to be accomplished. This prop-
erty came available due to the Port’s long term planning process that came to conclusion several years ago after 
tremendous planning and outreach to the northeast stakeholders. That effort resulted in the Port abandoning at 
least for the foreseeable future a third runway that had been anticipated for over a decade and which this property 
would have helped to accommodate.  
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