
  

610 SW Alder, Suite 1221 
Portland, OR  97205 
Phone: (503) 236-6441   Fax: (503) 236-6164    
E-mail: rick.williams@bpmdev.com 

MEMORANDUM 

TO:  Damian Crowder, Portland Development Commission (PDC) 
FROM:  Rick Williams, Rick Williams Consulting (RWC) 
  Beverly Bookin, The Bookin Group (TBG) 
DATE:  July 3, 2014 [2]  
RE:  DRAFT Technical Memorandum 1: Parking Opportunities and Challenges (Old 

Town/Chinatown Parking – Naito & Davis Garage) 

I. BACKGROUND 

Developing multi-use garages within Downtown Portland’s parking management districts can 
be difficult, given specific requirements, limitations and conditions on operations that are 
imposed on parking development within the Central City regulations in Section 33.510.263. .  
This is particularly challenging if the parking facility is a free-standing parking structure that 
might serve a range of uses (e.g., residential, visitor, hotel, and/or new “growth” versus 
“preservation” office users).   

As such, the concept of a “district” or “shared use” parking facility may make sense 
functionally as a potential solution for mitigating parking constraints within subareas of the 
downtown but impractical given regulatory constraints.  Shared use in this regard would be 
the ability to use space approved for one type of land use (e.g., residential) to serve another 
land use (e.g., preservation, hotel, visitor and/or office) during periods of low occupancy. 
Ideally, the overall intent is to build less parking overall by maximizing the full range of 
parking capacity (and revenue potential) within a single supply of parking over the course of a 
24-hour operating day. 

II. PURPOSE 

The Portland Development Commission (PDC) is investigating the most cost-effective location 
for parking in the Old Town/Chinatown District with the intent to provide additional parking 
resources for existing and new development (multi-use parking).  PDC also wants to evaluate 
parking ownership and operations as a mechanism to create a permanent source of income to 
PDC.   

To facilitate this process, Rick Williams Consulting (RWC) and The Bookin Group LLC (TBG) 
have been retained by the Portland Development Commission (PDC) to undertake various 
tasks related to parking development in the Central City; initiating with an evaluation of the 
Old Town/Chinatown (OT/CT) business district and the Naito/Davis Garage. 
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RWC and TBG will evaluate challenges and/or barriers in the existing Portland zoning code 
that might limit the Naito/Davis Garage from more flexibly serving the parking needs of the 
OTCT District, using the existing parking supply for both existing demand and potentially to 
attract and support new development.    Additionally, RWC and TBG will conduct area/site 
analyses within the area immediately adjacent to the Naito/Davis Garage to determine 
potential for assembly of preservation parking entitlements.  PDC may benefit from owners of 
older and historic buildings interested in “preservation parking” agreements in its evaluation 
of new parking in the OT/CT District.    

Task deliverables will include recommended policy solutions and strategies including 
enhancements and revisions to the zoning code that are more supportive of multi-use, shared 
parking at the Naito/Davis Garage.  This work will be used to inform similar research related 
to other garage sites in both the OT/CT and Central City Districts. 

III. NAITO/DAVIS GARAGE – EXISTING OPERATING CONDITIONS AND/OR LIMITATIONS 
 
The Naito/Davis Garage is currently a free-standing 410-
stall parking garage, located at 33 NW Davis Street.  The 
garage is a five-story building with three floors of parking 
over retail.  The fifth floor is a working helipad.  A small 
area on the ground level also provides parking (37 stalls) 
to the Portland Police Bureau. 

Figure A provides a map illustrating its location. 

From a regulatory perspective, the garage is considered a 
“Visitor” parking facility.  Though built before the 1996 
adoption of the Central City Transportation Management 
Plan (CCTMP), the garage was specifically designated for 
visitor use in the CCTMP Administration Section 
(December 1995), which was adopted by City Council.   1

 A detailed land use summary for the garage is included in 
Attachment A of this report. 

 Central City Transportation Management Plan (CCTMP), Administration Section, City of Portland, 1

Office of Transportation and Bureau of Planning, December 1995.  This Section was incorporated and 
adopted within the broader CCTMP in January, 2006.

!2

Figure A 
Naito/Davis Garage (ND)
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A. Key Operating Conditions  2

Key provisions of the garage’s operating allowances 
are as follows: 

• Role of City – Primary Use. The City will manage its 
parking facilities, including Naito/Davis, to ensure 
that the primary purpose is to provide short-term 
(Visitor) parking, with the second priority being for 
carpooling.    3

• Short-term parking use. With 10th/Yamhill, 3rd/ 
Alder and 4th/Yamhill, Naito/Davis is considered a 
short-term parking facility.  All these facilities are 
branded and managed in the City’s Smart Park 
visitor parking system.  4

• Changes in use. Short-term parking spaces in 
specific City-owned garages, including Naito/
Davis, “may not be converted to preservation 
parking.”  [Emphasis added] 5

•  Sale of monthly permits. General conditions of 
use on Visitor Parking facilities are delineated in 
Title 33.510.263.  Specific guidance is given in 
33.510.263 C. 4, Operation, which states that 
“Visitor Parking is operated as commercial parking, 
except that the sale of monthly permits and ‘early 
bird’ discounts are prohibited” during the hours 
between 7:00 AM and 6:00 PM weekdays. [Emphasis added] 

In its early operating life, the Naito/Davis garage under-performed both in attracting visitor 
trips and generating revenues.  To address this, the City approved an “interim” operating 
condition that allowed the garage to sell up to 200 monthly parking permits.  These parking 
permits were specifically limited to “preservation building” tenants and employees.  
“Preservation buildings” being defined as existing older and historic buildings in the OT/CT 

 RWC and TBG are working with the PDC to assemble the land use history on the Naito/Davis Garage to 2

provide more thorough documentary evidence of current operating parameters.  Much of the history 
recounted here comes from Rick Williams, who was the former Smart Park system Parking Manager 
from 1987 – 1995. Also, more detail of land use allowances/requirements are provided in Attachment 
A.

 Ibid, page 8.3

 1st /Jefferson is also a Smart Park garage, but not called out for management of “short-term spaces” 4

in the Administrative Section of the CCTMP.  This is likely due to the fact that at time of adoption of 
the CCTMP, this garage primarily served as a monthly parking facility, providing employee parking to 
City employees and the general public.  Though its primary purpose is monthly parking, 1st /Jefferson 
maintains “Smart Park” visitor rates through the first four hours and displays the Smart Park brand.

 Central City Transportation Management Plan, Administration Section, City of Portland, Office of 5

Transportation and Bureau of Planning, December 1995, page 12.

!3

Overall, the operating 
limitations now in place on the 
Naito/Davis Garage preclude it 
from providing parking support 
to certain existing users and 
cannot be used (unless new 
floors are added) to support 
employee monthly parking in 
any format beyond the existing 
interim condition of use.    

Based on the assumption that 
the current  facility is 
underutilized and has capacity 
to absorb new parking 
demands; it appears there are 
mechanisms in the code that 
could be pursued to seek 
approval for changes in use 
that would enhance its ability 
to accommodate a broader 
spectrum of district parking 
demand (both existing and 
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district that do not have on-site parking or own parking off site.   The interim permit required 
the City to: (1) track sales of the monthly permits to ensure that permits were only sold to 
actual preservation buildings/users; and (2) permits were limited to one name and address, 
i.e., no bulk sales of permits allowed.  6

B. Implications of Current Operating Conditions 

As currently structured, there would be no limitations imposed on existing operations in the 
Naito/Davis Garage if new parking were added to the garage through addition of new floors 
(see Section IV below).  However, more flexible use of the existing supply of parking at the 
Naito/Davis Garage may be limited in the following ways: 

1. Preservation Parking.  The interim condition of use allowing sales of monthly parking to 
preservation buildings is in conflict with the CCTMP Administration Section that 
specifically states the Naito/Davis Garage may not be converted to Preservation Parking.   

To this end, if there were opportunities to provide a permanent Preservation Parking 
supply to existing buildings, through 33.510.263 (B), Preservation Parking, and in lieu of 
the interim conditional use approval now in place.  To achieve this, it would be necessary 
to revise the zoning code. .  Interestingly, the code permits  other, privately-owned Visitor 
Parking facilities  to change  from Visitor to Preservation Parking  after 10 years of 
operations [Section 33.510.263 (G)(7)(b)]. 

The opportunity to provide this parity for publicly-owned garage now would be very 
useful, given that (a) the interim condition of use that allows the sale of monthly parking 
to employees of older and historic buildings is nearing 20 years old and is likely 
unmonitored/unreported by the City and (b) privately-owned visitor facilities older than 
10 years are allowed to request just such a change in use. 

2. Growth Parking.  An option to incorporate parking for a new development into the garage 
is allowed and can be beneficial to the overall operations, as there do not appear to be 
any code limitations to changing a portion of the existing parking supply from Visitor to 
Growth Parking, as long as entitlements tied to a new building are in place.  Changing any 
type of parking from one type to another is provided for in 33.510.263 (G) (7) (a).   This 
type of process would require a Central City Parking Review (CCPR) process. 
  

There may be policy implications for this type of change, for example, reducing the 
overall supply of Visitor Parking in the Smart Park system and/or redefining the “primary 
role of the City” in parking, which is prioritized in the CCTMP Administration Section as 
short-term visitor parking.  Nonetheless, the garage has been operating with a heavy focus 
on monthly parking for years through the interim condition of use.  Also, Growth Parking 
provides the most flexible and unfettered operating allowances, which includes serving 
visitor parking.  This could translate into a situation where parking is provided to a new 

 It is not clear at this time that the City actually adheres to this condition in the sales of monthly 6

permits at the Naito/Davis Garage.  

!4
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use, existing visitor access is maintained (e.g., through a Smart Park pricing requirement ) 7

and revenue potential and overall use of the facility is enhanced. 

3. Residential Parking.  As currently structured, the Naito/Davis Garage could not provide 
parking to nearby residents on weekdays between 7:00 AM and 6:00 PM.  This is because 
its uses are limited to Visitor and monthlies associated with preservation buildings via the 
interim condition of use.   As with Growth Parking, a request to change uses from Visitor 8

to Residential would likely be allowed per Section 33.510.263 (G) (7) (a) through a CCPR.   

Though such a change would be allowed, it is unlikely the City would want to pursue this 
as the operating conditions on Residential Parking are even more limiting than on Visitor 
Parking; see Section 33.510.263 (E)(7)(a).  Residential Parking is considered “accessory” 
parking and can only be sold to residential users all days, all hours.  In effect, converting 
existing conditions to Residential Parking would not enhance garage operations as that 
portion of the facility parking stalls dedicated to residential use would, for all intents and 
purposes, become single use stalls. 

4. Hotel Parking.  As currently structured, the Naito/Davis Garage can provide parking to 
visitors of a hotel use but not employees, through monthly parking.  As with Residential 
Parking, the operating limitations on use of parking for new hotels on weekdays from 7:00 
AM to 6:00 PM, is more restrictive than current conditions.  Converting existing spaces to 
Hotel Parking would not enhance garage operations. 

Overall, the operating limitations now in place on the Naito/Davis Garage preclude it from 
providing parking to support certain existing users and cannot be used, unless new floors are 
added, to support employee monthly parking in any format beyond the existing interim 
condition of use.   The latter itself contradicts the policy intent for the garage per the CCTMP 
Administration Section but was allowed to be implemented to improve the garage’s financial 
viability 

According to the Portland Bureau of Transportation, the Naito/Davis garage is not fully 
utilized, with average peak occupancy of between 70% - 80%. To this end, the garage has 
capacity to absorb new parking demand.   Modifications of the zoning code that would permit 
accommodation of a broader spectrum of district parking demand -  from both existing and 
new sources -  can greatly benefit this garage and significantly reduce future development 
costs.  This is especially true for new office and retail projects that bring Growth Parking 
entitlements to the table.  Also, formalizing the ability to seek long-term Preservation Parking 
entitlements would clarify the current conflict between the garage’s interim condition of use 
and the CCTMP administrative restriction on converting City-owned parking to Preservation 
Parking.  

IV. DEVELOPMENT OPPORTUNITY 

 See CCTPM Administration Section, Section E. 2, Administration of Visitor Parking, pages 18 – 19.7

 An option to provide a “limited use” residential monthly pass valid evenings (after 6:00 PM) and 8

weekends would be possible, but likely would not be marketable to area residents.

!5
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As a background to this work, an opportunity has 
presented itself as regards the Naito/Davis Garage.  A new 
development, referred to as Block 8L, is proposed for 
construction on the south side of NW Davis Street directly 
across the street from the garage.   The Block 8L site will 
be comprised of approximately 67 residential units, 68,700 
square feet (SF) of office and 16,240 SF of retail. 

Figure B provides a map of the two sites and their 
location. 

As the project is in the City’s River District 5 (RD5) Parking 
District, the office and retail square footage would be 
allowed 128 stalls at 1.5 stalls per 1,000 square feet 
[Section 33.510.263 (A), Growth Parking]. The new 
residential development would be allowed up to 100 stalls 
at a ratio of 1.5 stalls per unit [Section 33.510.263 (E), Residential/Hotel].   As currently 
proposed, the Block 8L project will be allowed a total of 228 parking stalls by right through 
the CCTMP (see Table 1).   

Table 1 
Block 8L Parking Allowances 

The opportunity to use the Naito/Davis Garage to provide parking for the Block 8L project 
could occur within the context of two scenarios.  One scenario (Scenario 1) would be to add 
floors to the existing Naito/Davis garage using the Growth and Residential Parking 
entitlements associated with the new development on Block 8L.   The other scenario 
(Scenario 2) would integrate the Block 8L Growth and Residential parking entitlements into 
the existing garage, based on the assumption that there is adequate existing capacity 
(underutilized space) in the garage and clarifications in the code (described in Section III) 
would be completed .  

Type of Use Units/Net 
Square 

Footage (NSF)

Stalls Allowed Per Unit/1,000 
NSF 

Based on RD 5 parking district

Parking Stalls Allowed

Residential 67 units 1.5 100

Office 68,698 NSF 1.5 104

Retail 16,242 NSF 1.5 24

TOTAL 228

!6

Figure B 
Naito/Davis (ND) and Block 8L
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A. Scenario 1 – Transfer of Growth and Residential Parking Entitlements to a New 
Parking Area (Additional Parking Levels) 

• Add floors on top of the existing Naito/Davis 
Garage based on the assumption that the garage 
has structural capacity to take additional floors 
with some seismic upgrading necessary to bring it 
up to current building code requirements.   

• Block 8L owners would transfer all Growth and 
Residential Parking entitlements to PDC in return 
for access in perpetuity for tenants and residents 
in the Naito/Davis Garage.  Entitlements would 
be in the form of access permits up to the total 
number of stalls allowed through the parking 
ratios in place for office, retail and residential 
development in the RD5 Parking District. 

• Currently, the garage provides approximately 124 
stalls per level.  As such, the 228 stalls allowed 
for this proposed project would be efficiently 
sized to two full floors of new parking on the 
garage.  

• There are no proximity restrictions in the code 
for where new parking to serve a Growth or 
Residential building project must be located as 
long as it is in a structure.  In any event, the new 
development will be directly across the street.   

• A decision to replace the existing helipad would 
require additional discussion, with appropriate 
pro forma/cost implications considered.  The 
additional floors would be treated as a new 
garage under the existing code, which would provide substantially more flexible types 
of parking.   

• To retain ownership of the new parking supply, PDC could establish a condominium 
agreement with PBOT, which currently owns  the garage and the owner of the helipad.  
Revenue distribution, maintenance and operations could be assigned through pro-rata 
arrangements.  This is not dissimilar to other garage condominiums (e.g., 3rd/4th & 
Yamhill). 

• There would be no need for a Central City Parking Review (CCPR) as both parking types 
are allowed uses when parking is provided at or below the maximum ratio and in a 
parking structure. 

• The Residential Parking would come with accessory restrictions [Section 33.510.263 (E)
(7)(a)] but be allowed to provide Visitor Parking all days between 7:00 AM and 6:00 PM 
because the Block 8L site contains more than 25,000 square feet of combined non-
residential uses that are office and residential [Section 33:510.263 (E)(7)(a)(3)] .   

• Pro forma work conducted by RWC in 2013 on scenarios that would add two (230 stalls) 
to three (346 stalls) new levels of parking to Naito/Davis estimated development costs 

!7

Scenario 1, adding 
additional floors to the 
garage, would not be 
hindered by any parking 
code restrictions.  However, 
the potential revenue 
generated through parking 
fees would not be sufficient 
to support debt service and 
operating costs alone.   

It would be necessary for a 
front-end equity 
contribution totaling $2.0 to 
$5.0 million to be made; 
depending on the on-going 
status of the helipad.  This 
could be an opportunity as 
the cost of either option, 
i.e.,  helipad or not, would 
be less to the Block 8L 
development if parking is 
put atop Naito/Davis versus 
building structured parking 
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of $10.0 - $14.2 million depending on whether the helipad would or would not be 
replaced.   

• Based on the current parking market in the OT/CT area, it was estimated that to make 
the parking “pencil” financially there would need to be a front-end equity 
contribution of between $2.0 million (remove helipad) and $5.3 million (replace 
helipad).  In other words, anticipated revenue would not reasonably cover debt 
service/operations for the added floors.  This is summarized in Table 2.   

• The “front-end equity” need is valued at approximately $8,700 (no helipad) to $23,000 
(with helipad) per stall.  At these levels, participation by a private partner could be 
attractive when viewed against the cost of the Block 8L developer having to pay in the 
range of $44,000 per stall if left to build a parking structure separately.   

Table 2 
Naito/Davis Garage: Pro Forma Parking Development Scenarios (2013) 

In summary, Scenario 1 would not be hindered by any parking code restrictions.  The new 
office, retail and residential development associated with the proposed Block 8L development 
provide parking “entitlements” by right and all elements of the Block 8L development are 
allowed uses.  However, the potential revenue generated through parking fees would not be 
sufficient to support debt service and operating costs alone.  A front-end equity contribution, 
totaling $2.0 to $5.0 million, would be required, depending on the on-going status of the 
helipad.  This could be an opportunity as the cost of either option (helipad or not) would be 

!8

NAITO/DAVIS GARAGE - Proforma Elements Scenario 1 Scenario 2 Scenario 3
Total Stalls 230 346 230
Retains helipad No No Yes
Estimated Parking Pad 40,320 40,320 40,320
SF of Parking Built 80,640 120,960 80,640
COST TO CONSTRUCT
  Estimated Cost of Land -$                            -$                            -$                         
  Helipad Replacement -$                            -$                            3,144,960$             
  Structural Improvements 1,612,800$                1,612,800$                1,612,800$             
  Direct cost of construction/development 6,289,920$                9,434,880$                6,289,920$             
  Indirect costs (30% of direct) 1,886,976$                2,830,464$                1,886,976$             
  Cost of Retail/Ground Floor @ 0 SF -$                            -$                            -$                         
  Developer Fee @ 3.25% 256,838$                   359,050$                   359,050$                
  Property Tax -$                            -$                            -$                         
TOTAL PROJECT COST 10,046,534$             14,237,194$             13,293,706$          
  Hard cost per stall 27,300$                     27,300$                     27,300$                  
  Fully loaded cost per stall including structural upgrade 43,605$                     41,196$                     57,698$                  
REVENUE/EXPENSE
  Annual Gross Revenue Parking (annualized @ 10 YRS) 811,548$                   1,217,323$                811,548$                
  Annual Gross Revenue Retail (annualized @ 10 YRS) -$                            -$                            -$                         
  Annual Operating Costs (annualized @ 10 YRS) (146,001)$                  (219,002)$                  (146,001)$               
  Annual Ownership Costs (annualized @ 10 YRS) (30,939)$                    (46,408)$                    (30,938.96)$           
  Annual Debt Service (5.0% @ 20 years) (563,369)$                  (997,954)$                  (931,821)$               
  Net Cash Flow (annualized @ 10 years) 71,240$                     (46,042)$                    (297,213)$               
FRONT END EQUITY NEEDED FOR POSITIVE CASH FLOW (Yr 2) 2,009,307$                2,135,579$                5,317,482$             
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less to the Block 8L development if additional floors of parking are constructed at Naito/Davis 
versus building structured parking into the Block 8L site. 

B. Scenario 2 – In perpetuity Access Entitlement into Existing Garage Space 

Given the cost of development of new parking garages,  a cost-effective option to consider is 
the re-designation of all or a portion of existing spaces in the garage for the full range of uses 
envisioned for the Block 8L development as well as other 
nearby existing uses that do not have their own parking.  
Allowing the re-use of existing spaces within the garage for 
a mix of uses would better serve the OT/CT district. This 
would be save significant permitting and construction costs 
but yield no net increase in parking spaces. 

If this approach were taken with the Block 8L development 
(i.e., consolidating parking “entitlements” within the 
existing built space through change of use approvals), the 
following would need to occur: 

• File a CCPR seeking changes of use from existing 
approvals for 228 of the 410 existing stalls, for use 
as  Growth Parking associated with Block 8L’s office 
and retail and 100 stalls of Residential Parking (see 
Table 1, above).   

• Establish a value for the new consolidated spaces 
with the Block 8L developer/owner.  As with 
Scenario 1, the ability to use stalls in perpetuity 
into the existing garage space will cost  significantly 
less than building them into the  Block 8L 
development itself.   PDC could garner a front-end 
investment by the Block 8L developer for the 
purchase of access into the garage.    

• Negotiate agreements with PBOT on management, 
ownership and/or revenue-sharing protocols based 
on the changes of use.  

• If the restrictions on the use of residential spaces were to prove problematic, PDC 
could evaluate assembling Preservation Parking entitlements from buildings adjacent 
to the Naito/Davis Garage and use them to combine with Growth entitlements.  This 
would allow for the sale of Preservation monthly, visitor and residential parking into 
the Preservation spaces which is allowed per Section 33.510.263 (B) (4)(g)(1-3).    

• If PDC is interested in pursuing Preservation Parking agreements for use within existing 
parking spaces in the Naito/Davis Garage, it would need to seek revision to the CCTMP 
Administration Section that currently does not allow the Naito/Davis Garage to convert 
to Preservation Parking. 

• It is estimated that there are (at a minimum) approximately 475 stalls of Preservation 
Parking that could be made available through agreements between PDC and building 
owners located in close proximity to the garage (see Section V). 

!9

From a code perspective 
there does not seem to be 
any limitations for seeking 
changes of use at the Naito/
Davis Garage that would be 
beneficial to the proposed 
Block 8L project.  The only 
limitation may be a policy 
issue based on the City’s 
long-standing position that 
its role in off-street parking 
is in providing short-term 
Visitor Parking (i.e., CCTMP 
Administration Section).  

Also, current restrictions on 
the operation of Residential 
Parking might be limiting; 
but could be replaced with 
Preservation Parking 
entitlements to create more 
operational flexibility.
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From a code perspective there does not seem to be any limitations for seeking changes of use 
at the Naito/Davis Garage that would be beneficial to the proposed Block 8L project.  The 
only limitation may be a policy issue based on the City’s long-standing position that its role in 
off-street parking is in providing Visitor Parking (i.e., CCTMP Administration Section). Also, 
current restrictions on the operation of Residential Parking could be limiting; but could be 
replaced with Preservation Parking entitlements to create more operational flexibility. 

Overall, making strategic changes in use at the garage can cost effectively support new 
development and continue to support and provide short-term visitor access at “Smart Park” 
rates.   

V. ASSEMBLING ENTITLEMENTS – 
PRESERVATION PARKING 

As an option for the Naito/Davis Garage as 
well as for understanding other parking 
opportunities, PDC is interested in identifying 
the potential for Preservation Parking in the 
vicinity of the garage.  

 RWC and TBG conducted an area analysis of 
older and historic buildings within 750 feet of 
the  garage, a distance that is (a) within 
reasonable walking distance and (b) consistent 
with the consultant’s experience in 
assembling Preservation Parking agreements 
for parking developments in other areas of the 
downtown (i.e., Central Business District). 
Figure C provides a map of the “study 
boundary” used to assemble information on 
potential Preservation Buildings. 

The consultants conducted a cursory first-
level review of all buildings located in the 
study boundary.   Based on initial observations 
there are a total of 52 buildings that contain 
building area that could be used to request 
Preservation Parking.  The list of buildings was 
further sorted to eliminate those that appear 
to have parking or the land area in residential 
use, which does not allow for Preservation 
Parking per Section 33.510.263 (B)(4)(9)(b)(1-5).  Based on this level of analysis, it appears 
that there are a total of 36 properties that could enter into Preservation agreements.  These  
buildings total approximately 727,390 square feet.  At current Preservation Parking ratios 
(0.70 per 1,000 NSF) these buildings could generate about 475 Preservation Parking 
entitlements. This assumes that all properties would actually have these entitlements and 

!10

Figure C 
Preservation Parking Evaluation Area
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would be willing to enter into agreements to transfer those “rights” into a new parking garage 
and/or into portions of the Naito/Davis Garage.   

Table 3 provides a summary of this initial sort of potential Preservation Parking opportunities 
near the Naito/Davis Garage.   

Table 3 
Preservation Parking Sites within 750 feet of Naito/Davis  

*Some of these numbers may increase or decrease (+/- 20%) after conducting a site visit or making phone 
calls to property managers. The complete matrix of affected sites is provided in Attachment B.  

Table 3 also provides an estimate of “parking entitlement” if the allowed ratio for 
Preservation Parking was the same as that allowed for new “Growth” buildings (1.50 per 1,000 
NSF).  At 1.50 the potential entitlements in the district surrounding Naito/Davis would more 
than double to 1,014 (see Section VI, Recommendation 3). 

This analysis demonstrates that there is significant potential for Preservation Parking in this 
area of OT/CT.   The process for procuring such entitlements/agreements will need to be 
formalized and strategically engaged if this is deemed useful to PDC. 

VI. RECOMMENDED REVISIONS TO THE CCTMP TO SUPPORT NEW PARKING DEVELOPMENT 

Based on the analysis presented above, there are several recommendations that the PDC 
should pursue in an effort to better support the development of parking at Naito/Davis and 
within the Old Town/Chinatown District in general.   

Recommendation 1:  Revise the CCTPM Administration Section to allow the Naito/Davis 
Garage to convert stalls to Preservation Parking.  The Naito/Davis Garage is over 20 years 
old.  The operating intent to provide short-term visitor parking to the district has never been 
successfully achieved.  Its operating format should be re-designated to create more flexibility 
of use, thus, better serving actual parking demand in the district and providing a resource to 
support new development.  Per the CCTMP Administration Section, the garage may not be 
converted to Preservation Parking.  This restriction is inconsistent with Section 33.510.263 (G) 
(7) (b) that allows privately-owned Visitor Parking facilities the option to change specifically 
to Preservation Parking after 10 years.   The current restriction is also inconsistent with the 
existing interim operating condition on the garage that allows for the sale of up to 200 

Assumptions/ 
Analysis

Number of 
Buildings

Building 
Square 
Footage

Preservatio
n 

Entitlement 
@ 0.7 per 

1K SF

Preservatio
n 

Entitlement 
@ 1.5 per 

1K SF

Total Observed 
Preservation 
Potential

52 1,800,472 954 2,119

Total Realistic 
Preservation 
Potential w/
out Parking*

36 727,387 475 1,014
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monthly passes to preservation buildings in the OT/CT District, a de facto conversion to 
Preservation Parking. 

Recommendation 2:  Eliminate or significantly reduce the 25,000 NSF requirement for use 
of residential parking in the RD-5 parking district for Visitor uses. Section 33.510.263 (E)(7)
(a) (1) – (3) restricts all Residential Parking to its accessory use all hours/all days except for 
buildings that are “mixed-use”, that is, provide 25,000 NSF or more of non-residential uses.  
In this situation, under-utilized spaces can be used for short-term Visitor use during the day, 
both on weekdays and weekends. This provision seems arbitrary and is not likely to be 
feasible in smaller projects.   Though the Block 8L proposal meets the 25,000 NSF standard, a 
project that was entirely residential with just ground -floor retail would likely not meet this 
standard. As such, the Residential Parking would be unable to benefit financially from mid-day 
visitor traffic.  As the pro-forma in Section V (Table 2) demonstrates, it will be very difficult 
to pencil a parking structure in the OT/CT District  with parking that can be as flexibly 
managed as possible.  Smaller sites in the district (e.g., pads that are one-half block or less) 
would generally fall below the 25,000 NSF standard and, because they are primarily 
residential, become very inefficient and financially difficult to manage. 

To provide more flexibility in how Residential Parking is managed, it is recommended that the 
25,000 NSF restriction be removed entirely from residential sites. Residential projects should 
be allowed to provide parking up to the maximum per residential unit ratios established for 
each parking sector and allowed to use vacant residential spaces “for short-term parking 
between 7:00 AM and 6:00 PM.”  Such a provision would: 

• Allow parking in residential/commercial districts to be managed much more efficiently. 
• Physically distribute Visitor Parking throughout a district. 
• Create a revenue stream that makes Residential Parking more financially feasible, 

especially non-ownership residential. 
• Provide support for retail in nearby existing preservation buildings that are without 

parking. 
• Result in a reduced need to build Visitor Parking facilities in the future, that is, less total 

parking built overall.  
• Allow PDC/City to assemble parking facilities more feasibly. 

Recommendation 3: Equalize maximum parking ratios between Growth and Preservation 
Buildings. The CCTMP categorizes any existing building that has little or no parking as a 
“preservation building.”  Such a building can either build on its own site up to the maximum 
Preservation Parking ratio or assign this parking entitlement to another garage.   

According to Section 33.510.263 (B)(a)(1),  preservation buildings “that are individually listed 
in the National Register of Historic Places or classified as contributing in the analysis done in 
support of a Historic District’s creation” are allowed parking up to the maximum Growth 
Parking ratios established for that parking sector by use type, in this case RD-5.  The 
advantage of this provision is that buildings formally deemed “historic” have Preservation 
entitlements that are the same as those allowed for new building development. 
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However, a preservation building that does not fit the formal historical designation is limited 
to a maximum of 0.70 spaces per 1,000 NSF regardless of use type, i.e., office, retail, 
medical and schools/colleges [Section 33.510.263 (B) (a) (2)].   By creating a distinction 
between building types based on historical status rather than actual parking need, those that 
are not officially “historic” are put at a competitive disadvantage with newer buildings that 
are allowed to build to a higher parking maximum.  The 0.70-space maximum also flattens 
parking for retail, office, and medical/educational institutions to a single standard, when the 
base maximums already reflect a greater need for parking for new buildings serving the same 
uses as existing preservation buildings. 

A revision to the CCTMP within Section 33.510.263 (B) that equalizes Preservation Parking 
ratios for all older and historic buildings to Growth Parking ratios for various uses within the 
respective parking sectors would (a) eliminate distinctions between buildings based on age; 
(b) equalize standards to assumed “need” by sector and use already incorporated into the 
Growth Parking maximum ratios; and (c) eliminate the competitive disadvantage between 
buildings of various ages created by disparities in the current parking standard.  This change 
also would allow for the more efficient and timely assembly of Preservation Parking 
“entitlements” necessary to justify development of a potentially dedicated free-standing 
Preservation parking garage in OT/CT District.    

VII. SUMMARY 

The Naito/Davis Garage presents itself as a key opportunity site for providing parking to the 
OT/CT District.   This can be accomplished through adding floors to the existing parking 
structure or through a re-designation of the types of parking that the existing parking can 
serve, facilitated through code and policy revisions/refinements.  After 20 plus years of 
operation, it is apparent that Naito/Davis could perform better if existing conditions on its 
operation were reworked or lifted. 

Financial feasibility of new parking construction in this area of the downtown has proven 
difficult.  Using the Naito/Davis as a source of parking that new development(s) could “buy in 
to” could work to attract new development, facilitate financial feasibility for providing 
parking and utilize a parking resource that is not currently calibrated to actual parking 
demands in the district. 

ATTACHMENT A 
NAITO/DAVIS PARKING GARAGE – LAND USE SUMMARY 

Address/Location:  Naito/Davis Garage 
(NDG), 33 SW Davis Street at NW 1st 
Avenue 

Legal Description:  Block 7, Couch’s 
Addition, TL 100 

Property ID:  1N1E34DB 100 

Site Area:  40,320 sf  

Zoning:  CX 

Owner:  City of Portland  
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A. Building Characteristics 

Currently, the Naito/Davis Parking contains a total of 410 parking spaces, including: 

▪ Ground floor retail (approximately 20,000 NSF) 
▪ Ground-floor parking:  37 spaces leased to the Portland Police Bureau 
▪ Floors 2, 3, 4: 373 spaces including nine Growth spaces for ground-floor tenants and 

364 Visitor spaces. Each above-grade floor contains 124 parking spaces. 
▪ Roof (Level 5):  Helipad 

B. Relevant Land Use Requirements/Standards 

Historic District No

Parking Sector (Map 510-8) RD 5

Maximum Parking Ratios  
(Table 510-6) 

Growth: 1.5/1,000 nsf for office, retail, and most 
institutions; 0.7/1,000 gsf industrial; 0.25/1,000 nsf 
community service  
Preservation:  0.7/1,000 nsf 
Visitor :  Per demand study as described in Chapter 
33.808  
Residential:  1.7/dwelling unit 
Hotel:  1.0/room new construction; 0.7/room 
existing

FAR (Map 510-2)

4:1, existing garage already built to full FAR 
allowance. Bonuses up to 3:1 available with most 
likely for eco roofs and/or bicycle locker rooms. 
Increases in FAR to 7:1 can be accommodated in 
height allowance.

Max Height (Map 510-3) 250’ 

Active Use Requirements  
[Section 33.510.263(G)(5) / Map 
510-7]

Southern half of west (NW 1st Avenue) and all of 
south (NW Davis Street) façades according to the 
map. Section 33.510.263(G)(5) requires active use 
on all facades for sites in the RD 5 subarea. 
However, the garage, which has active ground-floor 
uses on the west façade, is nonconforming as built 
prior to adoption of this provision. 

Bldg. Lines at Property Line  
(Map 510-6)

On west (1st Avenue) façade; garage is in 
compliance with this requirement. 

Parking Access Restriction  
[Section 33.510.263(G)(6)(a) / Map 
510-9]

NW Naito Avenue is designated as parking-access 
restricted; existing garage in compliance with this 
requirement.  

Long-Term Bicycle Parking 
[33.266.220(B)]

Commercial parking use required to provide one 
bicycle space/20 vehicle spaces at least 50% of 
which must be under cover. Need to check whether 
garage in compliance. No short-term bicycle parking 
required.
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C. General Considerations 

▪ The Natio/Davis Parking Garage currently exists so that improved utilization can be 
accomplished either through re-designation of some or all of existing Visitor spaces 
and/or adding up to three levels of additional parking.  

▪ Reasonably central location that could benefit from recent redevelopment in the area 
– e.g., catalyst projects such as University of Oregon Extension, Oriental College of 
Medicine and Mercy Corps Headquarters; Saturday Market relocation and growth of 
nightclub district. 

▪ Garage has structural capacity to take additional floors but will likely require seismic 
upgrade to bring it up to current code requirements. 

▪ Owned by City of Portland though not in PDC control. 
▪ Retention/relocation of helistop must be considered if additional floors are 

considered. 

D. Key Inputs to Pro forma Model 

E. Findings – Pro Forma Analysis 

Findings from the pro forma analysis for the Naito/Davis Garage are listed below and 
summarized in Table 1. 

Parking building entitlements Assumes combination of Growth and Preservation 
agreements

Value of land $0.  Garage is in public ownership and this is an expansion.

Direct cost to construct parking (above 
grade)

$78 per foot (JE Dunn – estimate for 2010 urban garage)

Indirect Costs 30% of Hard Cost.  Includes architectural, engineering, 
legal, state and local land reviews, TIF’s, SDC’s, etc.

Property Taxes None assumed for a publicly-owned garage 

Financing 5.0% at 20 years

Operating costs Based on RWC national and regional models for urban 
facilities as well as input provided by Portland Bureau of 
Transportation (PBOT) for operation of the existing facility.

Structural upgrade (seismic) Existing structure will likely need seismic upgrade.  This 
was estimated at the total square footage of existing 
building (161,280 SF) at $10 per SF.

Helipad replacement Estimated at $78 per SF (same as parking construction)

Hourly rates $1.60 per hour (assumed to mirror SmartPark rates in 
OTCT)

Monthly rates $180 per month (average range in OTCT)

Rate of Growth Revenue is forecast at 3.0% annually, which could be a 
function of increased turnover, increased rate, or 
combination of both.  Expenses inflate at 3.0% annually.
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• Cost to build ranges from $10 million to $14.2 million  
• Cost per stall – fully loaded – ranges from $41,196 to $57,698 (with helipad 

replacement).   
• Structural seismic upgrades add an estimated $1.6 million to each scenario. 
• Helipad replacement is estimated at $3.14 million. 
• None of the scenarios are financially self-sustaining.   
• Front-end equity or other financial partnerships would be necessary to ensure positive 

cash flow (after operating expenses and debt service).  This would range from $2.0 
million (Scenario 1) to $5.30 million (Scenario 3). 

• The Naito/Davis Garage may be an attractive option to a new development, as the 
needed equity to make the garage financially sustainable could be presented to a new 
building as a minimum cost to procure growth parking access entitlements.  If 
entitlements were “sold” at $25,000 per stall, a new building could acquire 100 
parking stalls for $2.5 million.  This would cover the equity need in Scenarios 1 and 2 
(see F below) as well as provide a solid revenue base in monthly pass sales (associated 
directly with the Growth Parking access entitlement. 

F. Naito & Davis – Pro forma Summary 
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ATTACHMENT B 

Preservation Parking Assessment for Development Site 8L – within 750 
feet 

Building Name Address Building 
Use

Bui
ldin
g 
Squ
are 
Foo
tag
e

Bl
oc
k 
ID

Exi
sti
ng  
On
-
Sit
e 
Pa
rki
ng

Pres
erva
tion 
Entit
leme
nt @ 
0.7 
per 
1K 
SF

Pres
ervat
ion 
Entit
leme
nt @ 
1.5 
per 
1K 
SF

Has 
Parking?

Possi
ble 
Pres
erva
tion 
Stall
s (@ 
0.7)

Chinese Gardens 350 NW 
3RD AVE

Institution
al

686 10
2

0 0 1 No 0

Chinese 
Consolidated

315-317 
NW DAVIS 
ST

Institution
al

115
28

10
4

0 8 17 No 8
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NAITO/DAVIS GARAGE - Proforma Elements Scenario 1 Scenario 2 Scenario 3
Total Stalls 230 346 230
Retains helipad No No Yes
Estimated Parking Pad 40,320 40,320 40,320
SF of Parking Built 80,640 120,960 80,640
COST TO CONSTRUCT
  Estimated Cost of Land -$                            -$                            -$                         
  Helipad Replacement -$                            -$                            3,144,960$             
  Structural Improvements 1,612,800$                1,612,800$                1,612,800$             
  Direct cost of construction/development 6,289,920$                9,434,880$                6,289,920$             
  Indirect costs (30% of direct) 1,886,976$                2,830,464$                1,886,976$             
  Cost of Retail/Ground Floor @ 0 SF -$                            -$                            -$                         
  Developer Fee @ 3.25% 256,838$                   359,050$                   359,050$                
  Property Tax -$                            -$                            -$                         
TOTAL PROJECT COST 10,046,534$             14,237,194$             13,293,706$          
  Hard cost per stall 27,300$                     27,300$                     27,300$                  
  Fully loaded cost per stall including structural upgrade 43,605$                     41,196$                     57,698$                  
REVENUE/EXPENSE
  Annual Gross Revenue Parking (annualized @ 10 YRS) 811,548$                   1,217,323$                811,548$                
  Annual Gross Revenue Retail (annualized @ 10 YRS) -$                            -$                            -$                         
  Annual Operating Costs (annualized @ 10 YRS) (146,001)$                  (219,002)$                  (146,001)$               
  Annual Ownership Costs (annualized @ 10 YRS) (30,939)$                    (46,408)$                    (30,938.96)$           
  Annual Debt Service (5.0% @ 20 years) (563,369)$                  (997,954)$                  (931,821)$               
  Net Cash Flow (annualized @ 10 years) 71,240$                     (46,042)$                    (297,213)$               
FRONT END EQUITY NEEDED FOR POSITIVE CASH FLOW (Yr 2) 2,009,307$                2,135,579$                5,317,482$             



DR
AF

T

ODOT 123 NW 
FLANDERS 
ST

Institution
al

919
15

10
0

0 64 138 Yes 0

Union Gospel 
Mission

11-17 NW 
3RD AVE

Institution
al

915
3

11
2

0 6 14 Maybe 0

Green Works 24-32 NW 
2ND AVE

Commerci
al Office

119
20

11
4

0 8 18 No 8

Fleischner Block 115 NW 
1ST AVE

Commerci
al Office

414
10

10
9

0 29 62 No 29

Port of Portland 121 NW 
EVERETT 
ST

Institution
al

123
128

10
1

0 86 185 Yes 0

Skidmore 
Fountain LLC

108 W 
BURNSIDE 
ST

Commerci
al Office

337
4

11
7

39 2 5 Yes - 
surface

0

PDC Project Site 60 NW 
DAVIS ST

Vacant 0 10
8

0 0 0 N/A 0

White Stag Block 5 NW 
FRONT AVE

Commerci
al Office

338
92

11
5

0 24 51 No 24

Dragon Art 301-313 
NW 3RD 
AVE

Commerci
al Retail

773
4

10
3

0 5 12 Maybe 0

Hung Far Low 102-112 
NW 4TH 
AVE

Commerci
al Office

139
72

11
1

0 10 21 No 10

Tube 14-18 NW 
3RD AVE

Commerci
al 
Restauran
t

548
1

11
3

0 4 8 No 4

Couture 26-32 NW 
4TH AVE

Commerci
al Office

953
2

11
2

0 7 14 No 7

Boiler Room / 
Hobo's / Old 
Town Pizza

222 NW 
DAVIS ST

Commerci
al Office

726
02

11
0

0 51 109 No 51

The Rose 75-83 SW 
1ST AVE

Commerci
al Office

110
38

12
0

0 8 17 No 8

Dixie 26-32 NW 
3RD AVE

Vacant 110
16

11
3

0 8 17 No 8
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Spuce - 
Gentlemen's Club

27-33 NW 
2ND AVE

Commerci
al 
Restauran
t

915
2

11
3

0 6 14 No 6

NW Natural 220 NW 
2ND AVE

Commerci
al Office

238
382

10
6

0 167 358 Yes 0

222-224 W 
BURNSIDE ST

222-224 W 
BURNSIDE 
ST

Multi 
Family 
Residentia
l

300
6

11
8

0 0 0 N/A 0

Union Gospel 
Mission

1-3 NW 
3RD AVE

Institution
al

231
31

11
2

0 16 35 Maybe 0

The Barrel 
Room / Sinnott 
House

105 NW 
3RD AVE

Vacant 135
84

11
1

0 10 20 No 10

Skidmore 
Fountain LLC

108 W 
BURNSIDE 
ST

Parking 109
1

11
7

0 0 0 Yes 0

??? 2-12 NW 
2ND AVE

Commerci
al Office

883
0

11
4

0 6 13 No 6

Portland Rescue 
Mission

101-117 W 
BURNSIDE 
ST

Institution
al

183
30

11
4

0 13 27 No - 
operated 
as shelter

13

219 NW 3RD AVE 219 NW 
3RD AVE

Multi 
Family 
Residentia
l

187
70

10
4

0 0 0 N/A 0

Dirty Nightlife 21-35 NW 
3RD AVE

Commerci
al 
Restauran
t

752
7

11
2

0 5 11 No 5

Apartment Hotel 211-215 
NW 3RD 
AVE

Commerci
al Hotel

222
93

10
4

0 16 33 No - 
Hotel/
Residentia
l

0

Smart Park 33 NW 
DAVIS ST

Parking 171
331

10
7

0 0 0 Yes 0

Oregon College 
of Oriental 
Medicine

88 NW 
DAVIS ST

Vacant 338
04

10
8

0 24 51 No 24

Norton House / 
Whiskey Bar

29-87 NW 
1ST AVE

Commerci
al Office

164
70

11
4

0 12 25 No 12
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Social Ventures 
Partners Portland

221 NW 
2ND AVE

Commerci
al Office

352
59

10
5

28 25 53 Yes 0

Golden Horse 
Restaurant

222-238 
NW 4TH 
AVE

Commerci
al 
Restauran
t

100
59

10
4

0 7 15 No 7

Salvation Army 
(6,500 SF) / 
housing

134 W 
BURNSIDE 
ST

Institution
al

131
32

11
7

0 5 9 No 5

Alexis Greek 
Restaurant

201-217 W 
BURNSIDE 
ST

Commerci
al Office

910
6

11
3

0 6 14 No 6

Voodoo Doughnut 
(6,200 SF)

16 SW 3RD 
AVE

Multi 
Family 
Residentia
l

126
89

11
8

0 4 9 No - 
Restauran
t/Housing

4

White Stag Block 5 NW 
FRONT AVE

Commerci
al Office

322
52

11
5

0 23 48 No 23

Red Robe Tea 
House

119-139 
NW 3RD 
AVE

Commerci
al Office

929
4

11
1

0 7 14 No 7

Black Book 22 NW 3RD 
AVE

Vacant 407
6

11
3

0 3 6 No 3

Mercy Corps 16-28 SW 
1ST AVE

Commerci
al Office

356
40

11
6

25 25 53 Yes - 
check

0

Paris Theater 6 SW 3RD 
AVE

Commerci
al Retail

348
0

11
8

0 2 5 No 2

301-313 NW 3RD 
AVE

301-313 
NW 3RD 
AVE

Multi 
Family 
Residentia
l

342
24

10
3

0 0 0 N/A 0

Educational 
Improvement 
Policy Center

30-34 NW 
1ST AVE

Commerci
al Office

409
72

11
5

0 29 61 No 29

Ash Street Saloon 223-225 SW 
ASH ST

Commerci
al 
Restauran
t

808
6

11
9

0 6 12 No 6

4-10 NW 3RD AVE 4-10 NW 
3RD AVE

Multi 
Family 
Residentia
l

140
70

11
3

0 0 0 N/A 0
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216 NW 3RD AVE 216 NW 
3RD AVE

Multi 
Family 
Residentia
l

479
16

10
5

0 0 0 N/A 0

Fire Station 65 SW 
FRONT AVE

Institution
al

332
0

12
1

0 2 5 N/A 0

Salvation Army 
Harbor Light

131 SW 
ANKENY ST

Institution
al

548
6

11
7

0 4 8 No - 
housing

0

White Stag Block 5 NW 
FRONT AVE

Commerci
al Office

557
95

11
5

0 39 84 No 39

Good Taste 
Restaurant

18-22 NW 
4TH AVE

Commerci
al Office

955
4

11
2

0 7 14 No 7

Dan & Louis 
Oyster Bar

223-225 SW 
ASH ST

Commerci
al 
Restauran
t

248
28

11
9

0 17 37 No 17

Fire Station 65 SW 
FRONT AVE

Institution
al

398
91

12
1

29 28 60 N/A 0

Chinese Gardens 350 NW 
3RD AVE

Institution
al

715 10
2

0 1 1 No 0

Berbati's & 
storefront 
(13,600 SF) / 
housing

9 SW 2ND 
AVE

Multi 
Family 
Residentia
l

546
76

11
8

0 10 19 No - 
restaurant 
/ housing

10

Erickson Saloon 5-23 NW 
2ND AVE

Commerci
al 
Restauran
t

208
17

11
3

0 15 31 No 15

Salvation Army 134 W 
BURNSIDE 
ST

Multi 
Family 
Residentia
l

122
12

11
7

0 0 0 N/A 0

Smash Putt 140 NW 
4TH AVE

Vacant 256
04

11
1

0 18 38 No 18

Oregon Leather 
Company

110 NW 
2ND AVE

Commerci
al Office

189
72

10
9

0 13 28 No 13

Chinese Gardens 350 NW 
3RD AVE

Institution
al

591 10
2

0 0 1 No 0

Business Services 50 SW 2ND 
AVE

Commerci
al Office

362
40

12
0

25 25 54 Yes 0
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Central City 
Concern

2-12 NW 
2ND AVE

Multi 
Family 
Residentia
l

167
85

11
4

0 0 0 N/A 0

205 NW COUCH 
ST

205 NW 
COUCH ST

Multi 
Family 
Residentia
l

198
92

11
0

0 0 0 N/A 0

Chinese Gardens 350 NW 
3RD AVE

Institution
al

939
9

10
2

0 7 14 No 0

House of Louie 331 NW 
DAVIS ST

Commerci
al 
Restauran
t

100
22

10
4

0 7 15 No 7

225 NW COUCH 
ST

225 NW 
COUCH ST

Multi 
Family 
Residentia
l

470
00

11
0

0 0 0 N/A 0

Human Services 
Dept

58-66 SW 
2ND AVE

Commerci
al Office

338
85

12
0

0 24 51 No 24

Total 1,8
00,
021

14
6

954 2,03
5

475
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	RE:  DRAFT Technical Memorandum 1: Parking Opportunities and Challenges (Old Town/Chinatown Parking – Naito & Davis Garage)
	Figure B provides a map of the two sites and their location.
	As the project is in the City’s River District 5 (RD5) Parking District, the office and retail square footage would be allowed 128 stalls at 1.5 stalls per 1,000 square feet [Section 33.510.263 (A), Growth Parking]. The new residential development would be allowed up to 100 stalls at a ratio of 1.5 stalls per unit [Section 33.510.263 (E), Residential/Hotel].   As currently proposed, the Block 8L project will be allowed a total of 228 parking stalls by right through the CCTMP (see Table 1).
	Table 1
	Block 8L Parking Allowances
	The opportunity to use the Naito/Davis Garage to provide parking for the Block 8L project could occur within the context of two scenarios.  One scenario (Scenario 1) would be to add floors to the existing Naito/Davis garage using the Growth and Residential Parking entitlements associated with the new development on Block 8L.   The other scenario (Scenario 2) would integrate the Block 8L Growth and Residential parking entitlements into the existing garage, based on the assumption that there is adequate existing capacity (underutilized space) in the garage and clarifications in the code (described in Section III) would be completed .
	Scenario 1 – Transfer of Growth and Residential Parking Entitlements to a New Parking Area (Additional Parking Levels)
	Add floors on top of the existing Naito/Davis Garage based on the assumption that the garage has structural capacity to take additional floors with some seismic upgrading necessary to bring it up to current building code requirements.
	Block 8L owners would transfer all Growth and Residential Parking entitlements to PDC in return for access in perpetuity for tenants and residents in the Naito/Davis Garage.  Entitlements would be in the form of access permits up to the total number of stalls allowed through the parking ratios in place for office, retail and residential development in the RD5 Parking District.
	Currently, the garage provides approximately 124 stalls per level.  As such, the 228 stalls allowed for this proposed project would be efficiently sized to two full floors of new parking on the garage.
	There are no proximity restrictions in the code for where new parking to serve a Growth or Residential building project must be located as long as it is in a structure.  In any event, the new development will be directly across the street.
	A decision to replace the existing helipad would require additional discussion, with appropriate pro forma/cost implications considered.  The additional floors would be treated as a new garage under the existing code, which would provide substantially more flexible types of parking.
	To retain ownership of the new parking supply, PDC could establish a condominium agreement with PBOT, which currently owns  the garage and the owner of the helipad.  Revenue distribution, maintenance and operations could be assigned through pro-rata arrangements.  This is not dissimilar to other garage condominiums (e.g., 3rd/4th & Yamhill).
	There would be no need for a Central City Parking Review (CCPR) as both parking types are allowed uses when parking is provided at or below the maximum ratio and in a parking structure.
	The Residential Parking would come with accessory restrictions [Section 33.510.263 (E)(7)(a)] but be allowed to provide Visitor Parking all days between 7:00 AM and 6:00 PM because the Block 8L site contains more than 25,000 square feet of combined non-residential uses that are office and residential [Section 33:510.263 (E)(7)(a)(3)] .
	Pro forma work conducted by RWC in 2013 on scenarios that would add two (230 stalls) to three (346 stalls) new levels of parking to Naito/Davis estimated development costs of $10.0 - $14.2 million depending on whether the helipad would or would not be replaced.
	Based on the current parking market in the OT/CT area, it was estimated that to make the parking “pencil” financially there would need to be a front-end equity contribution of between $2.0 million (remove helipad) and $5.3 million (replace helipad).  In other words, anticipated revenue would not reasonably cover debt service/operations for the added floors.  This is summarized in Table 2.
	The “front-end equity” need is valued at approximately $8,700 (no helipad) to $23,000 (with helipad) per stall.  At these levels, participation by a private partner could be attractive when viewed against the cost of the Block 8L developer having to pay in the range of $44,000 per stall if left to build a parking structure separately.
	Given the cost of development of new parking garages,  a cost-effective option to consider is the re-designation of all or a portion of existing spaces in the garage for the full range of uses envisioned for the Block 8L development as well as other nearby existing uses that do not have their own parking.  Allowing the re-use of existing spaces within the garage for a mix of uses would better serve the OT/CT district. This would be save significant permitting and construction costs but yield no net increase in parking spaces.
	If this approach were taken with the Block 8L development (i.e., consolidating parking “entitlements” within the existing built space through change of use approvals), the following would need to occur:
	File a CCPR seeking changes of use from existing approvals for 228 of the 410 existing stalls, for use as  Growth Parking associated with Block 8L’s office and retail and 100 stalls of Residential Parking (see Table 1, above).
	Establish a value for the new consolidated spaces with the Block 8L developer/owner.  As with Scenario 1, the ability to use stalls in perpetuity into the existing garage space will cost  significantly less than building them into the  Block 8L development itself.   PDC could garner a front-end investment by the Block 8L developer for the purchase of access into the garage.
	Negotiate agreements with PBOT on management, ownership and/or revenue-sharing protocols based on the changes of use.
	If the restrictions on the use of residential spaces were to prove problematic, PDC could evaluate assembling Preservation Parking entitlements from buildings adjacent to the Naito/Davis Garage and use them to combine with Growth entitlements.  This would allow for the sale of Preservation monthly, visitor and residential parking into the Preservation spaces which is allowed per Section 33.510.263 (B) (4)(g)(1-3).
	If PDC is interested in pursuing Preservation Parking agreements for use within existing parking spaces in the Naito/Davis Garage, it would need to seek revision to the CCTMP Administration Section that currently does not allow the Naito/Davis Garage to convert to Preservation Parking.
	It is estimated that there are (at a minimum) approximately 475 stalls of Preservation Parking that could be made available through agreements between PDC and building owners located in close proximity to the garage (see Section V).
	From a code perspective there does not seem to be any limitations for seeking changes of use at the Naito/Davis Garage that would be beneficial to the proposed Block 8L project.  The only limitation may be a policy issue based on the City’s long-standing position that its role in off-street parking is in providing Visitor Parking (i.e., CCTMP Administration Section). Also, current restrictions on the operation of Residential Parking could be limiting; but could be replaced with Preservation Parking entitlements to create more operational flexibility.
	Overall, making strategic changes in use at the garage can cost effectively support new development and continue to support and provide short-term visitor access at “Smart Park” rates.
	SUMMARY
	The Naito/Davis Garage presents itself as a key opportunity site for providing parking to the OT/CT District.   This can be accomplished through adding floors to the existing parking structure or through a re-designation of the types of parking that the existing parking can serve, facilitated through code and policy revisions/refinements.  After 20 plus years of operation, it is apparent that Naito/Davis could perform better if existing conditions on its operation were reworked or lifted.
	Financial feasibility of new parking construction in this area of the downtown has proven difficult.  Using the Naito/Davis as a source of parking that new development(s) could “buy in to” could work to attract new development, facilitate financial feasibility for providing parking and utilize a parking resource that is not currently calibrated to actual parking demands in the district.
	NAITO/DAVIS PARKING GARAGE – LAND USE SUMMARY
	Address/Location:  Naito/Davis Garage (NDG), 33 SW Davis Street at NW 1st Avenue
	Legal Description:  Block 7, Couch’s Addition, TL 100
	Property ID:  1N1E34DB 100
	Site Area:  40,320 sf
	Zoning:  CX
	Owner:  City of Portland
	A. Building Characteristics
	Currently, the Naito/Davis Parking contains a total of 410 parking spaces, including:
	Ground floor retail (approximately 20,000 NSF)
	Ground-floor parking:  37 spaces leased to the Portland Police Bureau
	Floors 2, 3, 4: 373 spaces including nine Growth spaces for ground-floor tenants and 364 Visitor spaces. Each above-grade floor contains 124 parking spaces.
	Roof (Level 5):  Helipad
	B. Relevant Land Use Requirements/Standards
	The Natio/Davis Parking Garage currently exists so that improved utilization can be accomplished either through re-designation of some or all of existing Visitor spaces and/or adding up to three levels of additional parking.
	Reasonably central location that could benefit from recent redevelopment in the area – e.g., catalyst projects such as University of Oregon Extension, Oriental College of Medicine and Mercy Corps Headquarters; Saturday Market relocation and growth of nightclub district.
	Garage has structural capacity to take additional floors but will likely require seismic upgrade to bring it up to current code requirements.
	Owned by City of Portland though not in PDC control.
	Retention/relocation of helistop must be considered if additional floors are considered.
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