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Questions and Answers 

1. Are there differences in total square footage of buildings and open space across concepts? 

a. All concepts are assumed to have the same total square footage and mix of uses in the vertical 

development (affordable housing, market rate housing, office, retail). The concepts vary slightly in the 

amount of open space and streets. It’s important to note that where retail occurs in each concept can be 

different—for example, there is more street interface with retail spaces in Discovery than there is with 

Nature, which interfaces more with open space. 

 

2. How do the public realm assumptions included in the cost estimates vary across all three concepts?   

a. The key variations are illustrated in these diagrams and described below: 

 

 

i. Play:  

1. Open Space: As shown by the areas outlined in green, Play has the smallest amount of 

open space, of which about one-third is hardscaped plaza and the remainder is less 

expensive softscape. 

2. Streets: As shown by the red and orange outlines, Play has a moderate number of 

streets – more than Nature and less than Discovery. 

3. Green Loop: The elevation change north of Johnson is supported by a stand-alone steel 

structure as well as an adjacent plaza on the rooftop of a parking structure in the 

northeast corner of the USPS property.  This configuration requires some additional fill 

in the parcels adjacent to NW Johnson, but also allows for a shorter structure to support 

the elevation change. 

ii. Nature:  

1. Open Space: has more open space than Play, and approximately one-third is hardscaped 

plaza and the remainder is less expensive softscape. 

2. Streets: has the least streets due to the lack of a north-south connection. 

3. Green Loop: the elevation change north of Johnson is supported by a stand-alone steel 

structure. 

iii. Discovery: 

1. Open Space: has more open space than Play, and approximately three-fourths is 

hardscaped plaza and the remainder is less expensive softscape. 



2. Streets: has the most streets due to the extension of NW Irving. 

3. Green Loop: the elevation change north of Johnson is supported by a “helix” in the 

northeast corner of the site. 

 

3. What are the key drivers of cost for the Green Loop? 

a. We currently do not have a high level of certainty in the costs of the Green Loop for each concept.  As 

such, they are intended to provide a sense of comparison between the concepts vs more detailed cost 

estimates. This is because while we are very familiar with building streets and parks, the segment of the 

Green Loop that transitions 30’ up to meet the Broadway Bridge is unique and still very conceptual in 

design.  The high-level costs we have shared for the Green Loop include the steel structure supporting 

this grade change and is assumed to be of a comparable quality and character as the aspirational images 

we have shown. While we’re more comfortable with the assumptions south of Johnson for the parks, 

streets and embedded sections of the Green Loop, we need to study north of Johnson more. Selecting a 

preferred concept will help us refine design assumptions and costs.  

 

4. Where are the landscaping costs? 

a. Landscaping costs within public areas are assumed to be captured in the general cost of parks.  

Landscaping within the property line of a private development parcel (i.e. interior courtyards, passage-

ways, eco-roofs, building set-backs, etc) are assumed to be carried by the developer. 

 

 

5. What explains the high cost of parks in Discovery? 

a. Because the Discovery concept centers on activating Union Station, this is the only concept that carries 

the costs of creating a Union Station plaza.  The Discovery concept also assumes a higher percentage of 

the open space is hardscaped urban plazas (comparable to Director’s Park) whereas Play and Nature 

have a higher percentage of softscape/landscaping, which is less expensive.    

 

6. Why isn’t there a bigger variation in the cost of the streets and utilities across the three concepts? 

a. All three concepts rely on the same utility plan assumptions (including cut/fill and environmental 

remediation for the utility corridors) and the extension of NW Johnson through the site.  The elimination 

of NW Park Avenue in Nature, or the additional of NW Irving in Discovery, result in relatively minor 

incremental changes in costs when compared to Play.  

 

7. Will the cost of programming vary widely between concepts? 

a. As a potential investor and future owner, the Parks Bureau shared their perspective that Play is easier to 

program and maintain because the open, contiguous space delivers greater flexibility and is what is 

needed in downtown right now, whereas Discovery is very similar to spaces we have downtown and is 

more constrained. In Discovery, Parks would be more reliant on partnerships in terms of budget sources. 

For Play, it will be easier to find partnerships to provide programming opportunities. 

 

8. Why are there huge difference in costs for parks and the green loop from the 2015 Framework Plan?  

a. The size and finished quality of the parks and Green Loop within the three concepts vary from the 

assumptions in the Framework Plan.   

 

9. Can we recommend creating a hybrid of two concepts rather than ranking one at the top? 

a. We are looking for a singular direction, which the selection of one concept provides. We also want to 

understand what is working and not working for you in each concept so that we can continue to refine 



the selected concept to be the best it can be. All the feedback provided will be the jumping off point of 

our conversations to refine the selected concept. 

 

 

10. How will the development occur? Are we able to project the benefits over time? 

a. For development of this scale, we typically put streets, parks, and utility connections in at the same time 

as adjacent development is coming so we are coordinated in design and investment. We priced the 

infrastructure as standalone components and acknowledge that as we know more about the site and 

the market, the better pricing we will get. 

 

11. Will we have a conversation on performance on these concepts? 

a. After choosing a concept, we will be refining the preferred concept, which includes performance with 

regards to energy and water. 

 

 

12. With the gap in resources to cover affordable housing and infrastructure costs ($97-133M), is there a feasible 

capital stack that gets us to covering all costs? 

a. Over the past month, Kimberly has been meeting with Bureau Directors and City Commissioners to 

understand their preferred scenario and work on a coordinated city investment package for this site. 

Acknowledging that a significant portion of the gap is for housing, for which the Housing Bureau will 

identify resources, we feel confident that we can find resources to cover the remaining gap to deliver 

public realm infrastructure. 

 

13. Could the cost of infrastructure in a particular concept override other benefits that the community might 

want? 

a. We do not see a huge financial difference across each of the concepts given the preliminary nature of 

the cost estimates and our upcoming opportunity to refine a concept and costs. Some financial sources 

such as system development charges (SDCs) are tied to specific uses (such as either parks or streets) 

while the residual land value has the greatest flexibility in investing is community benefits.  We would 

not make a trade-off, for example, between  paying for good jobs and funding the Green Loop, but 

rather seek a concept and investment strategy by which we can deliver both.  

 

14. Question to Continuum: from a developer’s perspective, what are your comments with regards to which 

concept might be most feasible, especially considering the unconventional parcel sizes in Nature? For 

example, would choosing a concept that might be harder to fund translate into higher rents and different 

programming in the buildings? This is important to understand given the interest in affordable and diverse 

spaces on the site. 

a. Nature appealed to Continuum, but the implementation challenges are less about the shape than it is 

about the scale of each one of the projects. Nature lends to phasing as a large-scale project and doesn’t 

provide the same flexibility of small in-fill buildings such as Discovery. Play also doesn’t give as much 

flexibility.  

 

 


