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Sewer Service

The City of Portland, Bureau of Environmental Services provides storm and sanitary
sewer service to the site. A 30” concrete sanitary gravity main located beneath SW
Multnomah Boulevard services the site. The sanitary main is connected to the site by a
6” line. Storm water is collected on site in inlets dispersed around the hardstand area
and carried to the city storm sewer system through 8” concrete pipes. Using average
sewer demand criteria for the existing use (Office/Industrial) and the existing sewer
capacity at the site is adequate.

Water & Sewer System Detail

Gas and Electric

Portland General Electric provides electricity and Northwest Natural Gas provides gas to
the site. Electricity is delivered to the site via an underground, 3 phase transmission line
which connects to the site through two separate meters. Gas is delivered to the site via
a 2” pressurized gas main. Per Mr. Roger Binns of Northwest Natural gas the existing 2”
line is adequate to support a change in service to residential units.
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Sears Hall Summary
Sears Hall is one of four permanent structures on the approximately 4-acre SGT Jerome
F. Sears U.S. Army Reserve Center.

Key Statistics:
» Year Built: 1959/60

Last Major Renovation: 2001 (~$1M)

Gross Square Footage: 24,104

Building Footprint: 15,490 square feet

Dimensions: 184’-8” x 47°-4”, 41’-9” x 33’-0”, 74’-2" x 72’-5"

vV v v v Y

IBC Use and Occupancy Classification: Mixed — Group A-4 (Assembly), Group B
(Business) and Group S-2 Low-Hazard Storage

IBC Construction Type: Type |
City Zoning: R1 (Residential)

Existing Use: Office, administration, training, assembly, storage

Property Map
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Front South Elevation Rear Elevation

West Elevation East Elevation

SFC JEROME F. SEARS

UNITED STATES ARMY
'RESERVE CENTER

Structure
The building foundation consists of 8” reinforced concrete walls on 12” deep continuous

reinforced concrete footings of varying width at varying depths beneath grade. Floors
on the first level are 4” thick concrete slab on grade with 6X6-10/10 welded wire mesh
reinforcing. The floor slab in the auditorium is 9” unreinforced concrete on “drainage
fill” and the slab beneath the boiler room is 12” unreinforced concrete on drainage fill.
Second story floor slabs are 8” concrete reinforced with varying amounts of temperature
steel. The roof system consists of steel joists supporting 20 gauge metal decking. The
roof membrane is rolled asphalt roofing on rigid asphalt. Three 9” wide by 29 %” deep
glu-lam beams support the roof over the auditorium.

Exterior load bearing walls are 8” reinforced concrete with brick veneer. Interior load
bearing walls are 8” reinforced concrete masonry units. Non-load bearing partitions are
constructed of 3 %” metal stud with 5/8” gypsum board.

Wind and seismic (lateral) loads are resisted entirely by the reinforced concrete exterior

walls and monolithic reinforced concrete floors. Minimal (if any) upgrades would be
required to meet current seismic design standards.
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Architecture

Sears Hall is a large administrative facility capable of supporting numerous functions
including office, training, assembly and storage. Originally built in the early 1960s from
standardized “U.S. Army Reserve Center — 2 Unit, Expansible” plans produced by the
Office of the Chief Engineers, United States Army in Washington DC during the 1950s,
the building is typical of administrative support facilities built by the Army during this
era. The structure is comprised of three separate elements. The primary space is a
two-story, 17,480 square foot rectangular shaped building housing office, classroom
and administrative space as well as the boiler room which provides heat to the entire
structure. An approximately 96 square foot armory for the storage of weapons is
located on the first floor. A two-story high, 3,770 square foot assembly area is behind
the main building. To the west of the assembly area is a single story, 1,593 square foot
area that was added as part of a 1983 renovation of the facility. The two major building
elements are connected by a single story, 1,378 square foot area which originally housed
the kitchen area.

A major renovation of Sears Hall was undertaken in 1983. Significant components of
that renovation include the demolition of the indoor rifle range and conversion of that
space into a unit storage area, the addition of a 22’-0” x 72’-5” kitchen area to the side
of the assembly area and upgrading of the mechanical and electrical systems.

The most current renovation occurred in 2001 at a cost of approximately $1,000,000.
Work included painting the entire interior of the facility, installation of a 4” wooden chair
rail in hallways, replacement of light fixtures with T-8 fluorescent fixtures, installation of
a new fire alarm system, conversion of the storage area into classrooms, new flooring in
hallways and foyer, new wood doors throughout the facility, and the installation of a new
weight room, suspended ceiling, roll up door and clerestory windows in the assembly
area and demolition of the kitchen and installation of new storage “caging” in the
assembly hall addition.

First Floor Plan
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Second Floor Plan

]

Building Characteristics

Building Envelope

Exterior walls are 8” reinforced concrete with brick veneer. The exterior masonry
appeared to be in good condition. The concrete and masonry provide adequate
insulation for the moderate climate in the region.

The building slab rests directly on grade
with no basement or crawl spaces beneath.
The boiler room floor is 5’-0” below the
main floor. The boiler room is accessed
from a small flight of stairs located off the
main first floor corridor and from another
small stair exterior to the room.

Windows/Doors W \=
The majority of the windows in the building ~ Sears Hall bby

are metal frame, single pane, single hung
units. Single pane, single panel awning type
window units are located in the training
rooms along the front (northeast) side of
the administrative building. Except for
windows in the assembly hall which were
replaced with a “Kalwall” panel system in
the 2001 renovation the windows are from
the original construction.

Assembly Hall
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The main entrance consists of two sets of double 3’-0” x 6’-8” glass doors in a store front
mounting with double pane, insulated side lites that were installed as part of the 2001
renovation. Additional exterior doors are double 3’-0” x 6’-8” hollow metal doors in
hollow metal frames. On the northwest
end of the assembly area are two single
panel 3’-0” x 6’-8” hollow metal doors in
hollow metal frames and a 12’-0” x 14’-0”
overhead door. All exterior doors have
standard “panic” hardware. The doors
appear to be in good condition.

Building Trim

Soffits, gutters and downspouts are all
prefinished metal. All copings, gutters and Assembly Hal
downspouts were replaced as part of the
2001 renovation and are in good condition.
A prefinished metal entrance canopy with a
ballasted EPDM roof was also installed as
part of the 2001 renovation. The soffit
beneath the entrance canopy is prefinished

aluminum.

Floor Slab
Floors on the first level are 4” thick concrete

slab on grade. The floor slab in the
auditorium is 9” unreinforced concrete on
“drainage fill” and the slab beneath the
boiler room is 12” unreinforced concrete on

drainage fill. Second story floor slabs are 8”
concrete.

Roof

The roof is rolled asphalt shingle on rigid
insulation applied to 20 gauge metal
decking supported by open web steel joists.

Per Bill Schell the roofing was replaced in
2003.

Interiors

Interior partitions are either CMU load bearing walls or 3 4” metal studs with gypsum
board. Wall finishes include red brick in the lobby, painted CMU with a 4” nominal wood
chair rail in corridors and painted texture in office and classroom areas. Four inch vinyl
base cove is present on all interior walls. The interior surfaces are all in generally good
condition.
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Suspended acoustical tile ceilings are common throughout the building. All of the
ceilings in the assemble area were replaced during the 2001 renovation. Information
on the age of the remaining suspended acoustic tile ceilings throughout the facility was
unavailable, however the ceilings appear to be in good condition.

Finished floors in lobby and corridor areas as well as the assembly hall are primarily vinyl
tile. Flooring in the offices and training rooms is carpet. The floor in the Unit Storage
area is sealed concrete.

Interior doors are primarily solid core wood doors in hollow metal frames. Many of the
doors have 2-hour fire rated glass lites. The doors have a mix of knob and lever type
hardware with narrow projection closers. Two-hour rated metal doors in hollow metal
frames with push type hardware separate the stairs from corridor spaces. The doors
were replaced as part of the 2001 renovation and are all in good condition.

Code Compliance

Findings based on International Building Code 2003 (IBC 2003) includes the following:

» Use Classification: Mixed — Group A-4 (Assembly), Group B (Business) and Group
S-2 Low-Hazard Storage

» Construction Type: Type | — Interior and exterior load bearing elements are of
noncombustible material, interior partitions are of noncombustible metal studs,
some with a 2 hour fire rating.

» Sprinkler System: IBC imposes the following requirements for automatic sprinkler

systems:

= Group A-4: Required when the floor area exceeds 12,000 square feet,
occupant load exceeds 300 and egress is located on floor level other
than level of exit.

= Group B: Required when the floor area exceeds 1,500 square feet and
there is NOT provided at least one opening to the exterior totaling at

least 20 square feet in each 50 lineal feet of exterior wall.

= Group S-2: Required when the floor area exceeds 12,000 square feet,
the storage area is located more than three stories above grade or
the combined area of all storage areas, including mezzanines, exceeds
24,000 square feet.
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Sears Hall does not meet any of these requirements and does not require the
addition of a sprinkler system to comply with IBC requirements.

» Fire Rated Areas: The IBC requires 2 hour separation between Group A-4 and
Group B uses and between Group A-4 and Group S-2 uses. The CMU wall
separating the assembly area (Group A-4) and the administrative area (Group B)
meets this requirement. Additionally, the areas are separated by a two hour fire
rated door. The wall separating the assembly area from the unit storage area is a
two hour fire rated assembly which includes 2 hour rated door. No renovations
to the facility are required to meet these code requirements.

» Means of Egress: Sears Hall has three exterior doors in the administrative area,
one in the connecting structure, two in the assembly hall and one in the unit
storage area. Additionally, there is an overhead coil type door in the assembly
area. All exits are clearly marked by illuminated signs and all doors have panic
hardware and open to the exterior of the building. Stairs and corridors meet
or exceed the minimum required 44 inches of width and egress doors exceed
the minimum required 32 inches of width. Doors equipped with self closers
and panic hardware separate stairs from hallways. Sears Hall meets the IBC

requirements for egress.

Accessibility
» Bathrooms: Accessible stalls are available and meet requirements for fixture
height, clearance, grab bars and maneuvering area.

» Doors and Door Hardware: A ramp is provided from the POV parking lot allowing
easy access to the east entry. Entry doors do not have automatic openers.
Interior doors are of sufficient width to meet requirements and have appropriate
lever type hardware.

» Vertical Conveyance: No mechanical conveyance is provided between floors

making the second story inaccessible to non-ambulatory persons.
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Door Panic Hardware

Accessible Entry

HVAC
Heat is provided by an oil fired central boiler located in the administrative portion of

the building. Floor mounted terminal radiators distribute heat locally. The boiler was
replaced as part of a 1988 project that also upgraded controls. The boiler is almost 20
years old but appears to be in good repair. Air conditioning is provided by a central air
conditioning unit pad mounted at grade on the north side of the building.

Boiler AC Chiller Unit

A remotely monitored Energy Management and Conservation System (EMCS) controls
temperatures within the building and maintains energy efficiency by automatically
adjusting air flows with changing seasonal and occupancy demand. A remotely
monitored fire alarm system with local annunciators and pull stations provides fire
protection for the facility. There is no interior sprinkler system. The alarm system was
upgraded as part of the 2001 renovation.

Electrical System

A new 120/208 V 3PH 4W main distribution panel was installed as part of the 1983
renovation. New subpanels were installed to support the redistribution of power.
Lighting and receptacles were replaced to support the installation of new ceilings and
modular furnishings. Except for the replacement of fluorescent light fixtures in 2001 no
other record of electrical renovations could be found.
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Electrical Panel Fire Alarm Panel

Physical Security
The site is surrounded by a 7’-0” chain link security fencing topped with 3 strands of

4 point barbed wire. Access to the building is through exterior doors controlled by
magnetic card readers. Closed circuit television (CCTV) cameras attached to the building
exterior allow for the remote monitoring of the exterior and perimeter of the facility.

Pole mounted lights provide perimeter lighting around the site.

= —_—

d Lighting
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Operations and Maintenance Shop (OMS) Summary
The Operations and Maintenance Shop (OMS) is one of four permanent structures on
the approximately 4.0 - acre SGT Jerome F. Sears U.S. Army Reserve Center. A Summary

of Key Information is provided below:

Year Built: 1959/60
Last Major Renovation: 1978
Gross Square Footage: 4,918

>
>
>
» Building Footprint: 4,918 square feet
» Dimensions: 70'-5" by 69°-9 %”

» IBC Use and Occupancy Classification: Group S-2 Low-Hazard Storage
» IBC Construction Type: Type lll

>

City Zoning: R1 (Residential)

» Existing Use: Office, storage, maintenance

Property Map
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Structure

The building foundation consists of 12 %4” to 14 %" reinforced concrete walls on 12” deep
continuous reinforced concrete footings of varying width at varying depths beneath
grade. Floors are 8” thick concrete slab on grade with 6X6-10/10 welded wire mesh
reinforcing on 6” drainage fill. The roof system consists of 3” wide by 12” deep wood
joists supporting %” diagonal wood decking. The roof membrane is rolled asphalt
roofing. A 10” deep wide flange beam supported by two 5” diameter round steel pipe
columns supports the roof at mid span. Exterior load bearing walls are 8” reinforced
concrete with brick veneer. Wind and seismic (lateral) loads are resisted entirely by the
reinforced concrete exterior walls. Minimal (if any) upgrades would be required to meet
current seismic design standards.

The roughly 1,120 square foot addition to the building constructed during the 1978
renovation has a 4” reinforced concrete slab on 6” washed gravel fill. Eight inch
foundation walls on 1’-9” wide, 1’-0” deep continuous reinforced concrete footings
comprise the foundation. The roof framing system consists of 2 x 12 joists at 16 inch
centers supporting %” plywood sheathing. Exterior load bearing walls on the 1978
addition consist of 8” reinforced concrete walls with brick veneer above grade and 12”
reinforced concrete below. Interior partitions are 6” CMU.

Architecture

Sears OMS is a three bay garage type structure including three open bays, office, and
storage space. Originally built in the early 1960s as a 3-bay maintenance shop from
standardized U.S. Army Reserve — “Maintenance Shop, 3-Bay” plans produced by the
Office of the Chief Engineers, United States Army in Washington DC during the early
1950s, the building is typical of maintenance facilities built by the Army during this era.
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Building Characteristics

Building Envelope

Exterior walls for the original construction are 8” reinforced concrete with brick veneer.
The exterior masonry appeared to be in good condition. The concrete and masonry
provide adequate insulation for the moderate climate in the region. The building slab
rests directly on grade with no basement or crawl spaces beneath.

Windows/Doors

Three 3’-0” x 6’-8” hollow metal doors in
hollow metal frames provide egress to the
exterior of the building. Additionally, three
overhead coil doors provide access to the
bay area. These power operated doors
were installed in 2001 at a cost of
$23,960.00 plus an additional $1,773.00 for
painting. All exterior doors have standard

“panic” hardware. The doors appear to be
in good condition.

Building Trim

Soffits, gutters and downspouts are all
prefinished metal. All copings, gutters

and downspouts appear to be in good
condition. A DD Form 1354 dated August
7, 2001 indicates that $9,286.00 was
expended to upgrade the exterior of the
Sears OMS building. Work included painting
of doors, trim, exhaust hoods, gratings,

louvers and miscellaneous metal items.

Floor Slab
Floors in the original portion of the building are 8” thick concrete slab on grade. The
floor slab in the new addition is 4” reinforced concrete on select fill (6” washed gravel).

Roof

The roof system over the original portion of the building consists of 3” wide by 12” deep

wood joists supporting %” diagonal wood decking. Framing in the addition consist of 2 x

12 joists at 16 inch centers supporting %” plywood sheathing According to Army property
management staff, the roofing was replaced in 2003.
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Interiors

Interior partitions are either CMU load bearing walls or 3 4" metal studs with gypsum

board. The interior surfaces are all in generally good condition. Ceilings in the bay area

of the facility are exposed to the bottom of the roof deck. Flooring throughout the OMS

is sealed concrete.

Code Compliance
Findings based on International Building Code 2003 (IBC 2003) includes the following:

>

Use Classification: Group F-1, Factory-Industrial Moderate Hazard

Construction Type: Type Ill —Exterior load bearing elements are of
noncombustible material, interior building elements are of any material (exposed
wood deck and joists) permitted by the code.

Sprinkler System: IBC imposes the following requirements for automatic sprinkler
systems:

= Group F-1: Required when the fire area exceeds 12,000 square feet, is
located more than three stories above grade or where the combined
fire areas on all floors exceeds 24,000 square feet.

=  Sears OMS does not meet any of these requirements and does
not require the addition of a sprinkler system to comply with IBC
requirements.

Means of Egress: Sears OMS has 4 exterior doors and 4 overhead doors. All exits
are clearly marked by illuminated signs and all doors have panic hardware and
open to the exterior of the building. Sears OMS meets the IBC requirements for
egress.

Accessibility

>

Bathrooms: Accessible stalls are available and meet requirements for fixture
height, clearance, grab bars and maneuvering area.

Doors and Door Hardware: A ramp is provided at each of the overhead doors
allowing easy access to the building. No accommodations are provided at any
exterior man doors or the main entrance. Entry doors do not have automatic
openers. Interior doors are of sufficient width to meet requirements and have
appropriate lever type hardware.
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HVAC

Heat is provided by ceiling mounted unit heaters located within the bay areas. The
drawings for the 1978 addition indicate that electric baseboard heaters were installed in
the office area; this could not be confirmed from later drawings. No Air conditioning is
provided to the building.

Electrical/Fire Alarm
A new 50 Amp 120/208 V 3PH 4W panel was installed as part of the 1978 addition. New
subpanels were installed to support the redistribution of power.

Per a DD Form 1354 dated May 3,

2001 existing lighting was removed

and replaced with new fluorescent
“Sportlite” lamps. This work included
removal and replacement of associated
electrical raceways and was performed
for $20,648.00. An additional $5,500.00
was spent to provide power to new power
operated overhead coil doors installed
under the same project.

Physical Security CCTV Camera
The site is surrounded by a 7’-0” chain

link security fencing topped with 3 strands

of 4 point barbed wire. Access to the building is through exterior doors controlled by
magnetic card readers. Closed circuit television (CCTV) cameras attached to the building
exterior allow for the remote monitoring of the exterior and perimeter of the facility.
Pole mounted lights provide perimeter lighting around the site.
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Storage Building Summary
The Sears Storage Building is one of four permanent structures on the approximately

4-acre SGT Jerome F. Sears U.S. Army Reserve Center. A Summary of Key Information is

provided below:

Key Information

>

vV vV vV vV v VY

Year Built: 1997

Gross Square Footage: 4,800

Building Footprint: 4,800 square feet

Dimensions: 60’ x 80’

IBC Use and Occupancy Classification: Mixed —Group S-2 Low-Hazard Storage
IBC Construction Type: Type V

City Zoning: R1 (Residential)

Existing Use: Storage

Property Map
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Architecture

The Sears Storage Building is an approximately 4,800 square foot storage facility
supporting the U.S. Army Reserve 364th Civil Affairs Brigade and 320th PSYOP Company.
Per a DD Form 1354 provided by the Army Reserve the prefabricated metal building was
installed at a cost of $131,064.46 in early 1997. This cost included the building, electric
service, demolition and repair of paving and grounds and placement of a concrete
sidewalk connecting the storage facility to Sears Hall. No indication of the cost for the
concrete slab the building sits could be found.

East Elevation (left) & Floor Plan (right)

pppripy
Ty

Structure
The building is a prefabricated metal (Butler) type building. The structural framing

system consists of steel beams and columns.

Building Characteristics

Building Envelope

The building is erected on a concrete

slab (no dimension available) which rests
directly on grade with no basement or crawl
spaces beneath. Siding and roof consist of

light gage pre-manufactured metal panels.

Windows/Doors
Two 3’-0” x 6’-8” hollow metal doors

mounted in hollow metal frames provide
access to the structure. Additionally, a Interior
10’-0” x 12’-0” (approximate) overhead

door permits vehicle access into the space. All exterior doors have standard “panic”

hardware. The doors appear to be in good condition.
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Building Trim

Soffits, gutters and downspouts are all prefinished metal.

Floor Slab
The floor is an unfinished concrete slab on grade, no data on slab thickness or
construction was available.

Roof
The roof is standing seam metal.

Interiors

The interior space is unfinished and contains 13 prefabricated metal storage “cages.”

Code Compliance

Findings based on International Building Code 2003 (IBC 2003) includes the following:

» Use Classification: Group S-2 Low-Hazard Storage

» Construction Type: Type V

» Fire Rated Areas: None
Accessibility

» Bathrooms: No restrooms in the facility
» Doors and Door Hardware: No entrance ramp is provided. Entry doors do not

have automatic openers.

Mechanical/Plumbing
No plumbing is provided to the building

HVAC
No heat or air conditioning is provided to the facility.

Electrical/Fire Alarm

Electricity for lighting and wall receptacles (120/240) is supplied to the building.
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Physical Security

The site is surrounded by a 7’-0” chain link security fencing topped with 3 strands of

4 point barbed wire. The building foundation consists of 12 4" to 14 %"reinforced
concrete walls on 12” deep continuous reinforced concrete footings of varying width

at varying depths beneath grade. Floors are 8” thick concrete slab on grade with
6X6-10/10 welded wire mesh reinforcing on 6” drainage fill. The roof system consists
of 3” wide by 12” deep wood joists supporting %” diagonal wood decking. The roof
membrane is rolled asphalt roofing. A 10” deep wide flange beam supported by two 5”
diameter round steel pipe columns supports the roof at mid span. Exterior load bearing
walls are 8” reinforced concrete with brick veneer. Wind and seismic (lateral) loads are
resisted entirely by the reinforced concrete exterior walls. Minimal (if any) upgrades
would be required to meet current seismic design standards.

The roughly 1,120 square foot addition to the building constructed during the 1978
renovation has a 4” reinforced concrete slab on 6” washed gravel fill. Eight inch
foundation walls on 1’-9” wide, 1’-0” deep continuous reinforced concrete footings
comprise the foundation. The roof framing system consists of 2 x 12 joists at 16 inch
centers supporting %” plywood sheathing. Exterior load bearing walls on the 1978
addition consist of 8” reinforced concrete walls with brick veneer above grade and 12”
reinforced concrete below. Interior partitions are 6” CMU.e

Means of Egress: Sears OMS has 4 exterior doors and 4 overhead doors. All exits are

clearly marked by illuminated signs and all doors have panic hardware and open to the
exterior of the building. Sears OMS meets the IBC requirements for egress.
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Environmental Conditions

This section presents a summary of known environmental conditions at Sears USARC
that should be considered during reuse planning. This environmental analysis was
prepared using limited data generated by other parties. The findings and conclusions
are based on our professional opinion and are based on documents provided and
produced by others. The potential exists for unreported and unknown environmental
issues associated with the site or surrounding area that are not included in this
document.

Limitations of Environmental Review

This environmental analysis was conducted in accordance with practices and procedures
generally accepted by the environmental consulting industry. The analysis presented
herein includes statements of professional opinion and are based on documents

and information provided by and produced by others. No site walk was performed

or sampling conducted of environmental media of any kind. The potential exists for
unreported and unknown environmental issues associated with the site or surrounding
areas that are not identified herein. No warranties, expressed or implied, are presented
herein. However, Matrix Design Group has provided its best professional opinion with
respect to the Site, including the following information:

Historical Environmental Activities

Light industrial operations involving hazardous waste have occurred historically on-
site. Since 1989 a number of environmental investigations and activities have been
performed, as summarized in Table 1. Chemicals which have been historically present
on-site have included:

Petroleum, Oil, and Lubricants (POL)
Solvents

Antifreeze

Paints

Lithographic fluids

Compressed gas cylinders for welding

Janitorial chemicals

vV v vV vV VvV v VY

Acids

The site has been used for various activities during its years of operation. During these
years of operation, some equipment and facilities have been demolished or removed as
detailed in Table 1. Activities, equipment, and facilities historically or presently on-site
have included:
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» A vehicle wash rack with and oil water separator (OWS)

» Two 675-gallon underground storage tank (USTs) (one known heating oil UST and
one unknown abandoned UST) and one 10,000-gallon UST containing fuel oil

» A battery room for sulfuric acid and battery storage
A POL storage room

Two paint lockers (one inside and one outside the Organizational Maintenance
Shop)

A portable parts cleaner with approximately 10-gallon solvent capacity
A drum storage area

A photography lab with developer and toner

Three pole-mounted transformers and one pad-mounted transformer

Auto maintenance including oil/fluids changes

vV vV v v vY

An indoor pistol firing range

Potential Environmental Concerns
MES reviewed the Environmental Condition of Property (ECP) report dated March 2007.
During the review, several concerns were noted.

While removing the 10,000-gallon UST and the abandoned 675-gallon discovered
during the 10,000-gallon removal, grey stained soil exhibiting a petroleum odor was
encountered. Contaminated soil was excavated and removed from the site. Visqueen
(plastic) was placed at the bottom of the excavation and the area was backfilled with
sand. Soil samples returned analytical results for diesel range organics (DRO) at
concentrations greater than the DEQ standards. The ECP did not further elaborate on
any resolution of the contaminated soil with concentrations of DRO greater than DEQ
cleanup levels.

Polychlorinated biphenyl (PCB) contamination can be present in soil at locations where
transformers were historically located. Areas where transformers were in use or stored
should be assessed for spills and staining to ensure that potential residual contamination
does not present a threat to human health and/or the environment.

Due to the age of the buildings at the site, asbestos and lead-based paint are likely
present in buildings on-site. An asbestos survey has been conducted at the Army
Reserve Center. This information should not be viewed as comprehensive and should be
used with discretion. Generally, the Army does not pay for the abatement of asbestos
and lead-based paint in buildings being transferred. The cost of abatement and proper
disposal of these materials during redevelopment can be significant.

The 1998 Wash Rack Removal report does not indicate whether soil confirmation
samples were collected for analysis during the demolition. Additionally, no figures were
included in the 1998 report.
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Potential Environmental Concerns

Limitations on Reuse

While the US Army Reserve Center OR010 has handled and stored hazardous materials,
no evidence of improper hazardous material use or waste disposal on-site exists. The
only environmentally impacted media discussed in the ECP consisted of petroleum
contaminated soil as a result of the leaking USTs. It is possible this contaminated soil
may still remain on-site, which may restrict the allowable reuse scenarios unless the soil
contamination is addressed prior to reuse.

Although not specifically mentioned in the ECP, further investigation into the possible
presence of potentially PCB-contaminated media from transformers and metals
contamination from the indoor firing range would be prudent from a due diligence
perspective. From the information MES has reviewed, like-use would likely be
appropriate for Sgt. Jerome F. Sears US Army Reserve Center, and with appropriate
contaminated soil remediation, engineered controls, and due diligence investigation,
there may also be an opportunity for an unrestricted reuse scenario of land use different
from the present Army Reserve operations.

Traffic Analysis

In response to community concerns regarding potential traffic impacts related to
redevelopment of the Sears USARC site, the LRA contracted Parametrix to complete a
traffic evaluation of the proposed reuse alternatives.
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This evaluation analyzed current traffic conditions at three major intersections with
SW Multnomah Blvd. near the site and projected the potential impacts the reuse
alternatives may have on the capacity and function of those intersections. Of the
reuse alternatives, a multi-family residential development on the site would generate
the greatest number of daily trips; however, even with the greatest level of increased
trips, both the SW 31st Ave and SW 35th Ave. intersection would maintain acceptable
operation levels. The greatest impact from development of the Sears site would be on
the SW 28th Ave. intersection. This un-signalized intersection currently has deficiencies
in operation, and development of the Sears site would increase delays, particularly

for south-bound vehicles making left turns onto SW Multnomah Blvd. The full traffic
analysis is presented as an attachment to this report.
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Section 5: Reuse Alternatives and Plan Selection

he desire to redevelop the Sears USARC site in a fashion that maximizes assets

currently at the site, compliments the character already established in the

surrounding area, and is economically viable and beneficial in the future meant
that a variety of considerations were taken to account in the development of various
reuse alternatives. Reuse alternatives considered for the redevelopment of the Sears
USARC were based the following:

» An existing conditions assessment analyzing buildings and facilities on-site,
surrounding transportation, land uses, zoning, and amenities as well as physical
site conditions

» Areuse analysis conducted by E. D. Hovee & Company, LLC, detailing market
demand and reuse potential for the site, including fiscal impacts and job creation

A public outreach process conducted by the LRA
Portland city goals and policies

» Notices of Interest received

Evaluation of Reuse Alternatives

Based on the various factors and considerations above, the following reuse alternatives
were developed:

Alternative 1: Office/Industrial

Alternative 1 provides for the reuse of the site as an office/industrial facility that would
function in a manner similar to the current use as a US Army Reserve Center. One of
the Notices of Interest received, an application by the Portland Office of Transportation,
Portland Water Bureau, and Portland Office of Emergency Management, was considered
consistent with this Alternative. The following advantages and weaknesses were
identified with this type of reuse:

Alternative 1 Analysis:

Strengths/Opportunities:
» Utilizes the existing buildings and utilities largely as-is without significant
modification
Represents a similar use and impact to the neighborhood as the existing use

Provides a “turnkey” facility for future user
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Weaknesses/Challenges:
» Depending upon the selected end user, may not qualify for a Public Benefit
Conveyance

» Is unlikely to increase property values in the neighborhood
Requires City approval for continuation of a non-conforming use

» A potential for increased weekday traffic in the neighborhood exists, depending
on the intensity of use

Alternative 2: Community/Educational

Alternative 2 provides for the reuse of the site for community/educational land uses;
the Notices of Interest received from Portland Community College and the Westside
Christian High School were consistent with this Alternative.

A community/educational use for the Sears USARC site could include a range of
community-based programs and uses including early childhood and elementary
education, religious education, after-school programs and activities, cultural activities,
adult and continuing education, and other similar programs and functions.

Alternative 2 Analysis:

Strengths/Opportunities:
» Expands existing, compatible, neighboring current use with minimal external
impacts
» Provides community space for neighborhood use

Compatible with surrounding land uses

May increase neighborhood property values

Weaknesses/Challenges:
» May increase neighborhood daytime traffic

» Requires City approval of conditional use permit under existing zoning code

Alternative 3: Residential

Alternative 3 provides for the reuse of the Sears USARC site as a new residential
community that could include a variety of housing types under current zoning
regulations, including multifamily attached rental apartments or for-sale condominiums.
Additionally, these residential types could be provided at either market rates or
subsidized in some form to provide workforce housing or permanent housing for the
chronically homeless; the Notice of Interest received from Community Partners for
Affordable Housing, the Housing Authority of Portland, and the Volunteers of America-
Oregon was consistent with this Alternative.
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Alternative 3 Analysis:

Strengths/Opportunities:

>
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Complies with existing residential zoning and neighborhood character
Potentially provides for increased enrollment at neighborhood schools
Helps meet city’s growing housing demand

Supports city initiatives for increasing minority homeownership
Provides homeownership for middle-income families

May increase property values in the neighborhood

Provides permanent housing options for homeless individuals and families

Weaknesses/Challenges:

>

>
>
|

Requires demolition of existing structures
Market-rate housing may not qualify for Public Benefit Conveyance
Would likely create more traffic in the neighborhood

If units are provided at below market, additional subsidy would be required

Reuse Plan Selection Evaluation Criteria
In order to further evaluate the three reuse land use alternatives discussed above, the

LRA developed a set of criteria against which the alternatives were tested to assist in

selection of the preferred alternative. These evaluation criteria were as follows:

>

Zoning/Site Regulations: Would the reuse alternative be allowed under the
existing zoning? Would it require a conditional use permit or a change in zoning?

Physical Site Characteristics: Does the reuse alternative fit well with the site’s

existing condition (environmental, utilities, traffic access, infrastructure, etc.)?
Are there any potential negative impacts associated with the reuse (increased
traffic, noise, etc.)?

Neighborhood Compatibility: Does the reuse alternative fit within the existing
neighborhood character? Does the reuse alternative provide needed services
or infrastructure not currently present in the neighborhood? Does the
neighborhood support the reuse alternative?

Market Demand: Is there a market demand for the reuse alternative? Would the
reuse alternative be able to remain on the site long-term?

City Policy: Does the reuse alternative address any city policies or needs? Does
the reuse alternative provide community benefit in line with city policy?
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Plan Selection

In late 2007/early 2008, the LRA, along with the Bureau of Housing and Community
Development and the Portland City Council worked together to review and analyze the
three proposed land use alternatives and the Notices of Interest received. Based on that
analysis, Alternative 3: Residential was selected as the preferred land use for the Sears
USARC property.

Notices of Interest that are compatible with the selected land use were analyzed
according to the following considerations:

» Their impact on local traffic patterns according to the traffic impact study
performed on the Sears USARC and its surrounding vicinity

» The suitability of the site’s existing transportation and utility infrastructure to
support the proposed use

» The suitability of the site’s existing facilities for the proposed use

» The level of support from the surrounding neighborhoods for the use

Reuse Master Plan Description

The Reuse Master Plan establishes a vision for redevelopment of the site, designates

a land use preference for the property, and describes potential property transfer
mechanisms that are available. The Sgt. Jerome Sears USARC Reuse Master Plan, as
recommended by the LRA and approved by the Portland City Council on July 9th, 2008,
recommends that the general character of the site change from a Office/Industrial type
use (Alternative 1) to a Residential one (Alternative 3). Since the Sears USARC site is
currently zoned for residential uses and the existing Army Reserve Center operates there
as a non-conforming use, the change in land use does not require any type of rezoning
or similar procedure. The Reuse Plan allows for the Sears USARC to function in a similar
manner to the surrounding area, as it will no longer operate as a non-conforming use.
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Property Conveyance Mechanisms and Other Plan
Implementation Considerations

The following section identifies the most applicable property conveyance mechanisms
for the transfer of the Sears USARC property from federal to local public or private sector
owners and how they relate to the various proposals received for the Sears USARC

site. There are several mechanisms available to transfer property from the federal
government to a future owner. Of those, there are three mechanisms applicable to this
property, as described below:

Public Benefit Conveyance

A Public Benefit Conveyance (PBC) provides for reuse of land and building assets for a
public purpose. The Public Benefit Conveyance mechanism provides a community-based
process by which certain government and not-for-profit organizations may propose the
reuse of surplus military property to provide vital public services such as education,
health care, open space or parks, park and recreation related uses, law enforcement,
prisons, transportation terminal facilities, or other public buildings and facilities. The
PBC mechanism also provides a process whereby government and not-for-profit
organizations serving homeless individuals or families may propose the reuse of surplus
military property to further their homeless provision goals.

As discussed in Section 2, the LRA received Notice of Interest applications for Public
Benefit Conveyance consideration from five organizations regarding the Sears USARC
property. The paragraphs below further discuss those requests, their suitability for PBC
consideration, and their compatibility/applicability to the Residential land use chosen for
the Sears USARC site.

Portland Office of Transportation / Portland Water Bureau / Portland Office of
Emergency Management

A NOI application was received by the Portland Office of Transportation, Portland Water
Bureau, and Portland Office of Emergency Management for the reuse of the Sears
USARC site as a maintenance and emergency response facility for the city. The PDOT is
the lead response agency for a number of emergency situations and sought additional
space to provide appropriate maintenance and staging areas for emergency response
equipment.

Due to the nature of the proposed use, the Portland Office of Transportation, the
Portland Water Bureau, and the Portland Office of Emergency Management could
be eligible for an Emergency Response Public Benefit Conveyance. Eligibility for this
conveyance would have to be determined by the Federal Emergency Management
Agency (FEMA).
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As this reuse proposal is largely maintenance-related and involves no housing
component, it is inconsistent with the preferred Residential land use identified in the
Reuse Master Plan.

Housing Authority of Portland

An NOI application was received from the Housing Authority of Portland to reuse the
Sears USARC facility to construct a 110-unit mixed-use development, including attached
single-family for sale homes, multi-family rental units, and a community services building
with public outdoor space. The housing would be primarily geared towards individuals
earning 60 percent of the area’s median income or less and homeless families exiting
transitional housing.

The residential nature of this proposal is consistent with the preferred land use
designated in the Reuse Master Plan.

Community Partners for Affordable Housing

An NOI application was received from Community Partners for Affordable Housing to
reuse the Sears USARC facility to construct a 110-unit mixed-use development, including
attached single-family for sale homes, multi-family rental units, and a community
services building with public outdoor space. The housing would be primarily geared
towards individuals earning 60 percent of the area’s median income or less and
homeless individuals and families.

Transfer of the Sears USARC property to either the Housing Authority of Portland or the
Community Partners for Affordable Housing, or the Volunteers of America-Oregon would
likely occur using a negotiated sale, with a percentage discount tied to the number of
Permanent Supportive Housing units developed. The development would require public
subsidy.

The Community Partners reuse proposal is consistent with the preferred residential land
use chosen in the Reuse Master Plan.

Westside Christian High School

Westside Christian High School expressed interest in reusing the site for educational
facilities and purposes, as its lease at its current location is due to expire in 2012 and
cannot be renewed. Based on its proposed uses, the U.S. Department of Education
determined Westside Christian High School would be eligible to receive up to a 100%
educational public benefit conveyance discount.

However, the educational nature of this proposal does not match the preferred land use
for the Sears USARC site identified in the Reuse Master Plan.
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Portland Community College

An NOI expressing interest to reuse the Sears USARC site for non-credit community
educational purposes from Portland Community College (PCC). Support services related
to transportation and financial services could be moved to the site as well under the
PCC plan. Based on its proposed uses, the U.S. Department of Education determined
Portland Community College would be eligible to receive up to an 80% public benefit
conveyance discount, as the PCC is an institution of higher education accredited by the
Northwest Commission on Colleges and Universities.

Like the Westside Christian High School proposal, this proposal calls for educational and
office-related uses for the Sears USARC site, which are not consistent with the preferred
Residential land use chosen in the Reuse Master Plan.

Negotiated Sale

The negotiated sale mechanism is available only to public entities for a public purpose
and requires payment to the Army, based on the asset’s fair market value. The

Portland Office of Transportation/Portland Water Bureau/Portland Office of Emergency
Management, and Portland Community College, Community Partners for Affordable
Housing, and the Housing Authority of Portland as well as any other state or local public
entity would be eligible for this type of property transfer from the Army.

Public Sale

Public sales are auctions to the highest bidder and may be used to transfer property
from the Army to any entity or organization-public, for-profit, or not-for-profit. Both the
Portland Office of Transportation/Portland Water Bureau/Portland Office of Emergency
Management, and Portland Community College, as well as any other public or private
entity would be eligible to potentially obtain the Sears USARC property via a public sale
at fair market value.

Reuse Proposal Selection

While several potential users have expressed interest in (and have applied for) the Sears
USARC facility, the LRA, along with Portland’s City Council, which represents it in this
planning effort, are recommending reusing the Sears property according to the proposal
set forth by the Community Partners for Affordable Housing. A Resolution to that effect
was passed by Portland City Council on July 9th, 2008.

The Resolution recommends that the Sears USARC site be redeveloped as a mixed-
income housing development that will include both rental and for-sale dwelling

units, with a portion designated as permanent supportive housing units for homeless
individuals and families with special needs. Aside from the desire to achieve the
recommendations of the Sears USARC Reuse Master Plan, a variety of considerations led
the City Council to adopt the resolution, including:
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» The current R1 zoning is compatible with the Community Partners for Affordable
Housing proposal;

» The City of Portland’s comprehensive ten-year plan to end homelessness calls for
the development of thousands of units for the chronically homeless;

» The current housing market in Portland is overly burdensome to its lowest-
income residents, with at least 27% of the population being unable to afford to
rent a market-rate two-bedroom unit;

» Increasing the student population in the area will be beneficial to local schools
struggling with low enrollment; and

» The local neighborhood association supports reusing the property for residential
purposes, including the manner proposed by Community Partners for Affordable
Housing.

Conveyance Considerations

As planned, the Community Partners for Affordable housing is recommended as the
preferred developer of the Sears site due to their comprehensive proposal which
provides a variety of homeless and affordable housing services and satisfies numerous
objectives to that end. Approximately one quarter of the rental units will be designated
as Permanent Supportive Housing for homeless individuals and families in need, and will
be augmented with services provided by a local non-profit called Neighborhood House.

The City Council and the LRA are recommending that the City of Portland purchase the
Sears property from the United States Department of Defense through a negotiated

sale at a discounted price. The discount is expected to result from the provision of the
permanent supportive housing and will be equal to the percentage of units built for

that purpose. Therefore, the homeless housing provisions are expected to yield a 25%
discount on the property once a legally binding agreement is developed with Community
Partners for Affordable Housing.

Once purchased, the City plans to sell or otherwise transfer ownership of the property to
Community Partners for Affordable Housing, which has agreed to develop the site with
around 110-120 units of mixed income housing as well as open space and a community
building. The rental units will be affordable to tenants earning 0-60% of the area’s
median income, and the for-sale units will be priced affordable to those earning 80% of
the area’s median income.
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