
Broadway Corridor 
Steering Committee Meeting #9 
Prosper Portland, 222 NW Fifth Avenue, 1st Floor – Commission Conference Room 
Transit: MAX Green/Yellow/Orange lines near NW 5th and Couch; Bus lines nearby: 4/8/9/16/17/20/35/43/44/77 
January 23, 2018, 2:00 pm – 5:00 pm 
 
MEETING PURPOSE 
The purpose of the meeting is to set context and build understanding for meaningfully engaging in the development 
planning process, which results in a framework for public benefits and land use proposals to guide the future direction of 
the Broadway Corridor. 
 
MEETING DESIRED OUTCOMES 

• Knowledge of engagement opportunities, milestones, and outcomes in the development planning process of the 
Broadway Corridor project 

• Committee Members positioned to meaningfully contribute their and/or their constituents experience, interest, 
and expertise into the development planning process of the Broadway Corridor project 

 
MEETING ATTENDEES: Attached 
 
MEETING MATERIALS  
Available here: https://www.broadwaycorridorpdx.com/steering-committee-meetings/january2018 

• Agenda 
• Community Benefits Agreements: Potential Legal Structures & Best Practices 
• Development Planning Scope of Work 
• Development Planning Engagement Overview Diagram 
• Public Private Partnerships  
• Glossary version 1 

 
SUMMARY MEETING NOTES 
 
1. Welcome and Introductions: Zeke Smith initiated the meeting by welcoming attendees and providing a brief overview 
of the agenda.  
 
Next, Jahmese Myers from ELP Advisors, thanked former Committee Members: MaryAnn Potter from the Hispanic 
Metropolitan Chamber of Commerce, Robin Rosenberg from Weiden+Kennedy, Jill Sherman from Gerding Edlen, and 
Chris Oxley from the Portland Trailblazers, who stepped down from the Committee for capacity reasons or 
organizational transitions. Jahmese then introduced the new Steering Committee members: Sam Rodriguez from Mill 
Creek Residential; TJ Lambert from Adidas; Joy Alise Davis from Portland African American Leadership Forum; and Diana 
Nunez from the Hispanic Metropolitan Chamber of Commerce. Jahmese clarified that these new members were 
specifically selected to retain representation from the Hispanic Chamber of Metropolitan Commerce and bring 
perspectives from an anchor employer, the N/NE Portland area, the African American community, and developers.  
 
Jahmese asked Committee Members to review the group agreements and to briefly discuss at their tables what they 
were most excited about in 2018. Members were invited to share out to the large group and noted their enthusiasm to 
get into the details of the project, interest in what the final RFQ pool will look like, and how the community benefits 
agreement will look like.  
 
2. Public Comment: Zeke asked if anyone signed up for public comment. There was no public comment. 
 
3. Updates: Zeke reminded Steering Committee Members that there are still no details available about individual 
developer proposals. He also explained that the RFQ deadline was extended and public forum date was moved to allow 
for a better pool of applicants. Zeke also emphasized that the public forum is very community-oriented and the event 

https://www.broadwaycorridorpdx.com/steering-committee-meetings/january2018


time was selected to best accommodate the availability of the community. Childcare and food will be provided to make 
this event even more convenient and accommodating for the community. 
 
Next, Zeke informed the Committee that Portland was not selected to move forward in Amazon’s search for a second 
headquarters. He also informed Committee Members that the USPS site on the Broadway Corridor is being covered in a 
New York Times article that will be coming out in early-February and that Portland Monthly will be writing an article 
about the project, which will be out in April.  
 
In response to a question about what to do if the Steering Committee receives a media request for the articles, Sarah 
Harpole from Prosper Portland, answered that Committee Members should redirect questions and concerns to Prosper 
Portland. 
 
Zeke’s final update was that there is a planned report back on findings from the EcoDistricts evaluation of our Steering 
Committee process. It was noted that there were concerns about the use of the EcoDistricts protocol especially 
regarding environmental justice. Prosper Portland staff were also asked to follow-up on when the agency submitted a 
letter of support for the EcoDistricts grant.  
 
4. Overview of Development Planning Phase: Process and Steering Committee Role: 
Zeke invited Nolan and Jahmese to explain how the World Café Topics align with the Steering Committee process. Nolan 
began by introducing and explaining the Development Planning Engagement Diagram that serves as a roadmap for the 
process. The purpose of the diagram is to help clarify the big picture process along with the sub-processes. Nolan also 
explained the meaning of the colors and symbols in the diagram and that this diagram will be referenced often moving 
forward. 
 
Next, Jahmese spoke about the community benefits process incorporated in the diagram. She explained that community 
benefits will be defined in a term sheet that serves as a blueprint for what the community benefits agreement will look 
like. She also stated that this process runs parallel and complementary to the land use review and development planning 
process. She pointed out that the yellow areas in the diagram represent the key community benefits topics and where 
they will be identified and addressed.  
   
In response to a question about who falls under the category of “the community” and who the negotiators will be, 
Jahmese responded that those specifics will be developed further on in our process and clarified that a community 
benefits agreement is a legally binding agreement.  
 
5. World Café Activity Instructions: 
Zeke provided the instructions for the World Café activity. The World Café approach is intended to give and share 
information around the following three topics: 

1. Community Benefit Agreements-Jahmese 
2. Public Private Partnerships-HR&A 
3. Development Planning Process-Nolan 

 
Committee Members were divided into three groups and rotated to each topic after 30 minutes.  
 
6. World Café Activity: Small Group Rounds 

1. Community Benefits Agreements (CBA) 
o Summary: 

 What is a CBA? 
• A CBA is a project specific and legally binding agreement or set of agreements between 

partners (developer, public agency/ies, community groups) 
• Two types of CBA: private CBA (public entity is not a signatory) and a public CBA 
• CBA is an umbrella term that refers to community benefits as a concept or framework 

because the CBA as a concept may live in multiple agreements 
 Common CBA contents 



• Living wage requirements, targeted hiring/retention, workforce development/training, 
affordable housing (income, demographics, size/type of unit), community services 
(workforce, childcare), construction materials, parks, community input & oversight 
structure, right to organize/labor agreements) 

 Port of Oakland Logistics Facility Case Study 
• Requirements primarily around jobs policy 
• Public CBA Structure was used with a lease agreement that included an Operations Jobs 

Policy and a cooperation agreement between the Port of Oakland and various 
community groups that included the agency’s implementation obligations 

 A good CBA will have its requirements transfer to new ownership if this occurs 
 During negotiation process, you are in direct and transparent conversations with all parties 

o Steering Committee Questions: 
 We need to clarify how wide community engagement will work before CBA negotiations 
 Who is driving the implementation of a CBA? How do we get implementation and enforcement 

right? 
 What’s the funding mechanism for CBAs? 
 What is the structure of a CBA?  Given the variety of examples across the country, how will this 

be determined for Broadway Corridor? 
 How do you build strong legal language and accountability? 
 How can we apply our experiences with CBA compliance? What has been the most effective for 

compliance? 
 How do we prioritize our goals vis a vis a feasible project? 
 What are the requirements for certified firms? 
 Are there going to be goals for MWBE %? 
 How would a CBA get jobs for service workers? 
 What does the labor component of a CBA look like for construction and ongoing? 
 How can we achieve living wages on construction and operations? 
 How do we get lasting partnership throughout development and operations? 
 Who is the “community”? 
 Who will be a signatory? How is that determined? 
 What are the relative value of the types and number of agreements? 
 Is there a way to understand the implication of the sustainable certification type and how that 

impacts the CBA? 
 Is it the case in Oregon that labor peace agreement and other benefit agreements be separate 

for legal reasons (similar to in CA)? 
 So much of affordable housing is in a variable environment, how does the market environment 

and CBA process work to make affordable housing a reality? 
 How does Prosper Portland support this work? 
 

2. Public Private Partnership 
o Summary: 

 Projects that get built undergo a planning stage that projects: 
• How the built-out project will perform financially on an annual basis measured by the 

Net Operating Income (NOI). 
• Market value of the built-out project once “stabilized” measured by the Capitalization 

Rate (Cap Rate). 
• Profit developer, investor and lenders will receive measured by the Internal Rate of 

Return (IRR). 
 Collaboration Case Studies: 

• Denver Broadway Station 
• Murphy Crossing (Atlanta BeltLine, Inc.) 
• Brooklyn Bridge Park 
• In each example, there was specificity and clarity about the community goals 



 The economics of collaboration: 
• The solution must fit the problem 
• A pro forma or financial model is a tool to see how to balance the right package of 

benefits – it can be used to look at how factors such as pre-development time and the 
percent of affordable units impacts project return metrics such as IRR and NOI 

o Steering Committee Questions: 
 Have developers lowered their requirement of IRR in a cheap debt (low interest rate) market? 
 How do we do tax abatement in Portland? (i.e. Affordable housing, enterprise zone) 
 What drives a developer’s assessment of the IRR% they are assuming? 
 Do you expect that when the developer submits RFQ they’ll know where the gap is? 
 How can foundations be engaged in delivery of project goals? 
 Will we have this level of transparency in a pro forma tool moving forward? 

3. Development Planning Process 
o Summary: 

 ZGF is leading the development planning process for the broader Broadway Corridor project and 
will prepare a more detailed Master Plan just for the USPS site 

 Each page details a phase of work that is reflected in the diagram distributed to Steering 
Committee: 

• Phase A: due diligence reports, ensuring design team has all info need to initiate design 
work, plus case studies 

• Phase B1: this phase is about listening to the community and their vision for the site.  
• Phase B.: After listening/learning in early phases, ZGF will begin to study development 

alternatives based on emerging themes and preferences. There will be 2-3 concepts 
with some detail.  

• Phase C1: Refinement of concepts including phasing, costs, market dynamics, 
sustainable infrastructure 

o The concepts will have block uses and a site plan configuration by residential, 
retail, commercial/jobs. Many of the individual buildings will be mixed use. 

• Phase C2: Evaluation of the concepts will occur based on costs and how well the options 
are meeting the project goals and community benefit goals. At the end of this we should 
have a preferred development plan and start the conversation with Design Commission 
(via a Design Advice Request or DAR) for the USPS property. 

• Phase C3: Heavily detailed analysis (transportation modeling, environmental services – 
water) and the start of a formal land use process via Master Plan application to Design 
Commission for the USPS property portion of the Study Area. Higher level of detail to 
public realm design (parks, public streets) and urban design elements (building entries, 
street engagement). 

• Phase D1: Draft development plan creation and Design Commission Land Use Review 
Hearing(s) for approval of the USPS property Master Plan.  

 The Design Commission’s purview is related to specific approval criteria, they may want to talk 
about the bigger vision, but that is a more appropriate discussion with the Steering Committee. 

o Steering Committee Questions: 
 What is the process to reconcile competing adopted policies? 
 If we’re designing the site to carry a bit more burden for the region, what would this project 

have to go through to uphold this? 
 How are case studies relevant to Broadway Corridor?  
 How will public input be evaluated? 
 What is the role of the Master Developer in Development Planning Process? 
 What is the role and purpose of sustainability certification in development planning process? 

What is the city policy minimum? 
 Financial analysis – what is it? Who does it? How is CBA reflected? 



 What is the scope of the Design Commission’s Review? 
 Will community data that is collected be shared even if they do not make it to the concept 

alternatives phase? 
 Given location of property, will we inherit certain community benefit requirements? 
 

 
7. Reflection and Closing: After all teams completed the World Café activity, Zeke gave audience members the 
opportunity to share their thoughts on the three topics addressed in the World Café Activity. He ended the meeting by 
reminding Committee Members that their feedback is valued and can be provided through feedback forms or directly to 
Prosper Portland staff. 



MEETING ATTENDEES 
  



Steering Committee 
January 23, 2018

Last Name First Name Organization Present
1 Andrews Sona PSU
2 Bealer Andre NAMC-Oregon; MCIP x
3 Block Greg Sustainable Northwest x
4 Brennan Emma Oregon Tradeswomen x
5 Davis Joy Alise Portland African American Leadership Forum x
6 Devendorf George Transition Projects x
7 Dysert David Pearl District Neighborhood Association x
8 Friesen-Strang Elaine AARP
9 Galster George x

10 Genasci Donald University of Oregon x
11 Gonzalez Jose Miracle Theatre Group x
12 Haines Kelly Worksystems Inc.
13 Haynes Marion Portland Business Alliance
14 Hipolito Alan Verde x
15 Houck Mike Urban Greenspaces Institute
16 Hwang Duncan APANO
17 Kadish Nathan Ecotrust
18 Kaylor Christian Oregon Employment Department x
19 Kransky Gerik The Street Trust x



Steering Committee 
January 23, 2018

Last Name First Name Organization Present
20 Lambert TJ Adidas x
21 Le Khanh Main Street Alliance x
22 Leach Elizabeth Leach Gallery
23 Lee Neil CCBA / LEEKA x
24 Lumley Paul NAYA
25 McIlvaine Leigh Mercy Corps Northwest
26 Myers Willy Prosper Portland / Columbia Pacific Building Trades x
27 Nuñez Diana Hispanic Chamber
28 Paulson James JMPDX LLC / Worksystems Inc. Board x
29 Rappaport Nicole IUOE, Local 701 x
30 Rodriguez Sam Mill Creek Residential x
31 Satterfield Vivian OPAL Environmental Justice Oregon x
32 Saul Amanda Enterprise x
33 Simer Jeremy SEIU Local 49 x
34 Smith Zeke United Way x
35 Stevenson Sarah Innovative Housing, Inc. x
36 Sunderland Perez Veronica Latino Network x
37 Szporluk Michael Self-employed x
38 Turoczy Rick PIE x



Steering Committee 
January 23, 2018

Last Name First Name Organization Present
39 Tuski Don Pacific Northwest College of Art ALTERNATE
40 Uhlig Alicia Daniels International Living Future Institute
41 Williams Ian Deadstock

Other Attendees
Last Name First Name Organization Present

1 Hutchins Debbie Skanska X
2 Barra Joe PGE X
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