
GROUND LEASE OPPORTUNITY 

FOR MIXED-USE DEVELOPMENT 

 

 

 

REQUEST FOR PROPOSALS 

 

PINE STREET DEVELOPMENT 

WASHINGTON STATE UNIVERSITY 

SPOKANE, WASHINGTON 

MARCH 26, 2008 

Photo courtesy of Spokane International Airport 



- 1 - 

 

 

TABLE OF CONTENTS 

 
 

 SECTION                   PAGE 

 

I. Summary          2 
 

II. Opportunity Statement        3 
 

III. Development Program        5 
 

IV. Schedule          7 
 

V. Phase 1:  Receipt of RFP Proposal Forms      8 
 

VI. Phase 2:  Negotiation of Documents      10 
 

VII. Proposal Forms          11 
 

 Exhibits           16 

A. Parcel Map of Pine Street Development    16 

B. Description of Land and Improvements    17 

C. Aerial Photo of Pine Street Development Site   20 

D. Schematic Utilities      21 

E. Environmental Conditions     22 

F. Proposed Main Avenue Cul-de-sac    23 

G. Future Riverside Avenue Alignment    24 

H. Riverpoint Campus Draft Master Plan    25 

 

 

 



- 2 - 

 

I. SUMMARY

 

Washington State University (University) 

invites proposals from one or more 

qualified proposers (Proposer) to plan, 

design, finance, develop and/or re-develop 

and operate a market-based mixed use 

development (Development) under one or 

more unsubordinated Ground Lease(s) of its 

property located east of Pine Street 

between Main Avenue and East Spokane 

Falls Blvd. (formerly Trent Avenue) in 

downtown Spokane, Washington (the 

Property). 

The property is owned by Washington State 

University and is adjacent to the Spokane 

Riverpoint Campus.  The land is designated 

in the Master Plan for future campus 

buildings.  The University has determined 

that such use will not be needed for many 

years and that private development of the 

land that is compatible with the University’s 

campus and operations is the highest and 

best use of that land in the intervening 

period. 

Since the establishment of Spokane’s 

Riverpoint campus in 1989, course 

offerings, degree programs and research 

projects have grown steadily.  Washington 

State University plays a vital role in the 

unique economic development, education, 

research and community service needs of 

the Spokane region. 

The land area of the property totals 

approximately 3.5 acres and lies within the 

Spokane Central Business District (CBD).  

The property includes a number of existing 

improvements, the most notable of which is 

a six-story historic brick warehouse 

building.  A parcel map for the property is 

shown in Exhibit A.  The land and the 

improvements are described in detail in 

Exhibit B.   

 

Proposer Selection Process Overview 

In an effort to allow broad participation by 

the development community, Washington 

State University has elected to conduct a 

two-phase developer selection process: 

 Phase 1:  Receipt of RFP Proposal Forms 

 Phase 2:  Negotiation of Documents 

 

University Contact 

Questions regarding this Request for 

Proposals should be directed by email to: 

 Ryan Ruffcorn, AIA 

 Project Manager 

 WSU Capital Planning and Development 

 ruffcorn@wsu.edu 

 (509) 358-7997
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II. OPPORTUNITY STATEMENT 

The development project outlined in this 

Request for Proposal (RFP) presents a 

unique development opportunity.  The site 

of the Development is located in downtown 

Spokane south of the new 88,000 square 

foot (SF) Nursing Building, to be completed 

Fall 2008, at the intersection of East 

Spokane Falls Boulevard and Pine Street.   

Established in 1892, Washington State 

University is a premier public land-grant 

and research institution with over 23,000 

students spread among four campuses.  The 

Riverpoint campus combines the top 

scholarship of a nationally-ranked research 

university with the opportunities of a 

metropolitan setting.  WSU Spokane 

features advanced studies in health 

sciences and health professions, design 

disciplines, science and technology, social 

and policy sciences, and education.  

WSU Spokane enrolls approximately 1,500 

students.  Eastern Washington University 

offers programs at Riverpoint, including a 

number of Health Science programs, adding 

2,000 students to the campus.  The campus 

is also home to Sirti, a state economic 

development agency.  Gonzaga University is 

located directly across the Spokane River to 

the north.   

The Riverpoint campus contains nearly 

550,000 SF of building space on its 48 acre 

campus. It is connected to the downtown 

area and nearby neighborhoods by the 

Centennial Trail.  The University is 

committed to further growth on the 

Riverpoint campus.  The Riverpoint Master 

Plan can be seen in Exhibit H.   

In 2004, the city of Spokane completed the 

“University District Master Plan” that 

encompasses this area.  More information 

on the University District can be found at 

www.spokaneuniversitydistrict.com.  This 

district allows a variety of land uses 

including office, retail, lodging, and multi-

family rentals subject to the City of Spokane 

development process.  The area has easy 

access to the city’s hospital district, the 

freeway, and Spokane International Airport, 

and significant rebirth has recently begun 

here.  This Development provides one of 

only a few opportunities for private 

ownership or development in the heart of 

the “University District”.   

Several notable new developments are 

located within close proximity of the 

property.  A 100,000 SF expansion and 

renovation of the Spokane Convention 

Center was completed in 2007.  The “Trent 

Building”, which has undergone renovation 

from warehouse to office use, is located 

adjacent to the site.  The nearby “Schade 

Brewery” building has been converted into 

office and commercial space.   
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The City of Spokane has developed plans to 

extend Riverside Avenue to the south of the 

property and eventually to connect to Trent 

Avenue on the east side of Hamilton Street.  

The first phase will extend the road to the 

south of the University parking lot, then 

swing north to connect with Spokane Falls 

Boulevard near the Schade Brewery.   The 

proposed alignment can be found in Exhibit 

G.  

The Jensen-Byrd Building, located on Parcel 

C as seen in Exhibit A, was constructed in 

1909 and is one of the largest historic 

buildings in Spokane.  The building is not 

currently listed on the National Register for 

Historic Places.  The City-County of Spokane 

Historic Preservation Office has produced a 

Historic Property Inventory Report on the 

building (called the Marshall-Wells 

Hardware Co. Warehouse in the report) 

that has a favorable view of the building’s 

possible inclusion on the National Register 

of Historic Places. If so, the building may be 

eligible for special tax incentives and 

credits.  More information can be found on 

the City-County of Spokane Historic 

Preservation website. Demolition of the six-

story Jensen-Byrd Building will not be 

considered in any Proposal.   

The University is proposing to extend East 

Main Avenue to terminate in a cul-de-sac to 

the south of Parcel D as seen in Exhibit A 

and Exhibit F.  As this road extension will 

improve access to Parcels B, C, and D, the 

University anticipates sharing the 

construction cost with the Proposer(s) of 

those Parcels at the following rate: 

 Parcel B:  10% 

 Parcel C:  30% 

 Parcel D:  20% 

 WSU:   40% 

The estimated construction cost for the cul-

de-sac is $200,000.  The schedule for 

construction will be determined prior to 

execution of ground lease documents.  

While the University welcomes input on the 

road design by the selected Proposer(s), all 

final decisions on the design of the road will 

be made solely by the University.  

In the fall of 2005, WSU put out an RFP to 

establish a public-private partnership for 

development of 4.9 acres at this site.  In 

January 2008, the university terminated 

further consideration of that RFP. 
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III. DEVELOPMENT PROGRAM 

Development Objectives 

Washington State University is seeking one 

or more experienced  Proposer(s) to 

creatively plan, finance and operate the 

Development.  The project shall be 

developed on the University’s land, under 

one or more unsubordinated Ground 

Lease(s).  The term of the Ground Lease 

shall be no more than eighty years, but 

WSU prefers the lease be seventy years, 

commencing upon execution of the Lease. 

There are several guiding principles that are 

fundamental to any development proposal 

submitted pursuant to this RFP: 

1.  The University seeks a high-quality 

Development that is complementary 

to the University’s environment and 

operations at the Riverpoint 

campus.  Any proposed design or 

construction plans will first require 

approval by Capital Planning and 

Development at Washington State 

University before proceeding. 

2. The Development should be 

consistent with the Riverpoint 

Campus Master Plan and the city’s 

University District Master Plan. 

3. The University must receive fair 

market consideration for the 

Ground Lease. 

4. The Development is encouraged to 

be a mixed-use project.  The 

University will not consider the 

inclusion of for-sale condominium 

units as part of the Development. 

5. The Proposer, and/or the 

development partner of the 

Proposer and the consultant team 

engaged by the Proposer, must have 

demonstrated experience in 

planning, financing, and developing 

the kinds and scale of development 

being proposed. 

6. The Development should have 

functional linkages to existing and 

planned activities in the immediate 

neighborhood, including the 

Riverpoint campus. 

7. The design must be coordinated 

with the exterior feature materials, 

color palette, and design compatible 

with the neighboring University 

facilities.  Proposers are encouraged 

to incorporate sustainable design 

strategies as outlined by the United 

States Green Building Council’s LEED 

rating system or an equivalent 

standard. 

8. The University encourages proposals 

that provide for the development of 

health, research, student and 

academic-related uses. 

9. Given the anticipated dynamic 

nature of future development of the 

Riverpoint Campus and other 

development in the neighborhood 

throughout the term of the Ground 

Lease, the Ground Lease will provide 

for a possible change in use, or 

expansion of the then current use, in 

accordance with the land’s on-going 

highest and best use.  Such change 
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or expansion in use shall be subject 

to revised terms and conditions of 

the Ground Lease that are 

acceptable to both parties in the 

future.  If no agreement is reached, 

the then current use shall be 

retained for the remaining term of 

the original Ground Lease. 

Entitlements / Code Compliance 

The development of the property will take 

place under the jurisdiction of the City of 

Spokane.  Development entitlements, code 

compliance, building design and the like will 

need to be processed by the Proposer, at 

the Proposer’s expense, and be approved 

by the city of Spokane as well as all state 

and federal agencies where applicable.   

The University will assist the Proposer in 

obtaining entitlements by participating in 

public hearings and executing documents as 

land owner, as reasonably necessary.   

The following list indicates some of the 

major areas of project development and the 

entity from which approvals will need to be 

obtained.  This should not be considered a 

complete list, and the Proposer is 

responsible for discovering which approvals 

will be required. 

1. Master Planning and Project Design: 

City of Spokane and Washington 

State University. 

2. Utilities: City of Spokane and utility 

companies.  Refer to Exhibit D for 

information regarding the status of 

utilities at the property. 

3. Environmental Assessment: City of 

Spokane and the State of 

Washington.  Refer to Exhibit E for 

information regarding the current 

environmental conditions on the 

property. 

4. Zoning, entitlements, building 

permits:  City of Spokane. 

5. Life safety issues: City of Spokane. 

6. Electrical, Elevator, Pressure Vessel 

Permits:  State of Washington 

Department of Labor and Industries. 
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IV. SCHEDULE 

The Schedule for the selection of the finalist 

Proposer(s) is as follows: 

Phase 1:  Receipt of Proposal Forms 

RFP Submittal Deadline: 

 April 17, 2008, 2:00 PM PST 

Public Proposal Form Opening: 

 April 17, 2008 2:15 PM PST 

 Location: Academic Center Room 501 

             Riverpoint Campus 

             Spokane, Washington  

Phase 2:  Negotiations of Documents 

Selection of Proposer(s): 

 April 28, 2008 

Letter of Intent 

 May 30, 2008 

Option & Ground Lease(s) with Proposer(s): 

 August 15, 2008 

The University is prepared to negotiate an 

Option, to be no more than one (1) year, to 

enter into the Ground Lease in order for the 

successful Proposer to have time to secure 

entitlements. 

The University reserves the right to revise 

this schedule at its sole discretion; however, 

it is the intent that specific Option and 

Ground Leases be executed no later than 

August 15, 2008.  In the event that an 

Option and Ground Lease is not executed 

by August 15, 2008, the University reserves 

the right to terminate the negotiation 

process with the selected Proposer(s).  Each 

stage in Phase 2 can be completed at an 

earlier date than those specified. 

Upon successful negotiations between the 

University and the selected Proposer(s), the 

University will make a presentation to the 

WSU Board of Regents for approval of the 

Final Work Products, including but not 

limited to Letters of Intent, Conceptual 

Development Plans, Project Design 

Documents, Ground Lease terms and/or 

conditions, and any related agreements.  

This presentation will be scheduled once 

the Work Products have been finalized.  

Proposals submitted in Phase 1 must be 

addressed and submitted by mail or 

delivered personally to: 

 Ryan Ruffcorn, AIA 

 Project Manager 

 600 North Riverpoint Blvd. 

 PO Box 1495 

 Academic Center Room 501 

 Washington State University  

 Spokane, WA 99210-1495 

 (509) 358-7997  

Questions should not be directed to any 

other University departments or staff.  

Proposers can call to request tours of any 

and all Parcels.  Substantive information or 

material provided to any interested party, 

as a result of questions received, will be 

provided to all interested parties in a 

manner deemed appropriate by the 

University. 
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V. Phase 1: Receipt of Proposal Forms

 

Upon receipt of the RFP Proposal 

documents, the University will review all 

proposals and select a Proposer or 

Proposers with whom to negotiate.  

Consideration will be given to the 

Proposer’s experiences, financial 

capabilities and funding sources.  The 

University will begin negotiations with the 

Proposer or Proposers whose proposal(s) is 

(are) in the best interest of the University. 

The Proposer may submit a proposal for 

one Parcel, a combination of two or three 

Parcels, or all Parcels as described in 

Exhibits A and B.  For each Parcel for which 

the Proposer submits, the Proposer shall 

complete the corresponding Proposal Form 

provided in Section VII.  Proposals will be 

opened in a public meeting at the date and 

time provided in Section IV. 

The University reserves the right to request 

additional information from respondents. 

 

SUBMITTAL FORMAT FOR PHASE 1 

1. Proposals shall be submitted on the 

Proposal Form(s) included with this 

Request for Proposals.  One 

Proposal Form shall be completed 

for each parcel the Proposer wishes 

to bid on.  All submittals may be 

combined in a single envelope. 

2. Proposal Forms shall be completed 

in blue ink and signed by the 

Proposer.  No photocopied Proposal 

Forms shall be accepted.   

3. Proposal Forms must be enclosed in 

an envelope with the Proposers’ 

contact information provided on the 

envelope.   

4. In addition to the completed 

Proposal Form(s), Proposals shall 

include six (6) copies of the 

following Developer Submission 

Requirements: a conceptual 

development plan, information 

sufficient for the University to 

evaluate the Proposer’s and the 

development team’s experience, 

proposed method of financing and 

internal and external financial 

capabilities. Information shall be 

submitted on 8.5” by 11” paper, 

with each set in its own three-ring 

binder with a Table of Contents and 

tabs separating the enumerated 

sections that need to be addressed 

as specified above.  Pages should be 

numbered consecutively. Please 

note that these materials will not be 

returned. 

5. A cover letter signed by the 

Proposer, and affirming the receipt 

and understanding of the RFP, shall 

be included.  The cover letter may 

contain information not elsewhere 

required in the submittal. 

 

REVIEW PROCESS 

The University will review and consider all 

Proposals and select Proposer(s) who will 

be invited to proceed to Phase 2: 
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Negotiations of Documents.  Proposers will 

be notified by the date identified in the 

Schedule.  Proposers not selected for 

negotiations will also be notified. 

Notwithstanding any other provision of this 

proposal, Proposers are hereby advised that 

this is a solicitation of proposals only and is 

not to be construed as an offer to enter into 

any contract or agreement.  University shall 

have the right to withdraw or cancel this 

Request for Proposal at any time and at any 

phase of the process.  The University, in its 

sole discretion, reserves the right to 

determine whether any proposal is 

acceptable, to determine whether a 

proposal is responsive, and to select a 

proposal which best serves its objectives or 

reject any proposal for any reason. 
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VI. PHASE 2:  NEGOTIATION OF DOCUMENTS 

In Phase 2 of this RFP, the University will 

notify the selected Proposer(s) with whom 

the University intends to begin 

negotiations.  During this phase of the 

process, the Proposer(s) and the University 

will work together to finalize any Work 

Documents that may be required to 

negotiate and execute a Ground Lease for 

the Parcel(s) for which the Proposer 

submitted an acceptable proposal. 
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VII. PROPOSAL FORMS 

The following Proposal Forms shall be filled out as specified in Section V: Phase 1 Receipt of 

Proposal Forms and submitted by the date identified in Section IV: Schedule. 
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PROPOSAL FORM 

 

PARCEL A – 102-124 East Spokane Falls Boulevard 

By signature below, the Proposer submitting this Proposal Form understands that either party will have 

the right to negotiate additional terms and conditions and that neither party is bound to these terms 

and conditions until execution of the Ground Lease and related documents by both parties.  

A. Ground Lease Term: 70 to 80 Years commencing upon exercise of the Option to Ground Lease. 

B. Estimated Land Value of Parcel A:  $720,000 

C. Ground Lease Rent:  Rent shall be payable monthly, in advance. WSU believes that annual rent 

should be adjusted upward by a fixed increase of 13% every five (5) years, commencing the sixth 

year of the lease term, and every five (5) years thereafter.  WSU believes that beginning on the 

eleventh year of the term and each ten (10) years thereafter, the annualized rent should be 

increased to the greater of (i) 13% above the annualized rent during the previous 5 years or (ii) 

8% of the appraised value of the land. The appraised value of the land shall be determined by a 

MAI, or equivalent, appraiser selected by the University.  If the Proposer and the University fail to 

agree on the appraised value of the property, the Proposer may, at his or her own expense, solicit a 

MAI, or equivalent, appraisal of the property.  In the event that the two appraisals differ by less than 

10% then the average of the two appraisals shall be determinative. If the appraisals differ by more 

than 10%, and the Proposer and the University cannot agree on an appraised value, a third MAI, or 

equivalent, appraiser, satisfactory to both parties, shall be engaged at the equal expense of both 

parties to serve as arbitrator.  All appraisers shall have at least 5 years experience appraising similar 

property in the Spokane metropolitan area. 

DEVELOPER PROPOSAL FOR PARCEL A: 

Ground Lease term: _______________________ Years 

Payment for One Year Option: ______________________________________________________Dollars 

Annual Ground Lease Amount (Years 1 – 3):  __________________________________________ Dollars 

Annual Ground Lease Amount (Years 4-5, but not less than 8% of Estimated Land Value per paragraph B 

above): ________________________________________________________________________ Dollars 

Conditions: ___________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

Name of Company:  ______________________________________ 

Company Address:  ______________________________________ 

         ______________________________________ 

Contact Phone:        ______________________________________ 

Name of Representative authorized to submit proposals: ______________________________________ 

Signature: ________________________________________________Date:________________________ 
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PROPOSAL FORM 

 

PARCEL B – 131 East Main Avenue, west 

 

By signature below, the Proposer submitting this Proposal Form understands that either party will have 

the right to negotiate additional terms and conditions and that neither party is bound to these terms 

and conditions until execution of the Ground Lease and related documents by both parties.  

A. Ground Lease Term: 70 to 80 Years commencing upon exercise of the Option to Ground Lease. 

B. Estimated Land value of Parcel B:  $440,000 

C. Ground Lease Rent:  Rent shall be payable monthly, in advance. WSU believes that annual rent 

should be adjusted upward by a fixed increase of 13% every five (5) years, commencing the sixth 

year of the lease term, and every five (5) years thereafter.  WSU believes that beginning on the 

eleventh year of the term and each ten (10) years thereafter, the annualized rent should be 

increased to the greater of (i) 13% above the annualized rent during the previous 5 years or (ii) 

8% of the appraised value of the land. The appraised value of the land shall be determined by a 

MAI, or equivalent, appraiser selected by the University.  If the Proposer and the University fail to 

agree on the appraised value of the property, the Proposer may, at his or her own expense, solicit a 

MAI, or equivalent, appraisal of the property.  In the event that the two appraisals differ by less than 

10% then the average of the two appraisals shall be determinative. If the appraisals differ by more 

than 10%, and the Proposer and the University cannot agree on an appraised value, a third MAI, or 

equivalent, appraiser, satisfactory to both parties, shall be engaged at the equal expense of both 

parties to serve as arbitrator.  All appraisers shall have at least 5 years experience appraising similar 

property in the Spokane metropolitan area. 

DEVELOPER PROPOSAL FOR PARCEL B: 

Ground Lease term: _______________________ Years 

Payment for One Year Option: ______________________________________________________Dollars 

Annual Ground Lease Amount (Years 1 – 3): ___________________________________________ Dollars 

Annual Ground Lease Amount (Years 4-5, but not less than 8% of Estimated Land Value per paragraph B 

above): ________________________________________________________________________ Dollars 

Conditions: ___________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

Name of Company:  ______________________________________ 

Company Address:  ______________________________________ 

         ______________________________________ 

Contact Phone:        ______________________________________ 

Name of Representative authorized to submit proposals: ______________________________________ 

Signature: ________________________________________________Date:________________________ 
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PROPOSAL FORM 

 

PARCEL C – 131 East Main Avenue, center – Jensen-Byrd Building 

By signature below, the Proposer submitting this Proposal Form understands that either party will have 

the right to negotiate additional terms and conditions and that neither party is bound to these terms 

and conditions until execution of the Ground/Shell Structure Lease and related documents by both 

parties.  Demolition of the Jensen-Byrd Building will not be considered in this proposal. 

A. Ground/Shell Structure Lease Term: 70 to 80 Years commencing upon exercise of the Option to 

Ground Lease. 

B. Estimated Land and Building value of Parcel C:  $1,600,000 

C. Ground Lease Rent:  Rent shall be payable monthly, in advance. WSU believes that annual rent 

should be adjusted upward by a fixed increase of 13% every five (5) years, commencing the sixth 

year of the lease term, and every five (5) years thereafter.  WSU believes that beginning on the 

eleventh year of the term and each ten (10) years thereafter, the annualized rent should be 

increased to the greater of (i) 13% above the annualized rent during the previous 5 years or (ii) 

8% of the appraised value of the land/shell structure. The appraised value of the land/shell 

structure shall be determined by a MAI, or equivalent, appraiser selected by the University.  If 

the Proposer and the University fail to agree on the appraised value of the property, the Proposer 

may, at his or her own expense, solicit a MAI, or equivalent, appraisal of the property.  In the event 

that the two appraisals differ by less than 10% then the average of the two appraisals shall be 

determinative. If the appraisals differ by more than 10%, and the Proposer and the University cannot 

agree on an appraised value, a third MAI, or equivalent, appraiser, satisfactory to both parties, shall 

be engaged at the equal expense of both parties to serve as arbitrator.  All appraisers shall have at 

least 5 years experience appraising similar property in the Spokane metropolitan area. 

DEVELOPER PROPOSAL FOR PARCEL C: 

Ground Lease term: _______________________ Years 

Payment for One Year Option: ______________________________________________________Dollars 

Annual Ground Lease Amount (Years 1 – 3):  __________________________________________ Dollars 

Annual Ground Lease Amount (Years 4-5, but not less than 8% of Estimated Land and Building Value per 

paragraph B above): ______________________________________________________________ Dollars 

Conditions: ___________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

Name of Company:  ______________________________________ 

Company Address:  ______________________________________ 

         ______________________________________ 

Contact Phone:        ______________________________________ 

Name of Representative authorized to submit proposals: ______________________________________ 

Signature: ________________________________________________Date:________________________ 
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PROPOSAL FORM 

 

PARCEL D – 131 East Main Avenue, east 

 

By signature below, the Proposer submitting this Proposal Form, understands that either party will have 

the right to negotiate additional terms and conditions and that neither party is bound to these terms 

and conditions until execution of the Ground Lease and related documents by both parties.  

A. Ground Lease Term: 70 to 80 Years commencing upon exercise of the Option to Ground Lease. 

B. Estimated Land value of Parcel D:  $480,000 

C. Ground Lease Rent:  Rent shall be payable monthly, in advance. WSU believes that annual rent 

should be adjusted upward by a fixed increase of 13% every five (5) years, commencing the sixth 

year of the lease term, and every five (5) years thereafter.  WSU believes that beginning on the 

eleventh year of the term and each ten (10) years thereafter, the annualized rent should be 

increased to the greater of (i) 13% above the annualized rent during the previous 5 years or (ii) 

8% of the appraised value of the land. The appraised value of the land shall be determined by a 

MAI, or equivalent, appraiser selected by the University.  If the Proposer and the University fail to 

agree on the appraised value of the property, the Proposer may, at his or her own expense, solicit a 

MAI, or equivalent, appraisal of the property.  In the event that the two appraisals differ by less than 

10% then the average of the two appraisals shall be determinative. If the appraisals differ by more 

than 10%, and the Proposer and the University cannot agree on an appraised value, a third MAI, or 

equivalent, appraiser, satisfactory to both parties, shall be engaged at the equal expense of both 

parties to serve as arbitrator.  All appraisers shall have at least 5 years experience appraising similar 

property in the Spokane metropolitan area. 

DEVELOPER PROPOSAL FOR PARCEL D: 

Ground Lease term: _______________________ Years 

Payment for One Year Option: ______________________________________________________Dollars 

Annual Ground Lease Amount (Years 1 – 3):  __________________________________________ Dollars 

Annual Ground Lease Amount (Years 4-5, but not less than 8% of Estimated Land Value per paragraph B 

above): ________________________________________________________________________ Dollars 

Conditions: ___________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

Name of Company:  ______________________________________ 

Company Address:  ______________________________________ 

         ______________________________________ 

Contact Phone:        ______________________________________ 

Name of Representative authorized to submit proposals: ______________________________________ 

Signature: ________________________________________________Date:________________________ 



This map is for general use only and is not intended as a legal reference.  The information displayed on 

this map is from various sources and no warranty is made concerning content, accuracy, completeness or 

currency.  THIS MAP IS NOT A LEGAL SURVEY. 
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EXHIBIT A 

PARCEL MAP OF PINE STREET DEVELOPMENT 
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EXHIBIT B 

 

DESCRIPTION OF LAND AND IMPROVEMENTS 

Parcel A – 102-124 E. Spokane Falls Blvd 

Land Area:  This parcel is approximately 48,000 square feet. Site dimensions are 300’ fronting 

the south side of East Spokane Boulevard by 150’ deep fronting the east side of Pine Street. Site 

improvements consist of paved parking. The alley south of Parcel A in is process of being 

formally vacated by the city.  The north half of the alley is included in the above estimated land 

area and will be included in the area to be leased.  

Improvements: approximately 23,000 to 25,000 square feet of office, retail, warehouse and/or 

shop space in four different one-story buildings.  It is assumed all buildings will be demolished 

as part of this proposal. 

1. Building A1 (102 E. Spokane Falls Blvd) was built in 1961 and is approximately 

528 square feet of concrete block construction on a slab floor and a flat built-up 

roof on wooden trusses.  The building is heated and has plumbing. 

2. Building A2 (104 E. Spokane Falls Blvd) was built in 1948 and is approximately 

2,120 square feet of concrete block construction on a slab floor and a flat built-

up roof on steel I-beam trusses. The building is unheated and lacks plumbing. 

3. Building A3 (114 E. Spokane Falls Blvd) was built in 1941 and enlarged in 1950. 

The building is concrete block construction on a slab floor with a flat built-up 

roof on steel I-beams on the northern portion and wood trusses on the southern 

portion. The northern portion consists of approximately 3,750 square feet of 

finished space. The southern portion consists of approximately 3,050 square feet 

of unfinished space. The space is heated and plumbed. 

4. Building A4 (124 E. Spokane Falls Blvd) was built in 1944 and enlarged in 1948. 

The building is concrete block construction on a slab floor with a flat built-up 

roof in part on steel I-beams and in part on wooden trusses. The building is 

approximately 16,350 square feet. The north half is finished and the south half is 

unfinished, unheated area. The building is plumbed and has an HVAC unit. 
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Parcel B – 131 E. Main Avenue (west) 

Land Area:  This parcel is approximately 33,750 square feet. Site dimensions are approximately 

225’ fronting the north side of Main Avenue 150’ deep fronting the east side of Pine Street. The 

eastern boundary of Parcel B is located ten (10) feet to the west of the exterior elevator shaft 

on the six story Jensen-Byrd Building. The westerly 125’ of the property is rocky and about four 

feet above grade with the balance essentially flat.  The alley north of Parcel B is in process of 

being formally vacated by the city.  The south half the alley located to the north of Parcel B is 

included in the above estimated land area and will be included in the area to be leased.  

Improvements: approximately 41,600 square feet comprising of storage and warehouse space 

in two different, but interconnected, buildings known as the former “Jensen Byrd” property. 

There are “asbestos containing materials” in the primary buildings and lead-based paints may 

be present.  It is assumed that all buildings may be demolished as part of this proposal.  

1. Building B1 to the west was built in 1973 and is approximately 6,000 square feet of 

steel frame, metal skinned construction on a slab floor. The building is heated, but not 

plumbed.  

2. Building B2 to the east was built in 1910 and is a 2 story, wood framed, brick 

warehouse of approximately 17,800 square feet per floor (35,600 total square feet) on a 

slab floor and a flat built-up roof. The building is heated but lacks plumbing. Note that 

the eastern portion of this building crosses over onto Parcel C, and that any demolition 

of this building will need to be coordinated with the successful Proposer of Parcel C.  

The Proposer of Parcel C will be responsible for the demolition of the portion of the 

building located on Parcel C. 

 

Parcel C – 131 E. Main Avenue (center) – the Jensen-Byrd Building 

Land Area:  This parcel is approximately 26,250 square feet. Site dimensions are approximately 

175’ fronting the north side of Main Avenue and 150’ deep.   The western boundary of Parcel C 

is located ten (10) feet to the west of the exterior elevator shaft on the western face of the 

Jensen-Byrd Building. The site is essentially flat.  The alley to the north of Parcel C is in process 

of being formally vacated by the city. The southern half of the alley located to the north of 

Parcel C is included in the above estimated land area and will be included in the area to be 

leased. If the two-story brick building referred to as B2 in the description of Parcel B above is to 

be demolished by the successful Proposer for Parcel B, then the demolition of the portion of 

building B2 located on Parcel C will be the responsibility of the successful Proposer of Parcel C.   

Improvements: approximately 137,000 square feet of warehouse space known as the former 

“Jensen Byrd” property. This building was built in 1909 and is a six story, heavy wood framed, 
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brick warehouse of approximately 117,400 square feet above grade plus a 19,600 square foot 

basement. Floors 2 and 6 have semi-finished office space. The building is sprinklered, has two 

freight elevators and has an oil-fired, steam boiler that is non-functioning.  Floor heights vary 

from 12 feet on the first floor to 7 feet to 8 feet on floors 2-5 and 14 feet on the 6th floor. The 

low ceiling heights, close spacing of columns and large floor plates may limit or restrict re-

development of this building. It is assumed that the building will be renovated as part of this 

proposal.  Redevelopment options were studied in 2006 by SERA Architects.  This report can be 

found online at: http://www.spokane.wsu.edu/aboutWSUSpokane/PineStreetProject.asp.  The 

building contains “asbestos containing materials” and may contain lead-based paints.  

 

 

Parcel D – 131 E. Main Avenue (east) 

Land Area:  This parcel is approximately 42,150 square feet. Site dimensions are irregular, with 

approximately 281’ along the southern boundary, 150’ deep on the west property line, and 

approximately 152’ deep along the east line adjacent to the University’s parking lot. A strip of 

land approximately 100 feet wide by 15 feet deep located to the south of Lots 3 and 4 in Block 

103 is not included in Parcel D in order to allow access to the south side of the existing building 

on Lots 3 and 4.  Access to Lots 3 and 4 in Block 103 via this alleyway must be provided in this 

proposal.  In addition, a portion of land on the southern edge of this property in not included in 

Parcel D to accommodate the cul-de-sac as shown in Exhibit F.  The site is essentially flat.   

Improvements: approximately 16,800 square feet of space in a concrete warehouse building 

constructed in 1946. The building has a slab floor with a flat built-up roof in part on steel 

trusses. There is no heating or plumbing.  This building may contain lead-based paints.   
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EXHIBIT C 

 

AERIAL PHOTO OF PINE STREET DEVELOPMENT SITE 
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EXHIBIT D 

 

Water: City of Spokane with mains on both Spokane Falls Blvd and Main Avenue. 

Sewer: City of Spokane with mains on both Spokane Falls Blvd and Main Avenue. There is also an active 

sewer line crossing the southerly portion of Parcel D.  Said sewer line appears to serve only two 

buildings (one on Riverside and Division and the other the “Bookie” at the bend in Spokane Falls Blvd.  

Natural Gas:  Avista Utilities, serving existing subject buildings on all Parcels. 

Electricity: Avista Utilities, serving existing buildings on all Parcels. 

NOTE: Utilities listed are for informational purposes only.  The Proposer(s) is responsible to verify all 

existing utilities and conditions.  
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EXHIBIT E 

 

ENVIRONMENTAL CONDITIONS 

 

Parcel A: An underground storage tank has been removed. There are “asbestos containing 

materials” in the primary two buildings and lead-based paints in at least one building (A3).   

Parcel B, C, and D: Floor tiles with possible “asbestos containing materials” have been removed. 

Underground and above ground tanks have been removed, and suspected asbestos insulating 

materials around the boiler and heating pipes have been wrapped to prevent the airborne 

spread of asbestos fibers. There may be lead-based paints in some or all the buildings. 

The Environmental Reports prepared by Techcon, Inc., in early 2001, which served as the basis 

for the above summary of environmental conditions, may be inspected upon request. 
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EXHIBIT F 

 
PROPOSED MAIN AVENUE CUL-DE-SAC 
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EXHIBIT G 

 

← NORTH 
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EXHIBIT H 

 

RIVERPOINT CAMPUS DRAFT MASTER PLAN 

 


