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Introduction 

In March 2013, the City of Vancouver contracted with Leland Consulting Group to conduct an 
assessment of City-owned real estate in downtown Vancouver and to recommend a strategy and 
decision making process for disposition or retention of these assets. This report summarizes the findings 
and recommendations from that research. 

The need for this analysis derives from several factors, including: 

 Several unsolicited inquiries from developers regarding City-owned assets; 

 Improving economic conditions, regionally and within the City of Vancouver; 

 The Vancouver City Center Vision, the land use vision and plan for downtown, which sets a goal 
for increased residential and employment uses throughout downtown Vancouver;  

 The anticipated construction of the Columbia River Crossing, including the introduction of light 
rail to downtown Vancouver; 

 The planned development of the Columbia West Renaissance project on the waterfront. 

The economy is moving out of the recession and beginning a new development cycle. It is an auspicious 
time to make strategic decisions that will have significant impacts affecting downtown Vancouver over 
the next decade or longer. Having a strategy in place to proactively make critical decisions about real 
estate assets will help the City better leverage its assets. The goal of the analysis is to answer several 
key questions about the assets: 

 Should the city sell or hold these assets? If so, under what timeframe? 

 What is the optimal use for each property? 

 What is the “value” of each property – monetary and otherwise? 

 What are the costs and benefits of selling now versus selling later? 

Methodology 

The analysis was broken down into three main phases, described as follows: 

1. Due Diligence: In this task, Leland Consulting Group, with staff’s assistance, gathered background 
information about each property in order to fully understand existing conditions and to identify 
potential barriers to disposition and redevelopment. Work under this task included the following 
steps: 

a. Several meetings with City of Vancouver staff and department leaders to discuss project 
objectives, background information, and schedule; 

b. A review of existing real estate market information about Vancouver and the region; 

c. Five stakeholder interviews with developers and brokers; and 

d. Preparation of property profile sheets of pertinent property data for each asset. 

2. Property Screening: The second step was to evaluate each property and to divide them into Tier 1 
and Tier 2 groups, where Tier 1 properties are those with the most significant potential to generate 
positive economic or policy results. Tier 2 properties have little short-term potential and are generally 
considered for long-term holding by the City. 
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3. Analysis and Recommendations: For Tier 1 properties, further analysis was conducted to define a 
specific disposition and/or development strategy for each, along with a financial analysis to evaluate 
the tradeoffs of different alternatives where appropriate. 

Due Diligence 

This section explains some of the background information gathered in order to make the 
recommendations. This background research informed the identification of potential uses for each 
property and the decision of whether development is likely in the short or long-term timeframes. In the 
Appendix to this report are property profile sheets with maps and photos, information about existing 
uses, assessed value data, current zoning, and other pertinent details. 

Market findings 

A market study
1
 was recently conducted which analyzed downtown Vancouver’s market position for 

housing, office and retail. Housing, and especially the mid-range apartment market, provides the greatest 
short-term opportunities for growth and development in the region, generally, and in Vancouver 
specifically. The office market has high vacancies and low demand in downtown Vancouver and any 
office development there will be opportunistic. That is, office growth in downtown Vancouver over the 
next decade will mostly be driven by unpredictable opportunities where a large company is seeking a 
new location, not from organic growth and expansion of the existing downtown office market. This 
dynamic makes it virtually impossible to forecast future office demand. 

A recent brokerage report notes that apartment vacancies in Vancouver are around three percent for 
newer units. As is true for the Portland metro region, the apartment market is extremely tight due to lack 
of construction through the recession, ongoing population growth, especially in the critical Generation Y 
and Baby Boomer demographics, and due to a growing economy. Many parts of the region are seeing 
significant multifamily housing construction. 

The CRC, if it moves forward on the projected timeline, will bring at least six years of construction to the 
area, posing both significant challenges and opportunities for downtown. In the short-term, construction 
is likely to make traffic problems in the area worse. Staging areas will be needed for the nearby 
construction. Once construction is complete, Vancouver is likely to have a whole new range of 
opportunities with an improved connection to Portland, both vehicular and on light rail. 

Figure 1 shows vacant and underutilized property in the downtown in order to give context to the specific 
sites being analyzed in this study. The City owns several of those properties, but by no means is the City 
the only influence on redevelopment. The largest vacant site is the waterfront, where ongoing and 
planned infrastructure investments are preparing the site for development. Likewise, a significant amount 
of future development capacity is present at the Library Square property, where office and residential 
uses are planned to complement the new library. The key takeaway from this mapping exercise is that 
there are significant development opportunities throughout the downtown, and will be for some time, 
regardless of whether the City disposes of or develops any of its properties.  

                                                             
1
 Preliminary Market Assessment, Vancouver City Center Transit Oriented Development Study, Kidder Mathews  
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Figure 1. Downtown Redevelopment Opportunities 

 

Source: Leland Consulting Group 

Interviews 

Several interviews were conducted with developers and brokers to get a sense of the barriers and 
opportunities in Vancouver. Most of those interviewed mentioned that apartments represent the best 
opportunity for development in the short term, although several still questioned whether rents in 
downtown could achieve the thresholds needed for new construction to be feasible. Any new 
development downtown will be a pioneering project and may need some assistance from the City until 
the market matures and rents prove themselves capable of supporting development. 

No one interviewed felt that there are any immediate opportunities for speculative office development, 
although they think that over time, and especially if the CRC project is built, downtown Vancouver will be 
a stronger contender for new office development. Without an income tax, Washington could attract 
executives who want to locate their business in Vancouver in order to take advantage of that tax benefit 
– a prospect that will be much more palatable if the CRC is built and congestion and travel times to 
downtown Portland are reduced. That advantage provides an opportunity for drawing companies from 
Portland into Vancouver if the CRC and light rail come to fruition. However, most of those interviewed felt 
that this is at least a decade away. In the current environment, regional access is limited for business 
professionals during the midday lull in I-5 congestion, making it harder to attract professional office users 
to the area. The developers interviewed also commented that housing in downtown Vancouver would 
also become much more attractive to young professionals with the addition of a light rail connection 
directly to downtown Portland. 
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Consistently heard throughout the interviews was that whatever is built on the City’s sites (whether now 
or in the future) should be of a high quality with good urban design. 

Phase 1 Property Screening 

Through discussions with City staff and the incorporation of market findings and developer interviews, 
the properties were evaluated and sorted into Tier 1 and Tier 2 properties.  

Criteria 

The first part of the sorting process incorporated the identification of evaluation criteria or assumptions 
about future development. These criteria and assumptions included the following: 

 There is no immediate need to dispose of these properties to generate cash for the city’s 
general fund; 

 The city is open to development subsidies so long as they don’t require a cash payment to 
developers and that the city’s participation in the deal is complete at the land sale stage; 

 The city will not pay for parking garages to support development; 

 Development on these sites should be consistent with and support the Vancouver City Center 
Vision. 

Evolution of downtowns 

A principle that also guided the analysis was how downtowns evolve over time from lower density, 
shorter buildings in early years to higher density and taller buildings in later years. While plans often 
visualize a downtown at full build out, complete with tall buildings and dense development, the reality is 
that such development does not happen overnight, but instead through incremental development of 
varying densities that intensify over time. Redevelopment typically starts with rehabs, often supported 
through public incentives or public-private partnerships until rents rise to a level that can support new 
development on its own. As new buildings are built and the area gathers a critical mass of residents and 
businesses it begins to support more intense development and high-rise products. Early projects help 
demonstrate market potential that can support larger projects in the future. In this light, development of 
four or five stories today (in 2013) can help lay the groundwork for larger buildings and more intense 
development in five or ten years.  

The Pearl District in Portland presents an excellent case study of this evolutionary process. Figure 2 
below shows the evolution of the Pearl District, beginning in the early 1990s where new development 
consisted of two- to five-story buildings, rehabs, and cost-efficient new construction. Over the next 15 
years, new development took a progressively denser form, moving from wood frame low-rise 
construction to steel and concrete towers exceeding 10 stories.  
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Figure 2. Evolution of the Pearl District 

 
Source: Leland Consulting Group 

  

Building momentum 

The evolution of the Pearl was made possible by early housing developments that brought residents into 
the area that contributed to the vitality of the neighborhood. Early development not only creates “comps” 
to demonstrate the viability of development, but adding residents helps support retail and restaurants, 
thereby enhancing the street-level activity that is critical to creating a vibrant downtown environment. It is 
estimated that an office worker can support up to 23 square feet of retail space, spending up to $130 per 
week on nearby shopping and dining.

2
 A resident can support up to 50 square feet of retail if enough 

viable shopping options are located nearby. Therefore a housing development of 100 units could 
potentially support up to 7,500 square feet of retail, maybe a third of which could be located nearby in 
downtown.

3
  

Vitality vs. empty lots 

Just as steady development creates momentum, gaps in the downtown fabric can create dead zones 
that have a negative ripple effect on surrounding blocks. Undeveloped sites interrupt retail environments 
and send a signal to the marketplace that this is not a place where viable investment is possible. 
Therefore, a strategy that encourages some development, even if not to the level of intensity envisioned 
in a plan, could have positive effects by connecting retail districts and establishing a pattern of 
investment.  

Matrix of all the properties 

Based on the above principles and due diligence, each of the City-owned properties was evaluated to 
identify whether it is a Tier 1 or Tier 2 property. Tier 1 properties were further analyzed to identify a 
disposition process that the City could follow to engage private developers. The following map and table 
summarized this analysis. Following this summary is a detailed review of each of the Tier 1 properties.  

                                                             
2
 ICSC, Leland Consulting Group 

3
 Assumes an average household size of 1.5 persons per household.  

Early: 1990-1995

Small two- to five-
story brick buildings

• Warehouse/loft 

conversions

• Inexpensive 
construction

• Sales < $200 per 

square foot

Later: 1995-2001

5+ story, concrete and 
steel

• Condominiums

• Apartments

• More expensive, 

quality construction

• Sales $200 to $300 
per square foot

Transition 2003

10+ story high rises, 

steel, concrete and glass

• Towers

• Costly construction

• Sales > $300 per 
square foot

• Expanding to 
submarkets

• Logical market-
supported growth pattern

Full Evolution

Very sophisticated

• The district as a 
place and destination

• Self marketing

• National image
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Figure 3. Map of City-owned Properties 

 

Table 1. Property Evaluation Summary 

Property Analysis Findings Recommended Strategy 

1. Block 10 Long-term vacant site 
Proximity to Esther Short Park 
Developers have expressed interest 
Proximity to housing 
Large, full-block site 
Adjacent to future light rail line 
 

Tier 1 Property 
Explore development potential in the short term 
Issue RFI to evaluate developer interest, to be 
followed by RFQ if interest is positive 

2. Lot 2 Constrained by parking agreement 
Adjacent to future light rail line 
Developers have expressed interest 
Half-block site 
Good housing site 
 

Tier 1 Property 
Sell in short term 
Issue RFQ 

3. Esther Short Building Interested parties 
Vacant building 
Across from Esther Short Park and 
near new city hall 
Limited demand for office space 
Building requires updating 
Parking included 
Adjacent parking lot in back suitable 

Tier 1 Property 
Continue listing for sale until buyer found 
Consider development as two properties – (1) 
office building and (2) residential in the back 
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Property Analysis Findings Recommended Strategy 

for redevelopment 
 

4. City Hall Properties Warehouse slated for demolition in 
2-5 years 
Vacant land and surface parking 
Adjacent to rail line and waterfront 
project 
Adjacent to new Esther Street 
connection to waterfront 
Limited visibility due to rail berm and 
city hall building 
 

Take no action in the short term. Wait for 
construction of waterfront project to commence 
and seek opportunities to provide 
complementary development opportunities 
then 

5. Weber Building & Parking, 
Hilton Overflow Parking 

Possible use as expansion for hotel/ 
conference center 
Adjacent to future light rail line and 
across from planned park and ride 
 

Continue to hold until CRC and light rail are 
built and more is known about future needs for 
hotel and conference center 

6. Jefferson Property  8th and Jefferson to be realigned 
reducing parcel size 

Sell once street realignment is complete 
Negotiate with adjacent property owners if 
possible since site will be poorly configured for 
standalone development 
 

7. Fire Station #1 Currently used as a fire station No action – maintain current use 

8. Mill Plain & Markle Far from downtown 
No strategic long-term use for city 

Tier 1 Property 
Sell in short term 
 

9. City Parking Lot: 
Washington St & SW 5th 

Constrained by parking agreement 
Adjacent to future light rail station 
Small site 
 

No action – maintain current use 

9. City Parking Lot: E 11th & 
Broadway 

Constrained by parking agreement 
Small site 

No action – maintain current use 

Conclusion of Tier 1 priorities 

Given the aforementioned criteria the following properties were considered as Tier 1 properties and 
recommended for disposition in the short term.  

 Block 10 

 Lot 2 

 Esther Short Building 

 Markle and Mill Plain 

The following section of the report describes in greater detail the disposition options for each Tier 1 
property. Details of all properties can be found on the project sheets in the Appendix. 
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Analysis of Tier 1 Properties 

Block 10 

Block 10 is bordered by Columbia Street on the west and Washington Street on the east, between 9
th
 

Street and 8
th
 Street. It is a vacant 41,681 square foot lot. It is directly adjacent to a future light rail line 

that will be running down Columbia. 

Overview  

 Zoned CX - City Center Mixed Use.  

 Parking requirement: 1 space per dwelling unit/1 space per 1,000 sq. ft. 

 Max. Building height: 100-200 ft.  

Recommended Strategy 

Block 10 is a pivotal piece of property in the downtown that holds significant potential to bring investment 
into the downtown and provide revenues to the City. Developer interviews and others who have 
approached the City indicates that housing development on the site is potentially feasible today, although 
it would only be for wood-frame construction, which would limit any building to a five-story building (“four 
over one” construction – four stories of wood-frame apartments over a concrete ground-floor podium with 
retail and parking). Other stakeholders have indicated that a five-story building would be an 
“underachieving” development on the site and that the City should wait until office development is 
feasible so that a taller commercial building could be built, such as a headquarters office building for a 
major employer. 

Given these conflicting directions, the recommendation is for the City to conduct additional outreach to 
determine whether apartments could be feasibly built now and, if so, whether they could be done at a 
scale and design that is in keeping with expectations for downtown. This would be done through a 
request for interest (RFI) process, where the City solicits brief statements of interest from developers, 
including asking them to respond to specific questions about the viability of different residential or 
commercial products. The responses would not obligate the City to formally do anything with the site and 
the responses can be as simple as a letter submitted by respondents. If the findings are positive and the 
respondents indicate that development in keeping with expectations for the site is possible now, the City 
could then issue a request for qualifications (RFQ) to select a developer for the site. 

As described at the end of this report, a RFQ process would allow for the City to exert as much control 
as it wants with regard to the development program, scale, architecture, and other features. As property 
owner and seller, the City would be able to condition a sale on any number of considerations – 
recognizing, of course, that special conditions may have an impact on the economic viability of a project. 
While the City currently lacks a design review process in the downtown (a concern expressed by several 
of those interviewed), the RFQ process would allow the City to oversee the design of whatever is built on 
the site. 

Financial analysis  

As part of the analysis of Block 10, Leland Consulting Group developed a pro forma financial analysis to 
test the economic feasibility of different development concepts under today’s market conditions in 
Vancouver. Three potential development types were evaluated: 

1. 100 units of mid-rise wood-frame apartments: Four stories of apartments over a concrete 
structure with ground-floor retail and enclosed parking. With wood-frame construction, this 
model provides the lowest construction costs. 



 

   
Downtown Asset Strategy         May 2013   9 

City of Vancouver 
 

2. 150 units of high-rise apartments: A building of six to eight stories of steel and concrete 
construction over ground-floor retail and parking (two levels). Steel and concrete construction 
raises the construction costs under this scenario. 

3. 150,000 square foot office building: A building of eight to 10 stories of offices over ground-floor 
retail and three levels of structured parking with 305 parking stalls. 

The pro formas utilize some assumptions developed for a recent study of TOD opportunities in 
downtown Vancouver

4
, with additional assumptions and adjustments provided by Leland Consulting 

Group. Given the recent escalation of apartment rents and continued extremely low vacancy rates 
throughout the region, this analysis used a rental rate of $1.90 per square foot. This is significantly higher 
than the rents used in the TOD model and is higher than those currently seen in the market. However, 
for the sake of the analysis, it was assumed that a new project, located across from Esther Short Park 
and alongside a future light rail line would be able to achieve prices exceeding local averages. Further, 
as a downtown product, it would be assumed that many of the units would be small, which drives per-
square-foot rents up. Capitalization rates (or “cap rates”) have also increased as investors have been 
actively purchasing apartment buildings lately. This analysis assumes a cap rate of six percent, which is 
still close to historic lows in the investment world. It should be noted that fluctuations in cap rates can 
have a dramatic effect on the bottom line of a pro forma.  

Given these parameters, the analysis indicates that a 100-unit apartment building is potentially feasible, 
whereas the 150-unit apartment building and an office building would not be supported by the current or 
even aggressive rents in downtown. Should a residential developer buy Block 10, they would need to 
refine these numbers. But the numbers are “close” enough that the recommendation is to explore 
development through the two-step RFI and RFQ process.  

Table 2. Pro Forma Analysis, 100-unit Apartment Building 

 
 

Source: Leland Consulting Group, Kidder Matthews.
5
 

                                                             
4
 Preliminary Market Assessment, Vancouver City Center Transit Oriented Development Study, Kidder Mathews 

5
 Assumptions: Construction costs, parking costs, operating expenses, and cap rate were derived from averages of several 

industry sources. Apartment rent assumption is higher than those currently found in Vancouver, but is comparable to or lower 
than urban style apartments being built in Portland and some suburban communities in the Portland metro area.  

Project Summary Units GSF RSF

Land 41,681

Apartments 100 90,000 76,500

Retail 5,000 4,500

Parking 105 36,750

Project Cost Unit Cost

Land $1,000,000

Hard Cost (total)

Apartments $120 $10,800,000

Retail $105 $525,000

Parking $20,000 $2,100,000

Soft Costs 25% $3,356,250

Total $17,781,250

Income & Capitalized Value Unit Annual Rent

Apartment Rent - Net $1.90 $1,744,200

Retail Rent - Net $18.00 $90,000

Parking $30.00 $37,800

$1,872,000

Vacancy 5% $93,600

Operating expenses 35% $655,200

NOI $1,123,200

Capitalized Value 6.00% $18,720,000

Margin 5% $938,750
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Table 3. Pro Forma Analysis, 150-unit Apartment Building 

 
 
Source: Leland Consulting Group, Kidder Matthews. 

Table 4. Pro Forma Analysis, 150,000 square foot Office Building 

 
Source: Leland Consulting Group, Kidder Matthews

6
 

                                                             
6
 Assumptions: A range of industry sources were averaged to determine construction costs and other assumptions. Average 

cap rates for office investments are higher than those for apartments. 

Project Summary Units GSF RSF

Land 41,681

Apartments 150 135,000 114,750

Retail 5,000 4,500

Parking 155 54,250

Project Cost Unit Cost

Land $1,000,000

Hard Cost

Apartments $185 $24,975,000

Retail $105 $525,000

Parking $20,000 $3,100,000

Soft Costs 25% $7,150,000

$35,750,000

Income & Capitalized Value Unit Annual Rent

Apartment Rent - Net $1.90 $2,616,300

Retail Rent - Net $18.00 $90,000

Parking $30.00 $55,800

$2,762,100

Vacancy 5% $138,105

Operating expenses 35% $966,735

NOI $1,657,260

Capitalized Value 6.00% $27,621,000

Margin -23% ($8,129,000)

Project Summary Units GSF RSF

Land 41,681

Office 150,000 135,000

Retail 5,000 4,500

Parking 305 106,750

Project Cost Unit Cost

Land $1,000,000

Hard Cost

Office Space $187 $28,050,000

Retail $105 $525,000

Parking $30,000 $9,150,000

Soft Costs 25% $9,431,250

$47,156,250

Income & Capitalized Value Unit Annual Rent

Office Net Rent $20.00 $3,000,000

Parking $30.00 $109,800

Retail Rent - Net $18.00 $90,000

$3,199,800

Vacancy 5% $159,990

NOI $3,039,810

Capitalized Value 7.00% $43,425,857

Margin -8% ($3,730,393)
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Revenues to the City 

By developing the site in the short-term, the City could realize one-time revenues from the land sale, 
permit fees, and sales taxes on construction, as well as long-term revenue streams by putting the 
property on the tax rolls and generating property tax revenues and ongoing sales taxes from retail 
activity. To further inform the discussion of whether action should be taken in the short-term, the potential 
revenues to the City were calculated based on the 100-unit apartment model (the only one of the three 
that is potentially viable today). These numbers are summarized below in Table 5. 

Table 5. Revenues to the City 

 
Source: Leland Consulting Group  

Block 10 Property Value Analysis

Site Details
Sell 2013

Development complete 2015

Hard Costs (subject to sales tax) $13,425,000

Total Development Value (capitalized value) $18,720,000

Dwelling units (#) 100                  

Retail (sf) 5,000                

Annual Retail Sales $1,500,000

Revenue to the City
One Time Revenue

Land Sale Price $1,000,000

Sales Tax on Construction $134,250

Impact Fees (TIF & Parks) $260,748

Annual Revenue (2015-2023)

Annual Property Tax Revenue $59,477

Annual Sales Tax Revenue $15,000

Total Revenue 2013-2023 (2013 $s) $2,065,293

May not sum correclty due to rounding. Total development value includes 

hard and soft costs. Taxable construction sales will be approximately half 

this value.
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Lot 2  

Lot 2 is comprised of two adjacent 10,000 square foot lots (totaling 20,000 square feet) currently used for 
a parking lot, located at 9

th
 and Broadway Street. The property is constrained by an existing parking 

agreement that has been in place for many years. The City is considering options for transferring this 
parking agreement to free up the site for development. This property is adjacent to a future light rail line 
that will be running down Broadway. There has been recent development interest on the site for 
multifamily housing. 

Overview  

 Zoned CX - City Center Mixed Use 

 Parking requirement: 1 space per dwelling unit/1 space per 1,000 sq. ft. 

 Max. Building height: 45-150 ft.  

Disposition Strategy  

Given the small size of the site, the anticipated light rail construction, and the site’s optimal location 
between Esther Short Park and the new library, development for housing (with ground-floor active uses) 
is considered the highest and best use. The City should initiate a RFQ process (described later) to solicit 
qualifications from developers to build housing on the site. As with Block 10, the City would be able to 
control the development’s design through the negotiated development process, ensuring that what is 
built is compatible with the downtown vision and supported by the community.  

Esther Short Building 

The Esther Short Building is located at 610 Esther Street. It is a 32,304 square foot existing building, with 
89 existing parking spaces, on a 54,196 square foot lot. It is adjacent to Esther Short Park and close to 
City Hall. Formerly used by the City as an annex to the old city hall, the building needs some remodeling, 
particularly if it is to be used as a multitenant building. The adjacent parking lot to the west could be 
developed separately for another use such as housing. 

Overview  

 Zoned CX - City Center Mixed Use 

 Parking requirement: 1 space per dwelling unit/1 space per 1,000 sq. ft. 

 Max. Building height: 75 feet  

Disposition strategy  

The Esther Short Building is currently listed for sale by the City. The recommended disposition process is 
for the City to continue this marketing effort, giving serious consideration to any offer that brings 
employment and private investment to this important part of downtown. Doing so in the short term will 
produce positive revenues to the City in terms of property taxes and the employment will add much-
needed support for nearby restaurants and shops. As with Block 10 and Lot 2, the City would be able to 
negotiate on issues such as uses, design, parking, and other factors.  

As an alternative to an outright sale, a lease arrangement could be made where the City takes on a 
landlord role. However, since the City has no long-term need for the building, the best approach would 
be to completely transfer the property to a private property owner.  
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Markle and Mill Plain 

This property is comprised of two adjacent vacant lots, totaling 15,682 square feet, located at 1109 NE 
15

th
 Street and 1414 Markle Avenue. It benefits from high visibility along Mill Plain Boulevard, but has no 

other significant role to play in the development of the Vancouver City Center Vision.  

Overview (fact sheet data) 

 Zoned CX - City Center Mixed Use 

 Parking requirement: 1 space per dwelling unit/1 space per 1,000 sq. ft. 

 Max. Building height: 200 feet  

Disposition strategy  

This site is not in the downtown core, and considering the amount of other city owned properties in more 
strategic locations, should be sold in the short-term.  A simple surplus sale process would be adequate, 
although the City should approach adjacent property owners to gauge their interest in purchasing the 
property, potentially assembling a larger site for redevelopment. 

RFQ Process 

RFQ vs. RFP 

Cities often engage in the sale and redevelopment of property through request for proposals (RFP) 
processes. An alternative is to use a request for qualifications (RFQ) process instead. The 
recommended process for Vancouver is to utilize RFQs rather than RFPs for several reasons: 

First, the cost of responding to an RFP is significantly greater than the cost of responding to an RFQ.  
Because RFPs require firms to respond with plans, costs, some financial analysis, and other information, 
the difference in cost can be sizable and sometimes cost prohibitive. Consider that responding to an 
RFQ costs developers somewhere between $2,000 and $4,000, whereas responding to an RFP can cost 
anywhere between $50,000 and $100,000 (since architectural drawings and significant due diligence 
research is usually required). The RFP process almost always discourages some qualified developers 
because it is so costly and time consuming. This is undesirable from the City’s point of view, since it 
wants the largest possible pool of qualified developers to be engaged. However, developers are naturally 
very reluctant to invest tens of thousands of dollars when they could be competing against five, 10, or 20 
other firms in a long-shot development opportunity.   

Secondly, some developers will make promises they ultimately are unable deliver—either to beat the 
competition, because inadequate time was spent preparing the proposal, or because the preliminary 
assumptions (physical or financial) were inadequately researched or later proven incorrect. 

All too frequently, RFPs therefore turn into a form of “beauty contest.” Rarely, does the final built project 
look like the represented picture at the time that the winning RFP was selected. The design and 
development process always introduces new opportunities, challenges, and cost information that may 
not have been anticipated in the early stages of the RFP The result is that City leaders and the public 
see a different outcome than the project they anticipated. 

By selecting the partnering development team first and then working to further design and refine the 
project together, the public should, in a properly structured process, end up with a better plan. The 
developer then understands that public support for the plan has been achieved. The process involves 
ongoing dialogue and negotiations (which is the case whether the process is an RFQ or an RFP). Since 
the terms of a deal can change a number of times during the process as discovery reveals certain 
alternatives and solutions, the financial side of the relationship and roles and responsibilities have a 
tendency to shift and change over the course of the predevelopment and design work. Development is 
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an iterative process and the concept, plan, pro forma, and design evolve sequentially and with full 
understanding by both the public and private sectors. 

Another important variable favoring the RFQ selection process is the opportunity for the City to 
understand more about the developer, to determine the developer’s experience with other municipalities, 
to get to know the project manager, and to be able to make an informed decision about the ability of the 
staff and elected leadership at the City to comfortably work with the selected developer. After all, this is 
all about people and difficult personalities can make a challenging job much more difficult.   

The RFQ approach recognizes that achieving a well crafted development project is primarily about 
assembling a qualified team rather than a rigid physical solution. The most successful development 
projects are adaptive, and the process anticipates the team working together, to accommodate change, 
to be flexible in seeking the best solution and to be transparent in communication with an “open book” 
process. 

RFQ 

 Simple to prepare: Requires development teams to submit a cover letter, resumes, and 
qualifications—information about similar projects the developer has completed in the past. 

 Likely to generate more submittals: The lower time investment encourages a larger pool of 
interested parties. The public agency benefits.  

 Likely to catch the interest of highly qualified candidates: The city is able to choose a 
handful of the most qualified candidates as the finalists. That “short list” of finalists, can then be 
asked to prepare a more thorough proposal. They are likely to produce a very thoughtful 
proposal, because they have a greater likelihood of winning the job. 

RFP 

 Complicated and time consuming: Development teams typically must submit a relatively well 
thought-through proposal for a site, including market and financial analysis, and architectural 
renderings. This requires a significant investment of time, and many guesses, since the 
submitter is unlikely to have all relevant information about the site. 

 Likely to deter many developers: Because of the significant time investment required, busy or 
highly qualified developers often conclude the costs outweigh the benefits.  

 “Beauty Contest”: Decisions sometimes get made based on the “prettiest picture” when the 
design is at a very preliminary level that will most likely change throughout the project.  

What’s in an RFQ? 

The RFQ should be a fairly short document (no more than 10 pages). Since it is short, the main document 
can be widely available and easily mailed, including posting on the City’s website. Separate items and 
background information can be made available in a technical appendix.  

The selected developer will negotiate jointly with the City to reach mutually agreeable terms for the sale 
and development of the subject property.  It is envisioned that these terms will first be outlined in a 
memorandum of understanding (MOU) and then finalized in a development and disposition agreement 
(DDA). A sample outline of a RFQ is as follows: 

1. Introduction:  

 Introductory letter from the mayor: This should be an expression of the City’s enthusiasm for 
the project. 

2. Opportunity:  

 Project summary: Quick fact sheet with site size, current use, location, improvements, public 
investment, zoning, access, utilities, price, etc. 

 Project History: Origin of the project, considerations leading to RFQ, actions taken to date. 

 Goals and Objectives: Narrative description expanding on the history.  Discuss why the City 
purchased the site, what it hopes to achieve, etc.  This is where the City can talk about the 
envisioned uses, design and goals for employment, tax revenue, etc.  Goals and objectives can 
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be broken down into categories such as financial goals (sale issues), development goals 
(quality, design), and economic development goals (business focus, employment generation, 
marketing strategy). This is the most important part of the RFQ as it is where the City’s 
expectations will be explained.  

 Development Process: Describe the planned development process leading from selection to 
groundbreaking. What type of arrangement is the City interested in?  What types of agreements 
are likely to be needed?  What will the City contribute?  Lots of issues to expand on here. 

3. Selection Process  

 Submittal document: Outline each of the components of the respondent’s submittal. This will 
include: letters of introduction, resumes, firm profiles, project examples, client references, 
banking references, equity partners (if any), and additional team members (design, engineering, 
etc.) 

 Pre-submittal meeting: A pre-submittal meeting is useful.  Unless the City’s legal counsel 
requires it, attendance does not have to be mandatory. 

 Evaluation criteria: Clearly explain what the City will be judging. Keep it at the narrative level 
only – instead of using a technical scoring system.  

 Schedule: Include two schedules: 1) the RFQ schedule showing due dates for submittal, and 2) 
the planned development schedule showing estimated dates for entitlements and 
groundbreaking. 

 Discretion and authority: Boilerplate language about the ability to waive items if it’s in the best 
interests of the City. 
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Appendix 

 



 Memorandum of Understanding 

 Convenient access to I-5 

 Desired downtown location 

 Walking distance to Esther Short Park, Fort  
Vancouver National Park, Regional Recrea-
tion Center, New Regional Library, Clark 
College,  Vancouver Waterfront Park and 
trail and downtown restaurant/theater 
amenities 

 

 

 Zoned CX - City Center Mixed Use 

 Vacant 41,681 sq. ft. lot 

 Parking: 1 space per dwelling unit/1 
space per 1,000 sq. ft. 

 Permitted Uses: Retail, office, ground 
floor housing allowed, colleges,  
cultural institutions (VMC 20.430-030-1) 

 Max. Building height: 100-200 ft. 

 

Block 10 - Map #1 

Corner of Columbia St. & W 9th St. and W 8th St. & Washington St. 

Parcel #: 048120-000 

Our River. Our City. Our Future 



 Existing agreement concerning parking spaces  

 Convenient access to I-5 

 Desired downtown location 

 Walking distance to Esther Short Park, Fort  
Vancouver National Park, Regional Recreation 
Center, New Regional Library, Clark College,  
Vancouver Waterfront Park and trail and down-
town restaurant/theater amenities 

 

 

 Zoned CX - City Center Mixed Use 

 (2)10,000 sq. ft. lots 

 Parking: 1 space per dwelling unit/1 
space per 1,000 sq. ft. 

 Permitted Uses: Retail, office, ground 
floor housing allowed, colleges,  
cultural institutions. (VMC 20.430-030-1) 

 Max. Building height: 45-150 ft. 
 

Lot 1 & 2 - Map #2 

Corner of Evergreen Blvd & Broadway St. and E 9th & Broadway St. 

Parcel #’s: 039100-000 & 039140-000 

Our River. Our City. Our Future 



 Convenient access to I-5 

 Desired downtown location fronting Esther Short 
Park 

 Walking distance to Fort Vancouver National 
Park, Regional Recreation Center, New Regional 
Library, Clark College,  Vancouver Waterfront 
Park and trail and downtown restaurant/theater 
amenities 

 

 

 Zoned CX - City Center Mixed Use 

 54,196 sq. ft. lot 

 32,304 sq. ft. existing building & 89 existing parking 
spaces 

 Parking: 1 space per dwelling unit/1 space per 1,000 
sq. ft. 

 Permitted Uses: Retail, office, ground floor housing  
allowed, colleges, cultural institutions (VMC 20.430-030-1) 

 Max. Building height: 75 ft. 
 

Esther Short Building - Map #3 

610 Esther Street 

Vancouver, WA 98660 

Parcel #: 049155-000 

Our River. Our City. Our Future 



 Existing Development Agreement 

 Convenient access to I-5 

 Desired downtown waterfront location 

 Walking distance to Esther Short Park, Fort  

Vancouver National Park, Regional Recreation Center, 
New Regional Library, Clark College,  Vancouver  
Waterfront Park and trail and downtown restaurant/
theater amenities 

 Zoned CX - City Center Mixed Use 

 Building on west parcel 049366-000 to be demolished in 2-

5 years 

 Parking: 1 space per dwelling unit/1 space per 1,000 sq. ft. 

 Permitted Uses: Retail, office, ground floor housing allowed, 

colleges, cultural institutions (VMC 20.430-030-1) 

 Max. Building height: 75-200 ft. 

 

City Hall Properties - Map #4  
Vancouver, WA 98660 

Parcel #s: 048620-000/048852-000/048860-000/048890-000/048900-000/049230-000/ 

049240-000/049250-000/049290-000/043900-000/49305-000/049315-000/0049360-000 

Our River. Our City. Our Future 



 Convenient access to I-5 

 Desired downtown location 

 Walking distance to Esther Short Park, Fort  
Vancouver National Park, Regional Recreation 
Center, New Regional Library, Clark College,  
Vancouver Waterfront Park and trail and down-
town restaurant/theater amenities 

 Zoned CX - City Center Mixed Use 

 Vacant 66,594 sq. ft. lot/10,150 sq. lot w/building 
and Hilton overflow parking on south parcels 

 Parking: 1 space per dwelling unit/1 space per 1,000 
sq. ft. 

 Permitted Uses: Retail, office, ground floor housing al-
lowed, colleges, cultural institutions. (VMC 20.430-030-1) 

 Max. Building height: 100-200 ft. 

Columbia St & Phil Arnold Way - Map #5 

Vancouver, WA 98660 

Parcel #s: 048740-000/048790-000/048750-000/048760-000 

Our River. Our City. Our Future 



 Realignment of 8th & Jefferson (2013) will reduce 
parcel size  

 Convenient access to I-5 

 Desired downtown location 

 Walking distance to Esther Short Park, Fort  
Vancouver National Park, Regional Recreation Cen-
ter, New Regional Library, Clark College,  Vancouver 
Waterfront Park and trail and downtown restaurant/
theater amenities 

 Zoned CX/City Center West Employment Overlay 

 Vacant 43,124 sq. ft. lot (building removed) 

 Parking: 1 space per dwelling unit/1 space per 
1,000 sq. ft. 

 Permitted Uses: Retail, office, ground floor housing 
allowed, colleges, cultural institutions (VMC 20.430-

030-1) 

 Max. Building height: 100-200 ft. 

807 Jefferson Street - Map #6 

Vancouver, WA 98660 

Parcel #: 050010-000 

 

Our River. Our City. Our Future 



 Convenient access to I-5 

 Desired downtown location 

 Walking distance to Esther Short Park, Fort  
Vancouver National Park, Regional Recreation Cen-
ter, New Regional Library, Clark College,  Vancouver 
Waterfront Park and trail and downtown restaurant/
theater amenities 

 

 

 Zoned CX/City Center West Employment Overlay 

 36,000 sq. ft. lot/14,680 sq. ft. building 

 Parking: 1 space per dwelling unit/1 space per 
1,000 sq. ft. 

 Permitted Uses: Retail, office, ground floor housing 
allowed, colleges, cultural institutions  
(VMC 20.430-030-1) 

 Max. Building height: 100-200 ft. 

900 W Evergreen Blvd. - Map #7 

Vancouver, WA 98660 

Parcel #: 050440-000 

 

Our River. Our City. Our Future 



 Max. Building height: 200 ft.  

 Superior location with convenient access to I-5 

 Desired downtown location 

 Walking distance to Esther Short Park,  New Regional 

Library, Vancouver Waterfront Park and trail and 
downtown restaurant/theater amenities 

 

 

 Zoned CX - City Center Mixed Use 

 15,682 sq. ft. combined vacant lots 

 Parking: 1 space per dwelling unit/1 space per 

1,000 sq. ft. 

 Permitted Uses: Retail, office, ground floor 

housing allowed, colleges,  cultural institutions 
(VMC 20.430-030-1) 

 

Mill Plain & Markle - Map #8  
1109 NE 15th Street & 1414 Markle Ave. 

Parcel #’s: 061690-000 & 061680-000 

Our River. Our City. Our Future 



 Agreement- Evergreen Inn parking/remaining 
stalls permit only  

 Convenient access to I-5 

 Desired downtown location 

 Walking distance to Esther Short Park, Fort  
Vancouver National Park, Regional Recreation 
Center, New Regional Library, Clark College,  
Vancouver Waterfront Park and trail and 
downtown restaurant/theater amenities 

 Zoned CX - City Center Mixed Use 

 Vacant 10,426 sq. ft. lot 

 Parking: 1 space per dwelling unit/1 space per 1,000 
sq. ft. 

 Permitted Uses: Retail, office, ground floor housing al-
lowed, colleges, cultural institutions (VMC 20.430-030-1) 

 Max. Building height: 45-150 ft. 

Washington St. & W 5th St. - Map #9 

Vancouver, WA 98660 

Parcel #: 032900-000 

 

Our River. Our City. Our Future 



 Agreement - lot limited to parking use only  

 Convenient access to I-5 

 Desired downtown location 

 Walking distance to Esther Short Park, Fort  
Vancouver National Park, Regional Recrea-
tion Center, New Regional Library, Clark 
College,  Vancouver Waterfront Park and 
trail and downtown restaurant/theater 

 Zoned CX - City Center Mixed Use 

 Vacant 8,950 sq. ft. lot 

 Parking: 1 space per dwelling unit/1 space per 1,000 
sq. ft. 

 Permitted Uses: Retail, office, ground floor housing 
allowed, colleges, cultural institutions (VMC 20.430-
030-1) 

 Max. building height: 45-150 ft. 

E 11th St. & Broadway St. - Map #9 

Thornton Lot 

Vancouver, WA 98660 

Parcel #: 032900-000 

Our River. Our City. Our Future 




