
July 15, 2016 

via e-file 

Portland General Electric Company 
121 SW Salmon Street • Portland, Oregon 97204 
Portland General.com 

pu c.fi lingcenter(@,sta te.or. us 

Public Utility Commission of Oregon 
201 High St. SE, Suite 100 
PO Box 1088 
Salem, OR 97308-1088 

Attention: Commission Filing Center: 

Re: UP-344 In the Matter of the Application of Portland General Electric Company in Regard to 
the Sale of its Harborton Restoration Project Property. 

Enclosed is the signed Application requesting approval to place a deed restriction on property in 
Multnomah County, Oregon and sell utility property. 

We ask that this Application be placed on the docket for consideration at the Commission' s 
public meeting on July 16, 2016, or as soon thereafter as possible. 

ConcmTent with this filing, PGE is also filing Advice No. 16-11, Schedule 149, Environmental 
Remediation Costs Recovery Adjustment, Direct Testimony and Exhibits of Arya Behbehani, 
Stefan Brown, and Kirk Stevens, and a request for Deferred Accounting Treatment of revenues 
and costs related to the Environmental Remediation Costs Recovery Adjustment, Schedule 149. 
Although filed separately, the three filings are intenelated. PGE proposes that this Application 
for Prope1ty Sale, Advice Filing, and the Application for Defenal be consolidated. 

If you have any questions or require further information, please call me at (503) 464-8929 or 
Launa Harmon at (503) 464-7251. Please direct all formal correspondence, questions, or 
requests to the following e-mail address: pge.opuc.filings@pgn.com. 

Sin11/

i!tr!lown, 
Manager, Regulatory Affairs 

Encls . 



BEFORE THE PUBLIC UTILITY COMMISSION 
OF OREGON 

UP344 

In the Matter of the Application of 
Portland General Electric Company in Regard 
to the Sale of its Harborton Restoration 
Project Property 

) 
) 
) 
) 

Application for Approval of Sale of 
Harborton Restoration Project Property 

Pursuant to ORS 757.480 and OAR 860-027-0025, Portland General Electric Company ("PGE") 

seeks approval from the Public Utility Commission of Oregon ("Commission") for the right to create 

and sell the Discount Service Acre Year (DSA Y) credits generated by the Harborton Restoration 

Project (Harborton) and make certain changes in the status of PGE's Harborton property due to 

placing a deed restriction on the property ("Application"). As described below, this restriction is a 

required element of Portland Harbor Natural Resource Trustee Council's process that will allow PGE 

to develop the Harborton Restoration Project ("Harborton"). 

Background 

PGE intends to design, construct, monitor and maintain the Harborton Restoration Project at 

12500 NW Marina Way, Portland, Multnomah County, Oregon. PGE will be using part of the 78.51 

acres of the Overall Property (see detailed description in Attachment I-1 ). The Overall Property is 

located on the north side of NW Marina Way approximately 400 feet northwest of the intersection 

with St. Helens Road, Portland, Oregon. The Property is located on Tax Lots 100, 300 and 1000 on 

Assessor's Map 2N-1W-34, Multnomah County, Oregon. A map of the project is included as 

Attachment I-2. The property houses a sub-station and pole yard, which are not included in the 

project. It also includes a significant area of flood prone open space. The substation component is 

not affected by the proposed deed restriction and easement. 
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The Harborton Restoration Project will restore and enhance approximately 62 acres on the 

west bank of the Willamette River and the southwestern bank of the Multnomah Channel. Key 

elements of the proposed restoration activities include removal of fish passage barriers; enhancement 

of fish habitat and riparian habitat characteristics; preservation and enhancement of wetland area 

utilized by red-legged frogs; control of invasive plant species; enhancement of shoreline, riparian, and 

upland habitats through site re-vegetation; and routine ongoing maintenance. 

PGE asks for Commission approval to allow PGE to sell DSA Y s generated from the 

Harborton Project and issue specific deed restrictions that limit the possible uses of PGE property 

devoted to the Harborton Restoration Project. This deed restriction is expected to become a 

conservation easement after the first ten years of project life. 

The developed project will provide DSA Y credits, which can be monetized and used to offset 

PGE's environmental obligations. The anticipated DSAY release schedule is attached as confidential 

Attachment K-1. PGE intends to sell DSA Y credits at the market price and use proceeds to offset 

Harborton Restoration Project development and operational costs, PGE's legal expenses associated 

with Portland Harbor, Downtown Reach and NRD insurance recovery, and PGE's environmental 

remediation and natural resource damage liabilities associated with the Portland Harbor Superfund 

Site including NRD damages. 

The property shall be restricted as follows: 

1. The Olympic Pipeline (petroleum) runs through the site and has an easement, so the 

Olympic Pipeline company needs to have regular access to perform inspections and maintenance 

work. 

2. The following parties would be able to use the Harborton Project for natural resource 

damages restoration: PGE and the Trustee Council. 
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The Trustee Council consists of the National Oceanic and Atmospheric Administration on 

behalf of the Department of the Commerce, the United States Fish and Wildlife Service on behalf of 

the Department of Interior, the Oregon Department of Fish and Wildlife on behalf of the State of 

Oregon, the Confederated Tribes of the Grand Ronde Community of Oregon, the Confederated Tribes 

of Siletz Indians, the Confederated Tribes of the Umatilla Indian Reservation, the Confederated 

Tribes of the Warm Springs Reservation of Oregon, and the Nez Perce Tribe. The term "natural 

resource" shall be defined pursuant to 42 U.S.C. § 9601 (16). The PGE accounting cost of the 

Harborton Restoration Project will primarily include the following: 

• design and construction costs, as well as other related costs, such as legal fees, administration 

costs, and development costs; 

• expected operating, monitoring and maintenance costs; 

• a decrease in land value reflecting appraised loss (see Appraisal in attachment I-5); and 

• an endowment fund if PGE decides to outsource monitoring and maintenance of the project in 

the future. 

The current estimate of Harborton development costs include approximately $10-12 Million in 

capital and $1-2 Million in O&M for the life of the project which is currently estimated to be through 

2028. Detailed estimated costs and revenues for the Harborton Restoration Project are included as 

confidential Attachment K-2. PGE will monitor and maintain the site for the first 10 years following 

construction, and anticipates that it will outsource monitoring and maintenance to a non-profit agency 

for the rest of the monitoring period. PGE estimates that the monitoring endowment will be 

approximately $1.5 Million. PGE is planning to offset these costs with the sale proceeds from DSA Y 
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Credits1and proceeds from historical insurers. PGE has yet to make a decision as to whether it will 

retain ownership of the Harborton project site after the first ten years. 

In addition to this filing, PGE has filed Schedule 149 - Environmental Remediation Cost 

Recovery Adjustment, Testimony and Exhibits in support of Schedule 149, and a Deferral 

Application requesting authorization to defer for later rate-making costs associated with the 

Harborton Restoration Project, Portland Harbor and the Downtown Reach portions of the Willamette 

River. A more detailed discussion of Schedule 149 and the Deferral application is included in the UE 

_I PGE / 100, testimony in support of Schedule 149. 

1 In the event the market for DSA Y Credits does not develop and Declarant is unable to sell DSA Y Credits, the Declarant 
may terminate the Harborton Restoration Project and the Harborton Restoration Plan, upon returning to the Trustee 
Council all credits previously released by the Trustee Council for the Harborton Project and reimbursing the Trustee 
Counsel for all cost they have incurred with respect to the review and approval of the Harborton Restoration Plan prior to 
the termination. In the event Declarant so terminates the Harborton Restoration Project and the Harborton Restoration 
Plan the Trustee Council shall release the Property from the terms of this Declaration of Restrictions and Grant of Entry. 
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I. Required Information under OAR 860-027-0025(1) 

Pursuant to the requirements of OAR 860-027-0025, PGE represents as follows: 

(a) The exact name and address of the utility's principal business office: Portland General Electric 

Company, 121 SW Salmon Street, Portland, Oregon 97204. 

(b) The state in which incorporated, the date of incorporation, and the other states in which 

authorized to transact utility operations: PGE is a corporation organized and existing under and by 

the laws of the State of Oregon. The date of its incorporation is July 25, 1930. PGE is authorized to 

transact business in the states of Oregon, California, Idaho, Montana, Utah, Washington and as of 

February 21, 1995, is also registered as an extra-provincial corporation in Alberta, Canada, but 

conducts retail utility operations only in the state of Oregon. 

( c) Name and address of the person on behalf of applicant authorized to receive notices and 

communications in respect to the applications: 

PGE-OPUC Filings 
Rates & Regulatory Affairs 
Portland General Electric Company 
121 SW Salmon Street, lWTC-0306 
Portland, OR 97204 
(503) 464-8929 (telephone) 
(503) 464-7651 (fax) 
pge.opuc.filings@pgn.com 

Doug Tingey 
Associate General Counsel 
Portland General Electric Company 
121 SW Salmon Street, lWTC-1301 
Portland, OR 97204 
(503) 464-8926 (telephone) 
(503) 464-2200 (fax) 
doug.tingey@pgn.com 

In addition, the names and addresses to receive notices and communications via the e-mail 

service list are: 

Stefan Brown, Manager, Regulatory Affairs 
E-Mail: Stefan.Brown@pgn.com 

(d) The names, titles, and addresses of the principal officers: As of June 6, 2016, the following 

are the principal officers of PGE, and their titles. They are each located at PGE's primary business 

offices located at 121 SW Salmon Street, Portland, Oregon 97204: 
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James J. Piro 

James F. Lobdell 

William 0. Nicholson 

Maria M. Pope 

Larry N. Bekkedahl 

Carol A. Dillin 

J. Jeffrey Dudley 

Campbell A. Henderson 

Bradley Y. Jenkins 

Anne F. Mersereau 

W. David Robertson 

Kristin A. Stathis 

Kirk M. Stevens 

Christopher A. Liddle 

Marc S. Bocci 

Nora Arkonovich 

Cheryl Chevis 

Karen J. Lewis 

David F. White 

Title 

President and Chief Executive Officer 

Senior Vice President, Finance, CFO & Treasurer 

Senior Vice President, Customer Service, Transmission and 
Distribution 

Senior Vice President, Power Supply & Operations, 
and Resource Strategy 

Vice President, Transmission & Distribution Services 

Vice President, Customer Strategies and Business Development 

Vice President, General Counsel, Corporate Compliance Officer and 
Assistant Secretary 

Vice President, Information Technology and Chief Information 
Officer 

Vice President, Generation 

Vice President, Human Resources, Diversity & Inclusion 

Vice President, Public Policy 

Vice President, Customer Service Operations 

Controller· and Assistant Treasurer 

Manager of Finance and Assistant Treasurer 

Associate General Counsel and Corporate Secretary 

Assistant Corporate Secretary 

Assistant Corporate Secretary 

Assistant Corporate Secretary 

Assistant Corporate Secretary 

( e) A description of the general character of the business done and to be done, and a designation 

of the territories served, by counties and states: PGE is engaged, and intends to remain engaged, in the 

generation, purchase, transmission, distribution, and sale of electric energy for public use in 

Clackamas, Columbia, Hood River, Jefferson, Marion, Morrow, Multnomah, Polk, Sherman, 
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Washington, and Y arnhill counties, Oregon. PGE is also engaged, and intends to continue to engage in 

the wholesale purchase and sale of natural gas. 

(f) A statement as of the date of the balance sheet submitted with the application, showing for 

each class and series of capital stock: brief description; the amount authorized (face value and 

number of shares); the amount outstanding (exclusive of any amount held in the treasury); amount 

held as reacquired securities; amount pledged; amount owned by affiliated interests; and amount held 

in any fund: The following represents PGE's stock as of March 31, 2016, the date of PGE's 1st 

Quarter 10-Q: 

Common Stock: * 
No Par Value 

(160,000,000 shares authorized) 

* Company Directors hold 259,328 shares. 

Outstanding 
Shares 

88,899,359 

Amount 
($000s) 

$1,194,734 

None of the outstanding shares of common stock referenced above are held as reacquired 

securities or have been pledged by PGE. Vanguard Group, Inc. held 7.25% of the outstanding PGE 

common stock reported as of February 10, 2016, in an SEC Form 13-G filing. BlackRock, Inc. held 

5.70% of the outstanding PGE common stock reported as of January 28, 2016, in an SEC Form 

13-G filing. PGE reports major shareholder activity annually to the Commission pursuant to OAR 

860-027-0175 (AR-544). PGE does not have enough information to determine if any of these funds 

qualify as affiliates. 

(g) A statement, as of the date of the balance sheet submitted with the application, showing for 

each class and series of long-term debt and notes: brief description (amount, interest rate and 

maturity); amount authorized; amount outstanding (exclusive of any amount held in the treasury); 
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amount held as reacquired securities; amount pledged; amount held by affiliated interests; and 

amount in sinking and other funds: The long-term debt as of March 31, 2016 is as follows: 

Description 

First Mortgage Bonds: 

6.10% series due 4-15-2019 
2.51% series due 1-5-2021 
9.31% series MTN due 8-11-2021 
6.75% series VI due 8-1-2023 
3.51% series due 11-15-2024 
3.55% series dues 1-15-2030 
6.26% series due 5-1-2031 
6.875% series VI due 8-1-2033 
3.50% series due 5-15-2035 
6.31 % series due 5-1-2036 
5.80% series due 6-1-2039 
5.81% series due 10-1-2037 
5.43% series due 5-03-2040 
4.74% series due 11-15-2042 
4.47% series due 8-14-2043 
4.47% series due 6-15-44 
4.39% series due 8-15-2045 
4.44% series due 10-15-2046 
4.84% series due 12-15-2048 

Total First Mortgage Bonds 

Pollution Control Bonds: 
City ofForsyth, MT 

5.45% series B 5-1-2033(1) 
Series A 5-1-2033, remarketed 3-11-10 at 5% 
Port of Morrow, OR 
Series A 5-1-2033, remarketed 3-11-10 at 5% 

(1 )This debt instrument, purchased by the 
Company on May 1, 2009, is currently held for 
possible remarketing 

Total Pollution Control Bonds outstanding 

Other Long Term Debt: 

Long-Term Contracts 
Unamortized Debt Discount and Other 
Unamortized Debt Expense 

Total Other Long-Term Debt 

Total Classified as Short-Term 

Net Long Term Debt 
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Authorized 
($000s) 

300,000 
140,000 
20,000 
50,000 
80,000 
75,000 

100,000 
50,000 
70,000 

175,000 
170,000 
130,000 
150,000 
105,000 
75,000 

150,000 
100,000 
100,000 
50,000 

2,090,000 

21,000 
97,800 

23,600 

(21,000) 

121,400 

84 
(641) 

(11,793) 
(12,350) 

2.199.050 

Outstanding 
($000s) 

300,000 
140,000 
20,000 
50,000 
80,000 
75,000 

100,000 
50,000 
70,000 

175,000 
170,000 
130,000 
150,000 
105,000 
75,000 

150,000 
100,000 
100,000 
50,000 

2,090,000 

21,000 
97,800 

23,600 

(21,000) 

121,400 

84 
(641) 

(11,793) 
(12,350) 

2.199.050 
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None of the long-term debt is pledged or held as reacquired securities, by affiliated interests, 

or in any fund, except as noted above. 

(h) Whether the application is for disposition of facilities by sale, lease, or otherwise, a merger or 

consolidation of facilities, or for mortgaging or encumbering its property, or for the acquisition of 

stock, bonds, or property of another utility, also a description of the consideration, if any, and the 

method of arriving at the amount thereof PGE asks for the Commission's approval to sell DSAYs 

and place a deed restriction on the property which is necessary in order to develop the Harborton 

Restoration Project. 

(i) A statement and general description of facilities to be disposed of consolidated, merged, or 

acquired from another utility, giving a description of their present use and of their proposed use after 

disposition, consolidation, merger, or acquisition. State whether the proposed disposition of facilities 

or plan for consolidation, merger, or acquisition includes all the operating facilities of the parties to 

the transaction: The facility to be disposed of is a proposed 62 acres adjacent to PGE's functioning 

substation. 

G) A statement by primary account of the cost of the facilities and applicable depreciation 

reserve involved in the sale, lease, or other disposition, merger or consolidation, or acquisition of 

property of another utility. If original cost is not known, an estimate of original cost based, to the 

extent possible, upon records or data of the applicant or its predecessors must be furnished, a full 

explanation of the manner in which such estimate has been made, and a statement indicating where 

all existing data and records may be found: The original book cost of land designated for Harborton 

Restoration Project is $405,674.01. The original book cost of the substation area is $68,055.56. 

(k) A statement as to whether or not any application with respect to the transaction or any part 

thereof is required to be filed with any federal or other state regulatory body: No application with 
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respect to this transaction is currently required to be filed with any federal or other state regulatory 

body. 

(1) The facts relied upon by applicants to show that the proposed sale, lease, assignment, or 

consolidation of facilities, mortgage or encumbrance of property, or acquisition of stock, bonds, or 

property of another utility will be consistent with the public interest: The proposed Harborton 

Restoration Project is consistent with the public interest as it provides a means to support PGE's 

efforts to mitigate environmental damage to Portland Harbor. 

(m) The reasons, in detail, relied upon by each applicant, or party to the application, for entering 

into the proposed sale, lease, assignment, merger, or consolidation of facilities, mortgage or 

encumbrance of property, acquisition of stock, bonds, or property of another utility, and the benefits, 

if any, to be derived by the customers of the applicants and the public: See the "Background" section 

and paragraphs h) and 1) above. 

(n) The amount of stock, bonds, or other securities, now owned, held or controlled by applicant, 

of the utility from which stock or bonds are proposed to be acquired: Not applicable. 

( o) A brief statement of franchises held, showing date of expiration if not perpetual, or, in case of 

transfer/sale, that transferee has the necessary franchises: Not applicable. 

II. Required Exhibits under OAR 860-027-0025(2) 

The following exhibits are submitted and by reference made a part of this application: 

EXHIBIT A. A copy of the charter or articles of incorporation with amendments to date: Third 

Amended and Restated Articles of Incorporation, effective on May 7, 2014 and previously filed in 

Docket UP-310 and by reference made a part of this Application. 
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EXHIBIT B. A copy of the bylaws with amendments to date: The Tenth Amended and Restated 

Bylaws dated May 7, 2014 were previously filed in Docket UP-310 and by reference made a part of 

this application. 

EXHIBIT C. Copies of all resolutions of directors authorizing the proposed disposition, merger, or 

consolidation of facilities, mortgage or encumbrance of property, acquisition of stock, bonds, or 

property of another utility, in respect to which the application is made and, if approval of 

stockholders has been obtained, copies of the resolutions of the stockholders should also be 

furnished: Not applicable. 

EXHIBIT D. Copies of all mortgages, trust, deeds, or indentures, securing any obligation of each 

party to the transaction: See Exhibit D for the list of documents required for the project approval. 

EXHIBIT E. Balance sheets showing booked amounts, adjustments to record the proposed 

transaction and proforma, with supporting fixed capital or plant schedules in conformity with the 

forms in the annual report, which applicant(s) is required, or will be required, to file with the 

Commission: Balance sheet showing booked amounts, adjustments to record the proposed 

transactions and pro forma Balance sheets as of March 31, 2016 are attached. [electronic format] 

EXHIBIT F. A statement of all known contingent liabilities, except minor items such as damage 

claims and similar items involving relatively small amounts, as of the date of the application: A 

Statement of Contingent liabilities, as of March 31, 2016, is attached. [electronic format] 

EXHIBIT G. Comparative income statements showing recorded results of operations, adjustments 

to record the proposed transaction and proforma, in conformity with the form in the annual report 

which applicant(s) is required, or will be required, to file with the Commission: A comparative 

income statement showing recorded results of operations and adjustments to record the proposed 

transaction, as of March 31, 2016, is attached. [electronic format] 
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EXHIBIT H. An analysis of surplus for the period covered by the income statements referred to in 

Exhibit G: An analysis of surplus for the period covered by the income statements referred to in 

Exhibit G, as of March 31, 2016, is attached. [electronic format] 

EXHIBIT L A copy of each contract in respect to the sale, lease or other proposed disposition, 

merger or consolidation of facilities, acquisition of stock, bonds, or property of another utility, as the 

case may be, with copies of all other written instruments entered into or proposed to be entered into 

by the parties to the transaction pertaining thereto: A copy of property appraisal prepared by George 

W. Donnerberg, MAI, Real Property Consultants is attached as Attachment I-1. A map of the project 

is included as Attachment I-2. [electronic format] 

EXHIBIT J. A copy of each proposed journal entry to be used to record the transaction upon each 

applicant's books: Not applicable. 

EXHIBIT K. A copy of each supporting schedule showing the benefits, if any, which each applicant 

relies upon to support the facts as required by subsection (l)(l) of this rule and the reasons as 

required by subsection (l)(m) of this rule: PGE relies upon Confidential Attachments K-1 (DSAY 

credit release schedule) and K-2 (Detailed estimated costs and revenues for the Harborton Restoration 

Project), this Application, and all other documentation attached to provide support as required by 

OAR 860-027-0025(1)(1) and (l)(m). [electronic format] 

EXHIBIT L. A statement by primary account of the Cost of the Property. Not Applicable. 
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III. Prayer for Relief 

PGE respectfully requests a Commission order finding the construction of Harborton Project 

will not harm PGE customers and is consistent with the public interest. 

Dated this 15th day of July, 2016. 

Respectfully Submitted, 

ro 
Mana , Regulatory Affairs 
On Behalf of Portland General Electric Company 
121 SW Salmon Street, 1 WTC0306 
Portland, Oregon 97204 
Phone: (503) 464-8929 
E-Mail: Stefan.Brown@pgn.com 
Facsimile: (503) 464-7651 

s:\ratecaselopuc\docketslproperty\up-xxx portland harbor (2016)\up _ xxxx _pge application 20160706.doc 
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PORTLAND GENERAL ELECTRIC CO. 
HARBORTON SITE 

12500 NW Marina Way 
Portland, Oregon  

 
 
 
 

PREPARED FOR 
 

Mike Livingston, Manager, Property Services 
Portland General Electric Company 

121 SW Salmon Street 
Portland, Oregon 97204 

 
 

PREPARED BY 
 

George W. Donnerberg, MAI  
Real Property Consultants 

4805 SW Oleson Road 
Portland, Oregon 97225 

503-618-0965 
 
 

DATE OF VALUE 
 

March 16, 2016 
 
 

RPC 16-002 
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REAL PROPERTY CONSULTANTS 

RPC 16-002  Page 2 

SUMMARY OF SALIENT FACTS AND CONCLUSIONS 

Owner Portland General Electric Company 
 121 SW Salmon Street 
 Portland, OR 97204 
 
Property Address 12500 NW Marina Way 
 Portland, Oregon 97231 
 
Property Location The subject is located on the north side of NW Marina 

Way approximately 400 feet northwest of the 
intersection with St. Helens Road, Portland, Oregon. 

 
Legal Description The subject is known as Tax Lots 100, 300 and 1000 

on Assessor’s Map 2N-1W-34, Multnomah County, 
Oregon. 

 
Site Size The site includes 78.51 acres per the survey 

information provided by Portland General Electric 
Company.  

 
Existing Use The subject is currently being used as a sub-station 

and pole yard and also includes a significant area of 
flood prone open space.  

 
Zoning IHgq and OSnq 
 
Highest and Best Use Riverfront industrial development and habitat/buffer 
 
Estimated Value Before Easement:  $6,916,547 
 After Easement:  $3,684,981 
 Difference:  $3,231,566 
 Rounded:   $3,232,000 
 
Date of Inspection March 16, 2016 
 
Date of Value March 16, 2016 
 
Date of Report April 22, 2016 
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REAL PROPERTY CONSULTANTS 

RPC 16-002  Page 3 

ASSUMPTIONS AND LIMITING CONDITIONS 

General 

1. The property description used in this report is assumed to be reasonably correct. 

2. No survey of the property has been made by the appraiser, and no responsibility 
is assumed in connection with such matters.  Maps in this report are included 
only to assist the reader in visualizing the property.  Property dimensions and 
size should be considered as approximate. 

3. No responsibility is assumed for matters of a legal nature affecting title to the 
property, nor is an opinion of title rendered.  The title is assumed to be good and 
merchantable. 

4. Information furnished by others is assumed to be true, correct and reliable.  A 
reasonable effort has been made to verify such information; however, no 
responsibility for its accuracy is assumed by the appraiser. 

5. All mortgages, liens, encumbrances, leases, and servitudes have been 
disregarded unless so specified within the report.  The property is appraised as 
though under responsible ownership and competent management. 

6. It is assumed that there are no hidden or unapparent conditions of the property, 
subsoil, or structures, which would render it more or less valuable.  No 
responsibility is assumed for such conditions or for engineering, which may be 
required to discover them. 

7. Unless otherwise stated in this report, the existence of hazardous material, which 
may or may not be present on the property, was not observed by the appraiser.  
The appraiser has no knowledge of the existence of such materials on or in the 
property.  The appraiser however is not qualified to detect such substances.  The 
presence of substances such as asbestos, urea-formaldehyde foam insulation, or 
other potentially hazardous materials may affect the value of the property.  The 
value estimate is predicated on the assumption that there is no such material on 
or in the property that would cause a loss in value.  No responsibility is assumed 
for any such conditions, or for any expertise or engineering knowledge required 
to discover them.  The client is urged to retain an expert in this field, if desired.  
No environmental impact studies were either requested or made in conjunction 
with this appraisal, and the appraiser hereby reserve the right to alter, amend, 
revise, or rescind any of the value opinions based upon any subsequent 
environmental impact studies, research, or investigation. 

8. It is assumed that there is full compliance with all applicable federal, state and 
local environmental regulations and laws unless noncompliance is stated, 
defined and considered in the appraisal report. 
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REAL PROPERTY CONSULTANTS 

RPC 16-002  Page 4 

9. It is assumed that all applicable zoning and use regulations and restrictions have 
been complied with, unless a non-conformity has been stated, defined and 
considered in the appraisal report. 

10. It is assumed that all required licenses, consents, or other legislative or 
administrative authority from any local, state or national governmental or private 
entity or organization have been or can be obtained or renewed for any use on 
which the value estimate contained in this report is based. 

11. The appraiser will not be required to give testimony or appear in court because of 
having made this appraisal, with reference to the property in question, unless 
arrangements have been previously made therefore. 

12. Possession of this report, or a copy thereof, does not carry with it the right of 
publication.  It may not be used for any purpose by any person other than the 
party to whom it is addressed without the written consent of the appraiser, and in 
any event, only with properly written qualification and only in its entirety. 

13. Neither all nor any part of the contents of this report, or copy thereof, shall be 
conveyed to the public through advertising, public relations, news, sales, or any 
other media without written consent and approval of the appraiser.  Nor shall the 
appraiser’s, firm, or professional organizations of which the appraiser is a 
member be identified without written consent of the appraiser. 

14. The liability of the appraiser, his employees and subcontractors is limited to the 
initial employer (client) only, and only up to the amount of the fee actually 
received for the assignment.  Further, there is no accountability, obligation, or 
liability to any third party.  If the appraisal report is placed in the hands of anyone 
other than the initial employer, the initial employer shall make such party aware 
of all limiting conditions and assumptions of the assignment and related 
discussions.  The appraiser is in no way responsible for any costs incurred to 
discover or correct any deficiency (if any) in the property. 

15. Acceptance of and/or use of this appraisal report constitutes acceptance of the 
foregoing assumptions and limiting conditions. 
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Specific Assumption 

1. The subject is situated adjacent to the Portland Harbor and is a potential 
candidate for redevelopment as a mitigation bank for the Portland Harbor 
cleanup project.  Said project may potentially impact value beyond that which 
exists for typical economic uses allowed within the zoning.  The extent of the 
potential impact (if any) is not known at this time and the appraisal is being 
completed based on the hypothetical condition whereas the cleanup project does 
not exist, and that the value of the subject is not influenced by the proposed 
cleanup project.   

2. The subarea acreage estimates have been developed based on scaled 
dimensions taken from existing subarea map exhibits prepared by URS and 
dated March 2011.  It is assumed that said area allocations are reasonably 
correct, but may be subject to some adjustment with survey.  
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GENERAL CONSIDERATIONS 

Exposure Time 
 
Exposure time is the estimated length of time the property interest being appraised 
would have been offered on the market prior to the hypothetical consummation of a sale 
at market value on the effective date of appraisal.  Exposure time is always assumed to 
have been prior to the effective date of the appraisal.  In this instance, the appraisal is 
based on an exposure time estimate of 12 to 24 months.   
 
Property Rights Appraised 
 
The property rights appraised constitute the fee simple interest and/or the easement 
impact on the fee simple interest of the subject property. 
 
Purpose of Appraisal 
 
The purpose of the appraisal is to estimate the market value of the property on a before 
and after basis relative to a proposed conservation easement which will encumber a 
portion of the site.  
 
Intended Use 
 
The intended use of this appraisal is to provide documentation of the value impact of the 
proposed conservation easement.  
 
Client  
 
The client is Mike Livingston of Portland General Electric Company. 
 
Intended User 
 
The intended user is Portland General Electric Company and agents thereof. 
 
Reporting Option 
 
The report is intended to meet the requirements identified as an “appraisal report” as 
found in the 2014/2015 edition of USPAP Standard 2-2(a). 
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Definition of Market Value  
 
According to the Appraisal Institute’s Dictionary of Real Estate Appraisal 5th Edition 
(page 122), market value is defined as the most probable price that the specified 
property interest should sell for in a competitive market after a reasonable exposure 
time, as of a specified date, in cash, or in terms equivalent to cash, under all conditions 
requisite to a fair sale, with the buyer and seller each activing prudently, knowledgeably, 
for self-interest, and assuming that neither is under duress. 
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SCOPE OF THE APPRAISAL 

The scope of the appraisal assignment includes a physical inspection of the subject 
property and a review of the surrounding neighborhoods.  The City of Portland Zoning 
Code was researched in order to ascertain allowable uses for the property.  The 
location and/or availability of utilities was confirmed with municipal jurisdictions, utility 
companies, and/or property owners.   
 
Land sales were researched through County records, CoStar Comps, Metroscan, and 
other professional resources.  The sales utilized in this report were confirmed via buyer 
and seller, or if these individuals were unavailable, reliable third-party sources were 
utilized to ensure the accuracy of the information.   
 
The site is improved with a substation with related buildings and fencing.  The 
substation component is not affected by the proposed easement.  The appraisal scope 
is limited to the value impact of the easement on the land.  The improvements within the 
easement do not contribute to highest and best use.  Thus, the value estimate was 
limited to land alone. 
 
The subject property was inspected by George W. Donnerberg, MAI, on several 
occasions.  The initial inspection took place on June 29, 2011. An appraisal of the entire 
property was conducted at that time. The property was re-inspected by George W. 
Donnerberg, MAI on March 16, 2016 in the course of the current appraisal of the 
property relative to the proposed conservation easement.  The second inspection 
revealed few changes from those conditions which existed on June 29, 2011.  All 
comparable sales used within this report were personally inspected by George W. 
Donnerberg, MAI.   
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NEIGHBORHOOD DESCRIPTION 

The subject is located within the corporate limits of the City of Portland in the extreme 
northwest sector of the city.  Access to the riverfront industrial district is via US Highway 
30 also known as St. Helens Road.  Generally, the northwest industrial district 
commences just north of the Portland Central Business District near the Fremont 
Bridge.  The neighborhood follows the banks of the Willamette River to the Multnomah 
Channel near Kelly Point and the Columbia River.  The lands on the westerly side of the 
river are generally improved with older, heavy industrial occupants within the Guilds 
Lake Industrial District situated between St. Helens Road and the Portland Harbor near 
Terminal #2.   
 
Rail service follows the alignment of St. Helens Road providing further support for heavy 
industrial activity.  Historic uses in the neighborhood include rail car manufacturing, 
petroleum terminals, barge moorage, dry dock facilities and other marine oriented uses.   
 
The early years of industrial activity were generally unregulated and as a result, much of 
the neighborhood river front is subject to varying levels of environmental concerns.   
 
The industrial lands on the easterly banks of the Willamette River were more recently 
developed including the Swan Island Industrial Park, and the Rivergate Industrial Park 
which spans between the Willamette and Columbia Rivers near Kelly Point.  The River 
Gate properties generally consist of larger, fully served properties developed in more 
recent times, and generally improved with modern facilities.   
 
The lands on the west bank of the river north of the St. Johns Bridge and the community 
of Linnton generally consist of smaller, more fragmented tracts resulting from the narrow 
configuration between St. Helens Road and the river.  The industrial district extends 
north from Linnton to the entrance of the Multnomah channel and the limits of the City of 
Portland.  Beyond this point, the lands tend to become rural in nature and are generally 
occupied by farm or rural residential uses.   
 
In conclusion, the subject is situated near the northwest limits of the neighborhood in an 
area that is lightly developed for industrial uses.   The immediate adjacent properties 
are lightly developed due to topographical and environmental considerations.  Given 
increasing concerns for habitat conservation, it is unlikely that existing use patterns will 
change significantly in the foreseeable future.  
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GENERAL PROPERTY INFORMATION 

Owner 
 
Portland General Electric Company 
121 SW Salmon Street 
Portland, OR 97204 
 
Property Address 
 
12500 NW Marina Way 
Portland, Oregon 97231 
 
Property Location 
 
The subject is located on the north side of NW Marina Way approximately 400 feet 
northwest of the intersection with Saint Helens Road, Portland, Oregon. 
 
Legal Description 
 
The subject is known as Tax Lots 100, 300 and 1000 on Assessor’s Map 2N-1W-34, 
Multnomah County, Oregon. The parcel is further identified as PGE Plat B21-34/1 
relative to tax lots 100 and 300. 
 
Assessment Data 
 
The subject is centrally assessed by the Department of Revenue and separate 
assessment information is not available.  
 
Zoning 
 
The subject has two designated base zones.  These include the OS (Open Space Zone) 
and the IH (Heavy Industrial Zone).  Per Section 33.100 of the Development Code, “the 
Open Space Zone is intended to preserve and enhance public and private open, 
natural, and improved park and recreational areas identified in the Comprehensive 
Plan”.  This is a highly restrictive zone having little development potential.   
 
Per Section 33.140, the Heavy Industrial Zone “is one of the three zones that implement 
the industrial sanctuary map designation of the Comprehensive Plan.”  This is the least 
restrictive industrial zone.  Per the code, “the development standards are the minimum 
necessary to assure safe, functional, efficient, and environmentally sound 
development.”  
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The site is also subject to the Greenway Overlay Zone.  The Greenway map symbols 
are identified as follows:  
 

 
 
The Greenway Overlay restrictions are outlined in Section 33.440 of the Development 
Code.  Said overlay places additional limitations on the uses authorized within the base 
zones.  With exception of the r (River, Recreational) limitation, all of the Greenway 
zones impact the subject to a varying degree.   
 
Site Area 
 
Per the Multnomah County Assessor's Office, the combined subject site totals 74.99 
acres as tabulated below:  
 

Tax Lot Account Number Area (Acres) Area (Acres)* 
100 R325467 10.80 13.26 
300 R325472 62.97 64.03 
1000 R325470   1.22   1.22 
Total  74.99 78.51 

 
* The assessor’s estimate varies from recorded plat information which indicates 13.26 
acres for tax lot 100 and 64.03 acres for tax lot 300.  No additional information is 
available for tax lot 1000. The plat information will be the basis of this appraisal. 
 
Utilities 
 
The subject is served via an 8-inch water main in NW Marina Avenue.  The line runs 
westerly extending to the mid portion of the site.  Electric and phone service is by pole 
line.  Sanitary service is not available in the vicinity. 
 
Sales History 
 
The subject site has been held in the ownership of Portland General Electric Company 
for an extended period with no recorded transactions in the past 5 years.   
 
  

Greenway Overlay Zone Map Symbol

River, Natural n

River, Recreational r

River, General g

River, Industrial i

River Water Qualtiy q
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Inspection 
 
George W. Donnerberg, MAI, initially inspected the site on June 29, 2011.  Brad Rawls 
of URS accompanied the appraiser and discussed the site characteristics at that time.   
 
The property was subsequently inspected by George W. Donnerberg, MAI on March 16, 
2016.  He was unaccompanied at that time. 
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SITE DESCRIPTION 

The subject includes a complex site having a total area of approximately 78.51 acres.  
The parcel is situated on the northeasterly side of NW Marina Way and extends to the 
river bank.  The parcel is situated at the entrance of the Multnomah channel adjacent to 
the Willamette River.   
 
Access to the parcel is via NW Marina Way being a 22-foot asphalt surfaced road with 
gravel shoulders.  Said route runs adjacent to and northeasterly of the Burlington 
Northern Railroad right of way which lies between Marina Way and St. Helens Road.  
NW Marina Way connects with St. Helens Road via a railroad grade crossing just 
southeast of the southeast property corner.  NW Marina Way terminates approximately 
½ mile west of the subject site.   
 
The property has a past history for use as an electrical generation facility.  The site is no 
longer being placed to said use, but remnants of equipment and fencing remain.  The 
fenced gravel area includes approximately 26.20 acres and has a heavy gravel base.  
The approximate southeasterly ½ of the fenced area is presently being used as an 
electric substation with an adjacent pole storage facility.  The adjacent lands 
southeasterly of the fenced area are being used as an overhead electrical transmission 
corridor.  The land underlying the transmission lines are undeveloped and subject to 
periodic inundation.  The lands northwesterly of the fenced area are undeveloped and 
consist of wetlands and/or are subject to periodic inundation.  
 
As per FEMA Community Panel No. 410183 0005 C, the 100-year flood elevation in this 
vicinity is approximately 27 feet.  As noted on the map, the natural ground elevation lies 
between 14 to 18 feet above sea level. Hence, except for Subarea 2, the property is 
subject to periodic inundation.  Given the differences within the various subareas, a 
separate discussion for each area will be undertaken in the following paragraphs.   
 
A map dated 2011 prepared by URS Engineering has delineated the subject into four 
subareas.  The map exhibit may be found in the Addenda of this report and will be the 
basis for the following discussion. 
 
Subarea 1 
 
Subarea 1 reportedly includes approximately 6.75 acres and is situated along the 
southeasterly boundary of Tax Lot 300.  Subarea 1 lies outside of the filled area and 
generally lies at an elevation between 20 and 22 feet.  This component is currently 
being used as an electric transmission corridor and includes two transmission line 
towers.  An unnamed stream flows across the site along the toe of the adjacent filled 
property.  This parcel has cover of native deciduous trees and undergrowth.  The parcel 
has an IH heavy industrial zone; however, the need for riparian setbacks combined with 
the existing power line restrictions appear to limit further economic development 
potential for this component. 
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Subarea 2 
 
Subarea 2 consists of the filled site which is currently improved with a substation facility.  
Per scaled dimensions, this component includes approximately 26.20 acres.  The site 
fronts approximately 900 feet along the Willamette River.  The level portion of this site 
lies at an elevation ranging between 28 to 30 feet and is entirely above the 100-year 
flood elevation. 
 
Subarea 2 has been improved with a structural gravel base and has been enclosed with 
chain link fencing.  Structural improvements are limited to the substation facility together 
with several small, assorted buildings and shelters, and a radio tower.  Water service 
has been extended to the site via an 8-inch line in Marina Way.  Electric and phone 
service is also available in Marina Way but no other utilities have been extended to the 
site.  Rail access is available via spur running along the southerly property boundary.  A 
30-foot subsurface pipeline easement in favor of Olympic Pipeline Company runs 
between the rail spur and NW Marina Way. 
 
Subarea 3 
 
Subarea 3 includes approximately 20.43 acres and has overall dimensions of 
approximately 660 feet by 1,350 feet.  This site has been enclosed with an earth berm 
surrounding the perimeter.  Approximately 16.66 acres lie within the bermed area.  The 
berm rises to an elevation of approximately 28 feet and over time portions of the site 
have been filled with dredge sand.  The southwesterly portions of the site have been 
filled to an elevation of approximately 24 to 26 feet.  The interior of the site lies at an 
elevation between approximately 20 to 24 feet.  It is noted that portions of the berm 
have been breached and the lower portions of the site have some potential for flooding.  
The parcel is unimproved, and has cover of native grasses and small deciduous trees.  
As per Brad Rawls of USR, approximately 35% to 40% of this site consists of delineated 
wetlands.  Thus, further fill attempts must first mitigate for the conversion of said 
wetlands.  The site also includes approximately 1.26 acres lying on the outboard side of 
the berm adjacent to the river.  This component includes approximately 660 feet of river 
frontage.   
 
Subarea 4 
 
Subarea 4 is the northwesterly site component.  This parcel lies entirely beyond the 
limits of the berm or filled area and lies at an elevation ranging between 14 and 18 feet.  
Per scaled dimensions, this site includes approximately 23.91 acres.  Given the 27 foot 
100-year flood level, this component is subject to frequent inundation.  The parcel has 
cover of native deciduous trees and undergrowth.  A small, unnamed stream course 
runs along the northerly portion of the site.  It is also noted that the Olympic subsurface 
petroleum pipeline runs parallel with and inside the northwesterly boundary.  The 
centerline of the pipeline appears to lie approximately 200 feet southeast of the property 
line.  A 15-foot subsurface easement, in favor of Pacific Fiber Link LLC, adjoins the west 
side of the pipeline easement.  This component includes approximately 300 feet of 
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frontage along NW Marina Way and includes approximately 1,200 linear feet of river 
frontage.  The majority of the frontage is formed by the Multnomah channel.   
 
Tax Lot 1000 
 
Tax Lot 1000 consists of a non-contiguous 50-foot-wide strip easterly of Tax Lots 100 
and 300. The strip is situated 125 feet southeast of the Bonneville Power Administration 
corridor, which adjoins Subarea 1.  This tax lot contains 1.22 acres and has cover of 
native vegetation.  The site has rolling topography with elevations ranging from 
approximately 22 feet to 28 feet.  Thus, much of this component is subject to inundation 
at the 100-year flood event.  The strip is unimproved with access via a dirt service road 
linking Marina Way and the Willamette River frontage.  
 
Conclusion 
 
The primary site consists of tax lots 100 and 300 and totals 77.29 acres.  Thus, together 
with the 1.22-acre Tax Lot 1000, yields a site total of 78.51 acres.  The primary site is 
made up of four distinct components which have been labeled subareas 1, 2, 3, and 4.  
Of these, Subareas 1 and 4 are generally undevelopable and have Highest and Best 
Use limited to habitat and buffer area.  Subarea 2 appears to be developable subject to 
availability of necessary utilities.  If filled, Subarea 3 has some potential for future 
development; however, the presence of delineated wetlands (35% to 40%) will severely 
limit the potential net gain of usable land.  Tax Lot 1000 lies beyond the limits of the 
proposed easement and is not affected by the project. 
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HIGHEST AND BEST USE 

 
The highest and best use is that legal and probable use that will support the highest 
value of the site as of the date of appraisal.  The highest and best use must be legal, 
marketable, financially feasible, and physically possible.  In addition, the highest and 
best use should have a maximizing benefit for the community. 
 
The majority of the parcel is flood prone and includes a variety of wetlands.  Subareas 1 
and 4 are subject to frequent inundations and have riparian and habitat characteristics, 
which would likely prevent filling in the future.  As such, the highest and best use of this 
portion is judged to be for continued use as open space with some potential for 
mitigation purposes.  The existing subsurfaces have little impact. 
 
Subarea 3 was once bermed in anticipation of fill.  The fill plan was terminated and the 
berm was breached.  The existing levels of wetlands make a further fill effort difficult.  
However, this land has favorable characteristics for habitat mitigation purposes.  Again, 
the subsurface easement has little impact. 
 
Subarea 2 is zoned for Heavy Industrial.  This site has been filled and is desirable for 
continued industrial use.  The subsurface easements run parallel with the rail spur and 
do not have a measurable impact on highest and best use.  
 
Given the physical site characteristics, the highest and best use for Subareas 1, 3, and 
4 is judged to be for Habitat and mitigation purposes, while Subarea 2 is for industrial 
use.  This component includes approximately 900 feet of river frontage.  Regardless, 
river front industrial sites do not typically yield a significant value premium over non-
frontage sites in the neighborhood.  While the frontage may provide some marketing 
flexibility, it does not materially affect the Highest and Best Use for a standard industrial 
application.  With this in mind, and in light of the limited infrastructure, the Highest and 
Best Use of Subarea 2 is judged to be for open yard storage, truck/trailer parking, or 
equipment maintenance.   
 
Alternately, the site has potential for a marine maintenance or storage facility.  The 
remaining portion of the subject has a Highest and Best Use related to buffer or habitat 
preservation.  Subarea 3 may have some added potential for mitigation purposes or as 
a fill site; however, said potential is limited by the high percentage of wetland. 
 
Consideration has also been given to a highest and best use related to the Portland 
Harbor Restoration Plan.  A submarket for properties within the vicinity has been 
created as part of the Portland Harbor Cleanup Project.   
 
The Portland Harbor Natural Resource Trustee Council (“Trustee Council”) has 
developed a program whereby a property owner’s harbor clean-up liability can be offset 
by purchasing DSAY (Discounted Service Acre Year) credits as approved by the 
Trustee Council.  The DSAY credits can be developed on an approved site with a site 
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restoration/mitigation plan.  Typically, there is an inverse relation to the achievable 
number of credits relative to the restoration wetland/habitat value.  In general, properties 
with high-quality, existing habitat have relatively low mitigation potential.  Conversely, 
developable lands, having little existing habitat characteristics, may yield the highest 
number of credits through conversion.   
 
A March 1, 2016 report (see Addenda) identifies six approved properties, including the 
subject, which are currently in the planning process and/or are in the permitting or 
construction process.  At this point in time, the Trustee Council will not assist additional 
third party restoration properties on any new restoration projects until further notice.  
The Trustee Council’s moratorium on new site assistance is brought about by the “need 
to encourage balance between the supply of and demand for natural resource damages 
(NRD) restoration credits.”  As such, the subject and the other five properties may have 
a specific use potential not available to other similar properties in the area.  
 
The value increment for such potential is difficult to monetize due to the high level of 
speculation related to the number of credits each site may yield, and due to the 
unknown mitigation costs necessary to develop the sites.  There are also speculative 
challenges related to the marketability of said credits at the time they become available.  
Regardless of the above noted moratorium, the potential number of credits may 
potentially outstrip demand.   
 
The potential impact on the underlying land value reflects the market perception to be 
associated with risks and costs involved in purchasing land, developing the site and 
marketing the credits. Without further documentation, it is not possible to develop a 
model which can reliably identify a residual land value without an inordinate level of 
speculation.  As such, the highest and best use conclusion must rely on the limited 
available market evidence. 
 
Market information was secured for three of the six identified mitigation sites, including 
the Alder Creek site, the Linnton Plywood site, and the Miller Creek site.  Said 
properties will be discussed in the subsequent value section as Industrial Sales 8 and 9 
and Open Space Sale 7.  The industrial sales range from $2.61 per square foot to $4.70 
per square foot.  These prices are generally reflective of prices which would be 
expected for similar industrial properties.  The non-development comparable (Miller 
Creek site) involved a lease with a contingent return equivalent to $22,901 to $26,718 
per acre over a ten-year lease term.  When considering the need for discount to present 
value, this transaction would suggest a value within the typical range found for non-
project open space properties as well.   
 
In light of the above, given the uncertain and speculative nature of this sub-market, it is 
judged that the highest and best use of the subject would be served with a conventional 
non-project oriented use.   
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VALUATION COMMENTS 

There are three classic approaches which can be used in estimating a value for a given 
parcel of real estate.  These methods are the Sales Comparison Approach, the Income 
Capitalization Approach and the Cost Approach. 
 
The Sales Comparison Approach is a method whereby the value for a given property is 
estimated through a comparison process with other similar properties which have 
recently sold.  The sale prices are adjusted for differences including the element of time, 
physical characteristics, and condition.  The Sales Comparison provides a reliable value 
indication given the availability of adequate sales data. 
 
The Cost Approach is a method whereby the replacement cost of the improvements is 
estimated.  The estimated cost new is then charged for depreciation including physical 
deterioration, plus functional and economic obsolescence.  The value of the underlying 
site is then added to this figure, resulting in an overall value indication for the property 
being appraised.  The subjectivity of the depreciation estimate tends to increase with 
the age of the improvements.  The Cost Approach is therefore most reliable when 
dealing with newer properties. 
 
The final method is the Income Capitalization Approach.  This method is generally 
applicable to commercial and investment properties which are capable of producing a 
rental income.  This process first involves the estimation of the economic rent the 
property is capable of producing.  The appropriate expenses are then deducted, 
resulting in an estimate of net operating income.  The income is then capitalized with an 
overall rate, resulting in the final value estimate. 
 
In the case of the subject property, the parcel is considered a vacant site.  The Sales 
Comparison Approach is typically the only meaningful method to be considered in the 
valuation of vacant land and will be the only method used in this report. 
 
Given the physical differences within the various subareas, multiple sales analysis will 
be undertaken to estimate the contribution of each subcomponent.  The analysis will 
include consideration of industrial properties, fill sites, and open space/buffer 
transactions. 
 
The sales comparison will commence with the contribution of the Subarea 2 
developable industrial component, followed by an analysis of the contribution of the 
undevelopable Subarea 1 and 4 open space components.  Finally, consideration will be 
given to the contribution of the Subarea 3 partially bermed potential fill/mitigation site. 
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SALES COMPARISON APPROACH 

INDUSTRIAL DEVELOPMENT COMPONENT 
 
The primary subject component consists of the 22.00 acres of fenced area with rock 
base. As such, emphasis was placed on comparables involving larger industrial land 
transactions.  Given the relatively low volume of transactions involving larger industrial 
sites, the search was expanded to include the relatively large geographic area 
extending to both the northwest and northeast industrial districts.  Of the available data, 
the following comparables were helpful to the appraiser. 
 

 
 
Discussion  
 
Sale No. 1 – RK Storage and Warehousing, Inc. to Riverside Industrial Properties, 
LLC et.al. – This transaction involves a 4.56-acre tract located at 10937 NW Front 
Avenue in Portland.  This parcel sold in August 2015 for $725,000 or $3.65 per square 
foot of gross land area.  Reportedly, only 3.30-acres are usable, yielding a net unit price 
of $5.04 per square foot.  The parcel includes approximately 500 feet along the 
Willamette River and has a level topography with rock surface.  The parcel had an NFA 
letter.  Per the seller’s agent, the site had “some housekeeping issues” but was free 
from on-site contamination.  The parcel was subject to potential liability related to the 
Harbor Restoration Project.  Whereas the amount (if any) and timing were unknown, the 
buyer held back $100,000, which was secured with a note bearing 9% interest.  At the 
end of an eight-year term, the $100,000 would be returned to the seller, less any 
potential costs which may have been incurred through that time.  The parcel included a 
4,000 square foot industrial building.  This was essentially a land transaction; however, 
the building continues to be used.  The selling agent estimated building contribution of 
$150,000 leaving $575,000 or $4.00 per square foot of net land area. 
 
  

No Grantee Date Price Area (Ac) $ / SF

1 Riverside Industrial Properties, LLC 8/2015 725,000$     4.56 3.65$ 

2 Pactrust 8/2015 1,600,000$ 9.31 3.95$ 

3 Dpf Or 185, LLC 12/2015 3,550,000$ 13.67 5.96$ 

4 Amstar Holland Cameron, LLC 10/2014 2,200,000$ 20.40 2.48$ 

5 Interstate Crossroads, LLC 5/2014 7,050,000$ 28.13 5.75$ 

6 Port of Portland 1/2015 7,805,115$ 44.75 4.00$ 

7 Colwood Industrial Park, LLC 10/2014 6,000,000$ 45.75 3.01$ 

8 Wildlands 3/2012 7,261,000$ 63.89 2.61$ 

9 Linnton Water Credits LLC 9/2015 5,750,000$ 24.74 5.70$ 

10 Listing 3/2016 1,450,000$ 5.98 5.57$ 

Primary Land Comparables 
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Sale No. 2 – Prologis Logistics Services, Inc. to Pacific Realty Associates – This 
transaction involves a 9.31-acre tract located on the south side of NE Airport Way, 
opposite Riverside Parkway.  The sale took place in August 2015 for $1,600,000 or 
43.95 per square foot of gross land area.  This is a slightly irregular site situated 
adjacent to the South Shore Commons open space, which forms the rear boundary.  
The parcel includes two tax lots.  Portions of the site lie within a view corridor, which 
restricts building heights to 20 feet.  Per the selling agent, the restriction resulted in an 
approximate price reduction of 35% compared to a fully usable site.  An additional 
$250,000 reduction was made for the projected cost to remove a surcharge file on the 
site.  Thus, the development ready site would compare at $2,412,561 or $5.95 per 
square foot.   
 
Sale No. 3 – Summit Properties, Inc. to Dpf Or 1 Le 185, LLC – This transaction 
involves a 13.67-acre tract situated along the west side of NE 185th Avenue in the South 
Shore Industrial Park.  The sale closed in December 2015 for $3,550,000 or $5.96 per 
square foot.  The parcel is divided via NE Riverside Parkway.  An 8.92-acre parcel lies 
to the south of said route and 4.75 acres lie to the north.  The northerly component is 
fully serviced with utilities, but in need of soil surcharging.  The south 8.92-acres had 
been surcharged and was allocated an additional $1.50 per square foot, or $582,833, of 
the gross sale price.  Hence, the un-surcharged land allocation is $2,967,167 or $4.98 
per square foot.  
 
Sale No. 4 – Entercom Portland, LLC to Amstar Holland Cameron, LLC 
This transaction involves a 20.40-acre tract located on NE Cameron Boulevard, east of 
NE 166th Avenue near Airport Way in Portland. Of the site total approximately 17.65 
acres were considered useable. The sale took place in October 2014 for $2,200,000 
indicating $2.48 per square foot on a gross basis or $2.86 on a net basis. The IG2 tract 
has general industrial capability. Infrastructure was available to the southwest corner of 
the site however street access had not been developed into the property. In addition, 
the parcel needed soil surcharging. Per the selling broker, the price was based on a 
finished value of $5.00 per net square foot less an adjustment for the required on-site 
development work which at time of sale was estimated to fall within a range of $1.50 per 
square foot to $2.00 per square foot of net area. The actual costs were approximately 
$1.61 per square foot for a total site cost of $4.47 per square foot.  
 
Sale No. 5 – ICDC, LLC to Interstate Crossroads, LLC 
This transaction involves a 28.13-acre tract situated between NE Marine Drive and NE 
Cameron Boulevard just east of NE 158th Avenue. The IG-2 tract has all services 
available and had been surcharged in anticipation of development. The parcel had been 
certified by the State of Oregon as development ready and is located in an area of 
moderate to upper scale industrial properties. The site was acquired for speculative 
development of a distribution warehouse. The sale occurred in May 2014 for $7,050,000 
or $5.75 per square foot. The parcel was fully useable with the exception of 
approximately one acre along the toe of the levy which adjoins the north property 
boundary. The seller indicated that there was no discount given for the levy 
encumbered area whereas this land could be used for landscaping requirements. 
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Sale No. 6 – SolarWorld America, Inc. to Port of Portland 
This transaction involves a 44.75-acre parcel situated adjacent to the SolarWorld site at 
25300 NW Evergreen Road in Hillsboro. The sale closed in January 2015 for 
$7,805,115 or $4.00 per square foot. All services were available to the parcel; however, 
some site work was necessary. The MP zoned industrial parcel represented an 
opportunity purchase on the part of the Port of Portland and no condemnation was 
threatened. SolarWorld offered the site to the Port and was reportedly highly motivated 
to sell with a short closing period. As such, the circumstances may reflect a 
conservative price. 
 
Sale No. 7 – Colwood Limited Partnership to Colwood Industrial Park, LLC – This 
transaction involves a 45.75-acre tract located on NE Alderwood Road near the 
Portland International Airport. The sale took place in October 2014 for $6,000,000 or 
$3.01 per square foot. It is noted, that at the time of sale the parcel was not zoned for 
industrial purposes. The price was initially based on $8,000,000 which reflected $4.01 
per square foot of useable land area. Said price was to be adjusted downward to reflect 
the actual cost of re-zoning, mitigation, and development of transportation and utility 
infrastructure. Regardless, the negotiated minimum price was to be $6,000,000 
reflecting approximately $3.00 per square foot in the raw un-zoned condition. 
 
Sale No. 8 – Alder Creek Lumber Company to Portland Harbor Holdings II, LLC – 
This transaction involves a 63.89-acre tract located at 14456 NW Gillihan Road on 
Sauvie Island.  The site sold in March 2012 for $7,261,000 or $2.61 per square foot.  
The buyer expended an additional $67,338 to obtain a Quit Claim Deed from the 
Division of State Lands for the same property.  The combined price was therefore 
$7,328,338 or $2.63 per square foot of gross area.  This parcel had an MUA-20 Multiple 
Use Agricultural Zone, but had a grandfathered quasi-industrial use relative to the prior 
occupancy as a saw mill.  As per the seller, the majority of the site was considered to be 
usable.  The parcel was acquired for a mitigation site to develop DSAY credits on a 
speculative basis.  Reportedly, the parcel was capable of producing approximately 650 
DSAY credits.  Portions of the site have since been mitigated and 35 credits were 
recently sold to the City of Portland at a price of $75,000 each.   
 
Sale No. 9 – Linnton Plywood Association to Linnton Water Credits, LLC – This 
transaction involves a 24.74-acre parcel (assessor shows 23.17 acres) located at 10504 
St. Helens Road.  The parcel includes approximately 1,690 feet of Willamette River 
frontage with deep water marine capability.  The rail served parcel was previously used 
as a plywood plant and includes 210,000 square feet of building area.  The buildings 
have minimum contribution beyond interim holding potential.  This site was acquired for 
speculative conversion into habitat and the re-sale of resulting DSAY credits.  The 
selling agent felt no premium was paid for this mitigation potential and the price 
reflected that of a conventional use.  The parcel sold in September 2015 for $5,750,000 
or $5.34 per gross square foot based on seller’s calculations.  Reportedly, 
approximately 3.74 acres were submerged or submersible lands yielding approximately 
21.00 net usable acres.  On this basis, the net price was $6.29 per square foot inclusive 
of buildings.  
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Comparable No. 10 – ACF Industries, Inc. – Current Listing – This parcel is currently 
available for purchase at an asking price of $1,450,000. The site consists of 5.98 acres 
indicating $5.57 per square foot.  The site is located on the northeast corner of St. 
Helens Road and NW Marina Way.  The parcel had a previous occupancy by Trumball 
Oil Company and consists of a level, fence-enclosed, industrial parcel with extensive 
exposure along St. Helens Road and access via NW Marina Way.  The parcel is served 
with utilities and has potential rail access.  This parcel has an NFA letter. The seller’s 
agent indicates there is little or no potential liability related to the harbor restoration 
project.   
 
ADJUSTMENTS  
 
Terms 
 
Each of the above transactions involve cash or cash equivalent terms and thus no 
further adjustment for this item is necessary. 
 
Time 
 
The majority of the transactions span a period between May 2014 and the current 
listing.  An exception is Sale No. 8, which took place in March 2012.  Said sale is greatly 
inferior in zoning and location and was included to assist in identifying highest and best 
use.  The balance of the transactions occurred over a 21-month period to the date of 
value.  The industrial land market has been relatively stable throughout this period.  As 
such, no specific adjustment has been made for time, however, this factor will be 
considered in the final weighting process.  
 
Market Conditions 
 
The sales vary relative to additional acquisition costs and soil conditions, etc.  Several 
of the sales have been partially or fully surcharged and were reported to be 
development ready.  Other sales required some additional soil work and/or were subject 
to additional off-site development costs.  Thus, in order to develop a baseline 
comparison, the comparables will be considered to reflect a surcharged condition.  The 
various adjustments for market conditions have been considered as follows:  
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The following table identifies the required adjustments to reflect a site having structural 
soil capability, with infrastructure and zoning in place. 
 

 
 
Additional consideration has been given for site size, heavy industrial zoning and rail 
access. 
 
 
Size 
 
Absent Sale No. 8, the comparables range between 4.56-acres and 45.75-acres on a 
gross basis.  Typically, there is an inverse relationship between size and unit price. In 
this instance, the lack of availability of large industrial tracts tend to offset this factor as 
evidenced by the above noted adjusted price bracket.  
 
 
Heavy Industrial Zone and Rail Access 
 
The majority of the sales involved general industrial zones.  In comparison, the rail 
served subject is zoned IH, Heavy Industry. Few heavy industrial sales have occurred 

Sale No. Conditions
1 Improvement contribution - $150,000
2 Zone restrictions & soil removal + $812,561
3 Partial surcharge + $310,365
4 Off-site development cost + $1,237,823
5 None $0
6 None $0
7 Zoning & infrastructure + $2,000,000
8 DSL Quit Claim + $67,338
9 None $0
10 None $0

Adjustment

No. Price
Adjusted 

Price
Gross Area 

(Acres)
$/SF 

Gross
Net Area 
(Acres)

$/SF 
(Net)

1 $725,000 - $150,000 $875,000 4.56 $2.90 3.30 $4.00
2 $1,600,000 + $812,561 $2,412,561 9.31 $5.95 9.31 $5.95
3 $3,550,000 + $310,365 $3,860,365 13.67 $6.48 13.67 $6.48
4 $2,200,000 + $1,237,823 $3,437,823 20.40 $3.87 17.65 $4.47
5 $7,050,000 $0 $7,050,000 28.13 $5.75 28.13 $5.75
6 $7,805,115 $0 $7,805,115 44.75 $4.00 44.75 $4.00
7 $6,000,000 + $2,000,000 $8,000,000 45.75 $4.01 45.75 $4.01
8 $7,261,000 + $67,338 $7,328,338 63.89 $2.63 63.89 $2.63
9 $5,750,000 $0 $5,750,000 24.74 $5.70 21.00 $6.29

10 $1,450,000 $0 $1,450,000 5.98 $5.57 5.98 $5.57

Adjustment

Market Conditions

UP 344 PGE Application of Sale - Harborton 
Attachment I-1 

Page 25



REAL PROPERTY CONSULTANTS 

RPC 16-002  Page 24 

within the market area; however, discussions with industry participants would suggest 
that there is little price distinction for heavy industrial rail served parcels compared to 
non-rail general industrial sites. As an example, a 2.0-acre rail-served HI parcel located 
in the Cascade Industrial Park located on NE 194th Avenue near San Rafael sold in 
June 2014 for $550,000 or $6.13 per square foot. In comparison a 1.51-acre non-rail 
general industrial site sold on NW Commerce Court near the Troutdale Airport in April 
2014 for $418,500 or $6.36 per square foot. Given the above, no specific adjustment 
has been made for either the heavy industrial zone or for rail access. Regardless, these 
factors will be considered in the final value estimate.  
 
Conclusion 
 
Given the limited number of large industrial site comparables, combined with the 
multitude of characteristics within both the subject and comparables, a further 
refinement of the adjustment process is not realistic. Instead, the sales will be analyzed 
on a qualitative basis using a bracketing technique.  
 
The low end of the range is represented by Sale 8, being an MUA zoned site with a 
rural industrial non-conforming use as a saw mill. This parcel was acquired for DSAY 
credit mitigation, but would generally understate the subject value as an industrial site.   
 
The majority of the remaining comparables fall within a range of $4.00 to $6.00 per 
square foot.  The highest sale, being Sale 9 at $6.29 per square foot.  This parcel was 
better located and had deep water marine potential.  This parcel also included 210,000 
square feet of industrial buildings which may have influenced the price.  All considered, 
the subject is considered inferior to this site.  
 
Comparables 2 through 5 involve suburban northeast development ready sites and 
suggest values from $4.47 per square foot to $6.48 per square foot after adjustments.  
The subject is inferior by comparison to these sales as it lacks sewer and is on the 
periphery of the industrial neighborhood. 
 
Of the remaining comparables, Sale 1 and Comparable 10 are most similar in location 
and heavy industrial zoning.  Said comparables suggest a relevant range from $4.00 
per square foot to $5.57 per square foot.  The high end of the range is an unsold listing 
and it is likely that the ultimate sale price will fall below this figure.  In the final analysis, 
given consideration to the subject size, location and physical characteristics, the value 
for the developable industrial component is estimated at $4.50 per square foot of usable 
area.   
 
A final adjustment must be made whereas the subject Subarea 2 is improved with a 
structural gravel base, which would be desirable for a variety of storage uses.  This 
factor would support an upward adjustment of $1.00 per square foot for a combined 
contribution of $5.50 per square foot of net area or $239,580 per acre for the Subarea 2 
developable land.  
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OPEN SPACE LAND 
 
The subject includes two components of non-developable open space lands and 
namely Subarea 1 and Subarea 4.  Both parcels are heavily encumbered and/or zoned 
for open space and, as a result, have little economic potential.  With this in mind, the 
appraiser searched the metropolitan area for sales of buffer/habitat lands having little 
effective development potential.  Regardless of their underlying zoning, said lands tend 
to fall within a relatively narrow unit value range as tabulated in the following table: 
 

 
 
Discussion 
 
Open Space Sale No. 1 – Morse Brothers to Gerlach – This transaction involves a 
10.14-acre tract located on the south side of Tonquin Road near the Clackamas County 
line in Tualatin, Oregon.  The sale took place in April 2006 for $100,000 indicating a unit 
price of $9,862 per acre.  This is a low lying parcel, the majority of which was comprised 
of ponds and wetlands.  The site had an industrial zone and the purchaser acquired the 
site with motives related to potential yard storage on the non-wetland area. 
 
Open Space Sale No. 2 – Clapp to Biehler – This transaction involves a 2.00-acre 
tract located at 4923 SE 174th Avenue in Portland, Oregon.  The parcel consists of a 
low-lying site situated near the Springwater Trail and Johnson Creek.  The R-5 zoned 
parcel was encumbered with p environmental overlay zones which restricted future 
development potential.  The parcel was acquired in May 2009 for $110,000 or $55,000 
per acre.  The buyer immediately sold the parcel the City Water Bureau for $140,000.  
The latter sale is not judged to be reflective of an arms-length transaction as reported by 
the buyer’s agent.  Further, it is felt that this price may overstate the value of the non-
developable site due to site size and the circumstances of sale.  
 
Open Space Sale No. 3 – Moyer to City of Portland – This sale involves a 4.23-acre 
industrial zoned site adjacent to the Springwater Trail.  The sale closed in January 2010 
for $58,000 or $13,711 per acre.  The level parcel included wetlands and the majority of 
the site was within a p overly protection district. 
 
  

No. Grantee Date Price Area (Acres) $/Ac

1 Gerlach 4/2006 100,000$ 10.14 9,862$   

2 Biehler 5/2009 110,000$ 2.00 55,000$ 

3 City of Portland 1/2010 58,000$   4.23 13,712$ 

4 City of Hillsboro 7/2010 50,000$   15.22 3,285$   

5 Murhadi 4/2012 22,000$   3.13 7,029$   

6 THPRD 3/2013 17,030$   5.24 3,250$   

7 Wildlands 6/2013 350,000$ 13.10 26,718$ 

Non Development Land Sales
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Open Space Sale No. 4 – Dimeo to the City of Hillsboro– This transaction involves a 
15.22-acre site situated south of the Tualatin Valley Highway several hundred feet west 
of SE 36th Avenue.  The parcel was platted as part of the D & G Industrial Park which 
adjoins to the east.  This site consists entirely of wetlands and has no separate 
development potential.  The transaction occurred in July 2010 for $50,000 or $3,285 per 
acre. 
 
Open Space Sale No. 5 – Leitgeb to Murhadi – This parcel involves a 3.13-acre tract 
situated on the east side of SE Regner Road north of Gabbert Road in Gresham.  The 
site sold in April 2012 for $22,000 or $7,029 per acre.  This is a sloping parcel with a 
drainage course running through the midpoint of the site.  The parcel has cover of 
mature trees.  Environmental zone overlays preclude most uses and the parcel was 
acquired on speculation.   
 
Open Space Sale No. 6 – Sequoia Equities to Tualatin Hills Park and Recreation 
District – This transaction involves a 5.24-acre tract situated on the north side of T.V. 
Highway west of and near SW 153rd Drive.  The sale occurred in March 2013 for 
$17,030 or $3,250 per acre.  The entire site lies within the Beaverton Creek flood area 
and a majority of the parcel is subject to seasonal inundation.  The majority of the site is 
comprised of wetlands and has no development potential.  This parcel was acquired 
from the adjacent property owner, which is improved with the 264-unit Center Pointe 
apartment complex.  
 
Open Space Sale No. 7 – Frevack Land Company to Wildlands – This comparable 
involves a ten-year land lease subject to a permanent encumbrance with a conservation 
easement.  The parcel adjoins Fred’s Marina at 12800 NW Marina Way and is known as 
the Miller Creek site in the Portland Harbor Restoration Plan.  The existing owner will 
retain title, but the transaction is considered tantamount to the sale of the property.  The 
lease commenced in mid-2013.  The lessee/buyer will enhance the habitat value of the 
property and intends to sell DSAY credits as part of the Harbor Restoration Project.  
Whereas much of this parcel is flood-prone wetlands, only 180 DSAY credits are 
anticipated.  Consideration for the lease will be paid over time as the credits are sold.  
The actual price and marketing success cannot be known at this time; however, the fee 
owner anticipates a total payment ranging from $300,000 to $350,000 over the ten-year 
term.  At the low end of the range, the lease is equivalent to $22,901 per acre or 
$26,718 per acre at the upper range.  
 
Conclusions 
 
The sales span a period of ten years from date of value. In general, this class of real 
estate has experienced little appreciation over time.  This primarily results from ever 
increasing zoning restrictions, which tend to offset inflation.  Thus, no adjustment is 
appropriate for time. 
 
In considering the above sales, Comparable No. 1 is given reduced weight in the 
analysis, being the farthest removed and the oldest transaction.  Comparable No. 2 
involved non-government parties; however, the sale appears to have been motivated by 
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a profit potential for subsequent resale to the Portland Water Bureau.  Hence, at 
$55,000 per acre, this transaction is judged to overstate the contribution of the subject 
components.   
 
Comparable No. 3 involved a non-buildable industrial site adjacent to the Springwater 
Trail.  The transaction was a voluntary sale to the City of Portland and reportedly 
reflected market value at the time.  Thus, at $13,721 per acre, this sale is judged to 
provide a reasonable indicator for the subject.   
 
Comparable No. 4 consists entirely of wetlands and is of similar size compared to the 
subject wetland components.   
 
Comparable No. 5 has no realistic development potential and was acquired on 
speculation with no identified use. This sale is helpful in identifying possible contribution 
for speculation such as habitat mitigation.  
 
Comparable No. 6 is one of the most recent transaction.  The parcel size falls within the 
middle of the data range at 5.24 acres.  This parcel has characteristics very similar to 
subject component Subarea 4.  The parcel was acquired for habitat preservation and 
has no development potential.   
 
The Comparable 7 leased site adjoins the subject and is physically most comparable of 
all of the transactions.  Regardless, the indicated consideration range of $22,901 per 
acre to $26,718 per acre would generally overstate that of a non-contingent upfront 
cash payment sale.  
 
In the final analysis, Comparables 4 and 6 are similar in terms of physical site 
characteristics of Subarea 4, but lack the subject speculative for possible limited habitat 
mitigation.  Thus, the proper value for this component is judged to be in excess of that 
indicated by Comparables 4 and 6.  Comparable 7 established the upper end of the 
relevant range. 
 
Secondary weight has been given to Comparables 1 and 3.  Little weight is placed on 
Comparable 2 due to the circumstances of sale.  All considered, the data would support 
a conclusion towards the middle of the relevant range (excluding Comparable 2) at 
$10,000 per acre. 
 
FILL SITE 
 
The subject includes approximately 20.43-acres of land which is enclosed with an earth 
berm having a top elevation of approximately 28 feet.  This area has been partially filled; 
however, the majority of the site appears to have an elevation below 22 feet.  Hence, 
except for the berm, nearly all of the site is subject to flooding at the 100-year level.  
Further, given the uneven topography, the parcel has little industrial potential in its 
current state.  This parcel will require a fill volume of near 275,000 yards assuming that 
it can be entirely filled.  In light of the wetlands involved, it is unlikely that a significant 
portion of the site can be filled and much of the land will be required for mitigation 
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purposes.  Sites of this nature sell for significant discounts relative to the finished land 
value.  In this light, the appraiser searched the area for transactions involving fill sites.  
Several parcels were located; however, they were somewhat dated and far removed 
from the subject.  Regardless, they are helpful in suggesting the required percentage 
discount from the perceived development ready value.  
 
Fill Sale No. 1 – Kagawa Et Al to Woods – This transaction involves a 5.29-acre tract 
located on the east side of NE 207th Avenue at the I-84 interchange in Fairview, 
Oregon.  The sale took place in July 2002 for $130,000.  On a unit basis, the sale 
reflects $24,575 per acre or 56.4¢ per square foot.  The parcel was acquired by an 
excavation contractor as a fill site with future potential as a commercial interchange 
property.  In comparison, a nearby interchange sale situated at NE 238th Drive near 
Sandy Blvd took place in December 2001 for $2,079,626 or $6.90 per square foot.  With 
all else equal, the fill site sold for 8.2% of the perceived development-ready value. 
 
Fill Sale No. 2 – Nelson to Port of Kalama – This transaction involves a 128.46-acre 
tract which sold in May 2001 for $815,500 or $6,348 per gross acre.  The light industrial 
zoned parcel was acquired on anticipation of realizing approximately 60.00 net acres of 
usable industrial space.  On a net basis the price was therefore equivalent to $13,592 
per acre.  Like the subject, this parcel had potential for hydraulic sand import from the 
Columbia River.  At time of purchase, the Port of Kalama was marketing finished 
industrial tracts for $80,000 per acre.  Hence, the raw net land price was equivalent to 
17% of the finished land value or 7.9% on a gross basis.  
 
The two above examples suggest significant deductions from finished land value.  The 
above noted ranges are relatively wide, with net fill sites selling for between 
approximately 8% and 17% of the finished land value or 7.9% to 8.2% on a gross basis.  
Given the low net potential of the subject, the gross comparison is most applicable and 
the subject is judged to compare at 8% of the finished value. Based on the previous 
discussions, the subject development land was estimated to contribute at the rate of 
$4.50 per square foot prior to site improvements.  Hence, the fill site has an as-is 
contribution of: 
 

$4.50 per SF x .08 = $0.36 per SF or $15,682 per acre  
Rounded to $15,700 per acre 
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VALUE CONCLUSION 

(Before Conditions) 
 

The subject has been analyzed on a component basis relative to the contribution of the 
site Subareas. 
 
The unit value contributions for the various site components has been estimated to 
include: 
 

a) Industrial   $239,580 / ac 
b) Open Space $  10,000 / ac 
c) Fill Site  $  15,700 / ac 

 
Based on the prior discussions, several of the Subarea sites include combinations of 
developable and non-developable land yielding the following values: 
 
Subarea 1 
 

Open Space 6.75 ac × $10,000 = $67,500 

Industrial 0.00 ac ×         n/a = $         0 

Total 6.75 ac × $10,000 = $67,500 

 
Subarea 2 
 

Open Space   0.00 ac ×           n/a = $              0 

Industrial 26.20 ac × $239,580 = $6,276,996 

Total 26.20 ac × $239,580 = $6,276,996 

 
Subarea 3  
 

Fill Site 20.43 ac × $15,700 = $320,751 

Industrial   0.00 ac ×         n/a = $           0 

Total 20.43 ac × $15,700 = $320,751 

 
Subarea 4 
 

Open Space 23.91 ac × $10,000 = $239,100 

Industrial   0.00 ac ×         n/a = $           0 

Total 23.91 ac × $10,000 = $239,100 
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Tax Lot 1000 
 

Open Space 1.22 ac × $10,000 = $12,200 

Industrial 0.00 ac ×         n/a = $         0 

Total 1.22 ac × $10,000 = $12,200 

 
Sum Allocation – Before Condition  
 

Subarea 1   6.75 ac × $  10,000  = $     67,500 

Subarea 2 26.20 ac × $239,580  = $6,276,996 

Subarea 3 20.43 ac × $  15,700  = $   320,751 

Subarea 4 23.91 ac × $  10,000  = $   239,100 

Tax Lot 1000   1.22 ac × $  10,000  = $     12,200 

Total 78.51 ac × $  88,098 ± = $6,916,547 
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PROPOSED PROJECT AND EFFECTS ON REMAINDER 

The subject has been identified as a candidate for use in the Portland Harbor 
Restoration Project.  For inclusion in the project, it is necessary to encumber the 
property with a conservation easement, which will permanently restrict uses of the 
property to habitat, restoration and preservation as outlined within the example 
conservation easement document found in the Addenda of this report.  The easement 
will encumber approximately 62.27-acres of the 72.29-acre contiguous site total and will 
not encumber the 1.22-acre Tax Lot 1000.  A portion of the existing fenced area 
containing approximately 12.13-acres will be excepted from the easement.  The 
excepted area will also include a narrow corridor, which will allow access to the adjacent 
power line towers.  The easement will also except the narrow corridor currently 
encumbered with a subsurface pipeline easement and fiber optic easement. 
 
Per Exhibit A of the proposed conservation easement, the above noted exception areas 
have been identified as Exceptions A, B, C, and D.  Of these, an area calculation has 
only been provided for Exception D at 12.17-acres.  The areas within Exception A, B, 
and C have been developed by scale and have been allocated as follows: 
 

Overall Allocations 
Subarea Before Acres Exception Acres Subtotal Acres 

1   6.75   1.32   5.28 
2 26.20 12.13 14.07 
3 20.43   0.37 20.06 
4 23.91   1.20 22.71 

Total 77.29 15.02 62.27 
 

Exception Allocations Per Subarea 
Subarea SA1 SA2 SA3 SA4 Total 

A 0.09   0.64 0.37 0.77   1.87 
B 0.00   0.00 0.00 0.43   0.43 
C 0.55   0.00 0.00 0.00   0.55 
D 0.68 11.49 0.00 0.00 12.17 

Total 1.32 12.13 0.37 1.20 15.02 
 
The majority of the 62.27-acres to be encumbered consist of open space, or fill lands, 
as discussed earlier in this report.  Said lands total:  
 

Open Space 27.77 acres 
Fill Land 20.43 acres 
Total 48.20 acres 

 
Thus, of the 62.77-acres included within the conservation easement, 48.20-acres 
consist of undeveloped wetland/fill lands and the usable area to be encumbered totals 
approximately 14.07-acres. The conservation easement will be in perpetuity and said 
lands will have no further development potential beyond that of habitat restoration 
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and/or mitigation uses.  Said mitigation uses will not be affected by the easement and 
their rights will be retained by the fee owner.  
 
EFFECTS ON REMAINDER 
 
As noted above, approximately 48.20-acres to be encumbered with the proposed 
easement currently have little use potential and consist of wetlands or filled areas within 
Subareas 1, 3 and 4.  Generally, the highest and best use of these lands was 
considered for buffer or habitat protection in the before condition and this use will not be 
impacted by the proposed conservation easement.  In contrast, the 26.20-acres within 
Subarea 2 currently have industrial land capability, which has been previously identified 
at $5.50 per square foot.  Approximately 14.07-acres of this land will be converted from 
its existing industrial use potential to that of open space not unlike that undeveloped 
fillable land.  Said land was allocated $15,700 per acre. A further deduction of 
approximately 10% is judged to be warranted to this figure due to the additional 
restrictions on the land relative to loss of recreational use and control.  Hence, the non-
developable fill land sites are judged to contribute $14,130 per acre in the after 
condition.   
 
A total of 12.13-acres of industrial land within Subarea 2 will be excepted from the 
easement and will continue to have an industrial highest and best use.  Thus, the 
usable land area within Subarea 2 will have the following impact:  
 

Status Area (Acre) $/SF $/Acre Value 
Before 26.20 $5.50 $239,580 $6,276,996 
After 12.13 $5.50 $239,580 $2,906,105 

14.07 $0.3204 $  14,113 $   198,570 
Difference 26.20 $2.78 ± $121,081 $3,172,321 

 
The non-developable site components (Subarea 1, 3, and 4) will suffer little additional 
change in highest and best use as a result of the conservation easement.  These lands 
will generally be placed to the same potential uses which existed prior to the project.  
Some loss of control will result; however, particularly related to recreational uses and 
any potential for possible fill in the future.  The loss related to these restrictions is 
judged to be too slight to accurately measure based on the available data, but it is not 
judged to exceed 10% of the before value contribution.  Hence, the value contribution 
for the various site components in the after condition is estimated to include:  
 

a) Industrial   $239,580/ac 
b) Open Space $  10,000/ac x 0.90 = $9,000 
c) Fill Site  $  15,700/ac x 0.90 = $14,130 
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Based on the above discussions, the value loss associated with the placement of the 
permanent conservation easement has been developed on a before and after basis 
relative to the contribution of each of the subareas as tabulated below:  
 
 
Subarea 1 
 

Before 6.75 ac × $10,000 = $67,500 
Loss 5.28 ac × $  1,000 =  $  5,280 
Loss 1.32 ac × $         0 = $         0 
After 6.75 ac × $  9,218 = $62,222 

 
Subarea 2 
 

Before 26.20 ac × $239,580 = $6,276,996 
       
Loss 14.07 ac × $224,450 = $3,172,082 
 12.13 ac × $           0 =  $              0 
 26.20 ac × $121,072 =  $3,172,082 
       
After 14.07 ac × $  14,130 =  $   198,809 
 12.13 ac × $239,580 =  $2,906,105 
 26.20 ac × $118,508 =  $3,104,914 

 
Subarea 3 
 

Before 20.43 ac × $15,700 = $320,751 
Loss 20.06 ac × $  1,570 = $  31,494 
Loss   0.37 ac × $         0 = $           0 
After 20.43 ac × $14,158 = $289,257 

  
Subarea 4 
 

Before 23.91 ac × $10,000 = $239,100 
Loss 22.71 ac × $  1,000 = $  22,710 
Loss   1.20 ac × $         0 = $           0 
After 23.91 ac × $  9,050 = $216,390 

 
Tax Lot 1000 
 

Before 1.22 ac × $10,000 = $12,200 
Loss 0.00 ac × $         0 = $         0 
After 1.22 ac × $10,000 = $12,200 
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Before & After Allocation 
 
On a before and after comparison the project impact may be allocated as follows.  
 

 Subarea 1 Subarea 2 Subarea 3 Subarea 4 TL 1000 Total 
Before $67,500 $6,276,996 $320,751 $239,100 $12,200 $6,916,547 
Loss $  5,280 $3,172,082 $  31,494 $  22,710 $         0 $3,231,566 
After $62,220 $3,104,914 $289,257 $216,390 $12,200 $3,684,981 

 
After rounding the loss associated with the placement of the permanent conservation 
easement encumbrance totals $3,231,566 rounded $3,232,000. 
 

THREE MILLION TWO HUNDRED THIRTY-TWO THOUSAND DOLLARS 
($3,232,000) 
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PHOTOGRAPHS – SUBJECT PROPERTY 
TAKEN JUNE 29, 2011 BY GEORGE W. DONNERBERG, MAI 

 

2011-032-088 (11-046) 

Facing northeasterly, viewing toward subject. 
 

2011-032-089 (11-046) 

Facing north, viewing toward Subareas 3 and 4. 
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PHOTOGRAPHS – SUBJECT PROPERTY 

2011-032-091 (11-046) 

Facing north, viewing toward Subarea 2. 
 

2011-032-092 (11-046) 

Facing north, viewing toward Subarea 1.
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PHOTOGRAPHS – SUBJECT PROPERTY 

2011-023-058 (11-046) 

Facing north, viewing toward entrance driveway at NW Marina Way. 

 

2011-023-007 (11-046) 

Facing southeast, viewing across Subarea 1 from adjacent Subarea 2. 
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PHOTOGRAPHS – SUBJECT PROPERTY 

2011-023-008 (11-046) 

Facing southwest, viewing across Subarea 1 from northeast corner of Subarea 2. 

 

2011-023-009 (11-046) 

Facing northwest, viewing river frontage adjacent to Subarea 2. 
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PHOTOGRAPHS – SUBJECT PROPERTY 

2011-023-011 (11-046) 

Facing northwest, viewing across rear of Subarea 2. 

 

2011-023-012 (11-046) 

Facing southerly, viewing across Subarea 2 from northern most corner. 
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PHOTOGRAPHS – SUBJECT PROPERTY 

2011-023-015 (11-046) 

Facing southwest, viewing along line between Subarea 2 and Subarea 3. 

 

2011-023-020 (11-046) 

Facing northerly, viewing along line between Subarea 2 and Subarea 3. 

 

 

UP 344 PGE Application of Sale - Harborton 
Attachment I-1 

Page 44



 

 

PHOTOGRAPHS – SUBJECT PROPERTY 

2011-023-019 (11-046) 

Facing northerly, viewing across Subarea 3 from west line of Subarea 2. 

 

2011-023-030 (11-046) 

Facing northeasterly, viewing along berm near southeast corner of Subarea 3. 
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PHOTOGRAPHS – SUBJECT PROPERTY 

2011-023-034 (11-046) 

Facing northeasterly, viewing along westerly berm near southwest corner of Subarea 3. 
 

2011-023-035 (11-046) 

Facing southeasterly, viewing along railroad spur from a point near southwest corner of 
Subarea 3.
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PHOTOGRAPHS – SUBJECT PROPERTY 

2011-023-044 (11-046) 

Facing southerly, viewing across Subarea 4. 

 

2011-023-046 (11-046) 

Facing northwesterly, viewing across Subarea 4. 
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PHOTOGRAPHS – SUBJECT PROPERTY 

2011-023-055 (11-046) 

Unnamed stream on Subarea 4. 

 

2011-023-051 (11-046) 

Facing southeasterly, viewing river front adjacent to Subarea 4. 
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INDUSTRIAL LAND SALE NO. 1  

2016-004-109 (2016-002) 
Location: 10937 NW Front Avenue, Portland, Oregon 

Legal Description: 1N-1W-3AD, Tax Lots 100, 600, 900, 1000, 1100, 1200, 1300, 
and 1400 in Multnomah County, Oregon 

Date: August 7, 2015 
Price: $725,000 
Grantor: RK Storage and Warehousing, Inc. 
Grantee: Riverside Industrial Properties, LLC et.al. 
Recording: 2015-101376 
Zone: HI, heavy industrial  
Site Size: 4.56 acres (gross) 3.30 acres (net) 
Unit Price: $3.65 per square foot (gross) $3.58 per square foot (net) 
Verified: Tony Reser, 503-221-2277 
COMMENTS – This transaction involves a 4.56-acre tract located at 10937 NW Front 
Avenue in Portland.  This parcel sold in August 2015 for $725,000 or $3.65 per square foot 
of gross land area.  Reportedly, only 3.30-acres are usable, yielding a net unit price of 
$5.04 per square foot.  The parcel includes approximately 500 feet along the Willamette 
River and has a level topography with rock surface.  The parcel had an NFA letter.  Per the 
seller’s agent, the site had “some housekeeping issues” but was free from on-site 
contamination.  The parcel was subject to potential liability related to the Harbor 
Restoration Project.  Whereas the amount (if any) and timing were unknown, the buyer 
held back $100,000, which was secured with a note bearing 9% interest.  At the end of an 
eight-year term, the 4100,000 would be returned to the seller, less any potential costs 
which may have been incurred through that time.  The parcel included a 4,000 square foot 
industrial building.  This was essentially a land transaction; however, the building 
continues to be used.  The selling agent estimated building contribution of $150,000 
leaving $575,000 or $4.00 per square foot of net land area. 
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INDUSTRIAL LAND SALE NO. 2  

2016-004-113 (2016-002) 
Location: South side of NE airport Way opposite NE Riverside 

Parkway, Portland, Oregon 

Legal Description: 1N-3E-19D, Tax Lots 100 and 200, Multnomah County, 
Oregon 

Date: August 25, 2015 
Price: $1,600,000 
Grantor: Prologis Logistics Services, Inc. 
Grantee: Pacific Realty Associates LP 
Recording: 2015-109313 
Zone: HI-EG2  
Site Size: 9.31 acres  
Unit Price: $3.95 per square foot  
Verified: Tony Reser, 503-221-2277 
COMMENTS – This transaction involves a 9.31-acre tract located on the south side of 
NE Airport Way, opposite Riverside Parkway.  The sale took place in August 2015 for 
$1,600,000 or 43.95 per square foot of gross land area.  This is a slightly irregular site 
situated adjacent to the South Shore Commons open space, which forms the rear 
boundary.  The parcel includes two tax lots.  Portions of the site lie within a view 
corridor, which restricts building heights to 20 feet.  Per the selling agent, the restriction 
resulted in an approximate price reduction of 35%.  An additional $250,000 reduction 
was made from the original asking price for the result of the projected cost to remove a 
surcharge file on the site.  Thus, the development ready site would compare at 
$2,412,561 or $5.95 per square foot.   
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INDUSTRIAL LAND SALE NO. 3  

2016-004-110 (2016-002) 
Location: Northwest corner and southwest corner of NE 185th Avenue 

and NE Riverside Parkway, Portland, Oregon 

Legal Description: 1N-3E-20, Tax Lot 900 and 1N-3E-20B, Tax Lot 1900, 
Multnomah County, Oregon 

Date: December 10, 2015 
Price: $3,550,000 
Grantor: Summit Properties, Inc. 
Grantee: Dpf Or 1 Le 185, LLC 
Recording: 2015-147725 
Zone: IG-2 
Site Size: 13.67 acres 
Unit Price: $5.96 per square foot 
Verified: Scott Kappas, 503-326-9000 
COMMENTS – The sale property consists of two parcels separated by NE Riverside 
Parkway.  The north parcel contains 4.75 acres compared to the south parcel at 8.92 
acres.  Both parcels are located in a finished industrial park with all municipal utilities 
available.  The level sites were generally development ready.  It is noted that the 
southerly 8.92 acres had previously been surcharged for two buildings.  The north site 
may need additional soil work.  The surcharging was estimated to contribute $1.00 per 
square foot for a total of $582,833.  By extension, the non-surcharged land contributed 
$2,967,167 of the sale price or $4.98 per square foot.   
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INDUSTRIAL LAND SALE NO. 4 

2015-008-074 (2016-002) 
Location: East terminus NE Cameron Blvd, Portland, Oregon 

Legal Description: 1N-3E-19B, Tax Lot 1600, Multnomah County, Oregon 

Date: October 27, 2014 
Price: $2,200,000 
Grantor: Entercom Portland LLC 
Grantee: Amstar Holland Cameron DC LLC 
Recording: 2014-107413 
Zone: IG-2 
Site Size: 20.40 acres gross (17.65 acres net) 
Unit Price: $2.48 per square foot gross ($2.86 per square foot net) 
Verified: Tom Talbot, 503-221-2270 
COMMENTS – This sale involves a near rectangular parcel situated at the east 
terminus of Cameron Blvd between NE Marine Drive and Airport Way. The south 
boundary fronts along the Columbia Slough resulting in some loss for environmental 
concerns.  The sale was based on a net usable area of 17.65 acres.  Access is limited 
to a single city street, which terminates at the southwest corner of the site. All utilities 
are available in the street. The parcel was sold in a raw, unfinished state. Extensive 
grading and surcharging was required, including the import of additional fill material. 
The site work added approximately $1.61 per square foot for a finished development 
ready cost of $4.47 per square foot of usable area.   
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INDUSTRIAL LAND SALE NO. 5 

2014-006-071 (2016-002) 
Location: North side of NE Cameron Blvd at NE 166th Avenue, 

Portland, Oregon 

Legal Description: Tax Lots 201, 202, and 203, Map 1N-3E-19B, Multnomah 
County, Oregon 

Date: May 13, 2014 
Price: $7,050,000 
Grantor: ICDC LLC 
Grantee: Interstate Crossroads LLC 
Recording: 2014-045071 
Zone: IG-2 
Site Size: 28.13 acres 
Unit Price: $5.75 per square foot 
Verified: Tim Warren, 503-799-1885 
COMMENTS – This transaction involves the pending sale of a 28.13-acre tract 
situated between NE Marine Drive and NE Cameron Blvd just east of NE 158th 
Avenue.  The IG-2 tract has all services available, and has been surcharged in 
anticipation of development.  The parcel had been certified by the State of Oregon as 
development ready and is located in an area of moderate to upper scale industrial 
properties.  The site was acquired for speculative development of a distribution 
warehouse.  The parcel is fully useable with the exception of approximately one acre 
along the toe of the levy, which adjoins the north property boundary.  The seller 
indicated that there was no discount given for the levy encumbered area whereas this 
land could be used for landscaping requirements.   
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INDUSTRIAL LAND SALE NO. 6 

2015-029-008 (2016-002) 
Location: Adjacent to 25300 NW Evergreen Road in Hillsboro, Oregon 

Legal Description: 1N-2-28, Tax Lot 3400, Washington County, Oregon 

Date: January 27, 2015 
Price: $7,805,115 
Grantor: SolarWorld Americas, Inc. 
Grantee: Port of Portland 
Recording: 15-005475 
Zone: MP 
Site Size: 44.75 acres 
Unit Price: $4.00 per square foot 
Verified: Scott Kilgo, (503) 415-6538 

COMMENTS – This transaction involves a 44.75-acre parcel situated adjacent to the 
SolarWorld site at 25300 NW Evergreen Road in Hillsboro. All services were available 
to the parcel; however, some site work was necessary. The MP zoned industrial parcel 
represented an opportunity purchase on the part of the Port of Portland and no 
condemnation was threatened. SolarWorld offered the site to the Port and was 
reportedly highly motivated to sell with a short closing period. As such, the 
circumstances may reflect a conservative price.   
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INDUSTRIAL LAND SALE NO. 7 

2015-###-004 (2016-002) 
Location: NW corner of NE Cornfoot Road & NE Alderwood Drive in 

Portland, Oregon 

Legal Description: 1N-2E-17, Tax Lot 100, Multnomah County, Oregon 

Date: October 17, 2014 
Price: $6,000,000 
Grantor: Colwood Limited Partnership 
Grantee: Colwood Industrial Park, LLC 
Recording: 14-104189 
Zone: IG2 
Site Size: 45.75 acres 
Unit Price: $3.01 per square foot 
Verified: Isaac Barrow, (503) 415-6351 

COMMENTS – This transaction involves a 45.75-acre tract located on NE Alderwood 
Road near the Portland International Airport. The sale took place in October 2014 for 
$6,000,000 or $3.01 per square foot. It is noted, that at the time of sale the parcel was 
not zoned for industrial purposes. The price was initially based on $8,000,000 which 
reflected a finished site at $4.01 per square foot of useable land area. Said price was 
said to be adjusted downward to reflect the actual cost of re-zoning, mitigation, and 
development of transportation and utility infrastructure. Regardless, the negotiated 
minimum price was to be $6,000,000 reflecting approximately $3.00 per square foot in 
the raw un-zoned condition.   
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INDUSTRIAL LAND SALE NO. 8 

2016-004-103 (2016-002) 
Location: 14456 NW Gillihan Road, Portland, Oregon 

Legal Description: 2N-1W-27, Tax Lots 700 and 800, Multnomah County, 
Oregon 

Date: March 27, 2012 and June 11, 2014 
Price: $7,261,000 + $67,338 = $7,328,338 
Grantor: Alder Creek Lumbar Company 
Grantee: Portland Harbor Holdings II, LLC (Wildlands PNW) 
Recording: 2012-036501 and 2014-058177 
Zone: MUA-20 
Site Size: 63.89 acres 
Unit Price: $2.63 per square foot overall 
Verified: Mrs. Jerry Nudellman, 503-246-0088 

COMMENTS – This transaction involves a 63.89-acre tract located at 14456 NW 
Gillihan Road on Sauvie Island.  The site sold in March 2012 for $7,261,000 or $2.61 
per square foot.  The buyer expended an additional $67,338 to obtain a Quit Claim 
Deed from the Division of State Lands for the same property.  The combined price was 
therefore $7,328,338 or $2.63 per square foot of gross area.  This parcel had an MUA-
20 Multiple Use Agricultural Zone, but had a grandfathered quasi-industrial use relative 
to the prior occupancy as a saw mill.  As per the seller, the majority of the site was 
considered to be usable.  The parcel was acquired for a mitigation site to develop 
DSAY credits on a speculative basis.  Reportedly, the parcel was capable of producing 
approximately 650 DSAY credits.  Portions of the site have since been mitigated and 
reportedly 35 credits were sold to the City of Portland at a price of $75,000 each.   
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INDUSTRIAL LAND SALE NO. 9 

2016-004-107 (2016-002) 

Location: 10504 NW St. Helens Road, Portland, Oregon 

Legal Description: 1N-1W-02C, Tax Lots 100 and 200, 1N-1W-02B Tax Lot 800, 
Multnomah County, Oregon 

Date: September 2, 2015 
Price: $5,750,000 
Grantor: Linnton Plywood Association 
Grantee: Linnton Water Credits LLC 
Recording: 2015-11603 
Zone: IH 
Site Size: 23.17 acres per assessor sold as 24.74 gross acres 
Unit Price: 5.34 per square foot gross 
Verified: David Hill, 503-972-5510 

5COMMENTS – This transaction involves a 24.74-acre parcel (assessor shows 23.17 
acres) located at 10504 St. Helens Road.  The parcel includes approximately 1,690 
feet of Willamette River frontage with deep water marine capability.  The rail served 
parcel was previously used as a plywood plant and includes 210,000 square feet of 
building area.  The buildings have minimum contribution beyond interim holding 
potential.  This site was acquired for speculative conversion into habitat and the re-sale 
of resulting DSAY credits.  The selling agent felt no premium was paid for this 
mitigation potential and the price reflected that of a conventional use.  The parcel sold 
in September 2015 for $5,750,000 or $5.34 per gross square foot based on seller’s 
calculations.  Reportedly, approximately 3.74 acres were submerged or submersible 
lands yielding approximately 21.00 net usable acres.  On this basis, the net price was 
$6.29 per square foot inclusive of buildings. 
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INDUSTRIAL LAND SALE NO. 10 

2016-004-010 (2016-002) 
Location: NE corner of St. Helens Road and NW Marina Way, 

Portland, Oregon 

Legal Description: 2N-1W-34, Tax Lot 1400, 2N-1W-34DC, Tax Lots 100 and 
200, Multnomah County, Oregon 

Date: Listed as of March 15, 2016 
Price: Asking $1,450,000 
Grantor: ACF Industries, Inc. 
Grantee: Current Listing 
Recording: N/A 
Zone: HI 
Site Size: 5.98 acres 
Unit Price: $5.57 per square foot 
Verified: Gary Randles, 503-279-1721 

COMMENTS – This parcel is currently available for purchase at an asking price of 
$1,450,000. The site consists of 5.98 acres indicating $5.57 per square foot.  The site 
is located on the northeast corner of St. Helens Road and NW Marina Way.  The 
parcel had a previous occupancy by Trumball Oil Company and consists of a level, 
fence-enclosed, industrial parcel with exposure along St. Helens Road and access via 
NW Marina Way.  The parcel is served with water and electric/communication utilities 
and has potential rail access.  This parcel has an NFA letter. The seller’s agent 
indicates there is little or no potential liability related to the harbor restoration project.   
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OPEN SPACE LAND SALE NO. 1 
 

2006-058-03 (2016-002) 
Location: The south side of Tonquin Road, west of 12060 and east of 

Tualatin Valley Fire & Rescue Center, Tualatin, Oregon 

Legal Description: Washington County Parcel 3S-1-03B, Tax Lot 200 

Date: April 2006 
Price: $100,000 
Grantor: Morse Brothers, Inc. 
Grantee: Joshua Gerlach, east arm's length 
Recording: 2006-50107, Warranty Deed 
Zone: MAE, Industrial 
Site Size: 10.14 acres gross; 9.862 acres net 
Unit Price: $.23 per square foot, or $9,862 per acre 
Verified: Jeff Steyaert, Seller, 541-928-6491 

COMMENTS – The sale involves a 10.14-acre, low-lying site adjacent to the Morse 
Bros. Coffee Lake Quarry.  The majority of the parcel is comprised of pond/wetlands.  
Reportedly, approximately 2.0 acres may have some storage or development potential.  
The parcel had been used as buffer to the quarry and the purchaser signed a waiver 
as to future nuisance claims.   
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OPEN SPACE LAND SALE NO. 2 
 

JD2009-035-023 (2016-002) 

Location: 4923 SE 174th Avenue, Portland, Oregon 97236 

Legal Description: Multnomah County Parcel 1S-3E, Section 18B, Tax Lot 600; 
also known as Parcel R340504 

Date: May 5, 2009 
Price: $110,000 
Grantor: Sidney J. Clapp Estate 
Grantee: Nancy & Kenneth Biehler 
Recording: 09-9061520 
Zone: City of Portland R-5 within Johnson Creek Basin; property 

encumbered with “p” zone Environmental Overlay  
Site Size: 2.0 acres 
Unit Price: $55,000 per acre or $1.26 per square foot 
Verified: Gregory Biehler, Buyer/Agent, 503-804-5990 

COMMENTS – This transaction involves a .94-acre site, which was formerly improved 
with a dilapidated single-family residence.  Conversations with the listing agent indicate 
that the residence was livable; however, the site was located in a floodplain area and 
was ultimately purchased by the Portland Water Bureau to be improved with City 
Water Bureau infrastructure.  The site had Johnson Creek frontage, which is seen as 
an amenity in this instance, due to the fact that the residence was reportedly outside of 
the potential flood area on the south portion of the site.  The property was 
subsequently resold approximately 2 months later to the Portland Water Bureau, which 
is not seen as an arms-length transaction due to the potential threat of condemnation, 
according to conversations with the buyer and listing agent. 
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OPEN SPACE LAND SALE NO. 3 
 

2010-002-022 (2016-002) 

Location: North of 11411 SE Foster Road, Portland, Oregon  

Legal Description: 1S-2E-15DC, Tax Lot 100, Multnomah County, Oregon 

Date: January 7, 2010 
Price: $58,000 
Grantor: Tom Moyer Theatres 
Grantee: City of Portland  
Recording: 10-004988 
Zone: IG-2 with P and C overlays 
Site Size: 4.23 acres  
Unit Price: $0.315 per square foot or $13,711 per acre 

Sue O’Halloran, 503-661-8000 
Verified: North of 11411 SE Foster Road, Portland, Oregon  

COMMENTS – The sale consists of a triangular shaped parcel situated on the north 
side of the Springwater Recreational Trail.  Access is available via undeveloped streets 
including SE 115th and 117th Avenues, which terminate into Knight Street and the north 
property boundary.  The level site is flood prone, the majority of which is within a p 
protection overlay.  Additional portions are within a C overlay, and only a small 
segment of the site lies beyond the conservation district.  This parcel has minimal 
development potential and was acquired for habitat protection and recreational 
purposes related to the adjacent bicycle path. 
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OPEN SPACE LAND SALE NO. 4 
 

2011-019-011 (2016-002) 

Location: Rear of 17350 SW Shaw Street, Hillsboro, Oregon 

Legal Description: 1S-2W-09BC, Tax Lot 1100, Washington County, Oregon 
R1126579 

Date: July 7, 2010 
Price: $50,000 
Grantor: David Dimeo 
Grantee: City of Hillsboro 
Recording: 10-053177 
Zone: M-P, Industrial Park 
Site Size: 15.22 acre 
Unit Price: $3,285 per acre 
Verified: Roger Anderson 503-697-3003 

COMMENTS – This site consists of a non-buildable wetland PUD remnant adjoining 
an industrial park.  The flood prone wetland was acquired by the city for habitat 
preservation.  The price was established by appraisal with no threat of condemnation. 
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OPEN SPACE LAND SALE NO. 5 
 

2012-001-009 (2016-002) 

Location: East side of SE Regner Road approximately 600 feet north of 
SE Gabbert Road, Gresham, Oregon. 

Legal Description: 1S-3E-22BA, Tax Lot 300, Multnomah County, Oregon. 

Date: April 12, 2012 
Price: $22,000 
Grantor: Irwin Leitgeb 
Grantee: Gunawan Murhadi 
Recording: 12-043662 
Zone: LDR-7 
Site Size: 3.13 aces 
Unit Price: $7,029 per acre 
Verified: Chelsea Ausland, 503-548-7973 

COMMENTS – This parcel involves a 3.13-acre site situated on the east side of SE 
Regner Road north of SE Gabbert Road in Gresham.  The parcel had been offered for 
sale for an extended period.  Over time the price had been reduced from $225,000 
starting in October 2005.  This is a sloping parcel with a drainage course running 
through the midpoint of the site.  The site has cover of deciduous and fir trees and is 
subject to slope overlays which will severely limit development potential.  The listing 
agent indicated there may be a possibility to develop one residence on a 5,000 square 
foot pad within the parcel. 
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OPEN SPACE LAND SALE NO. 6 
 

2016-003-010 (2016-002) 

Location: North side of Tualatin Valley Highway approximately 100 feet 
west of SW 153rd Drive, Beaverton, Oregon 

Legal Description: 1S-1-08DC, Tax Lot 100, Washington County, Oregon 

Date: March 18, 2013 
Price: $17,030 
Grantor: Sequoia Equities 
Grantee: Tualatin Hills Park & Recreation District 
Recording: 2013-023934 
Zone: OI, Office Industrial 
Site Size: 5.24 acres 
Unit Price: $3,250 per acre 
Verified: Aisha Willits, 503-629-6305 

COMMENTS – This transaction involves an irregular flood-prone site situated several 
hundred feet east of SW 153rd Drive.  This parcel adjoins an existing THPRD 
ownership.  The entire site lies within the floodplain of Beaverton Creek and is subject 
to seasonal inundation.  A majority of the site is also delineated as wetlands and has 
no development potential.  The seller owns the adjacent Center Pointe apartment 
complex.  They considered the wetland component as a liability and approached 
THPRD and negotiated an arms-length sale. 
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OPEN SPACE LAND SALE NO. 7 
(Land Lease) 

2016-004-080 (2016-002) 
Location: 12800 SW Marina Way, Portland, Oregon 

Legal Description: Portion of 2N-1W-34, Tax Lot 200, Multnomah County, Oregon 

Date: June 2013 
Price: $300,000 to $350,000 
Grantor: Frebach Land Company 
Grantee: Wild Lands LLC 
Recording: Unavailable 
Zone: MUA-20 
Site Size: 13.10 acres 
Unit Price: $22,901 per acre to $26,718 per acre 
Verified: Cherie Sprando, 503-307-2212 

COMMENTS – This comparable involves a ten-year land lease subject to a permanent 
encumbrance with a conservation easement.  The parcel adjoins Fred’s Marina at 12800 
NW Marina Way and is known as the Miller Creek site in the Portland Harbor Restoration 
Plan.  The existing owner will retain title, but the transaction is considered tantamount to 
the sale of the property.  The lease commenced in mid-2013.  The lessee/buyer will 
enhance the habitat value of the property and intends to sell DSAY credits as part of the 
Harbor Restoration Project.  Whereas much of this parcel is flood-prone wetlands, only 
180 DSAY credits are anticipated.  Consideration for the lease will be paid over time as the 
credits are sold.  The actual price and marketing success cannot be known at this time; 
however, the fee owner anticipates a total payment ranging from $300,000 to $350,000 
over the ten-year term.  At the low end of the range, the lease is equivalent to $22,901 per 
acre or $26,718 per acre at the upper range. 
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FILL SALE NO. 1 
 

2005-019-015 (16-002) 

Location: East side of NE 207th Avenue, between I-84 and Wistful Vista 
Drive, Fairview, Oregon 

Legal Description: Tax Lot 1900, Map 1N-3E-28, Multnomah County, Oregon 

Date: July 20, 2000 
Price: $130,000 
Grantor: Henry I. Kagawa et al 
Grantee: Lynnia K. Woods 
Recording: 2000-100664 
Zone: R, Residential District 
Site Size: 5.29 acres 
Unit Price: $24,575 per acre or 56.4¢ per square foot 
Verified: Henry Pelfrey 
COMMENTS – The sale consists of an irregular parcel located at the southeast 
quadrant of the NE 207th Avenue interchange with I-84.  The parcel is a remnant from 
the NE 207th Avenue street project and sits well below the grade of the new road.  The 
parcel has access limited to a 29.75-foot strip fronting onto Wistful Vista Drive, being 
an undeveloped public right-of-way connecting with NE 207th Avenue.  The parcel was 
acquired by an excavation fill contractor as a fill site with speculative redevelopment 
potential. 
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FILL SALE NO. 2 
 

2003-045-004 (16-002) 

Location: NWQ Interstate 5 and Kalama River Road. 

Legal Description: Cowlitz County 7N 1W 31-60827, 6330103 

Date: May 2001 
Price: $815,500 
Grantor: Lloyd A. Nelson et al 
Grantee: Port of Kalama 
Recording: 3115525 
Zone: UZO (Light Industrial motive) 
Site Size: 128.46 acres 
Unit Price: $6,348 per gross acre 
Verified: Lanny Cawley 360-673-2325 

COMMENTS – Irregular parcel located between Interstate 5 and old Highway 99 at the 
Kalama River interchange.  Interchange provides 4-way freeway access, site has 
excellent exposure and lies at grade with adjoining old highway.  Site was used for 
sand mining in conjunction with construction of the freeway and for farming activities.  
A freeway underpass provides access between the site and buyer lands west of the 
freeway that can be used to hydraulically fill the site as needed. No environmental 
study was performed, however buyer estimated approximately 60 acres could be 
buildable, possibly more, from on-site wetland mitigation.  Buyer intends to plant pulp 
trees or otherwise farm the property.  The property was listed for $1,200,000 and the 
sale negotiated without threat of condemnation.  The offered $815,500 price was 
appraisal based, but countered $1,000,000 by the seller.  Seller eventually agreed to 
the price offered.  Wetland conversion will be accomplished by on-site mitigation, filling 
and balancing on-site and hydraulic import as needed. 
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