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EXECUTIVE SUMMARY

The EOA is an analysis of the 20-year supply andated for employment development and
land in the city. It is prepared according to Stadininistrative Rule OAR 660-09-0015 and
consists of four sections:

1.

2.

3.

4.

Trends, Opportunities & Market Factors
Long Range Employment Forecast (Demand)
Buildable Land Inventory (Supply)

Policy Alternatives

This report is Section 1 and provides a reviewaifamal, regional, and local employment
trends, opportunities and market factors. This meggocuments existing conditions and current
trends in employment that will serve as a basigHerfuture employment forecast.

KEYHNDINGS

National employment trends indicate a shift fromnofacturing to service sectors and
leading growth in health, education and profesdiand business services.

This past decade has been a period of relatively glb growth not only for Portland but
for the metro region and nationally, but Portlandis growth over the last business cycle
has even lagged the region’s slow pace.

A pivotal question is whether the city continuesépture a relatively small share of the
job growth as has been the case since 2000 (5%gyerts to a more robust pattern of
job capture as was experienced in the previousieeades (25%). The answer to this
guestion has significant ramifications not only Rurtland’s economic vitality but for
regional urban growth management.

It is apparent that the “hot spot” locations whigte growth is occurring within the City
have shifted in recent years. The focus of addedr@leCity job gains has shifted from
the traditional downtown core toward adjacent aredke River and Lloyd districts and
the emerging incubators of the Central EastsideLamer Albina.

Industrial employment has been dropping at the damesthe city is experiencing
increases in industrial land development, cargamels and added value of
manufacturing products.

The EOA identifies nine categories of employmeegar(locations, sites and types of
space) referred to in the report as “employmengggguhies”. Among these, the
institutional geography is experiencing the stratgeb growth, followed by urban
centers (primarily due to institutional growth) atheén the Central City, neighborhood
commercial and industrial geographies.
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NATIONAL TRENDS& FORECASTREVIEW

Following a period of relatively rapid growth inetl1980s, the rate of job growth slowed in the
1990s and further slowed in the early part of ttasade. Job growth may pick up post 2010-
2015 during a period of economic recovery, buhentprojected to further slow to about 0.9%
annual growth between 2025 and 2035.

Manufacturing is projected to decline from abou¥aléf all non-farm jobs in 1990 to between 6

and 7% by 2035. Service sector jobs have increfasedabout 67% of the nation’s non-farm

job base in 1990 to 73% as of 2005. While all mergectors (except retail) are expected to add
jobs, only professional services, education andtihese projected to increase their share of the
employment base over the next 25 years.

REGIONAL EMPLOYMENTIRENDS

The pattern of the 7-county Portland metro areagRMemployment has followed that of the
nation, slowing considerably post-2000 to a ratepgroximately 0.8% per year (to 2008).
Metro has prepared an updated forecast of job ¢greavR040 (with 2035 established as the
pertinent growth target for the City of Portlandyletro’s regional forecast indicates a more
robust job growth rate averaging 1.7% per year f2@h0-2035, consistent with long-term
trends. PMSA employment grew at an average anatabf 2.1% from 1980 to 2008, spanning
the last three business-cycle periods. Job gromisrare expected to range from 0.5% for
manufacturing to 2.4% for professional servicewal as education and health services in the
2010-2035 period.

PORTLANDEMPLOYMENTTRENDS

As of 2008, there were about 392,640 covered jolf¥ortland, equivalent to 38% of the 1.02
million employment base of the 7-county PMSA. Talerstand long term growth trends, the
EOA examined the periods 1980-2008 the 2000-200&ghey reflect the peak-to-peak periods
of the recent business cycles — a timeframe thiatoes the short-term business cycle distortions
of the growth trend. From 1980 to 2008, Multnomatufity added approximately 114,800 new
jobs, resulting in a 1.1% average annual growth aad a 25% capture rate of PMSA job
growth. The city’s share of Multnomah County enyph@nt increased slightly in this period.
After 2000, both region and city job growth slowsdstantially.

From 2000-2008, Portland employment increased pyaqimately 3,120 jobs. This reflects a
5% capture rate of PMSA job growth in that period an overall job growth rate averaging
only about 0.1% per year. In comparison, statewaittt PMSA job growth rates averaged 0.8%
per year.

The 2000-2008 period also provides an insight ghifts between different employment sectors
within the region. Manufacturing jobs declineddiyout 3.3% per year, with all industrial
employment dropping at an annual rate of 2.6%thAtsame time, the city experienced

increases in industrial land development, freighititnes and added value of manufacturing
products. Retail jobs also declined. Employmergdncation and health care sectors increased at
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a rate averaging 2.3% per year. The loss of theesffeemployment in the industrial sectors may
be exaggerated due to 2001 changes in the way gmefd data is classified.

When looking ageographic subareasortland’s Central City commercial areas accalifte
27% of the city’s employment base as of 2008; mregiand town centers (or urban centers)
accounted for 5%; neighborhood commercial areagpased another 18%; industrial districts
represented 30%; and with institutional and redideareas each contributing 9-10%.

As noted, institutional areas experienced the iggtongest job growth. This is followed, in
order, by urban centers, the Central City and itrdiisareas (including close-in incubator
districts). Overall, the number of jobs has dedineneighborhood commercial and residential
areas of the city.

However, employment varies greatly within thesealdrgeographic groupings. For example, in
the Central City, employment declined somewhahexdowntown and South Waterfront
subareas, while increasing for the River and LIBystricts. Within industrial areas, employment
has declined within the Columbia Harbor while irsiag for Columbia East of &2 the
Dispersed Industrial areas, and for the Central lddustrial (or incubator) districts of Central
Eastside and Lower Albina.

For urban centers, strong gains have been expeddnc Hollywood, Gateway and Lents while

St. Johns, Hillsdale and West Portland have expeeig stable or declining employment. Of the
neighborhood commercial areas, employment withepelised commercial areas has increased
while the job count has declined for commercialicmrs and nodes.

DEMAND ANALYSISISSUES- FOocus GROUPINPUT

In 2009, the City organized six focus groups inudv58 participants to provide input on the
demand for different types of employment - centig office, close-in incubator, manufacturing
and distribution, neighborhood commercial, transiénted development/mixed use corridors,
and campus institutional. The findings includedftiewing:

Recent trendsbespite relatively slow employment growth over ldst several years, the
mid-decade was relatively good for Portland’s majmployment generators — at least up
to the point of the economic downturn starting @2-08.

Emerging trends the overarching theme is “change”. There is a psorgilong-term
outlook provided that the pending economic recoyeoyes sustainable with the view
that the City and region respond to shape thisghamways that keep Portland
competitive for added investment and employmeiec8ic types of change include:

The Central City office market becoming more digensth strong growth in lower
cost incubator space.

Industry concerns that skilled workforce developtraard the freight transportation
system will not be able to keep pace with theimgjiag needs.

Neighborhood commercial corridors seeing more mixeel development and high
densities along major transit streets.

Health care providers expect “tremendous” growth.
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Business space and location needsxpected space needs are relatively diverse, and
there seem to be growing opportunities for moreaatinse and denser commercial space
versus more traditional manufacturing and distrdrugctivity.

Density and redevelopmentOpinions on the potential for greater densitysusnd
redevelopment of existing uses ranged from extresmgion expressed by manufacturing
and distribution focus group participants to btllgipport from /mixed-use corridor
participants. All the focus groups discussed tlaefcal implications and means by
which employment uses could grow up rather than out

Economic prosperity and creative vitalityl-aere are different strategies for creating and
maintaining prosperity. A key challenge is to hasthese diverse interests into a
coherent whole. For example:

Emphasizing the Central City as a critical compdnera healthy regional
economy.

Balancing goals of sustainability and job growth.
Small neighborhood businesses as the primary ecorenmgine.

Public role in economic developmenParticipants argued that public strategies should
emphasize a more business-friendly environmeneiretal with more flexible
regulations, more reliance on public-private paghgs, new business incentives, and
less “picking winners” with targeted efforts.

DEMAND ANALYSISISSUES- DATA ASSESSMENT
Key findings:

High rise office developmertThere is solid potential for additional mid tghn-rise
development primarily in the Central City but aldeewhere. Mid-high rise development
outside the Central City has been limited to adepteuse in close-in areas and
medical/health care facilities in urban centerdisae Gateway and Hollywood.
Proximity to retail and housing is increasingly ion@ant for future office development.
The Central City reports a relatively slow ovejall growth rate (0.3%) from 2000-08 —
with strongest growth in the River and Lloyd Distsiand some employment loss in the
CBD.

Incubator and manufacturing districtsThese two types of space can contribute todutur
export-oriented job growth in Portland. The Coluanbliarbor area remains strongly
oriented to manufacturing, transportation and ihistron but service employment has
been the dominant source of job growth in receatseThe Central City incubator
districts of Central Eastside and Lower Albina haveore diverse job base and have
been experiencing job growth above the citywide ratlbeit concentrated in service
sector activities together with information/desagrd construction. Overall, employment
within industrial areas declined slightly.

Neighborhood commercial districtsThese dispersed concentrations of employment
space have been a significant contributor to ttyésgiob base, but with somewhat
surprising job loss indicated over the 2000-08 tpedod, primarily within residential
zones and along commercial corridors. Commercialdars (including those with
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TOD/mixed use potential) still account for 27% olb$ outside of the city’s urban centers
and industrial areas, despite a net loss of n&20 jobs from 2000-08. Neighborhood-
serving services and retail generally appear wsttiduted throughout the city; with just
a few gaps.

Institutional developmenrtThese sites include 7 colleges and 10 hosp#galsh(on 10+
acre sites) but excluding Portland State Universitgt Adventist Medical Center which
are included with in the Central City and Gatewmp®yment geographies respectively.
These 17 institutions together accounted for aB&L200 in-city jobs as of 2008 and
represent the city’s fastest growing employmenggaohy.

LOCAL SECTORSPECIALIZATION

Two related analyses were conducted that are reiéodhis EOA. Metro evaluated the region’s
comparative advantage @mploymentelative to the nation, finding that this regiorstaa
comparative advantage in manufacturing despitgobdbsses. Overall, non-manufacturing
sectors show little to any substantial comparadisdeantage relative to the rest of the nation.
However, Metro is projecting increased regionalteegpof national employment for finance
activities, education and health care, and someagement and personal services.

ECONorthwest also evaluated the City of Portlanahgarative advantage based on industry
value addedather than employment. This analysis corroborditesesults of the regional
employment-base analysis. Both analyses indicateRtbrtland’s comparative advantages are
higher in the manufacturing sectors. Although, ¢hesctors make up smaller shares of total
economic activity, they generate larger overallnecnic impacts in value added and export
value added, particularly professional servicegplesale trade, and management of companies.
Consequently the ECONorthwest analysis indicatatttie manufacturing sector’s output may
be insufficient as aexclusive enginéor continued economic growth into the future.

EOA IMPLICATIONS
Key implications for subsequent EOA work tasks unig:

A recognition that this past decade has been agefirelatively slow job growth not
only for Portland but for the metro region and oaélly. Despite an economic downturn
experienced just after 2000 followed by a majoesston at end of the decade, Metro is
projecting that the nation and region should expecéturn to a more normalized pattern
of job recovery and stronger growth over the loagrt horizon of next 25 years.

For Portland, a pivotal question is whether thg c@ntinues to experience a relatively
small share of the job growth that has occurreldaasbeen the case since 2000, or reverts
to a more robust pattern of greater in-city andntpyob capture as was experienced in
the previous two decades. The answer to this qurekas significant ramifications not

only for Portland’s economic vitality but for regial urban growth management.

Finally, it is apparent that the “hot spot” locatsowhere job growth is occurring within
the City have shifted in recent years. The focuadafed Central City job gains has
shifted from the traditional downtown core towadjazent areas in the River and Lloyd
commercial / mixed use districts and the emergmglators of the Central Eastside and
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Lower Albina. Similar shifts are occurring withimé between the City’s industrial,
urban center and neighborhood commercial areasurirerical terms, by far the strongest
growth has been in Portland’s institutions.
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.  INTRODUCTION

The City of Portland is required to complete anritraic Opportunities Analysis (EOA) to
comply with Oregon Statewide Planning Goal 9 amupsuting administrative rules. State
statutes also require the City’'s Comprehensive Ridre coordinated with Metro’s regional
population and employment forecasts and allocatibhe EOA rules also allow Portland the
opportunity to shape its plan in a way that fit$ ooly state and regional goals but also locally
determined priorities and choices.

The intent of this EOA is to address both currer@t amerging market trends while at the same
time addressing distinctive state, regional ang-@éfined policy objectives for employment and
associated land development requirements. The atoranalysis also addresses short-term
employment demand and resulting land supply needsistent with Goal 9 and reconciles
buildable land supply with demand over a longemtéme horizon to 2035.

APPROACH

This report covers economic trends, opportunitresmarket factors, including an assessment of
local sector specializations, and submarket/reatesinalysis.

The analysis has drawn from a review of quantieageonomic data for the U.S., state of
Oregon, and Portland metro region as well as geaific to the City of Portland. The analysis
also considers qualitative information affectingufie opportunities and market factors,
including results of six focus groups organizeduademand analysis issue topics.

Subsequent EOA reports are informed by the res@ilfsis initial trends analysis.

ORGANIZATION OF TRENDS OPPORTUNITIE®AND MARKETFACTORSANALYSIS
The remainder of this Task 1 report is organizedower the following topics:

National Trends & Forecast Review

Portland Employment Trends

Demand Analysis Issue — Focus Group Input
Demand Analysis Issues — Data Assessment
Local Sector Specializations

Intensification Analysis

Multiplier Analysis

EOA Implications

! Information in this report has been drawn frorarses generally deemed to be reliable. Howeveraticerracy

of information from third party sources is not gaateed, and is subject to change.

The observations and findings contained in thi@reare those of the authors. They should notinstcued as
representing the opinion of any other party priotheir express approval, whether in whole or part.
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. NATIONALTRENDS & FORECAST REVIEW

Consistent with Oregon Administrative Rules (OARDB@ortland’s EOA is set within the
context of nationwide trends and projected futurpleyment. Recent and forecast conditions
are considered first for total employment, thernwaitore detailed discussion of employment by
sector.

NATIONAL EMPLOYMENTIREND& FORECAST

As of 2005, the U.S. had an estimated 133.7 milion-farm jobs — an increase of 48% over the
1980 nationwide job count of 90.5 million:

Over the 25 year Figure 1. U.S. Non-Farm Employment Growth Rates
period of 1980-2005, (1980-2035)

employment across the .
U.S. increased at an — —
average annual rate of

1.6% per year, 2.0%
reflecting a
particularly rapid
1.9% rate of job
growth during the
1980s. The 1980-90
time period also
coincided with entry
of a large baby boom 0.5% |
cohort into the job

market. | | | | H | H |

0.0%
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growth nationally has
slowed to a more
modest 1.3% annual
rate from 1990-2005.
During the first half of this decade (2000-20086) prowth was even more modest
averaging 0.3% per year, reflecting a post-200iodesf economic contraction followed
by a slow recovery.

Looking forward, Metro’s regional forecast projenttional job growth to remain at a
similarly anemic pace through 2010 (reflecting dapin-up to 2007 followed by the
current recession). The national forecast pre@igteconomic recovery period for 2010-
2015 with relatively strong anticipated job growih5-1.6% per year) that declines over
time to a rate of about 0.9% by 2025-2035. At theses of projected employment
growth, the U.S. would have about 173.5 million #iarm jobs by 2035, an increase of
just under 40 million jobs (or 30% gain) compare@®005 conditions.

15% 1 o

0% — — —

% Change (avg annual)

Source: Global Insigh008 QR US Long-Term Outlods compiled
by Metro.
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Employment Sector Growth

When viewed by major employment sector, the mostworthy change has been the continued
shift of the nation’s economy from an industriak&rvice-related employment. This trend is
expected to continue through 2035. However, sewanatats are noted related to this shift.

Past employment sector shifts are difficult to gifgmue to a 2001 change in how industries are
classified in (from the Standard Industrial Classifion system to the North American Industrial
Classification System). The new NAICS system citat® new sectors, management of
companies and information, which are considereds=s but which encompass firms (or
portions of firms) previously classified as indiedtrWhile employment data from the year 2000
has been converted to NAICS (by the Oregon Employepartment), this conversion was not
perfect. Some portion of the reported employmeiit atvay from manufacturing is attributable
to this change in job classification, although ¢xact portion is unknown.

Also of note is that while the focus of this trermdsessment is employment, manufacturing has
in many regions held a steadily increasing sha@P. At least since 2000, there appears to be
a contradictory relationship between industry otignd industry employment. Consequently,
job growth represents only one lens through whicassess an industry’s economic contribution.
Other measures of economic activity are addresgedih this report.

That said, the following changes are reporteddbrtjends within the manufacturing sector
nationwide:

Manufacturing:

Nationally, manufacturing has declined from juse€on¥6% of all non-farm jobs in 1990
to 10-11% of non-farm jobs in 2005 and is projedtedecline to between 6-7% of
employment by 2035.

Manufacturing has been declining not just as aesbhthe total but also in terms of
numbers of jobs — from close to 18 million jobslBOO to just over 14 million in 2005
and to a projected 11 million by 2035.

Every major manufacturing category except lumbgreerenced job losses between 1990
and 2005, and all sectors are forecast for jobtlussigh 2035. Durable goods
manufacturing, which tends to be more capital isitea has experienced less rapid job
loss than non-durables.

Other Industrial-Related Employment:

With the exception of natural resources, all othdustrial-relatedsectors experienced
job growth from 1990-2005 and are projected fortcmed job growth through 2035.
These other sectors include natural resourcestroation, wholesale trade,
transportation/warehousing/utilities (TWV), anddnfation?

2 Information is a new sector defined by NAICS timefudes some previous industrially related Si@zhsas
printing combined with more service sector reldtatttions such as internet and software.
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Between 1990 and 2005 the other industrial-relagators declined slightly in total
employment share, from 16.6% to 16.2%, as growth lvedow rates experienced in non-
industrial (service) sectors. However, through 2885non-manufacturing industrial
sectors are projected to increase their sharesofdion’s employment to 17.4% by

2035.
From 1990-2005, the fastest growing industrial @ewstas construction, with jobs

increasing an average of 2.5% per year. From 203%.2he biggest gainer is forecast
for jobs in transportation/warehousing/utilities {a83% annually), followed closely by

the construction and information sectors.

Service Sector Employment:

ﬁervige sector djObS Figure 2. Forecasted U.S. Job Growth Rates
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16.3% as of 2005.
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While all service sectors (except retail) are expeddo add jobs, only professional
services, education and health are projected tease their share of the employment
base over the next 25 years. Declining shares &lgvwowth) are projected for retail
trade, financial activities, leisure and hospitaland government.

STATEWIDE REGIONAL EMPLOYMENTC ONTEXT
Statewide & Metro Area Employment Growth Trends

Over a 25-year period extending from 1980-2005¢epas of employment growth for the nation,
Oregon, and the Portland metro area have beerasiiceptions include:

In the first half of the 1980s, Oregon and the Rad metro area were harder hit than the
nation during a period of overall economic slowdownthe latter half of the decade, this
pattern was reversed as employment growth ratedeaated, exceeding 4% per year
both statewide and for the metro region.

Figure 3. Employment Growth Rates — U.S., Oregon & Portland PMSA
(1980-2005)
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3.0% = —

2.0%
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0.0% ‘ | | i:l:p
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-1.0%

‘ B US 0OOregon DPMSA‘

Source: Metro, Oregon Employment Department, ard.EHovee & Company, LLC.

This pattern of strong employment growth stateveidd regionally continued (though at
somewhat slower rates) through the 1990s, witm#t®n nearly catching up to the state
and region in the latter half of that decade.

In the 2000s, employment stagnated — nationalyestide and regionally — through a
recession with a slow job recovery. While at fampdest levels, employment growth
statewide exceeded that of the PMSA, the only &dJgbar period since 1980.
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Manufacturing Focus?

Manufacturing often receives particular attenti@sduse of its historic role as a pivotal traded
sector and as source of relatively high wage jbb#) nationally and in this region. As a share of
PMSA employment, manufacturing has not reversedatdining share of the region’s job base —
at best holding its own from 2003-2005 at 12.6%otdl non-farm jobs (Figure 4). The
experience of the last several years offers thediia possible opportunity for slowing the now
decades long slide in U.S. manufacturing. Thilustrated by a year-to-year review of
manufacturing employment in the Portland metro &énm@a 2000-07. This period is chosen as it
essentially extends from the recession just afl@0dback to a subsequent peak in 2006.

As indicated by the following graph, the metro tegexperienced a sharp drop in manufacturing
jobs during the economic recession of 2001-2008 WMas then followed by a post-recovery
increase of about 7% back to a peak year of 2006. fEcovery nationally was aided by a weak
dollar encouraging added exports, especially foablle goods manufacturing.

Figure 4. Portland PMSA Manufacturing Job Trend (20 00-2007)
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Source: Metro.

A more detailed look at the 2003-2007 period shthesdifferences in this manufacturing
employment resurgence by sector. While there wasiderable employment contraction in the
2000-2003 time period, the strongest post-2003sgagre indicated for transportation
equipment and primary/fabricated metals, followgdrinre modest gains for electronics and
food processing.
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Figure 5. Portland PMSA Manufacturing Job Surge (20 03-2007)
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A key question with economic recovery in the yesread is whether this resurgence proves to
be temporary. Alternatively the question is whetiherre are opportunities for continued longer
lasting competitive gains for durable goods as wiitals, transportation equipment and/or
electronics.

With non-durables, a question is whether the recbaerved growth in regional food processing
can be sustained. Opportunities may be linked éatgr emphasis on consuming products grown
and manufactured closer to home.

Metro projects that manufacturing’s share of thggae’s total job base will be 8.3% of total
employment by 2035. The total number of manufaogijobs is projected to stabilize at
between 120,000 and 125,000 between over the 2D2ir8 period.

Metro Area Employment Growth Forecast

Looking to the future, Metro developed a rangeowf,Imoderate and high growth employment
forecast alternatives to the year 2040 and hasteel@an official forecast slightly less than the
moderate forecast. The following chart displayadefrom 1980 to 2005, and then resulting
revised forecast to 2035 (the forecast periodHm EOA).
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Figure 6. Portland PMSA Employment Forecast Range (  to 2035)
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Source: Metro. Data for 2010 reflect BLS actuaptayment, with subsequent years as Metro foreesstis.

With the baseline forecast, Portland PMSA non-famployment would increase from recession
dampened figure of less than 1 million jobs in 284 @early 1.5 million in 2035, a gain of over
520,000 (for 54% job growth) with an average anmmaivth rate in the range of 1.7% per year
over the 2010-2035 time period.
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lll. PORTLAND EMPLOYMENT TRENDS

This section analyzes recent (2000-2008) City afl&ed employment trends within the national
and regional context. While some citywide changasltel those of the nation and/or region, it

is clear that Portland’s position as the largestiai the region and state has created distinctive

market niches as well as future opportunities anddtions.

Topics covered by this initial data review are:

Citywide Employment Trends

Detailed Development & Employment Trends:
Employment by City Subarea
Employment & Development by Expansion Type
Development by Valuation, Density & Site Type

Geographic and sector employment trends will bel isenform the distribution of projected
employment in later tasks for this EOA.

CITYAND COUNTYBVPLOYMENTIRENDS

The long-term employment trends analysis is basetbanty data because reliable, comparable
city data is not available before 2000, due to glearin data reporting and major city
annexations in the 1980s and 1990s. Figure 7 shmavshe short-term (2000-08) job losses are
inconsistent with long-term trends.

Figure 7. Multnomah County Capture Rate of Regiona | Job Growth (1980-2008)

Multnomah County Capture Rate of MSA Job Growth
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Source: Bureau of Planning and Sustainability f@regon Employment Department QCEW data.
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Despite slower job growth after 2000, long-term &@yment trends in Multnomah County

reveal a general linear growth pattern, as showkigare 8. Given this linear pattern, a
commonly used forecasting method is a linear tieadlvhich is a best-fit straight line through a
series of historical data points (regression amglyslhe trendline shown in Figure 8 is based on
1979-2008 annual employment data, representingtgqaak-to-peak data periods of the last
three business cycles. A trendline is most rediaithen its R-squared value is at or near 1, and
this trendline results in a generally close-fit d+ared value of .85. The years when actual
employment levels varied most from the trendlirubeed particularly from the employment
fluctuations of short-term business cycles.

Figure 8. Multnomah County Employment Trendline, 1~ 979-2035

Multnomah County Employment, 1979-2008
Peak-to-Peak Trend and Linear Trendline,
2010-2035 Growth Estimate = 184,000 New Jobs
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Source: Bureau of Planning and Sustainability f@regon Employment Department QCEW data.

If Multnomah County’s long-term linear job growthatpern continues along this trendline,
184,000 new countywide jobs will be added betwe&lD2and 2035, which reflects a 34%
county capture rate of new PMSA Covered Employniretttis forecast period. In 2008, the
City of Portland accounted for 87% of Multnomah @guemployment, up from 86% in 2000.
Assuming a slightly declining city share of coujdis over time, estimated at 82% of new
Multnomah County jobs from 2010 to 2035, the tremalin Figure 8 indicates that 151,000 new
Portland jobs will be added in the forecast peridtiis growth level would represent a 28% city
capture rate of PMSA job growth to 2035.

Employment trends are also linked to populationdeeat the regional level, but Multhomah
County has long been a job center in the regionh@sdsubstantially more jobs than resident
workers, such as shown on the following graph.
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Figure 9. Employment-to-Population Job Ratios

Job Ratios (Employment/Population):
Multnomah County, Portland-Vancouver-Beaverton MSA, Oregon and United States, 1965-2008
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Source: Oregon Regional Economic Analysis ProjexhfU.S. Bureau of Labor Statistics data.

Geocoded (mapped) employment data is availabl2dd6 and 2008, allowing a review both of
citywide and sub-city employment trends. This ergplent dataset is based on jobs covered by
unemployment insurance, which generally equates testimated 85% of the total workforce.

2000-08 Employment by Sectors
Figure 10 reports employment at the detailed séet@l with the 2008 distribution and net
change both in terms of numerical change and arawgibge growth rate (AAGR).

Throughout the remainder of the report, employnsetors are aggregated to broader categories
to provide a more manageable amount of information.
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Figure 10. Portland Citywide Employment (2000-2008)

2008 Change
NAICS 2000 2008 Distrib. Net AAGR

11 Agriculture 180 210 0% 30 1.9%

22 Utilities 3,960 2,580 1% (1,380) -5.2%

23 Construction 19,840 18,380 5% (1,460) -1.0%

31 Man: food, textile, apparel 5,990 5,800 1% (190) -0.4%

_Tg 32 Man: wood, petrol, chemicals 9,120 6,740 2% (2,380) -3.7%
§ 33 Man: metal, machine, computer 24,670 17,800 5% (6,870) -4.0%
= Manufacturing subtotal 39,780 30,340 8% (9,440) -3.3%
- 42 Wholesale Trade 25,510 20,380 5% (5,130) -2.8%
48 Transportation 19,770 15,650 4% (41200 -2.9%

49 Transport & Warehousing 9,160 8,010 2% (1,150) -1.7%

Industrial subtotal (21-42,48,4 118,200 95,550 24% (22,650) -2.6%
= 44 Retalil 22,130 22,200 6% 70 0.0%
% 45 Retail: Dept, misc. 14,940 10,830 3% (4,110)0 -3.9%
o Retail subtotal (44,45) 37,070 33,030 8% (4,040) -1.4%
51 Information 12,350 11,570 3% (780) -0.8%

52 Finance & Insurance 21,390 18,810 5% (2580) -1.6%

53 Real Estate 9,870 8,580 2% (1,290) -1.7%

54 Prof., Scientific, Tech Services 25,530 27,200 7% 1,670 0.8%

o 55 Management 6,820 14,590 4% 7,770 10.0%
k<) 56 Admin Support, Waste 14,020 21,770 6% 7,750 5.7%
S 61 Education 20,640 35510 9% 5870  2.3%
0 62 Health & Social Asst. 40,960 49,150 13% 8,190 2.3%
71 Arts, Enter., Recreation 6,200 6,280 2% 80 0.2%

72 Accommodation & Food 30,410 35,770 9% 5,360 2.0%
81 Other Services 17,190 17,210 4% 20 0.0%

Service subtotal (51-81) 214,380 246,440 63% 32,060 1.8%

Public 92 Public Administration 17,110 17,500 4% 390 0.3%
Other 99 Unclassified? 2,760 120 0% (2,640) -32.4%
Total 389,520 392,640 100% 3,120 0.1%

Source: Oregon Employment Department, E. D. Hovéeo&npany, LLC. Employment in all categories has

been rounded to the nearest 10 employees.

Observations

The 2000-2008 time period corresponds to the nex&int economic cycle of the region and
nation, representing a peak-to-peak period in Muftah County employment. This has been a
period of economic downturn early in the decadkowed by rebounding job growth through
mid-decade and then substantial job losses witheibession after 2008.

Consequently, for the entire 2000-08 time period,growth was experienced at relatively low
rates for the city as well as for the state anebnatertainly in comparison with the prior decade
of the 1990s:
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Within the City of Portland, post-2000 job growtashoccurred at a rate of just 0.1%
annually. Oregon’s statewide growth rate post-2086 at 0.8% per year, comparable to
a similar growth rate in both non-farm and coveszatployment for the 7-county metro
area (PMSA) over the same time period.

Over this time period, Portland captured only at&$étof the net job growth in the
region, a pattern of performance better than thuwtnomah County but well below
city and county rates of job growth capture in pdecades.

As of 2008, the City of Portland reported about,B4R2 covered jobs, representing 38%
of the 1.02 million employment base of the 7-couPbySA. This represents a relatively
nominal increase of about 3,120 jobs over a six pedod in Portland. Job declines are
reported across multiple sectors, including evedystrial sector for which data is
provided.

Taken together, the industrial sectors report jtlides averaging 2.6% per year over
the eight year period (for a combined loss of 2@ j@hs), despite a brief resurgence
experienced mid-decade. There was a somewhat @ik shift away from
manufacturing employment — a subset of the overdiistrial sector — of 3.3% annually,
equating to a total loss of 9,440 manufacturingjoter the 2000-2008 period. It is
notable, however, that the Portland region loshaller share of its manufacturing jobs
that the nation as a whole did. In addition, thieieaf manufacturing output rose by
more than $9 billion for the 7-county region (Figi3). The region's manufacturing
sector is growing, but is becoming less labor isten

Over this eight year period, retail employment artRind changed little — with a nominal
gain of about 70 jobs.

The growth sectors — strong enough to more thasebiiidustrial job losses — occurred
across service sectors. The sector showing thegesb growth was health and social
assistance (up by 8,190 jobs), followed by managenaeiministrative support and waste
management, education, accommodation and foodpriiessional/scientific/technical
services — with minor gains noted for arts, enteni@nt and recreation.

A major portion of the growth occurring within teeministrative support sector has
been for temporary employment agencies. While tegawith this NAICS job
classification, temporary employees actually maylaeed in any sector and also likely
serve to offset at least some portion of the regbitdustrial employment decline. Also
noted is thamuch of the growth in the management sector isylikedated to business
sector reclassifications with new NAICS coding cogiinto place between 2000 and
2008.

Not all service sectors experienced employment tiraver the past decade. Loss of
2,580 jobs is indicated through 2008 for financd easurance, with job losses also noted
for the real estate and information sectdrs.

3

The Information sector was established with thadition from the Standard Industrial Classificat{SIC) to
North American Industry Classification System (NA)Cfrom what were a mix of industrial and service
components.
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Data Limitations
While the Quarterly Census of Employment and Wage3CEW (formerly known as ES 202)

data is the most comprehensive and timely souragadie, there are at least two important data

limitations, as they may affect the portrayal df ghange over timé:

1) Employment has been parceled out to sites for eyppdowith multiple sites, and this
process may be more or less accurate in one dWwihgears for which data is drawn
(with a tendency towards greater accuracy in mecent years).

2) Inconsistent NAICS classification by individualrfis within the two comparison years,

as industry classification largely represents sgghiorting by firms to the Oregon
Employment Department (OED).

A second set of issues related to changing employoiassification is perhaps of greater concern:

National changeover from the Standard Industriak€ification (SIC) to North American

Industry Classification System (NAICS) occurredviletn 2000 and 2008, leading to
new classifications and an inexact bridge betwhenwo systems.

The net result of this change in classificatiorteys has been to accentuate a reported
shift away from the industrial sectors, as the yeadded service sectors of management
of companies and information both encompass filmas dften were previously classified

as industrial. It is unknown exactly what portidrttoe shift away from what is reported
manufacturing is attributable to the new NAICS syst

There is also a trend toward companies reportingertian one NAICS, with a separate
NAICS assigned to groups of employees. It is likbigt this greater detail has led to the

reported jump in employment within the NAICS catggtmanagement of companies”.

This trend results in a shift away from the indatsectors, as employment appears to be

increasingly split between a company’s “primarydustry (e.g. warehousing,
manufacturing) and other classifications (such asagement or headquarters
operations), which falls within the service sectors

Companies self-report NAICS, and sometimes arenisistent over time.

Because of these issues, sector-level changemg¢tance, the reported decline in manufacturing

jobs and increase in service jobs) are best uratetsts shifts in the nature of the region’s
employment rather than necessarily as job growtthecline within individual firms.
Employment data should also be viewed as mostielishen summed within a geographic
subarea (gr to broad sector groupings, rather theenwletailed sector-level data is compared
over time>

Alternative data sources include the Covered BgpEent Statistics, a sample survey-based timessthé is
adjusted to match ES 202 data, and the EconomisuSenompleted once every five years (with a séyesx
lag before data release and not available at aeggibnal level).

The reliability of sector comparisons over tinm@sld also improve in the future, as more yearsadd and
experience with the NAICS classification systenetalace. This will especially be the case whes iadt as
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PORTLANDEMPLOYMENTG EOGRAPHIES

This section includes an analysis of Portland egmpknt areas at a finer level of detail —
geographic subareas that group together similat@ment uses with common site

characteristics and development patterns (Figueesd®). Subareas are broadly grouped into
categories of Central City, industrial, neighborti@@mmercial, institutional, and residential

categories.

Figure 8. Employment Geographies

Subarea

Boundary Methodology

Central City Commercial
CBD + South Waterfront

University District
River District
Goose Hollow
Lloyd District
Central City Incubator
Central Eastside (incubator)
Lower Albina (incubator)
Urban Centers
Hillsdale Town Center
Hollywood Town Center
St. Johns Town Center
Gateway Regional Center
Lents Town Center
West Portland Town Center
Industrial Areas
Columbia Harbor
Columbia East of 82nd
Dispersed Industrial
Neighborhood Commercial
Commercial Corridors
Commercial Nodes
Dispersed Commercial

Institutions

Central City Plan District subareas
Central City Plan District sutea
Central City Plan District subarea
Central City Plan District subarea
Central City Plan District subarea

Central City Plan issubarea
Central City Plan Distretibarea

Plan District

Plan District

Plan District
Plan District

Industrial Sanctuary + adjacent ddEnp plan designation
Industrial Sanctuary + adjad4E comp plan designation east of'82
Dispersed IS + ME comp plasigieations

Commercial corridors desigddte BPS

Tax lots surrounding key commeéictarsections identified by BPS

Other tax lots in commeratalizg (auto-oriented, storefront or mixed
employment)
7 colleges and 10 hospitals with campus areasrléinga 10 acres with
more than 100 employees, except for Portland &tateersity, which is
included in the Central City’s University Distri@nd the Adventist Medical
Center, which is included in Gateway Regional Cente

important to provide time series comparison with 2000-2002 time period when much of the SIC to G&\l

changeover occurred.

E.D. Hovee & Company,

LLc for City of Portland:
Economic Opportunities Analysis Section 1 Trends,

Opportunities & Market Factors 25



Figure 9. Portland Geographic Subareas

Adopted — October 2012

E.D. Hovee & Company, LLc for City of Portland:
Economic Opportunities Analysis Section 1 Trends,

Opportunities & Market Factors

26



Adopted — October 2012

Trend Observations by Employment Geography

Major observations from each employment geograpeysammarized below. As noted,
submarkets are defined for each of the major enmpémy geographies of Central City, urban
centers, institutions, industrial, neighborhood cmencial, and residential/open space
employment activity. Added discussion of employmseittor changes within geographies and
accompanying graphs are located within the Demamaly&is — Data Assessment Topics section
of this report.

With 107,600 jobs, th€entral City Commercial geography encompassed 27% of the
city’s job base in 2008. With a 0.1% average angualvth rate between 2000-2008,
employment increased at about the same rate a®gmght increased citywide over the
same time period.

With nearly 66,400 jobs, the CBD + South Waterfroot surprisingly comprises the
largest Central City subarea, although this colsrarket experienced a loss of an
estimated 3,100 jobs from 2000-08. The most raghdgrowth occurred within the River
District submarket (up by 2.1% per year), followsdthe Lloyd District.

Two Central City subdistricts — Central Eastsidd hawer Albina — are included within
the Central City Incubator geography (and incluptetthe industrial area rather than
Central City totals). These are often referredstéimcubator” rather than heavy industrial
districts and have out-performed the overall Cérity area with annual job gains of
nearly 3% and 2% per year respectively.

Urban centerscomprised just 5% of citywide employment in 2008 @xperienced job
growth averaging 1.4% per year. Of the six urbarteresubmarkets profiled, Gateway
has the largest employment base with about 9,8llowed by Hollywood at 6,500 and
West Portland at 2,600.

The highest levels of employment growth since 2&@0indicated for Hollywood and
Lents Town Center, both averaging employment gairetter than 5% per year.
Gateway also experienced employment growth, batratich lower growth rate. The
other urban centers experienced relatively flatdolining employment.

Institutions, excluding PSU and Adventist Hospital, accountecdbfaer 35,200 jobs in
2008 (nearly 9% of citywide employment), with jotogth averaging 3.6% from 2000-
08.

Industrial areas comprise a total of 119,500 jobs (or beti@n 80% of employment
citywide). Overall job growth has occurred at abihét citywide average of 0.1% per
year but with wide variation between districts.

With more than 61,600 employees, the Columbia Hageography accounts for more
than one-half (52%) of the industrial total (or 16%all employment citywide). The
Columbia Corridor east of NE 2Avenue accounts for more than 19,400 jobs with
Dispersed Industrial at 17,200. The two Centray Gitdustrial (or incubator) districts
account for 18,000 and 3,300 jobs respectively.

Columbia Harbor reports some job loss averagingecto 1% per year, with even more
rapid attrition for Dispersed Industrial. Job ganfi€lose to 3% per year are noted for
Columbia East of 82. Employment has increased 0.1% per year in alintiestrial
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areas combined. As noted, both the Central Citybator districts have experienced
employment gains.

Harbor Access Landsare shown as a subarea to the Columbia Harborogmgeint area.
Harbor Access Lands are riverfront industrial lamdghe Portland Harbor and along the
Columbia River. As of 2008, Harbor Access Landaoted for an estimated 9,300
jobs, approximately 15% of Columbia Harbor emplogm&rom 2000-08, Harbor
Access Lands experienced declining employmentateaaveraging 2.4% per year — a
substantially more rapid rate of job loss thantfar entire Columbia Harbor geography.
Reported employment losses were most substantmbimufacturing, followed by
transportation, warehousing and wholesale trads.nbtable that a separate analysis
indicates that the economic activity in the Podi&farbor grew at 1.6% per year during
approximately the same timeframe - 2002 to 2008ririg that same time period, cargo
volumes increased by 4.8% per yéas discussed later in this report, employment may
not be the best indicator of land needs in thedrarb

With 70,400 jobs or 18% of citywide employment, ttesghborhood commercial
geography has experienced net job loss since ZDOMe neighborhood-related
employment activity, nearly 56% of jobs are indezhas located in Commercial
Corridors, followed by Dispersed Commercial. ComerarCorridors account for the
largest base of neighborhood activity with justro3®,000 jobs but lost jobs at a rate
averaging 1.5% per year. Commercial Nodes (abokef0ntersections) supported
9,600 jobs in 2008 or 14% of the neighborhood-eelgbbs total. Taken together,
neighborhood commercial areas experienced a neblfok, 900 employees from 2000 to
2008 — coming primarily from reduced employmen€Cimmmercial Corridors. Job losses
are noted for 6 out of 10 employment sectors, eddmstruction which decreased by
more than 1,700 jobs. A countertrend is indicatedispersed Commercial, with close
to 3,900 more jobs reported in 2008 than 2000.

More than 38,900 jobs are reported fesidential areas pluspen spaceThe majority
of these jobs are in residential areas which adcimungust under 10% of citywide
employment. Job losses are exhibited in every eynpdmt sector, except public sector
employment.

More detailed data for these submarkets is provinetthe tables on the next two pages.

® EcoNorthwest, Portland Harbor Industrial Land Sypjhalysis, February 2012)
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Figure 10. Urban Centers & Institutions Employment  (2000-2008)

Central City - Non Industrial Urban Centers
CBD + University River  Goose Lloyd West
S Waterfront District ~ District  Hollow  District|Gateway Hollywood St Johns Hillsdale Lents Portland | Institutions
Total Employment 2008
Utilities 26 - * - * * - - - - - -
Construction 682 - 900 268 61 118 36 89 * 34 194 *
Manufacturing 275 * 481 * * 150 * * * * * -
Trans, Wareh. & Whislg 800 * 2,478 24 341 242 46 95 5 * 34 *
Retail, Arts, Accommod 11,033 353 4,337 1,935 5,614 2,705 950 388 286 89 297 353
Services 30,496 341 3,319 1,079 6,000 1,403 589 335 135 102 1,584 132
Information & Design 11,937 * 2,569 645 1,020 * 140 36 33 - 189 153
Education + Health 3,241 * 1,066 272 819 4,187 4,733 142 254 56 291 34,575
Public 7,740 182 95 - 1,684 487 * * - * * -
Other/No NAICS 11 - 2 - 4 1 - - - - - 1
Total 66,365 3,925 16,162 4,444 16,704 9,514 6,513 1,313 742 324 2,609 35,234
2008 Distribution 16.9% 1.0% 4.1% 1.1% 4.3% 2.4% 1.7% 0.3% 2% 0.1% 0.79 9.0%
Employment Change 2000-2008
Utilities (474) - * - (799 - - - - - * -
Construction (1,230) ©)] 787 10 (87 (29) (66) 23 4 12 144 1
Manufacturing (576) (26) (672) (186) (39 (13) (25) (3) 14 * 2 -
Trans, Wareh. & Whislg (1,039) 8 (2,495) (139) (435 (628) (22) (64) 27) * (98 *
Retail, Arts, Accommod (592) 132 1,986 382 465 51 395 (50) (133) 1) 30 154
Services 1,732 (184) 1,538 (158) 2,677 (42) (232) 120 24 45 (509) 36
Information & Design (20) * 825 (71) 13 (124) 75 6 (29) - (79 (264
Education + Health 635 222 590 (144) (44 995 2,147 116 ©0) 56 104 8,793
Public (1,243) * * (797) 346 * (5) (133) * * - -
Other/No NAICS (372) (6) (45) (15) (33 (41) (30) ©)] (6) - (27 (23
Total (3,098) 255 2,527 (1,119) 2,059 380 2,237 12 (168) 105 (429 8,710
2000 Distribution 17.8% 0.9% 3.5% 1.4% 3.9% 2.3% 1.1% 0.3% .29 0.1% 0.8Y 6.8%
00-08 Annual Growth -0.6% 0.8% 2.1% -2.8% 1.f% 0.5% 54% 1%0. -2.5% 5.1% -1.9% 3.6%0
Employment Distribution 2008

Utilities 0% 0% 6% 0% 7% 1% 0% 0% 0% 0% 1% %
Construction 1% 0% 6% 6% Opo 1% 1% % 1% 11% 7% 0%
Manufacturing 0% 0% 3% 5% Opo 2% 0% 2% 3% 2% 0% 0%
Trans, Wareh. & Whislg 1% 1% 15% 1% PY% 3% 1% % 1% 0% 1% 0%
Retail, Arts, Accommod 17% 9% 27% 44% 3% 28% 15% 30% 39% % 27 119% 19
Services 46% 9% 21% 24% 36% 15% 9% 26% 18% 32% 61% 0%
Information & Design 18% 0% 16% 15% 4% 1% 2% 3% 4% 0% % 0%
Education + Health 5% 7% 7% 6% 5% 44% 73% 11% 34% 17% 11% 98%
Public 12% 5% 1% 0% 10%% 5% 0% 16% 0% 11% 1% 0%
Other/No NAICS 0% 0% 0% 0% (V) 0% 0% 0% 0% 0% 0% 0%
Total 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 0%]10
Source: Oregon Employment Department (OED), PattBureau of Planning & Sustainability, E. D. Hov&@€ompany, LLC.

Agricultural jobs are not detailed. Asterisks (Brobte data not disclosed to meet OED confidentiplibvisions.
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Figure 11. Industrial Areas & Neighborhood Employme

nt (2000-2008)

Non Central City Industrial Central City Industrial N  eighborhoods
Columbia Harbor Access Columbia Dispersed Central Lower [ Commercial Commercial Dispersed
Harbor Lands East of 82nd Industrial Eastside Ablina Corridor Nodes Commercial |Residential
Total Employment 2008
Utilities * - - * - - - * - (L
Construction 4,144 571 1,830 1,527 2,227 419 1,020 64 1,95p 2,80
Manufacturing 16,580 4,828 3,743 3,186 2,056 343 1,342 * 1,11 744
Trans, Wareh. & Whislg 24,939 2,605 4,686 2,260 3,577 314 1,589 80 82 1,651
Retalil, Arts, Accommod 4,455 67 2,786 1,552 3,126 189 18,756 6,863 5,60: 3,401
Services 8,443 1,186 3,606 6,017 3,118 191 8,966 1,511 5,057 7,49
Information & Design 1,136 9 888 1,484 1,406 101 2,383 154 3,161: 2,271
Education + Health 903 54 559 696 1,659 * 4,881 621 3,69 17,501
Public 945 - 1,327 * 821 * 62 284 * 2,981
Other/No NAICS 3 1 4 - 2 7 25 - 13 4
Total 61,642 9,321 19,429 17,183 17,992 3,254 39,050 9,589 21,71 38,92
2008 Distribution 15.7% 2.4% 4.9% 4.4% 4.6% 0.8% 9.9% 2.4% 5% 9.9%
Employment Change 2000-2008
Utilities (15) - - 7 - - - (15) - 1
Construction 770 250 714 186 772 (160Q) (1,347) (60) (329) (1,586)
Manufacturing (6,498) (939) (6) 14 (90) 179) (1,035) (25) 66 773)
Trans, Wareh. & Whislg (2,218) (1,124) 1,045 (3,267) (217) (29 (297) (341) 6)) (138)
Retail, Arts, Accommod (25) (450) 12 (1,691) 608 23 (1,216) (21) 1,826 (944)
Services 2,771 399 1,261 2,287 957 169 (148) 133 454 (2,079)
Information & Design (104) (102) 318 313 930 69 (72) (113) 66! (601)
Education + Health 78 42 236 173) 5 42 (434) 14 96 (537)
Public 706 * 473 (437) 821 * (140) * (219) 493
Other/No NAICS (208) (23) (75) (88) (82) (7 (432) (46) (180) (918)
Total (4,755) (1,977) 3,944 (2,849) 3,703 507 (5,132) (576) 3,85 (7,079)
2000 Distribution 17.0% 2.9% 4.0% 5.1% 3.7% 0.1% 11.3% 2.6% 4.6% 11.8%
00-08 Annual Growth -0.9% -2.4% 2.9% -1.9% 2.9% 201% -1.5% -0.7% 2.5% -2.19
Employment Distribution 2008
Utilities 0% 0% 0% 2% 0% 0Y 0% 0% 046 (0] 23
Construction 7% 6% 9% 9% 12% 13% 3% 1% 1) 0
Manufacturing 27% 52% 19% 19% 11% 11% 3% 0% 5P A%
Trans, Wareh. & Whislg 40% 28% 24% 13% 20% 10% 4% 1% A 4%
Retail, Arts, Accommod 7% 1% 14% 9% 17% 6% 48% 72% 26% 9%
Services 14% 13% 19% 35% 17% 6% 23% 16% 23% 19%
Information & Design 2% 0% 5% 9% 8% 39 6% 2% 15% 6po
Education + Health 1% 1% 3% 4% 9% 469 12% 6% 17% 49%
Public 2% 0% 7% 1% 5% 69 0% 3% 1% 8Y%
Other/No NAICS 0% 0% 0% 0% 0% 0Y 0% 0% 0% 0Yo
Total 100% 100% 100% 100% 100% 100% 100% 100% 100% 100%
Source: Oregon Employment Department (OED), PattBureau of Planning & Sustainability, E. D. Hov&@€ompany, LLC.

Agricultural jobs are not detailed. Asterisks (8robte data not disclosed to meet OED confidentiplibvisions.
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V. DEMAND ANALYSS ISSUES - FOCUS GROUP INPUT

A key component of this economic opportunities gsialhas centered on sbemand analysis
topicsof particular interest to the City of Portland vthis EOA and Comprehensive Plan
update. To assist with this assessment, focus graepe organized and conducted in 2009 to
cover each topic area, with each group hostedlaysaess or community organization:

Central City Office- hosted by the Portland Business Alliance
Close-In Incubator hosted by the Central Eastside Industrial Cdunci
Manufacturing & Distribution- hosted by the Columbia Corridor Association

Neighborhood Commercial hosted by the Alliance of Portland Neighborh&usiness
Associations

Commercial Corridor/Mixed Use/Transit Oriented Diyement (TOD)- hosted by the
Portland Streetcar, Inc.

Campus Institutional- hosted by the Institutional Facilities Coalition

A total of 58 business and non-profit organizatiepresentatives participated in these six focus
groups (including two who participated in two sess)). Participants are identified in Appendix
A.

Focus group discussions covered recent and emetrgimngs, business space and location needs,
guestions regarding density and development, oppibits for economic prosperity and creative
vitality, and economic development focus. This suannof focus group results has been
organized around major themes that emerged acrokpli® groups in response to specific topic
areas. The comments are reported without attribudfacomments to specific individuals or
organizations.

A separate report provides more detailed discussigiems of more particular interest within
each of these six areas of demand analysis grosi¢fmEpendix B).

SUMMARY THEMES BYDEMAND TOPIC

To summarize, Figure 15 provides an overview ofamapservations for each of the six demand
analysis groupings covered. This chart is followsgda more detailed narrative describing focus
group responses for each of the demand topics ne aetail.
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Figure 12. Focus Group Themes by Demand Topics

TOD/Mixed Use
Corridors

Close In
Incubator

Discussion Central City

Office

Manufacturing
& Distribution

Neighborhood
Commercial

Campus
Institutional

Question

-Resurgent Central

City office leasing
has been realized

- Districts like

Central Eastside
areon a roll for

-Finding qualified

labor and distance
from U.S. markets

-Neighborhood

districts are finding
their niche

-Retail opportunity

is driven by more
residents moving

-Regional

institutions are
investing in facility

(until the diverse industry are major industry | . Growth is organic | back to the city renewal to remain
recession) plus creative and issues and entrepreneurigl - Diverse mixed use| Ccompetitive
Recent ; I ) X .
.Tenants are drawn| tech oriented -De-consolidation | .Business success | Settings are -Locally oriented
Trends back in from the business of distribution depends on serving available — Central| education and
suburbs -Close-in incubator | nationally with a mix of local and | City, mid-rise health care are
. Live-work options | space offers higher fuel prices | destination transit corridors, moving closer to
create added urban grittier appealto works to Portland | clientele distinctive urban where clientele live
synergy young creatives business advantag neighborhoods or work
- Office market is -Businesses are -Businesses draw | -Increased area -Further -Locally-oriented
becoming more hyper-local, needed labor both | residential density | intensification of education
diverse with serving each other| locally and is anticipated, but | development is providers are
entrepreneurial and and the downtown| nationally more infrastructurel expected with decentralizing
sustainable . A mix of business, | - There is a broad | is needed economic recovery| . Strong health care
Emerging business emphases from industrial to trend to sustainable - Increased -Successful TOD is| growth is expected
Trends -Central City has arts and dining, is | design and orientation to the all about reducing | to continue
greater potential to| supported business practices| concept of a vehicle miles .Increased transit
increase its capture . Desire is expressetl - A major concern is| 20-minute traveled (VMT) orientation of
of the regional for incubator needs that freight neighborhoods and location institutions is more
office market to evolve naturally | transport capacity | strongly endorsed | efficient critical with
and organically is not keeping up development facility investment
-New and alternate | - Options are desired - Increased cost of | - Participants are -More focus on job-| - Current impact
office locations are| for business condg doing businessis | bullish on options related as well as | mitigation process
desired, especially| arrangements and| cited as a growing| for increasing residential mixed and mixed use
Business close to the core inexpensive space| competitive business vitality use development is limitations
Space & . Thelife cycleof -Permitting & SDCs| concern forthe | . More business encouraged frustrate
. each business are cited as Portland area tools/incentives -A new City of reinvestment
Location means changing recurring issues -Maintaining the together with Portland job - Affordable housing
Needs choices over time | with rehab of industrial robust planning for| density paradigm options are needec
for type and cost of existing building sanctuary is critical| employment for students,
space, for a more | space for manufacturing | concentration are faculty, workers
diverse office mix and distribution recommended
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TOD/Mixed Use

Campus

Question

Density &
Redevelopment

Office

-Desired are option
for added density
(FAR) and multi-
block campus
developments

-A need is
expressed tthink
big enougHor
greatly expanded
jobs potential

-Improving the
city’s business
climate is cited as
a priority initiative

Incubator

- Streetcar extensior
will be the impetus
for added
development
density

-Multi-level
manufacturing still
exists, but
widespread
applicability is
guestionable

- Code flexibility is
key to maintaining
close-in industrial

I

& Distribution

-Industrial site and
transport needs
make it difficult to
exceed 35% site
coverage (or FAR)

- Distributors build
high-cubespace to
get more product
in the same
building footprint

-Requiring too
much density may
result in business
leaving Portland

Commercial

- Support for more
housing density is
viewed as
generating positive
business impacts

-Rather than
mandating
commercial
density, the
suggestion is teet
density floato
what the market
supports

Corridors

- Density will come
with transit service
extension

-More emphasis is
recommended for
mixed use
development with
a strong jobs mix

- Live/work
incubator
opportunity is cited
for as yet untappeq
resources (such as
Gateway)

Institutional

-More multi-story
buildings are
expected with
medical; cautious
interest is also
expressed for
higher education
(out of downtown)

-Increased density
of development is
predicated on
better transit
accessibility and
service

-Portland’s Central
City is viewed as
vital to defining

-Incubator districts
are integral for the
centrality of a

-Recommended is
emphasis on
balancing goals of

-Small business is
described as the
engine of the

-Portland offers the
appeal of a village
environment

- Expect institutions
to remain critical
as a major future

Economic thePDX brand regional service sustainability and | Portland economy| . Economic job source
Prosperity .PSU and housing | supplier role job growth .For increased recovery depends | - Higher ed and
& Creative are more important - Close in business | - For Portland, economic on sustainability health care play a
Vitality as future economig offers local sustainability can | contribution, offer | and greater more important
engines to Central| networking and mean being both more training for emphasis to build | role in cultivating
City office vitality technology green and efficient| small and ethnic creative, tenacious| Portland area
transfer capability firms minds health & vitality
-Marketing -Foster private - Prioritize multi- - Offer improved - Foster creativity -Recognized and
Portland as a investment in modal freight and | access to resources and job density on| support
. competitive place | businesses, not just worker transport for small business | transit corridors institutional
Economic to do business buildings infrastructure -Plan for change . Re-tool the contributions
Development - Prioritize public -Restore the linkage - Provide balanced | with less emphasig planning and - Transition from

Focus

investment in
infrastructure and

zoning flexibility

between the City
and private sector

support for
industry with

traded sector focus

on mandates

zoning process
- Build the urban

university

regulatory
emphasis to
partnership roles

Source: Economic Opportunity Analysis focus groepsducted February-March, 2009.
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RECENTTRENDS

Each focus group session began with the questivat are the most important trends that have
affected business, investment and developmenbtwrfiym or organization over the past 3-5
years?

Portland had been a dynamic place to be condubtismess up to the point of the economic
downturn starting in 2007-08. Major themes emerdinm the six focus group conversations
include the following:

Central Cityoffice has, in recent years, experienced a resgegef leasing activity (with
the economic downturn only recently beginning tdddg. Some tenants have been
drawn back in from the suburbs by the vitality arghsit accessibility of the urban core,
Portland is attracting and growing the sustainghifidustry, and the core area has
benefited from the synergy of providing options fimusing and work in close proximity.

Close-in incubatoareas (notably Central Eastside) have also be@nrolh— but in a
“grittier, more Portland” setting that is now homaebusinesses ranging from open source
tech to distributors/brokers to destination retdibw to accommodate parking and
diverse freight versus people transit is citechasttl issue. Bus and bike access is ever
more important.

Manufacturing and distributiofirms of Portland’s harbor and Columbia Corridovéa
found that obtaining qualified workers is a growilgallenge, even in a time of
economic downturn. The Pacific Northwest is stdlmall market; getting to market is a
competitive challenge and competitors are primaruy of state. Distribution may be
deconsolidating to more and smaller centers ac¢hesb.S., offering added market
activity for Portland.

Neighborhood business distriase finding their niche and for some (like the Paad
Mississippi) the niche has rapidly matured. Podlenstill “under-retailed, national
chains want in.” Much of the city’s neighborhoodsimess development has taken off on
its own. The “coolest stuff is organic,” respondiogocal entrepreneurial initiative and
often “happened in spite of government.” While pesises often start by serving a
primarily local neighborhood clientele, success msghat customers increasingly are
“not from the neighborhood itself” but also drawarh the rest of the city and region.

Mixed use/TORMiscussion paralleled much of what was heard weighiborhood
business districts. From empty nesters to youngepsmnals, people are coming “back
to the city.” Portland’s resurgence is based oideggs “coming for character and
texture” with diverse options ranging from higheri€entral City districts to mid-rise
transit corridors to distinctive urban neighborhedtiMore rooftops” with greater
discretionary income has served to drive much efgitowth with in-city retail and dining
— at least up to the time of the recession.

Campus institutionahctivities are identified as primarily includingiezhtion and
medical institutions (outside Portland’s CentralyCiSome nationally recognized
education institutions in Portland face substamgalvestment aimed at “renewal of
facilities” to better meet science and technologgds and house more students (or
faculty) on or near campus.
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Locally oriented higher education institutions erereasingly focused on training for
specific workforce needs — from nursing to weldingnd look for locations and
partnerships to get closer to the neighborhoodgevtine students are or will be.
Similarly, medical institutions are looking to meai and smaller size facilities closer to
where people live or work (including preparation &m aging demographic).

EMERGING TRENDS

The next question asked participants to look tovilaedfuture:What do you see on the horizon
as potentially important emerging trends for empieyt growth or changeRarticipants were
asked to comment on the next 3-5 years throughiadpef recovery from the current economic
downturn and then beyond over the next 10-25 y@ar2035).

From virtually every group, the overarching thememe of change. Portland’s economic
opportunities can be expected to be different iB52han they are today. Even as of 2009, the
outlook appeared promising, provided that econamtovery proves sustainable and that the
City and region respond to shape this change irs\itegt keep Portland competitive for added
investment and employment:

Central City officespecialists see the market becoming “more divensti increased
emphasis on serving and stimulating business awetneprs, including those in the still
expanding sustainability sector. Much of this nedower cost and more flexible space
is expected to be met on the fringes of or outeidée Central City, in places such as the
Central Eastside and Gateway. Assuming that mebanugrowth boundary expansions
continue to be limited, the Central City and otRertland locations can be expected to
compete for increasing shares of regional officpleyment. Resurgent commuter
interest in transit dovetails with and buttres$es trend. As one focus group participant
said: “Now we’re going to have to perform.”

Central Eastside/close-in incubatmiterests express a wide range of thoughts. Some se
more restaurants, craft businesses, theaters naates 2-story infill. OMSI and some
private owners have large multi-block holdings ttaild redevelop once land prices go
high enough to support redevelopment. Some straaglgested that the district should
be supported as zoned.

The assumption that manufacturing will go awayeadplaced with the creative class “is
flawed.” Because of proximity to the rest of then@al City, vendors are “hyperlocal.”
Doing business with neighbors next door or acrbegiver downtown is part of the
business culture. A common theme expressed isttpicko business winners; rather let
this incubator environment “evolve naturally andamically.”

Manufacturing and distributiofocus group participants see continuing impetusréov
from both within and outside the Portland labor ke&for needed workforce skills and
experience. More sustainable building design arsinegs practices also are a priority —
affecting stormwater management, air quality, tpantation efficiency and internal
heating, ventilation and air conditioning (HVAC)s¢gms. A major concern is that freight
transport capacity is not keeping up — due tonaiorks operating at capacity and
increased local freeway and street congestion.
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Neighborhood business districdee their communities generally becoming more dgnse
developed with added planning to “identify necegsafrastructure” as an increasingly
important focus. The concept of a “20-minute nemhlood” radius for walking to
achieve a broad range of day-to-day needs is dir@mglorsed. Much of what happens
within these business districts depends on neididmn demographics and housing
development including anticipated trends for smdilauses.

Mixed use corridors and transit oriented developtroam expect to intensify with
economic recovery. As with neighborhood businessidis, much of the development
potentially can be expected to be residentiallyeatri— at somewhat higher levels of
density. For the next half century, TOD is aboufuang vehicle miles traveled (VMT) —
creating location efficient mixed use real estgipartunities.

Campus institutionalisers see the need to think “more broadband” wihenavening

and weekend classes closer to where studentsid/erawork for work force oriented
educators. Health care providers expect “tremendomsth” over the next five years
and new partnerships with educational institutions.

Access to public transportation is a shared ohjectvith many of the institutions not
currently well served by transit. Students at lazdleges want to be able to commute
into downtown; others (such as nursing students)ligover the city for work experience
and rely on auto travel. To the extent that tramgitle share can increase, needs for
expensive (and increasingly structured) parkinglmaneduced.

BUSINESSSPACE & LOCATION NEEDS

This question and resulting discussion was aimdzetter understandVhat are the most
important requirements for business success atybis of location in Portland?

Not surprisingly, space and location needs expdceiseugh these focus group sessions were
relatively diverse. However, common themes thatrgegkinclude opportunities for more mixed
use and density with commercial-related uses vestsaag desire for protection of more
traditional manufacturing and distribution activityiore detailed notes follow:

Central city officanterests would like to seem more blocs of devdigand —

including at new or alternate locations close ®dbwntown core. For example, if the
Vestas office project happens, it can be expeaehiaw added interest for office
development to South Waterfront. Other opportusitreay include sites at the edge of
the River (Pearl) District and Central Eastside.dtXployment or similar zoning is
viewed as pivotal —offering a greater range of ns&-development options. The Central
Eastside (MLK to the waterfront) is cited as perhtpe “hottest market,” Portland’s new
location for digital jobs.

Incentives were discussed but not widely embraoedffice development. Suggested
instead: “Don’t give me money, give me infrastruet

The life cycle of a business can involve severalgels of space use — starting with funky,
low cost creative space, transitioning (for soneenbre traditional Class A office as the
business matures. An emerging trend (not yet ca@jun Portland is for business owned
buildings, whether condo or stand-alone.
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Proximity to work-force housing and residential aies including schools is also seen
as key to which office locations offer the beststtetprosper. One focus group
participant put it this way: “if there were a detefementary school, I'd be living (as
well as working) in downtown Portland now.”

Close-in incubatofocus group participants also cite the as-yet uroppbrtunity for
business condos. The ability to rehab a former h@urse as inexpensive shell space fits a
definite tenant need; the Central Eastside canagxpere success “if downtown fills up.”
Permitting and SDCs with reuse of existing spaeecéded as definite issues, to the point
of keeping “Portland at a competitive disadvantaBarticularly problematic code issues
cited include seismic retrofits, sidewalk standaedsl needs for greater consistency and
predictability in the permitting process.

Manufacturing and distributiofirms cite costs of doing business as a competitive
concern with doing business in Portland. Costausielwater/sewer rates and absence of
performance based tax incentives for employersrdtian for development. In the
words of one participant: “Oregon doesn’t eventgetshort look.” Maintenance of the
industrial sanctuary and limiting residential eramoment is viewed a pivotal — for
reasons including maintenance of plant safety aodrgy. Firms want a more solid and
proactive message linked to work force opportumtyraditional industry: “We don't tell
our story very well.”

Neighborhood business distrigarticipants are generally “bullish” on opportuegifor
increasing business vitality. Small business néeals for storefront improvements and
commercial development, tools to “really make olacp special.” PDC storefront loans
and access to incentives/tax breaks are identifsediesired. Interest is also expressed in a
more “robust” planning process. A plan that is ‘isestone doesn’t work.”

Mixed use and transit oriented developm&muld begin to focus more on employment
as well as residential development potential. @Qe$ group participant commented that
employment policy is as crude today as housingcpati Portland once was — with not
much changing since the 1980s. With this focus groantinuation of the current
industrial sanctuary policy has been called intesfion. Recommended is that the City
adapt to a paradigm for more concentrated emplotyimen

Noted as an example is computer chip manufactuaenmlti-story setting in Hong
Kong. Codes. Live/work development should be adhfieallow occupants to live
“and/or” work on site as long as fire/life/safegguirements are met.

Campus institutionalisers express frustration with the Impact Mitigatitlan (IMP)
provisions of conditional use and/or institutionadidential zone requirements for project
approval. Specifically cited as a concern limitmged use opportunity is the prohibition
on commercial use in excess of 30% — a constraimhedical offices and/or on-site

retail. Colleges are not an allowed in a commebale. Stated as a desire would be the
creation of a higher education zone or perhapsma-fiased code placing emphasis on
characteristics and performance of developmenerdttan use.

Also noted is a desire for an affordable/workfonoeising policy in conjunction with
institutional uses. Suggested is City initiative &more streamlined permitting process,
perhaps offering a central point of contact fog&arprojects.
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Portland’s land use and permitting process recerteediderable discussion throughout all of the
focus groups. Two themes of importance emergetiieaglesire for more flexibility to better
respond to specific business or needs; and b)eakieedfor a more predictable and faster approval
process. Recognizing that these two objectivesean conflict with each other, one suggestion
was to offer a two track approach: assurance ofl+fe review and approvals for the standard
project with the option for a very flexible but aitiredly longer review process for the non-
standard or pioneering application.

DENSITY& REDEVELOPMENT

The City and metro area have placed increased esigpbia building up rather than out as a
means to better realize objectives for communitgdility and containment of urban sprawl. The
guestion posed isn terms of market and financial feasibility, hoiahle are (varied) options as
possible priorities with the next update of PortlComprehensive Plan?

Some group discussions were asked and/or addréssepliestion more directly than others.
While opinions are varied, this topic received thlotful discussion with regard to the practical
implications and mechanisms for growing up rathantout:

Central City officedevelopers, brokers and businesses reported irct@asssure to go

up again — not just in the downtown core but elsaelin the Central City and beyond.
Old Town should be prepared for higher buildingg, detting transfers of development
rights (TDRs) is a “hassle.” Another stated neefissites that could accommodate large
employer campuses. In the words of one particigar@,don’t think big enough.” While
incentives do not appear to generate broad sugpert is interest in marketing and
related initiatives to “make the business climatgemppealing.”

For nearby districts like Central Eastside, sonmgttike a 4-5 story cap might make
sense to assure that each office product servissiacti market niche. Also identified as
having longer term office development opportungysateway, based on proximity to
affordable workforce housing.

Close-in incubatoopportunities also exist for higher density, evesgibly for some
manufacturing uses. The Pratt and Larson tile comsacited as an example of a
manufacturer operating on more than one floor. Eimay be more willing to do multi-
level industrial if they can set up cost-effectsystems to get the product in and out.
Greater flexibility on city code requirements fasseismic and sidewalk standards —
would also be required. Streetcar extension is &epeto provide further impetus for
greater density of employment. More supportiveastiructure will be needed — perhaps
with MOUs for City investment much as happenechmPearl and South Waterfront
areas.

Manufacturing and distributioareas of the Portland Harbor and Columbia Corrsger

it challenging to exceed 35% site coverage if fiomal on-site parking and
transportation (freight handling) capacities arbecadequately provided. The concept of
industrial density is termed an “oxymoron” by oratgipant. There is concern with
industries getting land-locked if site use is puktw far. However, some distribution
firms are going to higher cube space with up tdo#d ceilings and high-rack distribution
systems.
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As one participant said, if density “economicallgkes sense, industry will do it.”
However, pushing density and industrial pricesraqmdly could cause some firms to
relocate from the Portland area.

Neighborhood business distrigpresentatives indicate support more nearby nesale
density to support continuing commercial revitaiiza. Rather than mandating
commercial density of development, the suggessdn ilet density float” to what the
market will support. Another suggestion: “Give ¢dors the highest degree of
flexibility.”

Mixed use and transit oriented developmeterests express strong support for increased
density of development along and near transit. palty emphasized was greater
attention to increased employment as well as hgusmml retail with mixed use
development. Areas of Portland like Macadam thaewdeveloped with low-rise

suburban densities could go from FARs of 2:1 taB3-Gateway was seen as an as-yet
untapped resource with similar density potentidescribed by one participant as perhaps
the “nation’s largest live/work” opportunity.

Campus institutiongparticipants also expressed interest in greatesitjeof
development, a phenomenon already occurring witticakfacilities. Colleges have
approached this topic more cautiously due to carscever student, alumni and
neighborhood appeal. However, interest was expdaassonsidering more height if it is
not overly visible and accompanied by better triasesivice. As was indicated for one
institution, the question is: how does one “builsbastory building in a neighborhood?”

BEcoNOMIC PROSPERIT® CREATIVEVITALITY

As part of the Portland Plan process now underaayitical issue and question iow can we
position Portland in the world economy to remaiprasperous city, building on our competitive
strengths and core values of equity and sustaiitg®il

This question was read verbatim in all of the 2@#9s group sessions. It is probably not
surprising that each demand group can lay claiitstgector’s importance to the future
economic and creative vitality of the city and mgiA key challenge for the plan updates may
be how to harness these diverse activities intoh@m@nt whole capable of enhancing Portland’s
economic prosperity and sustainability:

Central city officgparticipants noted that every healthy regional econis accompanied
by a strong Central City. What's more, the downtp®Rearl and SoWa are integral to the
“Portland brand” — a city known for being comfort@bwalkable and emphasizing
quality of life. Enhancing the brand appeal reqsengthening the reputation of
Portland State University as an “engine” of ecormdavelopment.

Also emphasized: “Get more mixed use downtown.”iNtxin more residential with
added building height and FAR capability is seepiastal to further strengthening of
both retail and office competitiveness in Portlan@entral City.

Close-in incubatofunctions at the edge of the Central City are vig\we serving an
integral economic role by facilitating the flow gbods and services citywide and
regionally. Because it is increasingly challengiagick the economic winners of the
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next economic cycle, keep the district “malleabla.the words of another participant,
because Portland does not have internationallygdalcation, “we are the sponge”
providing the tech know-how and knowledge transtgacity both in times of prosperity
and even during the current downturn.

Manufacturing and distributiofirms of the Portland Harbor and Columbia Corridor
place primary emphasis on balancing the twin goissistainability and added
employment. Maintain the integrity of the indudtganctuary; invest in the function of
this area as the region’s transportation and ftdigh. A reminder: “Sustainability means
more than green, it also means efficient.”

Neighborhood business districdee small business as the “engine” of the Portland
economy — especially in a community that valuedityuaf life as well as job growth.
The public sector should be “more opportunity segKiRather than competing for large
employees in a globally incentivized market, foonsa different strategy emphasizing
training for small business. To contribute moreaBiiusiness needs strengthened
advocacy — both mainstream and especially ethmsfi

Mixed use and transit orientetkvelopment is pointing the way in Portland to @egier
and more prosperous economic future. One focuspgratticipant said that this is “one
of the few places in the U.S. to be sustainablebther observed that: “People want
back into the village environment.” And this: “Parid — we’re more of a brand than we
think we are.”

In the absence of major economic drivers, the reges no clear idea how people
employ themselves today — the “market is alwaysdlué us.” The composition of the
economy is likely to be totally different again2f years — in ways that are as yet not
readily determined. While a lower level of economativity might be expected for much
of the next decade, the region will be healthy mgail0 years if it emphasizes “creative,
tenacious minds.” Encourage industry to be moreaswuable — looking for green
opportunities not only in design but also busingssrations.

Institutionaluses are expected to be “critical” as an incredgingportant source of
employment in the future. Higher education andthezdre together play an increasingly
important role in cultivating community health awithlity — both with an aging
population and as a source of drawing new tald@ntRortland. Institutions are also
proving to be leaders with green design — increggicommitted to achieving LEED
standards with new buildings.

EconomIC DEVELOPMENTFOCUS

The final question asked was intended as a mealesap and summarize the focus group
sessions¥What do you see as the single most important atiianthe City of Portland can take
for improved business and employment opportunitly this Comprehensive Plan update?

Unlike the other questions that involved open distn, participants in each group were asked
to identify their top suggestion on an individuabls — going around the table one-by-one. Not
surprisingly, a wide range of suggestions wereivece However, these responses appear to
have fallen into a few major categories. Some waeationed in virtually every group, while
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others were identified less frequently albeit wafrsignificant importance in a certain specific
demand issues.

Mentioned Most Frequently:

Need for greater regulatory flexibility better tagd to unique needs of individual
businesses and/or business demand groupings (ampaitross all six focus groups).

More clearly demonstrated recognition of the cdmiion of business to Portland’s
vitality — a change from regulators to partnerskirsg “what can we do to help” (a
theme expressed across all but the TOD/Mixed Usedoos group).

Greater City emphasis on cultivating business appdy in Portland — with active
marketing but without “picking winners” (a themeae@ss all but the institutional group).

Need for better business access to resources tivegand/or tax structure reform —
ranging from desired reform of the business inctemeto loan/incentive programs for
small business to a point person/advocate for legsim City Hall (identified by in some
fashion by all but the manufacturing and distribntgroup).

Mentioned Less Frequently (but important with some focus groups):

Investment in multi-modal transportation, utilitycalivability infrastructure for business
competitiveness and density (of importance for @ity office, manufacturing and
distribution, neighborhood commercial and campssturtional).

Setting aspirational goals that are City-drivenWwiih regional cooperation — getting
Portland “back to a visionary place” (important @entral City office, neighborhood
commercial and TOD/mixed use corridors).
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V. DEMAND ANALYSSISSUES - DATA ASSESSMENT

Focus groups were intended to provide a qualitassessment of recent and emerging trends as
well as opportunities for future job developmenPiortland. The qualitative review is now
supplemented with a more quantitative, data dragsessment of recent trends and current
conditions. Taken together, the quantitative analitplive assessments are intended to better
inform the determination of future opportunitieslaamployment forecasting for subsequent
phases of the Portland Plan process.

Demand topics considered with this more in-depth daalysis are similar to those of the focus
groups, organized to cover:

High rise office development
Incubator & manufacturing districts
Neighborhood commercial districts
Institutional development

Incubator and industrial/manufacturing activity segiewed together. Transit-oriented and
mixed use development is considered in conjunaiiibh both high-rise and neighborhood
commercial. As employment data has now been updaied2006 (with the 2009 draft EOA) to
2008 (with this report), all data as well as reddfi@cus group perspectives provided with this
demand analysis discussion is now as of the 200@¥@period.

A. HIGH RSEOFFICEDEVELOPMENT

This topic is concerned with the extent to whichhhdensity central city product can be
expected to grow over the forecast period, anegitent to which similar product will be
realized outside of the Central City. The guidingstion of this analysis i8Vhat is the demand
for high density office producQuestions that inform this central theme include:

Where has high rise development occurred in thentgeast?

What has been the historic pace of new developamshtibsorption of higher density
office products?

What areas of the region outside of the city armameting for dense products/top rents?
How has employment changed within districts zormchigh rise development?

Location Trends: Mid-High Rise Office Development

The City of Portland’s mid-high rise product (foedson development of 4+ stories) is still very
much clustered within the Central City: the downtgWRiver District and Lloyd District. The
Central City has supported 28 newly constructedtéty buildings over the past 20 years, and
the renovation of an additional 43 buildings. Cdesof these districts, recently constructed
buildings of this size are more limited: eight nhigih rise buildings have been newly
constructed and 11 renovated.
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Recent office development or renovation of more thoaur stories outside Portland’s Central
City area are dispersed (Figure 16). However, #litlwo buildings fall within neighborhoods
adjacent to the downtown and Lloyd District: Nordst; the Central Eastside (which has
primarily seen renovations rather than new constra; North Macadam and the Adidas
headquarters buildings near Swan Island. Outlyuitylings consist of one four-story southeast
medical building (at the Clackamas County bordag ane four story mixed tenant office

product at Airport Way.

Of the newly constructed (versus renovated) bugslimalf are classified as Class A and half as
Class B office product. The only buildings servgdsbructured parking, however, are medical
and corporate headquarter campus (Adidas).

Both multi-story development and either structypadking or reduced parking ratios are
necessary to increase the employment capacitywfaRd’s land base. Without structured
parking, even high-rise buildings will not achieyeater land efficiency as typical office
parking provisions allow for roughly an equivalequare footage in parking as is provided in
building space. Reduced parking ratios represesthan approach to increasing efficiency of
site utilization, but this is only achievable ireas that are well served by transit.

Figure 13. Non-Central City Office Development 4+ S

tories (post 1990)

AVY xeriavie
Building Weighted Building
Year Built Building Name Use Stories Class Parking Building Address Rent Area
Outer Southeast
2008 Mt. Scott Professional Center medical 4 A surfacB09SE 91st Ave $30.00 52,500
Inner Southeast
2003 Central Eastside Office Blding mixed 4 B surfaéd BSE 20th Ave $20.00 20,000
1952/2007 RiverEast Center mixed 4 B  surface 49 SE Qlay S NA 100,800
1928/2003 The Weatherly mixed 12 B surface 516-540 SEistor St $21.00 69,900
1925/2004 Eastbank Commerce Center mixed 4 B  surface 380X ater Ave $15.99 60,000
1920/2007 Olympic Mills Commerce Center  mixed 8 B  swfd®7 SE Washington St $18.15 108,300
Inner NW
2005 NW Cntr for Orthopedics & Rehab. medical 4 B mixéd 3 NW 18th Ave $24.00 33,300
2000 CNF Campus: Ad Tech 2 corporate HQ 5 A surface 20B5Savier St $25.50 248,200
1900/1998 Bridgetown Bldg mixed 4 C  surface 1631 NW Thamm $24.00 67,300
Inner North/Northeast
2002 Adidas Village: Rome Blding corporate HQ 4 A staretd 5055 N Greeley Ave NA 67,300
2002 Adidas Village: Chamonix Blding corporate HQ 4 Bustured 5055 N Greeley Ave NA 54,000
1960/2002 Adidas Village: Athens Blding corporate HQ 6 A structured 5055 N Greeley Ave NA 147,000
1960/2002 Adidas Village: Mexico City Bldin corporate HQ 4 B structured 5055 N Greeley Ave NA 22,200
Outer North/Northeast
1996/2006 One Airport Center mixed 4 A surface 7700 NBEbAssador PI NA 73,300
Inner Southwest
1989/2008 River Forum Il mixed 4 B  surface 4386 SW Maocadae $24.50 38,600
1985/2004 River Forum | mixed 5 A  surface 4380 SW Macadam $24.49 145,700
1996 PCG Corporate Center corporate HQ 4 B  surface 4860/8cadam Ave NA 41,400
1982/1991 ADP Plaza mixed medici 4 B  surface 2525 SW First Ave $24.60 180,800
1979/1991 Raleigh West Executive Bldg mixed 4 B  surfé4d3 SW Beav Hillsdale H $17.00 56,900
Source: CoStar March 2009, E. D. Hovee & Compahy;.L
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Urban Centers Office

Portland’s eastside urban centers (Hollywood Townt€r and Gateway Regional Center) have
supported a cluster of mostly three story buildibgsvery little new office construction and no
Class A office product. Only two new office buildsmhave been constructed in Hollywood since
1981: the Providence Healthcare building and alsanabunt of leasable space associated with a
new multi-story 24 Hour fitness club. Older multipy office product is largely leased to

medical users.

Medical/health care activity also appears to bedtineer for Gateway office development. Two
new medical buildings have been constructed sif&® And one small (18,000 square feet)
mixed-tenant building. Medical users — like edumadil institutions — are now a pivotal driver in
many non Central locations, as they can suppohdmigents, are often concerned with
conserving land for future expansions, and argasted in dispersing to serve both population
growth areas and areas currently underserved.

Figure 14. Centers Office Development 4+ Stories

RAvEIaye Xerduie

Building Building Weighted Building
Center  Building Name Use Stories Class Building Address Rent Area
Hollywood Town Center
1927/2007 K-2 Building mixed 4C 4152 NE Sandy Blvd NA 0.(;0]
2006 Phase | 3B 4218 NE Halsey St NA 76,400
1981 Hollywood Professional Bldg 3B 3939 NE Hancock St NA 19,200
1970 Building B medical 3C 5228 NE Hoyt St NA 19,700
1966 3C 3835 NE Hancock St NA 10,200
1965 Providence Medical Office Bui medical 3C 545 NE 47th Ave $34.00 32,200
1947 Hollywood Square 3B 1827 NE 44th Ave $14.50 26,800
1941 medical 3B 1235 NE 47th Ave NA 178,200
1923 medical 3C 2106 NE 47th Ave NA 2,800
Gateway Regional Center -
2008 3B 11006 SE Division St $21.00 18,000
2007 Oregon Clinic medical 4 B 1111 NE 99th Ave NA 101,600
1994 Gateway Medical Plaza medical 3B 10535 NE Gligan S $29.57 23,100
1988 Multnomah Plaza 3B 305 NE 102nd Ave $18.18 46,600
1987 Columbia East Bldg 3B 10011 SE Division St $15.00 2,260
1979 Lincoln Bldg 3B 9955 SE Washington NA 25,300
1967 Parkway Plaza Professional Bldg medical 3C 10BDision St NA 8,900

Source: CoStar March 2009, E. D. Hovee & Compahy;.L

Office Drivers

Focus group participants suggested that proximityath housing and retail is increasingly
pivotal to attracting new office investment. Thesess of the Pearl and the River District is
widely attributed to the mixed use environmentthete districts — first for residential and more
recently as a premier office address. These aesdized over one million square feet of office
development from 1990-2009 as well as the bulkesfly development residential units.
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The downtown, however — which supports less magtethousing — realized over 2.8 million
square feet of office development over this timequk a greater volume although a significantly
smaller rate of growth compared to the existindding stock. Lloyd District realized just under
one million square feet of new development. Onertguaf the square footage developed within
these areas was driven by institutional users {paiold education).

Beyond housing, recent themes in office developraetitity include the Central City streetcar
alignment, availability of low-cost historic builty stock and institutional end-users. Only 13
office buildings of four or more stories have beeweloped in the city since 2000. Three of
these were multi-tenant towers built in 2000 — 2082he CBD, Lloyd and River District).

Four additional buildings were developed by end=ugree for corporate headquarters). Of the
six remaining buildings, four are 50,000 squaré éedewer. Other than updates that regularly
occur within the office building stock, investmenmtrenovated office product has focused on
lower cost buildings in transitional districts stahOld Town and the Central Eastside.

Figure 15. Citywide Office Development Since 2000

Development Post 2000

New

Geography | Construction | Renovation | Description

River District 3 6| New: 1 smaller flex, 1 mid-sizeffice property in 2008-2009 along
streetcar; 1 new Brewery Block tower in 2002. Rehablude the
Brewery Blocks, Old Town's Creative Services Cefyeblic), U of
Oregon’s White Stag renovation and an update ©ldriTown tower.

Gateway 1 0 | Mid-sized medical

Downtown 3 18, New: 1 smaller office condo alongestcar, 1 built for non-profit end
user, 1 tower in 2000. Renovation: largely upgrgaifhistoric
properties already in office use.

Lloyd 1 0 | 1 tower in 2001

Close-in 4 0 | 1 smaller medical, 3 corporate headquarters ingitd

Central 1 4 | Renovation of three mid-sized former industoiaildings into

Eastside office/flex use and update of 1 mid-sized officevén. New: 1 smaller
multi-tenant space in industrial area

Hollywood 0 1| Small historic office rehab

Airport Way 0 1| Update of mid-sized office

John's 0 2 | Small and mid-sized office updates

Landing

Total 13 32

Source: CosStar, E. D. Hovee & Company, LLC.

In general, office development has not been sicgnifi over the past decade. Larger towers were

only recently (as of 2009) being initiated again axclusively within the CBD: the ZGF tower,
the Morrison Bridgehead project and Tom Moyer’'skPavenue West (currently on hold).

Density Realized vs. Zoned

The following map illustrates building square faggaper site, as a percentage of total square
footage allowable by zone (base zone, without besiud his is displayed to inform
conversations on whether zoned capacity shoulddreased in any areas.
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Only Central City subareas, key commercial corsdamd the Northwest neighborhood are
identified as being developed at more than 10%oatd capacity. The largest density of taxlots
in which development approaches zoned capacityaappe be within the Northwest
neighborhood, west of I1-405 and north of Burnside.

Comparative Development Feasibility

High rise development typically is associated veittent or price premium. The caveat to this
would be renovation of historic buildings which nfagve originally been designed for office,
warehouse or some other use. Available data ireBdhiat the top tier of office rents is above
$26 per square foot (as of 2009), down from a @dmtve $30 in 2006 and paradoxically below
what is required to support market rate high rsestruction despite office towers recently
constructed or planned.

Other areas that have succeeded in attractingftthye anarket rents beyond Portland and
include:

St Vincent's Providence Medical Center (Hwy 26/Berdon)

Kruse Way (Lake Oswego)

Cascade Park (east Clark County)

Dispersed product in outlying southwest (Tigardal&tin, Wilsonville)

As of 2008, however, Portland’s Central City stiicompassed more than half of the region’s
total office product and close to 60% of its Classffice product. Continued investment in new
buildings and reinvestment in Portland’s histondding stock is expected to continue over the
25 year forecast period.

To date, Portland has successfully retained aalithass of employment activity within its
historic core and thus far at least limited theadepment of major competing fringe centers.
Kruse Way would be the primary exception, but remmagy land within that office cluster is now
relatively limited.

However, future high rise construction within thgy@f Portland will increasingly compete

with office clusters located elsewhere throughbetregion. There is recent evidence of an
emerging trend for a more dispersed pattern oteftenter development, Class A office
development since 2000 has been fairly equallyedgsga throughout the region, with Portland’s
Central City capturing about one-third of new constion.

Midrise construction and renovation of office spappears to be the primary Central City
opportunity to compete for a larger share of tiggareal office space market, according to a 2011
study by ZGF and ECONorthwe&g@st Competitiveness of the Central Lit¢omparing office
tenant types by their location preferences, thesypat were found most likely to shift to or
away from the Central City are “cost conscious’aigis motivated primarily by rent levels and
“urban character” tenants especially in creativeises attracted by urban amenities. The study
compared the cost competitiveness of Central Gitysauburban locations for five development
prototypes, finding higher Central City developmeosts for each prototype. Cost gaps could
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Source: Portland Bureau of Planning & Sustainahilit D. Hovee & Company, LLC.
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be overcome by a range of location incentives cgraties for developers, office tenants and
office employees. The study distinguishes the lighsity core and mid-density edge areas of
the Central City, and the latter appears bestgtiteompete in these expanding office markets.

BEVIPLOYMENTTRENDS WITHINPORTLANDS URBAN GEOGRAPHIES

Job change is the final lens used to gauge cuarahpotential demand within Portland’s mid
and high-rise districts. Theseban geographiesiclude the Central City districts (both non-
industrial and industrial/incubator) plus urbantees outside the Central City area.

2008 Employment

In 2008 there were nearly 108,000 jobs within themprily commercial areas of the Central

City, with another 21,000 jobs in the Central Grtgubator/industrial districts of the Central
Eastside and Lower Albina. The majority of Cen@#ly jobs — over 66,000 — have been situated
within the Central Business District (including $loiWaterfront). In terms of job numbers, the
Lloyd District is the second largest subdistrictievhis approaching 17,000 jobs followed closely
by the River District at just over 16,000.

2000-08 Employment Change

Both in and outside the Central City, the servieeter has dominated Portland’s job gains from
2000-08. This pattern has held for traditional careral areas as well as the city’s industrial
districts.

Since 2000, industrial areas have accounted f&0(0r 28%) of the net citywide gain of over
32,000 service sector jobs. Much of the demanddovice sector employment within industrial
districts is being accommodated by 1-2 story riggiress park and flex space, rather than by
traditional multi-level office buildings.

As noted, at least some portion of the serviceosgab growth reported with employment data
for industrial areas likely represents reclassiiozaof industrial employment to service sector
activities. For example, within the managementaectewly created with NAICS) which
included holding company and corporate activitiepprted employment more than doubled
from 6,800 to 14,600 jobs; a portion of this in@e# undoubtedly due to industry
reclassification.

The major drivers of office demand in mid and higde office districts for Portland’s urban
geographies vary somewhat by district. Significaranges occurring between 2000 and 2008
are noted as follows:

Within Portland’s CBD (including South Waterfronggrvice sector employment
increased by more than 1,700 jobs over this penidtth, another 635 jobs added in
education and health services. These gains weradeofuate to offset a net CBD job loss
of nearly 3,100 jobs.

E.D. Hovee & Company, LLc for City of Portland:
Economic Opportunities Analysis Section 1 Trends,  Opportunities & Market Factors 48



Adopted — October 2012

The River District experienced a net gain of mdwant2,500 jobs from 2000-08, with
office-related job gains concentrated in serviegls500), information and design (+825),
and education and health (+590) — offset in pamétyoss of industrial employment with
legacy manufacturing and transportation, wareh@uaid wholesale firms. Strong
growth of non-office employment (+2,000) is alsdatbfor Pearl District activity in

retail, arts and accommodations (including dining).

Portland’s Lloyd District also realized a substahteported net job gain (up by more
than 2,000). This was led by gains of office-redagervice sector jobs (+2,700), partially
offset by some loss of industrial job base.

Goose Hollow reported nominal employment growtkanstruction with job losses in
nearly ever other industry sector, for a total esgplent decrease of 1,100.

Of the non-Central City Commercial geographies yWabod is noted for the largest
employment gain (over 2,200), indicated as beimgarily related to education and
health (+2,150).

While overall employment increased only nominatiythe Gateway area, strong growth
was indicated for education and health (up by atrh@00 jobs), offset by losses in a
number of other job categories.

Other urban geographies — including the Univemistrict in the Central City and other
Urban Centers of St. Johns, Hillsdale, Lents, arestPortland — appear to have
experienced very little job change over the 200(@&8od.

Figure 19 depicts the components of employmentghaicross each of Portland’s urban
geographies from 2000 to 2008.

Employment Mix

Portland’s urban geographies differ not only imtsrof recent employment gain or loss, but also
with regard to the 2008 mix (or distribution) of ployment:

Approximately 46% of CBD employment is comprisedefvice businesses (ranging
from professional to financial services), with 1% each in sectors of information and
design and retail, arts and accommodations actanty12% in the public sector.
Together, these functions account for 92% of CBpleyment.

River District employment is relatively diverse tivretail, arts and accommodations
accounting for 27% of employment, followed by seeg (at 21%), then information and
design (16%), and with a still significant (15%)an in transportation, warehousing
and wholesaling activity.

Services and retail (including arts and entertaiminaccount for about 70% of the Lloyd
District employment.

Central City incubator districts have an increaljirjverse mix of employment activity.
Industrial accounts for 44% of Central Eastside leympent, with strong added
components of retail and service activities (at l&&e¢h). In Lower Albina, industrial use
accounts for a lesser 33% of district employmedtication and health accounts for
nearly half (at 46%).
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Retail represents the largest employment sect@0@4% of job base) for Goose
Hollow, St. Johns and Hillsdale. For Gateway andlysaod, education and health
services are dominant employment activities, foltdvby retail. For Lents and West
Portland, services represent the sector with thledst levels of district employment.

Figure 17. Sectoral Trends within Urban Geographies
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Source:

Oregon Employment Dept., Bureau of Plan&ii8ystainability, E. D. Hovee & Company, LLC.

While retail is important across all of the urbaographies, it is the #1 employment sector for
only four of the urban geographies — River Distrigbose Hollow, St. Johns and Hillsdale.

Other districts have experienced some level ofrftess specialty and concentration — based on a
combination of historical location decisions an@joing agglomeration benefits (attracting
similar businesses). Dominant or major forms of Exyment across all urban geographies
require some form of office or related building spa- though the configuration and density of
development varies substantially both within anthieen Central City and other Urban Centers

outside the city core.
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INDUSTRIAIAREAS

Portland has several different kinds of industaiaas: manufacturing/distribution, incubator and
mixed. For this EOA analysis, Columbia Harbor albas been classified as a
manufacturing/distribution industrial district. Tntral City industrial districts of Central
Eastside and Lower Albina are considered incubategning they include a broader mix of
industries. This mix is reflected in recent zonasgendments allowing greater amounts of office
product — normally restricted within industrial seiaries — for information and design services.
The Columbia Corridor (east of NE 82ve) and the Dispersed Industrial areas are censitl
mixed industrial areas.

The guiding question for this discussionWghat competitive advantages are offered by the
City’s manufacturing/distribution and incubator tlists — both currently and prospectively?
More specific aspects of this guiding question are:

What job trends are observed within these dis®icts

In what ways are job patterns similar or differbatween the manufacturing/distribution
and incubator districts?

What niches are forming within the incubator dids? Are they distinct from Columbia
Harbor or other employment districts?

How do incubator districts complement the Centn&y Gusiness district activity?
What have absorption trends (demand) been in tes&ts?

Industrial/Incubator Employment Trends

Employment within Portland’s five industrial argasaled close to 119,500 in 2008, representing
30% of employment citywide. In total, industriakas report a net increase of approximately 500
jobs 2000-08, a gain averaging 0.1% annually. Bymkent losses were greatest in
manufacturing (-6,800 jobs), followed by a net logsearly 4,700 transportation, warehouse
and wholesale jobs. It should be noted that thel@yngent trends in industrial geographies are
contradicted by trends showing increased manufacfuwutput and cargo volumes over roughly
the same time period. This is discussed latenigigection.

Off-setting job losses in the industrial areas warencrease of approximately 9,100 service
sectors jobs excluding retail and public admintsira(but including education and health).
Again, some portion of these jobs likely refleasctassification of jobs classified as industrial

in 2000. An increase in utilizing temporary emplamhagencies has also likely caused some
industrial areas jobs to be reported in other gaalges (where temp agency offices are located).

District Specific Trends

One of the most important distinguishing factorsieen these districts — and the driver behind
the “incubator” classification applied to the Ceni€ity districts — lies with their employment
composition. Despite recent shifts towards serseeor employment, Columbia Harbor retains
close to 75% of its job base within the industsiattors. Manufacturing represents 27% of total
employment with transportation, warehousing andlegale activities at 40%; construction
accounts for another 7% of Columbia Harbor emplayime
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As noted, this district is particularly distingueghby its high share of employment within the
transportation and warehousing sectors. Columbradtas also by far the largest industrial
area, comprising 52% of total industrial area emplent citywide. However, employment has
declined in recent years, especially for the Hatkoress Lands portion of the Columbia Harbor

geography.

Within the city’s other industrial areas, industj@bs represent a range of 33% of district
employment in Lower Albina to 53% in Columbia Eab82". Retail accounts for 17% of
employment in Central Eastside and 14% in Coluriist of 82°. In the other industrial
districts, retail accounts for less than 10% ofjdietotal.

In Dispersed Industrial areas, just 42% of jobsaasociated with industrial sectors. At 35%,
services are almost double their share as in dmwr atdustrial district, indicating that land use
may have diverged from the zoning designation e$¢hareas.

Service businesses (including information/desigm estucation/health but excluding public
administration employment) range from 17% of the pase in the Columbia Harbor to 55% in
Lower Albina (for which Portland Public Schoolsaisnajor educational anchor employer).
Service employment also exceeds industrial employrioe the city’s Dispersed Industrial
areas.

Net Job Gains vs. Losses

As illustrated by the following graph, the Columiblarbor and Dispersed Industrial areas
experienced net job loss from 2000-08. While nagatly depicted by the graph, job losses (in
percentage terms) where most substantial for Hakboess Lands, a subset of the Columbia
Harbor geography.

Conversely, the Columbia East of'82rea as well as Central Eastside and Lower Albina
incubator districts realized employment gains. Dtesgeclining industrial employment, the
Columbia Harbor and Dispersed Industrial areas iaipeed some partial offsets with service
sector job gains. Employment growth in the Eas83f Avenue area was fairly balanced
between service and industrial sector activityessér proportion of industrial job growth is
noted for Central Eastside.

Overall, Portland lost an estimated 22,700 indakfobs between 2000 and 2008 (albeit with
some portion likely reflecting a classification fslimto the service sectors). Of this total, about
11,450 of the industrial job loss (or 50%) occumwethin the city’s five identified industrial
districts; the remaining 50% is associated withlidety industrial employment or shifts away
from industrial employment classifications expeced elsewhere in the city.
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Figure 18. Industrial Areas Sector Changes (2000-20 08)
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Information & Design Services Trends

This sector has been identified as being of pderaelevance in the industrial districts,
especially the City’s emerging incubator distridtae Employment Opportunity Subarea within
the Central Eastside Industrial Sanctuary allowtsrigint greater amounts of office space if
occupied by information and design business typlks.change sought to recognize the
compatibility of business-serving businesses withenCentral Eastside, the desire of these
businesses to locate within the district, and tiffecdlty of reusing the district’s historic multi-
level industrial building stock for traditional indtrial uses.

Information and Design Services (NAICS 51 and ®Hsist of the information sector (except
movie theaters), and the professional and techeeraices sector (except lawyers and
accountants). The Central Eastside increased emglatywithin this sector by about 930 jobs.
However, it added an equivalent number of “tradiald service business jobs, and another 600
retail jobs, suggesting district attraction thateexis beyond information and design. It should
also be noted that the Central Eastside includesyeercial as well as industrial sanctuary
zoning; sector growth has not been cross-tabulaittdzoning within the district.
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Also of interest is how this sector changed in oty geographies. With a net gain of 825 jobs,
the River District attracted almost as much ofehgloyment growth in this sector as the
Central Eastside. Another net gainer with this@estas Dispersed Commercial — up by 660
jobs from 2000-08. In contrast, information andigegmployment declined slightly (by about
20 jobs) in the CBD.

Participants in the focus groups conducted in 208 ribed both the importance of keeping
residential uses out of the Central Eastside acr@asing zoning flexibility, recognizing its role
as a complement to the CBD. The growth rates wilenCES indicate that it is successfully
attracting new jobs, with somewhat greater netgains through 2008 than for the River District
(the closest contender as a CBD business altea)ativ

Building Development Trends

Despite job losses across the industrial sectanslad has realized development of new
industrial building construction at an average t&.5 million square feet per year (resulting in
an end of 2008 in-city industrial building invengasf 81 million square feet). The amount of
new industrial construction realized is signifidgrgreater than the amount of development that
occurred within either the retail or office buildisectors (which realized 170,000 and 400,000
square feet annually citywide).

Figure 19. Recent Industrial Development Trends (20 03-2008)

Annual Average Total
New Annual Rentable
Subarea Construction Absorption Building Area
Central City
CBD - (7,000) 1,176,000
Lloyd District - 53,000 2,671,000
NW Close In - 3,000 1,044,000
Johns Landing - 6,000 386,000
Inner Neighborhoods
SW Close In - - 217,000
NE Close In 1,400 45,000 3,813,000
SE Close In - 253,000 7,171,000
Industrial Areas
Hayden Island/Swan Island - 226,000 9,570,000
Rivergate 540,000 513,000 11,810,000
Guild's Lake 1,200 77,200 12,137,000
East Portland
Airport Way 54,000 246,000 11,550,000
Mall 205 - (300) 231,000
Gateway - 16,000 1,615,000
East Columbia 832,000 730,600 17,641,000
Total 1,428,600 2,161,500 81,032,000

Source: CoStar, E. D. Hovee & Company, LLC.

E.D. Hovee & Company, LLc for City of Portland:
Economic Opportunities Analysis Section 1 Trends,  Opportunities & Market Factors 54



Adopted — October 2012

Observations of note from this data have includedfollowing:

Industrial development activity has located alneatlusively within the Columbia
Harbor region: East Columbia (which includes sommperties outside of the city),
Rivergate and Airport Way. East Columbia and Riaéegeport significant annual
average new construction at 830,000 and 540,00&redeet per year (through 2008)
respectively.

Business park activity has dominated East Colurdbieelopment, whereas Airport Way
was more equally split between stand-alone buikl@yeraging around 25,000 square
feet annually) and business park development.

Recent development within both East Columbia anetigate also has had a
significantly larger format, averaging 70,000 at®, D00 square feet respectively
(reflecting Rivergate’s distribution emphasis).

The apparent disconnect between industrial jobsradhastrial development may be
related to high rates of industrial vintage relama{existing businesses moving to new
buildings, potentially leaving empty buildings utgd — although vacancy rates have
steadily fallen over the past five years to undértBday) or changes in building use
(with increased square feet per employee).

Thus far, Portland’s manufacturing and distributspace does not appear to have realized the
change in form and density that has been occuwitigoffice and retail product, which are
moving towards denser urban forms both within tleat@al City and along commercial
corridors. While focus group participants citeden@al Eastside manufacturer that functions in
a multi-story environment, this appears to be anaaly.” A more common trend observed
within the region’s industrial parks is high culpase, in which building footprints are reduced
by developing very high ceiling, single story wavakes (which can store more product in a
given amount of building floor area).

Beyond Employment Trends

The recent disconnect between employment and séateetrends is especially pronounced
within the industrial sectors. While this Trendg@rtunities and Market Factors report is
primarily concerned with employment trends and ewplent as a driver of land needs, it is
important to note that jobs are not the only landet or measure of an industry’s economic
contribution.

For instance, during this most recent period otigidal job loss, the Bureau of Economic
Analysis reports that the value of manufacturingpatiincreased by more than $9 billion for the
7-county region (Figure 23). More specifically, gmmonomic activity in the Portland Harbor
grew at 1.6% per year during approximately the sameframe - 2002 to 2008. During that
same time period, cargo volumes increased by 4&%sear. Within the manufacturing sector at
least, business growth (or profit) appears to @afitt job growth, due in part to high commodity

" The firm involved cited with multi-story CentrBhstside manufacturing activity is an example lofng-time

business located in historic building stock. Nedustrial or warehouse development has yet to raglithe
multi-story patterns of the first half of the lasintury.
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pricing and strong export markets. Equivalent datather industrial sectors such as
transportation and warehousing is suppressed doenfadentiality.

Figure 20. Portland-Vancouver MSA Gross Domestic Pr

oduct Trends (2001-2006)

(% millions) Change

Industry 2001 2006 Net AAGR
All industry total 77,200 103,400 26,200 6.0%
Private industries 69,600 94,000 24,400 6.2%

Manufacturing 12,000 21,000 9,000 11.8%
Transportation and utilities 3,600 4,300 700 3.6%

Retail trade 4,300 4,900 600 2.6%
Professional and business services 8,700 11,000 2,300 4.8%
Education and health services 5,400 7,600 2,200 7.1%
Leisure and hospitality 2,300 3,000 700 5.5%
Information, Communication, and Tecl| 8,200 15,800 7,600 14.0%
Government 7,500 9,400 1,900 4.6%
Private goods-producing industries 16,600 26,700 10,100 10.0%
Private services-providing industries 53,100 67,300 14,200 4.9%

Source:

Portland Bureau of Planning and Sustaibgtidureau of Economic Analysis, April 2009.

Focus Group participants — both for this study famdhe 2006 Working Harbor Reinvestment
Strategy — offer some suggestions into how indaisémployment trends, complicated by data

inconsistencies, can be interpreted:

For at least some industries, productivity improeais have led to growing output while
employment has declined. For industrial uses,abiwity was especially pronounced
during a period when the value of the U.S. dollaswelatively low, stimulating export

demand.

Both industrial real estate brokers and City pedaiia report that the bulk of recent
demand has been for warehouse and distribution treese typically are associated with

lower employment densities than manufacturing.

Distribution and wholesale activity in Portland mawve benefitted from some
“deconsolidation” of the national and global distriion industry, especially as higher
fuel prices re-emerge with economic recovery. Hgvirore but smaller distribution
centers across the nation in smaller metro mafketsh as Portland) can result in

reduced transport costs.

In older industrial areas and waterfront industaiaas, site reuse (and associated
employment growth) is limited by a number of issudsese include:

Contamination:owners aren’t yet lowering prices sufficientlyredlect the full
cost of clean up, and in many cases the full exaéhability has yet to be
resolved (as with Willamette River superfund sites)

Retrofitting: Building retrofitting is expensive, and the indietsector
typically seeks the lowest cost land and spacepfactor.

Zoning:requiring a business to utilize either rail or @radccess limits the pool
of qualifying businesses and will slow land absionpt
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Flood plain: particularly smaller sites become more expensiva per square

foot basis when floodplain or other environmenégjulations are in play.
Regional data indicates that recent industrialsegptowth has concentrated on the
outskirts of the region, where greenfield developme more prevalent. Portland could
capture this growth in the future if site re-usealdde facilitated, stabilizing its industrial
job base.
Participants in the 2009 focus groups conductedhisrEOA also added weight to the
idea that employment in the harbor area has shiftedrds the service sector: modern
industry is described as “service-oriented” rathan needing heavy industrial space
(e.q., retailers needing auxiliary warehouse spdoahany cases, future demand was
described as more likely to reflect industrial desand sales and marketing, with less
space devoted to on-site manufacturing. Flex spagih a larger office component,
higher parking ratios, and a broad range of spaes s- was described as a building
product more in demand (especially in the Colun@oaridor east of 1-205).

NEIGHBORHOODCOMMERCIAL DISTRICTS

Neighborhood subareas incorporate the majorityedsoutside of the Central City, Urban
Centers, Institutions, and Industrial districtshrde different types of neighborhood subareas are
covered: Commercial Corridors, Commercial Noded, Rispersed Commercial.

These Neighborhood districts account for closeatb (42%) of the city’s retail jobs and also a
broad mix of employment across almost all secfbing. key guiding question for this sector is:
What is the current and future role of neighborh@odnmercial in Portland’s changing
economyRelated questions for this demand analysis isguie are:

What trends have neighborhoods realized in employPe

What broad demand trends can be predicted foriaddltneighborhood retail, either
from a market or planning perspective?

What trends have neighborhoods realized in buildiegelopment?

What are the implications of neighborhood employnhasrd building development for
realizing greater amounts of Transit Oriented Depelent?

Neighborhood Commercial Growth Trends

In total, Neighborhood subareas accounted for amated 70,400 jobs as of 2008, 18% of the
citywide job total. The sectors in which neighbastle capture the greatest share of citywide
covered employment are:

Retail, arts, accommodation & food service: 42%
Information & design: 19%

Construction: 17%

Services: 17%
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While a significant contributor to the city’s jobase, employment data indicates that
neighborhood commercial subareas lost an estimig88d jobs between 2000 and 2008.
Neighborhood district job losses appear to be pgitiown the city’s overall employment
performance; this loss dwarfs that of any otherggaehy except residential and open space.

Neighborhood district employment losses occurreithémajority of sectors except retail, arts,
accommodation & food service (up by nearly 590)yises (+440), information and design
(+475), education and health services (+550). bletgsses were greatest with Commercial
Corridors (-5,100 jobs) and Commercial Nodes (-580)ly Dispersed Commercial is indicated
as experiencing net job growth (+3,900).

Commercial Corridors

The city’s Commercial Corridors encompass the lstrghare of Neighborhood jobs, accounting
for 56% of Neighborhood district jobs.

The corridor designation indicates areas in whieh@ity seeks to concentrate commercial
activity. Commercial Corridors encompass both gaelneymmercial (auto-oriented) and
storefront commercial zones, as well as much desesdral employment and central housing
zones. For this analysis, the corridors geograpblpdes only corridors outside of plan areas
and industrial areas, although many of those areatin designated commercial corridors as
well.

However, employment within the city’s Commercialr@dors declined by more than 5,100 net
jobs from 2000-08, reflecting a rate of job lossr@aging 1.5% per year. Job losses were
experienced across all sectors and particularlgquaced for construction, retail, and
manufacturing activities.

Job losses indicated by employment data are somewharising given that the focus groups
have been bullish on neighborhood commercial grgwtiential and continued consumer
support for these districts. The discrepancy cbeldlue to perception or varying definitions of
neighborhood business districts (as this definitb@ommercial Corridors excludes nodes as
well as town and regional centers).

Commercial Nodes

These areas have covered about 12 intersectionaa®@®00 jobs, represent the least overall
employment of the neighborhood geographies corstdéimployment declined by nearly 600
jobs from 2000-08, for job loss averaging 0.7%ymsar. Similar to corridors, these Commercial
Nodes experienced reduced employment across nuistséexcept education and health).

Dispersed Commercial

This geography is zone-based and includes botha@igated and storefront commercial zones
that are not in designated commercial corridorspBised commercial areas tend to cluster as
“second tier” corridor space and also constitutalsareas of discrete zoning (commercial
corners).
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Dispersed Commercial areas accounted for abou0@3obs in 2008 (or 31% of neighborhood
employment). A net gain of 3,900 jobs is notedZ000-08 (up by 2.5% per year) — the only one
of the neighborhood geographies for which an empkat increase is reported.

Nearly one-half of the employment increase occuwild retail, arts and accommodations
(including dining) uses. Job gains are also nateeducation and health, manufacturing,
information and design, and service sector busesess

Dispersed Commercial areas appear to function sdraesfferently with a broader mix of job
types compared to the other neighborhood geograpBah industrial sectors and services are
more prevalent within this geography. Retail islgsportant as a share of the total as compared
with Commercial Corridors and Nodes.

Corridors, Nodes and Dispersed Commercial incluath buto-oriented and storefront
commercial zones.

RESIDENTIAIK OPENSPACE ZONES

As of 2008, these non-employment geographies makesauwrprising 10% of covered
employment citywide, a total of over 38,900 jobmftoyment within residential zones includes
schools, some institutions, home-based businesskesan-conforming uses. Not counted with
employment data are individuals not covered by ypileyment insurance (likely including many
home occupations as sole proprietors, a factorisHaely of greater significance within
residential zones).

Covered employment within residential zones is d@ted by education and health care (at 45%
of total covered employment). This likely reflet®se institutional users to which special
institutional or employment designations have resrbapplied (particularly as with
neighborhood schools). Services account for andt®@ of residential jobs, and retail

comprises only 9%.Retail Growth Potential

As previously noted, close to half (42%) of the/sitretail jobs are located within the City's
neighborhoods-based employment geographies. Retaith is a driver for neighborhood
business districts and commercial corridors, batime® primary driver. Jobs data indicates that
retail comprises just under one-third of neighboadhbs across all subareas.

Generally, Portland is adequately retailed. Focosg participants tied retail growth potential to
household growth and leakage data supports thessisent. As of 2008, the national
demographics firm ERSI Business Analyst estimatasthe city supports about $6.5 billion
annually in resident-generated demand for retadldfand drink, but generates $7.6 billion in
yearly sales volume. This indicates that, in addito serving local resident needs the city serves
as a regional destination market, attracting ambsried by residents of surrounding
communities throughout the metro region and beyond.

The following graph illustrates citywide retail lege by store type. Negative numbers indicate
store types in which supply exceeds demand: tiseme sales leakage, or dollars spent by
Portland residents outside of the city (in reatitycourse, residents shop in a variety of
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jurisdictions, but theetresult indicates that Portland retail supply is@hte to meet the
shopping needs of Portland residents).

Retail sales leakage is reported within four retategories, indicating there may be room for
growth to meet residents’ needs for building materand garden supply (an estimated $87
million in sales leakage); grocery ($7.8 milliohgalth and personal care ($18.5 million), and
gas stations (over $100 million).

Retail types estimated to have captured the gitesttese of non-resident as well as resident
spending potential are restaurants and bars, denerahandise (department stores), and
sporting good stores.

Figure 21. City of Portland Leakage by Store Type ( 2008)
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Source: ESRI, E. D. Hovee & Company, LLC.

These numbers may in also reflect shopping patferrBortland residents or store
classifications that diverge from the national ager (for instance, Portland residents may spend
less on gas). On the 4-county metro level (inclgddtark County), retail demand appears to be
more in line with supply. In 2008 there was anmeated $24 billion in retail demand and $23
billion in retail sales.

Given that greater retail supply is not needed ¢éetnthe needs of residents (of either the city or
the 4-county region), retail development over thegker term is dependent primarily on some
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combination of population and/or income growth dedpwith destination tourism activity.
Portland can also increase its capture of the nagji@tail market available by strengthening its
destination districts and out-competing surroundiognmunities.

Complete Neighborhoods

Portland’s retail districts and corridors are a wiixaeighborhood-serving and destination
businesses, a distinction deriving as much frommsaness’s product or service mix as from its
NAICS classification. Some businesses functionesdidations purely because of their status
within a business cluster (e.g., as with retaionig NW 25 or within Lloyd Center Mall);

other businesses — such as dry cleaners or comeoennearkets — are located within a destination
business cluster but may primarily serve adjacensbholds. Many of Portland’s commercial
corridors function as destination shopping dissricr as a mix of local and destination shopping.

One of the City’s planning objectives is to encgeraomplete or “20 minute” neighborhoods,
meaning that daily goods and services are avaitaliuseholds within a walkable distance
(equating to roughly one mile). Figure 24 shows¢heeighborhood serving businesses, which
comprise about ¥ of total employment, and idergifieeas of gaps in retail coverage.

Based on this visual overview, retail opportunitgpear to be reasonably well distributed
throughout the city except for a few areas thaehaoere than one mile gap between businesses.
Neighborhood-serving businesses blanket the oitytemercial corridors and virtually duplicate
the arterial street grid. Retail densities decrease of -205 (outside of Gateway and SE"§)22
within the Cully neighborhood (west of 1-205) arldreg the narrow but limited residentially
populated Northwest corridor between the Willam®&iteer and Forest Park.
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Figure 22. Neighborhood Serving Retail Locations

Source: Oregon Employment Department, E. D. Hovégofnpany, LLC.

Business Associations

Portland’s Business Associations provide another iwanalyze retail distribution. Out of the

34 associations, five are predominantly industirad sales do not represent retail. Of the
remaining 29 business associations, 17 reportes sakexcess of estimated household demand —
these districts function as destinations.

Central City districts top the list for sales captwiven the destination status of downtown retail
in general. Neighborhoods with the highest captates include Montavilla, Mississippi, St.
Johns and Nob Hill. In terms of sales volume, Gatev8Z“ Avenue, North/Northeast and the
North Portland Business Association top the list.
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Figure 23. Non-Industrial Business District Capture  Rates & Sales Volumes (2008)

Note:  Data is only displayed for non-indudthiasiness associations.
Source: ESRI, Portland Bureau of Planning & Snataility, E. D. Hovee & Company, LLC.

E.D. Hovee & Company, LLc for City of Portland:
Economic Opportunities Analysis Section 1 Trends,  Opportunities & Market Factors

63



Figure 24. Business Association Supply & Demand (20 08)
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(in $ millions) Supply Sales Capture
Type Business Association Demand Supply Rank (Supply/Demand)
Industrial Swan Island Business Association $1.5 57 12 10630%
Central City Lloyd District Business Association $1. $264.7 8 2328%
Industrial Central Eastside Industrial Council $14.6 26@.2 10 1785%
Industrial Columbia Corridor Business Association G713 $1,212.9 1 887%
Neighborhood 42nd Avenue Business Association $2.0 4$16 31 819%
Central City Downtown Retail Council $131.4 $822.8 2 626%
Central City Old Town Chinatown $32.9 $85.4 24 259%
Central City Pearl District Business Association $60. $151.7 13 250%
Neighborhood Foster Area Business Association $49.9 2031 18 241%
Neighborhood Montevilla Business Association $45.8 $10 20 221%2
Neighborhood Historic Mississippi $6.4 $12.4 32 192% S
Town Center St Johns $62.8 $102.5 19 163%3
Neighborhood Nob Hill Business Association $168.9 $861 9 155%¢9
Regional Center Gateway Area Business Association 5849 $744.8 3 150%9
Industrial Columbia Corridor Association and Parkrc $236.4 $349.7 5 148%5
Central City Goose Hollow Business Association $71.1 86.% 23 121% 2
Neighborhood Hawthorne Business Association $106.8 4812 16 117% @
Town Center Hollywood Boosters $106.5 $121.9 17 114% 3
Neighborhood Greater Brooklyn Business Association 4150 $146.9 14 104% 2
Neighborhood East Burnside Business Association $51.6  $53.7 27 104% &
Neighborhood Multnomah Village Business Association 259 $26.4 29 102%%
Neighborhood Westmoreland Business Association $6.4 .8 $5 33 90% <
Neighborhood 82nd Avenue Business Association $627.9 550 4 88%
Neighborhood Belmont Business Association $114.9 $99.3 21 86%
Neighborhood Beaumont Business Association $42.7 $36.1 28 84%
Neighborhood Division-Clinton Business Association 165.4 $128.7 15 78%
Neighborhood Kenton Business Association $34.2 $25.6 30 75% —
Neighborhood North Portland Business Association $399 $273.5 7 68%
Neighborhood International Business District $151.5 0.9 22 60%
Neighborhood North-Northeast Business Association 1$57 $317.7 6 56%
Neighborhood Midway Business Association $296.9 $165.0 11 56%
Neighborhood Woodstock Business Association $135.5 4.467 25 55%
Town Center Hillsdale Business Association $14.1 $1.7 4 3 12%
Industrial NW Industrial $0.0 $72.5 26 NA
Source: ESRI, Portland Bureau of Planning & Sustfaility, E. D. Hovee & Company, LLC.

Neighborhoods with relatively lower retail captimelude Hillsdale, Woodstock, Midway,
North-Northeast, North and Kenton. North-Northesasd North appear to be large districts with
lower capture rates despite relatively larger sa¢dgmes. The caveat is that some business
associations have been narrowly defined to includemmercial corridor only and not the
surrounding households (such as NE4®/enue and Foster Area); sales capture rate$éset
business districts are therefore not a good estifioatwhether surrounding neighborhoods are
adequately served. High capture rates can alsoidesreas with relatively little housing, such
as Old Town or Lloyd District (which has a relativéw residential mix and supports a regional
mall).

To encourage added retail in areas where existorgsor related customer services are more
limited, identifyingmarket drivergo each specific neighborhood district represarksy
opportunity and challenge:
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Retail is drawn to areas with high household dgrithigh household income and
offering good traffic/pedestrian counts plus str@stbility. Existing retail locations
reflect these market preferences.

As referenced by focus group participants, neighbod commercial growth will require
greater household density. Encouraging househalditye- through zoning and project
subsidies — may have a greater impact on retaiksitection than either introducing
commercial zoning or supporting commercial develeptn areas in which these are
now missing.

Since most (though not all) of the city currentBs20-minute coverage, a priority
opportunity may be more to encourage locatingaaiturban retail services (e.g. grocery)
and supportive infill rather than to create nevexpanded retail districts.

Neighborhood Commercial Growth Trends: Building Dev elopment

Retail space has dominated the inventory of newletbped commercial space within
Portland’s neighborhoods, averaging about 300,@00sqguare feet annually over a five year
period (from 2003-08) outside of the Central Ciipwever, retail employment fell by about
4,000 jobs with 2/3 of that loss coming from théghborhoods despite significant new building
development.

The disconnect between these two trends may inbgasitie to service jobs locating within retail
spaces. Also noted is that a significant contribtaaneighborhood retail has been dining, which
is no longer defined with retail (for employmenassification purposes) but with arts,
accommodations and food services. This sectorlargs within the neighborhood geographies
as the retail sector; however, it too declined dlierstudy time frame.

Rather than corresponding necessarily to retailsuges defined by NAICS), retail space is
increasingly becoming defined as either a) grolmar fspace within densely developed districts,
with office or residential above, or b) a lower digynor smaller footprint product (in comparison
with office) within more suburban or main streetisgs.

Citywide, retail building development over the 28@8Btime period was dominated by Cascade
Station, within the Airport Way subarea. That selaanas seen over 620,000 square feet of new
large format/power center retail development oties tive year period. This is close to twice the
square footage added to the CBD (356,000 squatedeer the same time period, about 2/3 of
which was ground floor space in residential buidgin
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Figure 25. Recent Retail Development Trends (2003-2 008)

Annual Average Total
New Rentable
Subarea Construction  Absorption Building Area
Central City
CBD 71,200 39,400 9,195,000
Lloyd District 6,900 17,100 4,689,000
Johns Landing 6,000 2,400 335,000
NW Close In 8,400 15,700 1,803,000
Inner Neighborhoods
SW Close In 8,600 6,600 902,000
NE Close In 24,700 26,200 2,810,000
SE Close In 20,500 40,000 4,085,000
Industrial Areas
North Portland 47,700 39,600 2,506,000
Rivergate - (1,300) 349,000
East Portland
Airport Way 124,100 139,000 2,710,000
Mall 205 30,500 53,700 3,760,000
Gateway 14,900 32,500 3,720,000
East Columbia 39,500 55,600 3,060,000
Total 403,000 466,500 39,924,000

Source: E. D. Hovee & Company, LLC.

The other top subareas for attracting new (andntoreed) retail development were
neighborhoods, with almost all growth locating @@ommercial corridors such as
Killingsworth, Alberta, Lombard, MLK, Belmont, Digion and Hawthorne. In-fill development
along commercial corridors may also be classifed@nmercial retail/service by default due to
the typical smaller building size.

North Portland: 140,000 square feet

Mall 205: 153,000 square feet (a submarket extenbéyond the Mall property onfy)
Inner Northeast: 125,000

Inner Southeast: 100,000

Office development has been both more limited andenconcentrated than retail over the study
time frame, with only 800,000 square feet develogigavide compared with 1.7 million square
feet of new retail space. In contrast with retahtls, about 60% of newly developed office
space was located within the CBD + Lloyd Distrampther 24% in Gateway and the remainder
consisted largely of Class B buildings of less tB&/000 square feet each dispersed throughout
the city.

8 Mall 205 is a submarket defined by CoStar and emasses an area larger than the mall property.

E.D. Hovee & Company, LLc for City of Portland:
Economic Opportunities Analysis Section 1 Trends,  Opportunities & Market Factors 66



Adopted — October 2012

Implications for Transit Oriented Development

Transit Oriented Development (TOD) describes deleselopment (a relative descriptor), either
commercial or residential, with lower than averpgeking ratios and in close proximity to
transit routes, either bus or fixed rail. TOD isabften viewed as occurring within a mixed use
setting — as with residential (or in some caseas@®fiabove ground floor retail and related active
use commercial space.

From a business owner’s perspective, TOD offersmaemial space that is probably on the
leading edge of the density to which the privatekeiais willing to develop. “Denser”
development may command a cost premium associatesigel vs. wood frame construction,
although buildings up to five stories can be achékevia wood framing, and this quality of
development may be acceptable for certain usessdeudf the Central City.

Businesses will desire space within an area ordmrsuitable for TOD if:

The space is well-located and visible to targetausrs
The space is affordable

The business’ customers can and will access thdibgiin the absence of expansive
parking options

The answer to these questions is not dictatedbaylding’s status as a TOD, although TODs are
likely to be well-located (on commercial corridoes)d well-served by transit. Rather than
business demand, the extent to which this regiea additional TODs along its commercial
corridors will be influenced by:

Continued density increases within Portland’s neayhoods;

Continued resident and visitor preference for mixsd neighborhood retail districts (a
vision to which participants in focus groups geligr@adhere, despite the indicated job
losses);

Flexibility with building uses allowed within commeal zones; and
Over-all economic vitality and growth of the Ponitemetro region.

Continued growth in commercial rents to supportemaxpensive construction techniques is also
a consideration. In recent years Portland has sigeificant market-driven in-fill commercial
development occurring along relatively low-rent e¢oetcial corridors such as NE Alberta. The
bulk of this development to date has been single/sindicating that the market will likely bring
TOD projects — as opposed to infill — to those ickams now capable of achieving the highest
rental rates.

Corridors reporting rents above $20 per squaredsatf March 2009 include SE Bybee, NE
Broadway/Weidler, N Williams, John’s Landing, SElBent, N Mississippi and SE Division.
While not a threshold that indicates certain depelent feasibility (which will vary according to
construction technique, building configuration dndlding use mix), these reported rents have
been on a par with the range reported for manyr@e@ity properties in the Pearl District, the
West End and the CBD.
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INSTITUTIONADEVELOPMENT

For this analysis, the focus is education and hea#titutions (but with secondary consideration
of other public agency jobs). The key questiontlias topic is:How will rapid growth of
institutional employment and building needs be lamtommodated within and potentially
reshape development in PortlanB®lated questions around this topic are:

What job growth has occurred within Portland’s majstitutional campuses?

What job growth has occurred for institutional ssérat may not be located on
institutional campuses?

What are the unique land requirements of institgiasers, and how are those
changing?

Institutional Definitions & Associated Employment
This report tracks institutional-related employmigntwo distinct ways:

Campuses for 7 colleges and 10 hospitals on site®e than 10 acres, which account
for an estimated 35,200 jobs as of 2008, excluBiogland State University (Central
City) and Adventist Medical Center(Gateway RegidDahter). Thicampus institutional
category is a primary frame of reference for theAEDalysis.

All institutional uses throughout the City includischools and hospitals in all
Comprehensive Plan zones and all businesses IR thene — accounting for 2008
employment estimated at 54,400.

Employment Associated with Institutional Uses

As depicted by the chart on the following page,disgussion in this section begins more
broadly on the 54,400 jobs represented by schamlshaspitals throughout all zones of the City
plus other businesses within the City’s IR zone.

From 2000-08, employment associated with theséutishal uses within this zone
increased at a rate averaging about 2.5% per yeatl-above the citywide job growth
rate of just 0.1% per year.

In 2008, 24% of employment situated within the the was outside of hospitals and
schools. The bulk of this was health-related (dactdfices, HMOs) and the remainder a
mix of supportive uses such as retail and un-rdlatesinesses.

Institutional employment growth from 2000-08 hasibstronger outside of institutional
zoning than within this zone. These sectors aver2ge% annual growth citywide,
compared with a growth rate of close to 2% wittme tR zone. This appears to be
primarily due to relatively flat employment withlsmols, while hospital and related IR
zone employment increased more substantially.
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Figure 26. Institutional Employment Trends (2000-20 08)
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General Central Central Industrial Mixed Commercial Open
Commercial Commercial Employment |[Institution Sanctuary Employment Storefront Space SFR MFR Total
R25R5 R1,R2,R3
CG CX EX| IR IS ME NC,0C,UC OS R7,R10 RH,RX
2008
Institutions (defined by NAICS)

Schools 448 3,257 12,821 4,964 1,402 140 358 583 5,513 4,383 33,873
Primary 103 228 114 1,110 1,380 1 251 583 5,214 1,760 10,744
College 345 3,029 12,707 3,858 22 139 107 - 299 2,623 23,129

Hospitals - 3,330 3,18 5,430 1 - 99 - - 5,232 17,273

Other businesses within IR Zone
Health related 2,771 2,771
Other 531 531
448 6,587 16,002 13,70 1,403 140 457 583 5,513 9,615 54,448
2008 Share 1% 12% 29% 25Ph 3% 0% 1% 1% 10% 18% 100%
AAGR 00-08 5% 4% 4% 2% 3% -1% 22% 26% -2% 3% 2.5%
2000
Institutions (defined by NAICS) |
Schools 297 3,009 9,31 4,58 1,080 154 92 91 6,691 2,313 27,626
Hospitals - 1,866 2,44 4,37 - - - - 35 5,395 14,115
Other businesses within IR Zone
Health related - - - 1,666 - - - - - - 1,666
Other - - - 1,174 - - - - - - 1,174
297 4,875 11,754 11,804 1,080 154 92 91 6,726 7,708 44,581
2000 Share 1% 11% 26% 26pb6 2% 0% 0% 0% 15% 17% 100%
Source: Oregon Employment Department, Portland &uoé Planning, E. D. Hovee & Company, LLC.
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Trends within Key Institutions

Rather than reflect zoning designation, the instihal geography reported in Figure 14 (earlier
in the report) reflects land owned by 17 hospitald colleges on sites of at least 10 acres and
100 employees each. Total employment of 35,2000ierthan double the 13,700 jobs located
within IR-designated zoning. For these 17 lar¢e isistitutions, employment grew at about
3.6% per year , above the average of 2.5% for aidgwnstitutional employment.

Hospitals Colleges
OregonHealth & Science University - Portland Community College
Shriners Hospital (Sylvania)
Portland Veteran’s Hospital - Portland Community College (Cascade)
Providence Portland Medical Center ' Psor“?r?d Ctommunity College
Legacy Emanuel Hospital & Health (Southeast)
Center - Reed College
Legacy Good Samaritan Hospital - Lewis & Clark College
Kaiser Medical Centers - University of Portland

Multnomah Bible College

Concordia University

Western States Chiropractic College
Warner Pacific University

Note: Adventist Medical Center and Portland Staéversity (PSU) are not included in the Instituiéd
employment geography — Adventist is part of thee@aty Regional Center and PSU is included with
the Central City University District.

Many of these institutional uses are located ontwbald be considered as legacy sites that are
in or near residential neighborhoods. Site decsimade decades ago for what typically began
as relatively modest uses may have been for reasuefated to factors that would be
considered today if these institutions were tot staew.

Implications for Future Development

Taken together, the city’s 54,400 institutionalgarcount for about 14% of its jobs base. The
bulk of these are associated with the city’s ca@kgnd hospitals. Institutions are key
employment drivers and now among the fastest gr@woonomic sectors in Portland.

With its moderate growth (mid-case) scenario, Mé&trecasts that education and health care
employment will increase by a combined averageaob®8% per year. This is well above the
average projected growth rate of 1.7% for all raglemployment and more than double
anticipated public agency job growth.

To the degree that Portland continues to captuedasively high share of medical and
educational employment (particularly for higher eation), growth needs for this sector can be
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expected to account for an increasing share ofithis total job base and associated building
space requirements.

Based on the combination of this quantitative revaad qualitative assessment from the
institutional focus group, key challenges for titg’'s institutions (both larger and smaller) will
include:

Opportunities for maintaining a strong in-city pease as a key economic development
driver — offset by growing impetus for decentraliaa to get closer to residential
populations.

Improved transit access or other transportatiorooptto better serve patrons and
employees — especially for institutions curreniby conveniently located near transit.

Potential for increased density of development araalternative to expanded site area.

Consistency of land use approach and approval gsdoe institutional users — especially
those situated within or near residential neighbods.
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VI. LOCALSECTORSPECIAUZATIONS

This analysis considers local sector specializatimoth for the Portland metro area and the City
of Portland. A common approach to defining compeaeadvantage is via location quotient (or
LQ), which compares a geography’s concentratioengbloyment with the national average.

Portland can be defined as having a comparativardadge for sectors in which employment
concentration is above the national average: aiL6he or abovéFor example, if 20% of the
region’s employment is in a particular sector vergst 10% of the nation’s job base, the
location would be 2.0 — meaning that this regios twdace the concentration of employment in
that sector as the nation.

PORTLANDMETROSPECIALIZATIONS

The following chart illustrates changes in LQ byjongob sector for the historic period 1990-2005
and as projected by Metro to 2035. The greatesildetprovided for manufacturing sub-sectors.

®  While comparative advantage analysis offers @simat of the relative concentration of employmerd region

compared to the U.S. at a point in time, that athgs may be a reflection of both historic and autrre
competitive advantage of the region relative tortagon. This changing competitive position canrbcated
by theshift portion ofshift-shareanalysis — with the shift indicated as the chamgedation quotient (LQ)
between two or more different points in time.
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Figure 27. Changing Portland Competitive Advantage — All Industries (1990-2035)
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Manufacturing LQ

The Portland metro area has gone from a slight eoatipe advantage relative to the nation in
manufacturingn 1990 (LQ — 1.06) to a more substantial posiasrof 2005 (LQ — 1.18). This
indicates that the region better maintained itsufecturing job count while net job loss was
experienced across the nation as a whole. Metrédna@sast that this comparative advantage
may increase by 2035 to an LQ of as much as 1f368alized, this forecast would allow for a
net manufacturing job gain of about 7% between 20652035.

LQs have increased since 1990 for manufacturingpeeof electrical machinery and
transportation equipment, while declining for wqmdducts, food processing and paper. Metals
and machinery have about held their own relativiaéonation. Looking forward to 2035, Metro
has forecast continued LQ gains for electrical nrealy and transportation equipment; the other
manufacturing sectors are projected to hold steadiecline.

Non-Manufacturing LQ

Overall, non-manufacturing industrial sectors shielatively little comparative advantage
relative to the rest of the nation. These sectave lexperienced relatively minor changes in LQ
since 1990, with slight gains noted for construti@md information and losses for natural
resources, transportation and warehousing, antlagilThese trends are largely expected to
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continue forward except for construction where héoy) LQ is forecast (albeit after a continued
surge that was projected to about 2010). Also nistélgat Metro projects a growing LQ
potential for publishing (a subsector of the infatian sector).

For most service sectors, Portland does not shgvsastantial comparative advantage relative
to the rest of the U.S. — with the modest excepgtmirfinance activities (especially real estate)
and professional business services (notably managteoh companies). Looking forward, Metro
is projecting increased comparative advantageifante activities, education and health care
and other services (including personal servicas)rdduced LQ for professional business
services (except management of companies).

CITYWIDEVALUEADDEDCLUSTERS

In a 2009 study for the Portland Development Corsiais ECONorthwest has investigated LQ
on the basis of an industry’s valued added (outaibler than employment, identifying city
specializations relative to the nation rather tregional specializations. Value added describes
the market value of a business’ production of gats$ services, including payroll and the
contributions of capital, land and property. Thipeoach elevates the importance of industry
output, in addition to considering employment level

ECONorthwest’s conclusions are that Portland supgao kinds of clusters:

Specialized firms with high location quotients €ls&as truck manufacturing, iron and
steel mills, insurance and software publishing ttbhat are relatively small contributors
to the overall Portland economy in terms of valddesl and export amounts; and

Firms with above-average but lower location quds€dn.5 — 2.5) that generate much
larger amounts of industry output, as well as elxpotput from sales outside the region.
These are dominated by professional services amtesdie trade, many of which tend to
serve the regional and statewide markets (althgugtessional firms with national scope
can also serve as local economic engines). Thedenae city specializations also
include management of companies, insurance, tratadjom, and energy utilities.

ECONorthwest’s results tend to corroborate the egipent-base results released by Metro in
2008: both LQ analyses indicate that Portland'stion quotients are higher in the
manufacturing sectors. However, these are smdilbmes of total economic activity than in the
past. Consequently, the ECONorthwest analysis atescthat manufacturing’s output may be
insufficient as arexclusive enginér continued economic growth into the future.
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Figure 28. Value Added Portland Clusters (2007)

Source: ECONorthwest, 2009.
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VII. INDUSTRIAL LAND DEMAND ANALYSS

The primary method for determining land demandngleyment growth. However, in the
industrial areas there are indications that empkryinmay not be the best measure of economic
performance and the future demand for industriad l&Additional research has been compiled to
supplement the industrial land demand forecastcdhaseemployment growth to analyze
additional land demand drivers.

Absorption Trend Comparison

Reviewing long-term industrial land absorption tiems one method to estimate future industrial
land needs, although this approach does not acéoupossible future shifts between industrial
sectors.

Historic absorption is available only for propestedong the Willamette and Columbia (west of
the rail bridge) between the river and the negrastllel street or railroad right-of-way. This area
represents about one-third of the City’s industiaas, but likely a greater portion of land
absorption. The other primary area that has rediizéustrial development during this time

frame (post 1960) is the Columbia Corridor eas83f Avenue and north of Sandy Boulevard.

A land absorption trend estimate is currently beioampleted for this second geography so that a
citywide industrial absorption trend can be appmated.

Figure 29. Industrial Land Demand Comparison with P ast Trends

Acres
Absorption Trends per year
Portland Harbor 1960-1997 absorption trends, diligtrial uses (source: PHILS) 45
Portland Harbor 1960-1990, marine uses (Portlahyl Gource: Port of Portland) 24
Portland Harbor 1960-1990, all uses (including parkd residential. Source: Port of Portland) 39
Portland Harbor 2002-2008, developed industriadilan 18
Absorption Forecast
All Industrial Areas Columbia Harbor
driven terminals driven terminals
Low 9) 9) (5) (5)
Mid 45 45 30 30
High 104 104 69 69

Source: Portland Harbor Industrial Lands Study Ze®3, Bureau of Planning; E.D. Hovee & Company, LLC
Portland Harbor Industrial Land Supply AnalysispR2012, EcoNorthwest

The historic absorption figures available indicateincrease in annual absorption between 1990
and 1997. The bulk of this absorption occurred mithe Port’'s Rivergate development and on
Swan Island.
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Commodity Flows

Commodity flows provide another indicator of economrctivity and terminal and distribution
facility needs. There are two studies that analljgecargo moving through the Portland Harbor.
The 2003Portland Harbor Industrial Land StudyPHILS) reports that cargo volumes increased at
an average annual rate of 2.3% between 1960 ar@ ROfrine terminal investments of note that
accompanied this increase include the 85 acredporBulk Terminal facility at Port of Portland
and a 20-acre expansion of the container terminki@a The 2012Portland Harbor Industrial

Land Supply Analysi®und cargo volume growth continues to be robmisecent years. From
2002-2008, cargo volumes increased by 4.8% per yBais study of marine terminal cargo
volumes and land absorption needs plus the 20aét Hayden Island Economic Foundation Study
take a cargo-specific approach, factoring in thevkm size and capacity of existing terminals,
existing cargo volumes, cargo forecasts, and treergiquirements of modern terminal facilities.
With the goal of understanding these factors inevd@pth, the City also commissioned a study of
the operational characteristics of different matereninal types, which includes case studies of
best-in-class facilities with land area and catgoughput informatior’’ More information about
marine cargo forecasts, and associated land needsecfound later in this section.

The Port of Portland notes that land needs assacvaith commodity flows an inherently

difficult to forecast. Over the past 10 years, Rogt has twice been the fastest growing on the
West Coast, and also the fastest declining. Trostg¢brm fluctuation results from decisions
within the handful of steamship line companies dretler or not to utilize Port of Portland
facilities, and is independent of shipping growsis@ciated with business activity. For this reason,
longer term trend data is more reliable. Therdss aome level of opportunistic growth that can
be driven by a specific opportunity, driven by tdmmpetitive market. For example, other ports in
the lower Columbia River have recently announces pmjects to ship coal. Local ports are able
to respond to these opportunities not because grofihat commodity had been forecast, but
because they had an inventory available developneawty land. If the Port of Portland waits for
a specific business opportunity to arise beford keam made available, as long as other Ports
have more readily developable land supply, Portlaiidorobably not be competitive.

Gross Domestic Product Output

Industry output provides a third measure of thdtheand growth of an industry. Data on
industry output is available (via the Bureau of Bmmic Analysis) on a metro area level.

Between 2001 and 2006 there was a substantialaser@ output among many industries,
including manufacturing and information and tecloggl Manufacturing output (across the seven
county PMSA, the smallest geography for which dgtvailable) increased at an annual rate of
close to 12%, compared to an annual average ireda&% for the PMSA economy as a whole.

GDP data portrays manufacturing as a growth ingustther than the declining industry that
employment trends suggest. Industry stakeholdessritbe several factors that influenced this
sector’s recent profitability gains, including:

19 Worley Parsons, Operational Efficiencies of Porsiiinals World--Wide, February 2012
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Substantial increases in commodity and productmyijc
Substitution of technology for labor, and
A low valued dollar that fueled export growth.

These factors may continue in future years. Howeterchallenge remains of predicting land

needs based on industry output; as yet no cleartiffai@ve relationship between the two
measures has been identified.

Figure 30. Portland-Vancouver PMSA Gross Domestic P roduct Trends (01-06)

Change

Industry 2001 2006 Net AAGR
All industry total 77,200 103,400 26,200 6.0%
Private industries 69,600 94,000 24,400 6.2%

Manufacturing 12,000 21,000 9,000 11.8%
Transportation and utilities 3,600 4,300 700 3.6%

Retail trade 4,300 4,900 600 2.6%
Professional and business services 8,700 11,000 2,300 4.8%
Education and health services 5,400 7,600 2,200 7.1%
Leisure and hospitality 2,300 3,000 700 5.5%
Information, Communication, and Tech 8,200 15,800 7,600 14.0%
Government 7,500 9,400 1,900 4.6%
Private goods-producing industries 16,600 26,700 10,100 10.0%
Private services-providing industries 53,100 67,300 14,200 4.9%

Source: Bureau of Economic Analysis, US Dept of @mrce, April 2009

Other Indicators

In order to better understand this dynamic, EcoiNeest examined trends in land efficiency
from 2002-2008 in the Portland Harbor using seveiféérent measures. They calculated the
economic activity measured in terms of employmesd| market value, value added, and cargo
tonnage. The value added and real market valusuresmappear to grow, however the US
Consumer Price Index grew by 3.0%, indicating thase measure grew less than the rate fo
inflation, while the cargo tonnage grew at a fapere (Table 30)"

Figure 30. Portland Harbor Measures of Economic Act  ivity (per acre)

Measure 2002 2008 AAGR
Value Added $1,147,614 $1,217,713 1.0%
Real Market Value $776,715 $838,091 1.3%
Employment (jobs) 6.21 5.75 -1.3%
Cargo Tonnage 3,873 4,928 4.1%

Source: ECONorthwest, Portland Harbor Industriaid &upply Analysis, February 2012

 ECONorthwest, Portland Harbor Industrial Land Sypgmalysis, February 2012 (Appendix C)
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VIILI. ECONOMIC MULTIPLUER ANALY3S

As discussed above, there can be a disconnect é&etsveployment growth and the demand for
new building space and development sites, espgaeidtin the industrial sectors. Another way
to look at the situation is economic multiplierdyieh represents the relationship between direct
investment in economic activity at a particulae sind the resulting multiplier (or ripple effect)
throughout Portland and the metro region. The thmest common types of economic multipliers
are provided within this EOA report are measures of

Employment
Personal income (to residents of the region)
Output (or added gross receipts)

For example, an employment multiplier of 2.00 iradés that for every job directly associated
with a place-specific investment, another job eated off-site through indirect and induced
economic effects elsewhere in the region. Indiedfeicts occur as the new economic activity
makes purchases from other businesses in the rdgaurced effects occur as the direct
employees of the new economic activity are ablmase added purchases from increased
disposable income from local retail and services.

Multipliers are based on the nationally recognidd&LAN input-output model. IMPLAN data
is available for every county in the U.S. MultipBaused with this analysis are those for the
seven-county metro region (PMSA) as of 2009. Ecanamultipliers are typically reported by
NAICS employment sector. For the Portland EOA, N&Ispecific multipliers have been
aggregate to six industrial/commercial buildingagpased on the City of Portland’s projected
2035 mix of sector employment and anticipated alion of employment sectors to building
types.

This essentially reflects weighted averaging ot#pebuilding types. For example, the General
Industrial building type is associated with a riefally high 3.15 overall jobs multiplier. The key
components of the General Industrial multiplier mx@nufacturing (with a 3.69 multiplier) and
construction (2.04). Other building types involu#fatent employment sectors but with a similar
weighting methodology applied.

Figure 31. Economic Multipliers By Building Type

Economic Multiplier

Building Type Jobs Income Output
Office 1.95 1.87 1.98
Institution 1.62 1.69 2.13
Flex / BP 2.19 2.12 1.91
General Industrial 3.15 2.50 2.15
Warehouse 2.36 1.95 1.95
Retail 1.64 1.76 1.97

Source: E. D. Hovee & Company, LLC based on IMRL
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Multipliers are relevant to district-specific lasdpply decisions because they suggest the
importance of looking beyond direct site-specifispoyment opportunities. For example,
although job density is low on industrial land, theneral Industrial and Warehouse multipliers
are high. That is, industrial acres have the fd@kto generate a greater number of secondary
and tertiary off-site jobs that an acre of retdll other things being equal, this could be a dact
if one must allocate a limited supply of land téfetient industry types. Or, put another way,
some of our retail and office job growth is depertdan having an adequate industrial land

supply.
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IX. LAND EFHCIENCY ANALYSS

The purpose of this analysis is to estimate thégoof future employment-related development
that will take place on parcels with a significanhount of existing building square footage —
sites that are not included in the Buildable Lameehtory.

METHODOLOGY

The analysis is based on development activity fi@®9-2011 to assign it to the type of site in
1999 — vacant, LoFAR, or HiIFAR. The LoFAR category corresponds to the underetiliar
redevelopable sites in the BLI and is defined esesswith less than 20% of the building square
footage allowed by zoning (based on applicable ddn&Rs) based on existing building square
footage in 1999. For industrial properties, ordgant parcels are considered buildable.

RLIS assessor data is used to create a side-byegidparison of tax lots with a “new year built”
or for which there was more than 50% building squabtage added (as opposed to a minor
addition). A review of the assessor data revealadmber of parcels for which there was no
building square footage indicated in 1999 but h4®@0 building value of over $25,000, which
indicated some kind of improvement. Tax parcelagnethan 10,000 square feet in size with
missing data have been cross-checked with develoippeemit data to better determine which
parcels were: a) previously developed in 1999 wiladded building space developed through
2011, or b) previously developed but added someuaitmaf net new building space since 1999.
This analysis was limited to parcels for which theras comparable data regarding building
square footage, land and improvements valuation metching tax records in 1999 and 2011.
Excluded are parcels for which there is not a matctax parcel identifier or for which other
data is missing in either year. Also excluded ame@ls for which building square footage was
increased by less than 50%, but with no new baila detween 1999-2011 indicated. For these
reasons, the analysis should be viewed as repmegentonservative representation of
development activity on employment lands over tini®e period.

Using the revised parcel dataset, developmenticis/assigned to the type of site in 1999 —
vacant, LOFAR, or HiIFAR (Figure 32). The propontiof development activity that occurs on
vacant or LOFAR is development that would occusibes in the BLI (industrial geographies are
limited to vacant sites). Development that takesgon HiFAR parcels is on parcels that are
not included in the BLI.

The data analysis shows that the campus instisipoasent a unique case. These campuses
consist of large parcels with existing developntaat places them in the HiIFAR category. So
as to not skew the overall results, the campugurisins were eliminated from this analysis
because these areas are treated differently iBlthéevelopment capacity based on master
plans, not vacant/underutilized parcels).

12 The initial method was to analyze employment d&%202) data to identify job growth that took placesites
with existing development and no new developmenhf2000-2008. This analysis proved to be toodliffito
manage because of employers with multiple tax peuaned dispersed employment that was reportedfiereint tax
parcels over the analysis period.
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Figure 32. Land Efficiency Analysis (Net Added Bui Iding Space 1999-2011)

On Sites that Were Previously % on
Forecast Geographies Vacant LoFAR HIFAR Total Vac/Lo
Central City Commercial 4,753,957 286,431 3,605,539 8,645,927 58%
Central City Incubator 589,616 230,191 41,871 861,678 95%
Columbia Harbor 4,259,89 2,262,671 91,150 6,613,711 64% Vacant
Columbia East 3,932,0¢ 502,344 75,646 4,510,081 87% Vacant
Dispersed Industrial 543,7C 241,891 491,278 1,276,871 43% Vacant
Neighborhood Commercial 3,111,419 12,073 2,236,145 5,359,637 58%
Town Centers 135,913 0 341,128 477,041 28%
Regional Center 694,329 0 160,986 855,315 81%
Institutions 407,270 4,800 2,164,726 2,576,796 16%
Total 18,428,187 3,540,401 9,208,469 31,177,057 70%
Total (w/o Institutions) 18,020,9173,535,601 7,043,743 28,600,261 75%
% of Change 59% 11% 30% 100% 70%
% of Change w/o Institutions 63% 12% 25% 100% %75
Aggregate Geographies

Central City 5,343,573 516,622 3,647,410 9,507,605 62%
Industrial 8,735,68: 3,006,906 658,074 12,400,663 70% Vacant
Commercial 3,941,661 12,073 2,738,259 6,691,993 59%
Institutions 407,270 4,800 2,164,726 2,576,796 16%
Total 18,428,187 3,540,401 9,208,469 31,177,057 70%
Total w/o Institutions 18,020,9173,535,601 7,043,743 28,600,261 75%

Source: E.D Hovee & Company

OBSERVATIONS

This supplemental analysis provides added insigbtdevelopment patterns for different
employment geographies. From a market perspethiegjata indicates that newly built sites
tend to occur on vacant or low value property. Hosveconsiderable acreage has experienced
building expansion on properties with existing higliue improvements. The overall results
show that roughly 60% of Central City and Commeérdevelopment took place on vacant or
LoFAR land and approximately 70% of industrial depenent took place on vacant land. A
significant portion of new development (30-40%cxurring on parcels with a significant
amount of existing development (HIFAR) that is mmiuded in the BLI.

Both for newly built sites and expansions, the reagvidences continued preference for
unconstrained sites. The market can shift to supgfevelopment of environmentally constrained
and/or potential brownfield sites where fewer urstcained property opportunities are available.
This analysis is useful as a means to better re@akstic land needs in employment land supply
and demand analysis.
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X. MARINECARGO FORECAST

PORTLANDHARBORMARINE TERMINALS

The Columbia Harbor benefits from its superior caetivity: the confluence of two rivers,
access to domestic markets via two major rail l{f2 and BNSF), and interstate freeway
access to I-5 (north-south) and I-84 (east-weast),access to global markets via the Pacific
Ocean. Having all of this connectivity in the heafrthe City of Portland, with strong local and
regional policies in place to preserve harbor lEomdndustrial use, creates a special place for
water-dependent industrial firms. However, the stdal harbor land supply in the Portland
region is fixed, and vacant developable land is eard usually constrained. (See Appendix C.
ECONorthwestPortland Harbor Industrial Land Supply Analysiday 2012)

A primary source of past economic growth in Podl&ias been marine-related economic
activity, including marine industrial and marinega uses. These uses are projected to continue
to grow over the next 30-years, with particulargito forecasted in the marine cargo and related
transportation, warehousing, utility, and wholegsedele sectors. The Portland Harbor serves as
a major economic engine for the regional econonagt Btudies indicate that cargo and
manufacturing activities dependent on waterboraesjportation contribute significantly to the
metro region’s economy. These studies indicaterttatne-related economic activity generates
from 20,000 to 100,000 jobs and from $1.4 to 3ldobi annually in regional incom¥.

The Port of Portland has four marine terminals tedalong the Willamette and Columbia
Rivers. These terminals accommodated 575 oceampgessels in 2010, though over the past
two decades it was not uncommon for the Port tomocodate 800 to 1,000 ocean-going vessels
in a year. Not counting cargos received or shippadnland barges, the Port of Portland shipped
over 13 million short tons of cargo in 2010.

Harbor industrial development tends to have lowrfito-area ratios (FAR) and a relatively low
number of jobs per acre. But despite declining eympkent in recent years, the Portland Harbor
experienced an increase in cargo tonnage at a faste than the rate of industrial land
development in the ared. Therefore, given the disconnected relationshipvbet employment
growth and cargo activity in the harbor, there reead to base the need for additional marine
terminals on cargo forecasts as a supplement téaalyneeded to support future industrial
employment growth in the Columbia Harbor geography.

MARINE CARGO FORECAST

While employment forecasts traditionally form thests of employment land supply analysis, as
noted earlier, employment is not a very good inwicaf the long-term land needs of the freight
and distribution sectors of the economy. Despdergeral decline in industrial employment
between 2002 and 2008 (-1.3% AAGR), cargo tonnagelled in the Portland Harbor went up

13 Entrix, West Hayden Island Economic Foundatiordgtduly 2010

14 ECONorthwest, Portland Harbor Industrial Land Supgnalysis, May 2012.
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4.1% per year during that same period. An avecdd® acres of land was developed each year
during that period®

There have been several attempts to understanadéu@o tonnage trends may impact future
land needs in the Portland Harbor. Extrix studiesl in 2010, based on cargo forecasts
completed in 2009. The most recent cargo fore@stbased on a 2010 study by BST, refined
to specifically call out cargo demand for Portlamdl Vancouver, updated with the most recent
economic datd® Cargo forecasts generally assume an adequatsugpdy will be made
available (that is, they do not attempt to prebdmiv any land supply constraint might impact
growth). The most recent BST forecast demandhiferégion in 2040 (including both Portland
and Vancouver) ranges from 39 million to 66 millimetric tons. For the Portland Harbor, the
forecast range is 28 million to 43 million metrams. For context, in 2010 the Port of Portland
moved 13 million metric tons of cargo, and approtiely 27 million tons moved through the
region as a whole (including private terminals aoth public Ports).

Figure 33. 2040 Portland Harbor Cargo Volume Forec  ast

Cargo Type Low Medium High
Automobiles (units) 811,000 912,500 1,014,000
Containers (TEUs)metric tones) 379,000 452,500 526,000
Automobiles 1,076,000 1,206,000 1,336,000
Containers 2,162,000 2,583,500 3,005,000
Breakbulk 1,132,000 1,242,000 1,352,000
Grain 6,686,000 9,078,000 11,470,000
Dry Bulk 10,278,000 14,093,500 17,909,000
Liquid Bulk 6,912,000 7,461,500 8,011,000
Total 28,246,000 35,664,500 43,083,000

Source: EcoNorthwest and BST Associates
Note: Low and High forecasts were made by BST Aisses for the Portland and Vancouver Harbor Fottecas
Update, 2012. Medium scenario is calculated by ExtiNvest.

Factoring in the capacity of existing marine terats) EcoNorthwest estimated the regional need
for additional marine terminal facilities by 2041y cargo typ&’. With the low scenario

forecast, they concluded that existing terminald@dandle all commodity types, except
automobiles. With the high scenario forecast, taltal new terminals would be needed for
automobiles, containers, grains, and dry bulk cochtydypes. With the “most likely” mid-

range scenario forecast, additional terminals wbelsheeded for automobiles, grain, and dry
bulk commodities.

Based on the size trends of new terminals beingtoacted on the west coast, most of the land
need for marine cargo is expected to be for patagyger than 100 acres to accommodate rail

15 EcoNorthwest, Portland Harbor Industrial Land Sypynalysis, May 2012
16 BST Associates, Portland and Vancouver HarbordasteUpdate, February 2012

" EcoNorthwest, Portland Harbor Industrial Land Supnalysis, May 2012
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access and ensure competitiverfésghe actual acres needed to accommodate the @dject
marine terminal need varies, depending on the cadityntype, and depending on how
important it is to have an optimal terminal desidfar example, it is possible to operate a grain
terminal on less than 10 acres, but a modern eavlesl terminal would likely require 100+ acres.
A modern automobile terminal may require 270 aocramore, though it is possible to develop
such a facility with structured multi-deck parking.

At the City’s request, Worley Parsons complete@taited analysis of the operational and land
consumption characteristics of modern pottghe report included case studies of innovative
international facilities. Provision of efficientir@perations is one of the primary ways that
modern terminals maximize cargo throughput fonegiterminal. The report also includes
discussion of auto terminals with multi-deck pagkstructures, but concludes that they would be
very difficult to make cost-competitive in the cext of the current Lower Columbia River
market.

Using information collected from Worley Parsonsj éime forecast information described above,
EcoNorthwest estimated the land need through 20dthé Port of Portland ranges from 270
acres to 1,277 acres, with a most likely land r&featpproximately 470 acres (Figure 34). In the
low scenario forecast, the land need could be et as little as 53 acres if a terminal were
developed with less-than-optimal rail access.

Figure 34. 2040 Portland Harbor Land Need by Cargo Forecast Scenarios (acres)

Cargo Type Low Scenario Most Likely Scenario High S cenario
Automobiles 120 270 577
Containers 0 0 100
Breakbulk 0 0 0
Grain 30 100 200
Drybulk 20 100 400
Liquid Bulk 0 0 0
TOTAL 170 470 1,277

Source: EcoNorthwest
Note: Land need estimate assumes optimal moddrseraied terminal design.

18 Entrix, West Hayden Island Economic Foundatiordgtduly 2010

¥ Worley Parsons, Operational Efficiencies of P@wsiinals Worldwide, 2012
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Xl. EOA IMPUCATIONS

This section is intended &et the stagéor the next steps of this economic opportuniéiralysis.
Key implications of this trends and opportunitieslysis for remaining portions of the economic
opportunities analysis are summarized as follows:

A recognition that this past decade has been agefirelatively slow job growth not
only for Portland but for the metro region and oaélly. Despite an economic downturn
experienced just after 2000 followed by a majoessn at end of the decade, Metro is
projecting that the nation and region should expecéturn to a more normalized pattern
of job recovery and stronger growth over the loagrt horizon of next 25 years.

For Portland, a pivotal question is whether thg c@ntinues to experience a relatively
small share of the job growth that has occurreldaasbeen the case since 2000, or reverts
to a more robust pattern of greater in-city andntpyob capture as was experienced in
the previous two decades. The answer to this qurekas significant ramifications not

only for Portland’s economic vitality but for regial urban growth management.

Finally, it is apparent that the “hot spot” locatsowhere job growth is occurring within
the City have shifted in recent years. The focuadafed Central City job gains has
shifted from the traditional downtown core towadjagent areas in the River and Lloyd
commercial / mixed use districts and the emergmughators of the Central Eastside and
Lower Albina. Similar shifts are occurring withimé between the City’s industrial,

urban center and neighborhood commercial areasurrerical terms, by far the strongest
growth has been within Portland’s institutional geaphy.

As a final note, this Task 1 report has focuse@mployment in terms of Goal 9 requirements
for an Economic Opportunities Analysis. The resigftemployment analysis addresses trends
with respect to the number and types of jobs inaolgidategorization by land use designation.
However, it is important to note employment is ofienany approaches to measuring economic
activity.

Because the focus of this report is how business lad, employment and building
development are emphasized. Other factors — sualags levels, technology and capital
intensiveness, monetary output and comparativenagadvantage (or location quotients) — are
not directly considered. This report also doesavatiuate which industries and jobs the region
should endeavor to encourage, but rather repoststigads as illustrated via employment data.
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APPENDIX A. FOCUS GROUP PARTICIPANTS

As identified by the following listing, a total 68 individuals participated in six focus groups

conducted in 2009 for this Economic Opportunitiesalsis. The interest and time given by all

participants is gratefully acknowledged.

Figure 35. Focus Group Participants

Participant Name

Firm/Organization

Central City Office:

Gregory Goodman

City Center Parking

Ted Gilbert Gilbert Brothers

David Lake Liberty NW

Scott Andrews Melvin Mark Companies
Jeff Bourlag NBS Realtors

Brian Owendoff

Opus NW

Steve Pfeiffer

Perkins Coie

Bernie Bottomly

Portland Business Alliance

Carly Riter Portland Business Alliance
Josh Schlesinger Schlesinger Companies
Matt Cole Shorenstein

Close In Incubator:

Pete Eggspuehler

Beam Development

Eva Schweber

Cube Space

Debbie Kitchin

Inter Works

Mickael Zokoych

Michael’s Italian Beef & Sausage

Peter F. Fry Planning Consultant

Daniel Yates Portland Spirit

Bob Rogers Robert R. Rogers Co.
David Lorati School Specialty Co.
Manufacturing & Distribution:

Corky Collier Columbia Corridor Alliance
D. A. Albrecht Concordia University

Jay Griffith Evraz Inc NA

Wayne Matulich ITT Technical

Linda Craig Norris & Stevens

Gary Hunt Oregon Transfer

Ann Gardner Schnitzer Steel

Mike Williams Silver Eagle Manufacturing
Deon Kampfer WM
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Participant Name

Neighborhood Commercial:

Firm/Organization

Michael Zokoych

Central Eastside Industrial Council

Cindy Sturm Cindy Sturm Real Estate
Bob LeFeber Commercial Realty Advisors
Jean Baker Division Clinton

Tony Fuentes

NW Childrens Business/Fox Chase Alliance

Michelle Marx

SERA Architects

Gerry Boeher

St. Johns Booseters

TOD/Mixed Use Corridors:

Pete Eggspuehler

Beam Development

John Carroll

Carroll Investments

Kevin Cavenaugh

Cavenaugh Development

Jeana Woolley

JM Woolley & Associates

Tom Kemper

Kemper Company, LLC

Vern Rifer

Rifer Development

Kim Knox

Shiels Obletz Johnsen

Rick Gustafson

Shiels Obletz Johnsen

Campus Institutional:

Theresa Paulson

Concordia University

Michael Sestric

Institutional Facilities Coalition

Scott Davis Kaiser Permanente

Richard Bettega Lewis & Clark College

David Groff Linfield College

Glenn Ford Linfield College

Gary Andeen Oregon Independent Colleges Association
Wing-Kit Chung Portland Community College

Ty Wyman Providence Medical Center

Edwin McFarlane Reed College

Jennifer Baters Reed College

Townsend Angel Reed College

Andrea Cook

Warner Pacific College

Steve Stenberg

Warner Pacific College
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APPENDIX B. SUPPLEMENTAL DATA TABLES

On the following pages are provided supplementtdildel U.S. employment trend and
projection data covering:

U. S. Non-Farm Employment Trend and Projectiondimployment sector and covering
the 1980 — 2035 time period

Portland Metro Location Quotients Relative to th& Uby employment sector and
covering the 1990 — 2035 time period)
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Figure 36. U.S. Non-Farm Employment Trend & Project ion (1980-2035)

U. S. Employment (in millions) Annual % Change % of Total
1990-05 2005-35 1990 2005
Total Non-Farm Jobs 90.53 97.51 109.49 117.31 131.79 133.69 135.62 146.5 153.33 1599 166.49 173.54 1.3% 0.9%  100.0% 100.0% 100.0%
Private Employment 74.15 80.98 91.08 97.87 111 111.89 113.24 123.29 129.36 1354 141.28 147.88 1.4% 0.9% 83.2% 83.7% 85.2%
Manufacturing 18.73 17.82 17.70 17.24 17.27 1423 11.99 1278 12.63 12.00 11.52 11.14 -1.4%  -0.8% 16.2% 10.6% 6.4%
Durable Goods 11.68 11.03 10.74 10.37 10.88 8.96 7.46 8.20 8.04 7.57 7.28 7.10 -1.2%  -0.8% 98% 6.7% 4.1%
Lumber N/A N/A 0.54 0.57 0.61 0.56 0.43 0.55 0.53 0.49 0.46 0.47 0.2%  -0.6% 0.5% 0.4% 0.3%
Primary Metals N/A N/A 0.69 0.64 0.62 0.47 0.37 0.38 0.37 0.37 0.33 0.29 -25%  -1.6% 0.6% 0.4% 0.2%
Fabricated Metals N/A N/A 1.61 1.62 1.75 1.52 1.29 1.47 1.50 1.45 1.39 1.30 -0.4% -0.5% 15% 1.1% 0.7%
Machinery N/A N/A 1.41 1.44 1.46 1.17 1.05 1.20 1.18 111 1.05 1.00 -1.2%  -0.5% 13% 09% 0.6%
Electronics N/A N/A 1.90 1.69 1.82 1.32 1.15 1.01 0.94 0.90 0.94 1.01 -24%  -0.9% 1.7% 1.0% 0.6%
Transport. Equipment N/A N/A 2.13 1.98 2.06 1.77 1.39 1.61 1.47 1.24 111 1.10 -1.2% -1.6% 19% 13% 0.6%
Oth. Durables N/A N/A 2.45 2.43 2.56 2.15 1.79 1.99 2.05 2.01 1.99 1.92 -09% -0.4% 22% 16% 1.1%
Non-Durables 7.05 6.78 6.96 6.87 6.39 5.27 4.53 4.58 4.59 4.43 4.25 4.04 -1.8%  -0.9% 6.4% 3.9% 2.3%
Food Proc. N/A N/A 151 1.56 1.55 1.48 1.45 1.55 1.62 1.62 1.62 1.61 -0.1% 0.3% 1.4% 11% 0.9%
Paper N/A N/A 0.65 0.64 0.60 0.48 0.41 0.42 0.43 0.42 0.40 0.38 -2.0% -0.8% 0.6% 0.4% 0.2%
Other Non-Dur. N/A N/A 4.80 4.67 4.23 3.31 2.67 2.61 2.55 2.39 2.22 2.05 -24%  -1.6% 44% 25% 1.2%
Non-Manufacturing 71.79  79.69 91.79 100.07 114.53 119.45 123.63 133.71 140.71 147.90 154.95 162.39 1.8% 1.0% 83.8% 89.3% 93.6%
Natural Resources 1.08 0.97 0.76 0.64 0.60 0.63 0.72 0.66 0.56 0.55 0.53 0.53 -1.2%  -0.6% 0.7% 05% 0.3%
Construction 4.45 4.79 5.27 5.28 6.79 7.33 6.52 7.61 8.11 8.74 9.57  10.47 2.2% 1.2% 48% 55% 6.0%
Wholesale Trade 4.56 4.91 5.27 5.43 5.93 5.76 5.76 6.35 6.98 7.66 7.87 7.69 0.6% 1.0% 48% 43% 4.4%
Retail Trade 10.24 11.73 13.18 13.90 1528 1528 1540 1559 1538 1538 1532 15.44 1.0% 0.0% 12.0% 11.4% 8.9%
Auto parts N/A N/A 1.49 1.63 1.85 1.92 1.95 191 1.81 1.79 1.78 1.80 1.7% -0.2% 14% 1.4% 1.0%
Food & Bev. N/A N/A 2.78 2.88 2.99 2.82 2.94 2.78 2.61 2.60 2.55 2.52 0.1% -0.4% 25% 21% 15%
Other Retail N/A N/A 8.91 9.39 1044 1054 1051 10.89 10.96 11.00 10.99 11.12 1.1% 0.2% 81% 7.9% 6.4%
TWU 3.61 3.73 4.22 4.51 5.01 4.92 4.95 5.76 6.38 6.88 7.19 7.23 1.0% 1.3% 39% 3.7% 4.2%
Information 2.36 2.44 2.69 2.84 3.63 3.06 2.78 2.96 3.15 3.44 3.80 4.32 0.9% 1.2% 25% 23% 25%
Printing N/A N/A 0.87 0.91 1.03 0.90 0.80 0.82 0.84 0.86 0.89 0.95 0.2% 0.2% 0.8% 0.7% 0.5%
Internet, etc. N/A N/A 1.82 1.93 2.59 2.16 1.98 2.14 2.32 2.58 291 3.37 1.1% 1.5% 1.7% 1.6% 1.9%
Financial Activities 5.02 5.81 6.61 6.83 7.69 8.15 8.24 8.57 8.42 8.44 8.44 8.61 1.4% 0.2% 6.0% 6.1% 5.0%
Finance & Ins. N/A N/A 4.98 5.07 5.68 6.02 6.11 6.33 6.22 6.21 6.22 6.39 1.3% 0.2% 45% 45% 3.7%
Real Estate N/A N/A 1.64 1.76 2.01 2.13 2.13 2.24 2.20 2.23 2.22 2.22 1.8% 0.1% 15% 1.6% 1.3%
Professional Business N/A N/A 1085 1285 16.67 16.94 17.73 2196 2516 2842 3230 36.37 3.0% 2.6% 9.9% 12.7% 21.0%
Pro., Sci., Tech. N/A N/A 4.54 5.08 6.70 7.02 7.88 8.98 10.20 1229 14.79 17.96 2.9% 3.2% 4.1% 5.3% 10.3%
Mgmt. of Companies N/A N/A 1.67 1.69 1.80 1.76 1.80 1.72 1.60 1.53 1.45 1.39 0.4%  -0.8% 15% 13% 0.8%
Admin & Waste N/A N/A 4.64 6.08 8.17 8.16 8.05 11.26 13.36 14.60 16.06 17.02 3.8% 2.5% 42% 6.1% 9.8%
Edu. & Health 7.07 8.66 1098 13.29 1511 17.37 19.90 21.61 22.87 23.64 24.09 2481 3.1% 1.2% 10.0% 13.0% 14.3%
Education N/A N/A 1.69 2.01 2.39 2.83 3.24 3.06 3.01 3.05 3.06 3.09 3.5% 0.3% 15% 21% 1.8%
Health Care N/A N/A 9.30 11.28 1272 1454 16.66 1855 19.86 20.60 21.03 21.73 3.0% 1.3% 8.5% 10.9% 12.5%
Leisure & Hospitality 6.72 7.87 9.29 1050 11.86 12.81 13.53 14.12 1439 14.73 1495 15.33 2.2% 0.6% 85% 9.6% 8.8%
Arts & Entertain. N/A N/A 1.13 1.46 1.79 1.89 1.97 1.95 2.09 2.29 2.42 2.54 3.5% 1.0% 1.0% 1.4% 1.5%
Accomm. & Food Ser. N/A N/A 8.15 9.04 1007 10.92 1156 1217 1230 1244 1253 12.79 2.0% 0.5% 74% 82% 7.4%
Other Services 2.75 3.37 4.26 4.57 5.17 5.39 5.72 5.31 5.34 5.52 5.69 5.93 1.6% 0.3% 3.9% 4.0% 3.4%
Govt., Civilian, total 16.38 16.53 1841 1943 20.79 21.81 2238 2321 2397 2450 2520 25.66 1.1% 0.5% 16.8% 16.3% 14.8%

Source: Global Insigh2008 QR US Long-Term Outlgals compiled by Metro.
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Figure 37. Portland Metro Location Quotients Relati  ve to U.S. (1990-2035)

1990 1995 2005 2008 2010 2015 2025 2030 2035

Manufacturing, total 106 109 112 118 122 127 123 122 126 128 1.30
Durable Goods, total 125 129 134 143 145 153 145 145 151 154 156
Wood Products 221 154 131 145 134 122 115 112 114 112 1.05
Primary Metal 186 147 168 177 209 222 203 182 167 166 172
Fabricated Metal 101 113 106 112 111 116 107 101 1.00 1.00 1.02
Machinery 098 101 097 09 095 09 085 080 080 080 0381
Electrical Machinery 223 270 307 377 375 363 438 479 501 486 456
Transportation Equipment 0.67 0.67 0.73 0.69 0.71 0.83 0.74 0.82 0.97 1.07 1.06
Non-durable Goods, total 078 079 076 077 080 08 084 082 082 083 084
Food Processing 09 08 077 079 083 08 079 072 068 065 0.64
Paper 175 155 146 140 132 145 147 139 136 135 1.37
Non-manufacturing, total 1.03 103 101 101 100 100 1.01 101 101 101 1.01
Natural Resources 040 044 042 039 028 031 031 032 030 029 0.27
Construction 105 120 106 108 117 122 109 103 099 093 0.89
Retail Trade 094 093 095 093 095 094 098 096 096 097 0.98
Motor Vehicle & Parts 109 104 104 100 097 092 101 107 108 109 1.08
Food & Beverage Stores 082 08 08 089 093 089 097 101 101 103 105
Other Retail 09 095 096 093 095 09 097 093 093 094 094
Transp., Warehouse, & Utilities 113 108 104 102 098 101 100 095 091 090 093
Information, total 090 093 097 102 109 108 111 114 114 112 105
Publishing 078 099 127 137 156 166 186 214 236 251 248
Internet & Other 097 09 08 087 09 08 083 078 074 069 0.64
Finance Activities 114 113 114 114 113 112 120 128 134 139 142
Finance & Insurance 091 091 099 099 095 09 104 111 117 121 124
Real Estate 184 177 157 155 162 161 163 174 180 189 196
Pro. Business Services 108 114 106 103 101 101 093 088 083 078 0.73
Pro., Sci., & Tech. 121 120 098 09 091 09 089 08 076 067 059
Mgmt. of Companies 092 123 152 156 162 161 195 232 266 3.10 356
Admin. Support 101 105 102 099 09 099 081 073 070 0.67 0.65
Edu. & Health Care 101 092 092 094 092 09 09 101 107 114 119
Educational 104 098 102 100 09 09 109 121 129 138 145
Health Care 100 091 09 092 091 089 092 098 103 110 115
Leisure & Hospitality 103 101 098 09 09 09 099 103 105 1.08 1.09
Arts, Entertainment & Rec. 132 113 099 09 092 091 098 099 096 096 0.95
Accommodation & Food 099 099 098 09 097 09 099 103 107 110 112
Other Services 091 089 088 087 088 083 104 115 121 127 128
Government, Civilian total 089 08 09 090 091 091 08 08 085 083 0.85
Federal, Civilian 089 08 089 091 087 08 08 08 078 075 0.73
State & Local 081 079 084 08 08 08 082 081 082 081 0.83

Source: Global Insighf008 QR US Long-Term Outloakd Metro.
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APPENDIX C.
PORILAND HARBOR INDUSTRIAL LAND SUPPLY ANALYSS
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