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Montgomery Park Area Plan
Draft Public Benefits Agreement Term Sheet — April 2024

The Montgomery Park Area Plan (MPAP) proposes land use and transportation changes to establish a
new transit-oriented district in Northwest Portland west of Highway 30 between NW Vaughn and NW
Nicolai streets. The Plan seeks to transition the area into a mixed-use employment district that will
support both job growth and housing development. The MPAP includes proposed land use changes to
promote equitable, transit oriented development and complement a future extension of the Portland
Streetcar. The land use changes include amendments to Portland’s Comprehensive Plan map, zoning
map, zoning code, and design guidance for future development.

In addition to the regulatory measures above, the MPAP includes an anticipated Public Benefits
Agreement with property owners of key large sites (Montgomery Park; American Can Complex; 1535
LLC/Former ESCO Steel site) to achieve plan objectives and equitable development outcomes.

The attached Draft Public Benefits Terms Sheet outlines the key parameters of a future Public Benefits
Agreement between the City of Portland and the owners of the large properties noted above. The
Public Benefits Agreement is expected to be developed over the coming months and presented to
Portland City Council for adoption along with other provisions of the Montgomery Park Area Plan. The
future Public Benefits Agreement will complement the regulatory aspects of the plan and addresses the
following issues:

e Provision of Affordable Housing
e Creation of Middle-Wage Jobs

e Wealth Building via Opportunities for Affordable Commercial Space
e Creation of a Public Open Space or Park

e Commemoration of York and Cultural Placemaking

e Transportation Funding

The Draft Public Benefits Terms Sheet is attached.
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Montgomery Park Public Benefits Agreement
Preliminary Draft Term Sheet

Introduction

The City of Portland has developed a land use and transportation plan that will create a new mixed-use
district in Northwest Portland, focused on the area west of Highway 30 between NW Vaughn and NW
Nicolai streets. The plan will change current zoning to allow greater development intensities and a
greater mix of uses on properties currently zoned for industrial and employment uses in an area served
by extension of an existing streetcar line. This plan builds on the City’s previous action which removed
the Industrial Comprehensive Plan designation on the former ESCO site and replaced it with the Mixed
Employment Comprehensive Plan designation. The plan would create the opportunity for several
thousand new housing units, and hundreds of new regulated affordable units. A 1.6-mile extension of
the Portland Streetcar (.80 miles each way) would serve the new development. Two large sites in the
area are in development transition: the Montgomery Park office complex and the former ESCO Steel
manufacturing site.

The vision of the project is to transform the area from a largely low intensity industrial area to a mixed-
use neighborhood that includes employment, housing, and other community-serving land uses.
Increased density and transit-oriented development support the City’s goals to reduce carbon emissions
and create additional capacity for housing and jobs. The plan would also create additional land value
through city actions, including land use regulation changes and transportation investments — and these
city actions must address City policies that call for equitable development. In this instance, the public
benefits of the project must address the loss of industrial land and the middle-wage jobs that might have
been supported by industrial development and must contribute to solving Portland’s acute need for
housing, including affordable units.

The terms summarized below seek to address these public needs, even as they recognize that the land in
question is privately owned — and thus these benefits can only be realized through the opportunity
created by future development.

The requirements listed here are intended to outline the means to direct some of the value created from
the change in land use regulations and transportation investments toward providing broader public
benefits. These benefits include middle-wage jobs, affordable rental housing, wealth building
opportunities, and a new publicly accessible open space or park.

As part of this agreement, the City and the property owners acknowledge that these benefits rely in part
on future development, and the proposal is intended to enable that development. The proposed
agreement seeks to strike a balance between private value created and benefits to the larger community
— while recognizing the area’s previous industrial character and uses.

Because there is no housing currently developed on either the former ESCO site or the Montgomery Park
site, this plan presents no risk of housing displacement on those sites. Instead, with the opportunity for
an increase in middle wage job growth and additional affordable housing, there is an opportunity for
future developments with a more equitable distribution of benefits to be realized from city and private
investment.
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This project has the potential to provide meaningful community benefits. It presents an opportunity to

help address Portland’s housing crisis by increasing housing choices and affordable housing supply in an
opportunity-rich and low-carbon neighborhood. The transit-oriented nature of this new community
means that new residents can meet their daily needs without a personal vehicle. Increased density in an

area with improved access to high quality, low-cost, and low-carbon transportation options that connect
people to both nearby and regional destinations and job centers can reduce development pressure on
Portland’s edges. This, in turn, lowers city development expenditures, helps preserve open spaces and

farmland in a growing region, and supports more equitable and sustainable urban living.

Proposed Public Benefit Package Summary

1.

Middle Wage Jobs. A target of 800 middle wage jobs to be provided on site. If the job goal is not
met within 10 years from the effective date of this agreement, a proportionate per-job payment
will be required, which will be used to fund workforce development and training programs, up to
a maximum payment of $4 million;

Small Business Job Creation. Incentives for below-market-rate, for-sale and for-rent commercial
spaces; and

Minimum Affordable Rental Housing Units. Construction of 200 units affordable to households
making 60% of Area Median Income (AMI) prior to or concurrent with any market rate units and
within seven (7) years of the effective date of this agreement or each housing project must
include 15% of its dwelling units at 60% of AMI;

Public Open Space. Provision of a single, contiguous, publicly accessible open space that is a
minimum of 40,000-square-foot in size and is centrally located within Subdistricts B, C and D of

the Vaughn-Nicolai Plan District;

Commemoration of York. Commemoration of York through public art and placemaking in a

significant publicly accessible location within the development.

Transportation. Commitment of private property owners to fund a portion of the public Portland
Streetcar extension project through formation of a Local Improvement District;

Proposed Public Benefits Package Components and Considerations

1.

Middle Wage Jobs. The middle-wage jobs benefits package is intended to help offset the loss of
prime industrial land and to continue to support middle wage jobs in this area. Prior to closure
of the ESCO foundry the 16-acre campus had 800 jobs. This equates to 871 building square feet
per lost industrial job. This calculation is confirmed by two sources: the US Energy Information
Administration Survey of space utilization averages for specific building types which lists 1,500
square feet per industrial job and the landowner’s own current job density statistics for
operating factories which ranges from 890 square feet to 2,500 square feet per employee. Thus,
the actual job loss from the rezoning of industrial land is estimated at 800 jobs. Net new job
production in Subdistricts B, C and D must therefore be equal to or greater than 800 new
middle-wage jobs on site. If these job targets are not realized within 10 years from the effective
date of this agreement, the property owners will make a proportionate payment of $5,000 for
each job under 800 not yet created, up to a total possible payment of $4,000,000. Payment shall
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be made into the Middle Wage Jobs Fund (MWIJF) to support business development and/or jobs
programs associated with the following programs: The Oregon Manufacturing Extension
Program (OMEP) and Oregon Manufacturing Innovation Center (OMIC) or similar.

a. A middle-wage job is defined as:

A job where the starting annual salary is a minimum of $57,000 or greater than 50%
of area median income (AMI) for a family of four, as published by the Federal
Department of Housing and Urban Development, for the year in which the
evaluation is taking place; and

Does not require a four-year college degree or more to qualify; and

Is within five priority industry clusters (Athletic & Outdoor, Green Cities, Food &
Beverage Manufacturing, Metals & Machinery, and Software & Media), other traded
sector industry, or otherwise meets criteria i. and ii.

b. Small Business Job Creation - Middle Wage Job Requirement Reduction: Commercial

condominiums sold at a cost that is 15% below market value to buyers from priority
communities or affordable commercial space leased to priority communities at 20% below
market rents would qualify for a reduction in middle wages jobs. The allowable reduction in
middle wage jobs is one (1) employee for every 200 square feet of non-residential floor area
sold or leased at below market value. For-rent, affordable non-residential spaces shall be
leased at below-market rents for a period of no less than 10 years. A reduction in middle
wage jobs in exchange for affordable for-rent or for-sale commercial space shall not exceed
20% of the required middle wage jobs.

Eligible renters or buyers shall initially be identified by contacting one or more
Qualified Culturally Specific Organizations (QCSO). The developer/property owners
shall make all reasonable efforts in this regard. The definition for a QCSO is the same
as that used by Oregon Housing and Community Services (OHCS)]:

c. Reporting, Monitoring, and Enforcement of Middle Wage jobs.

Preliminary Draft

At intervals of 5, 7 and 10 years after the effective date of this agreement, the
property owners will provide reports on how many net new total jobs and middle
wage jobs have been created onsite since the effective date of the agreement.
Progress toward the middle wage job requirements will be measured at the three
reporting intervals: 5, 7 and 10 years after the effective date of this agreement.
Independent verification of the property owners middle wage jobs production
performance is required. To accomplish this, the property owners will pay to
Prosper Portland $25,000 at the beginning of the fiscal year in which each of the
three reporting intervals occurs. Prosper Portland will use these funds to verify and
enforce compliance with the middle wage jobs requirements and affordable
commercial offsets. The funds will be used to hire and/or contract with an
independent third party that will be tasked with verifying compliance with middle
wage job requirement performance and for reimbursement of any associated staff
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costs. The report produced by the third party will help form the basis for
enforcement actions, if any. Additional fees, up to a maximum of an additional
$25,000 and not to exceed $50,000 for each year in which reporting is required, may
be assessed if necessary to offset the cost of verifying and enforcing compliance
with middle wage jobs requirements and affordable commercial offsets. In its
program administration and compliance monitoring role in this project area, Prosper
Portland will use existing programs to market the area to target industry cluster
employers and businesses to help achieve middle wage job targets within the first
five years.

iii. Reporting, monitoring and enforcement provisions of this agreement including
those pertaining to middle wage job creations will be contained in a legally binding
agreement that runs with the land.

iv. Enforcement of non-compliance with the middle wage jobs production
requirements will occur through payment of liquidated damages to the MWIF in the
amount equal to $5,000/job in the first year of this agreement, which shall increase
annually at a constant rate of 3%.

V. At each reporting milestone, property owners will either demonstrate job creation
equivalent to the job target for that milestone or will be required to make a payment
in an amount equivalent to any shortfall in the number of jobs required to meet the
job target for that milestone, as outlined below:

1. Year5: 50% of job target or 400 jobs

2. Year 7: 70% of job target for a total of 560 jobs or an additional 160 jobs from
Year 5

3. Year 10: 100% of the job target for a total of 800 jobs or an additional 240 jobs
from Year 7

For example, if only 200 middle wage jobs are created by Year 5, then property
owners shall make a payment of $1.12 M to the MWIF at the time of the Year 5
reporting milestone. The payment amount includes the 3% annual escalation.

4. Reductions may be permitted through the lease or sale of commercial space at
below -market rates consistent with applicable provisions of this agreement (see
Small Business Job Creation).

vi. The MWIF will be administered by Prosper Portland (or its successor) which will use
the 5-, 7- and 10-year performance reports and any other tools of its choosing to
assist in administration. Prosper Portland may use the MWIF to fund any of its then
extant jobs-related programs at its sole discretion. Prosper Portland will be entitled
to retain an administrative fee not to exceed 10% of the value of MWIJF.

2. Affordable Rental Housing. The affordable rental housing benefits package is intended to
address the acute need for affordable housing in the near-term and to gain regulated affordable
rental housing units in this high opportunity area to achieve a mixed income community.

a. The first housing units to be built in Subdistricts B, C D and F shall contain a minimum of
200 units of rental or ownership housing units, which may be provided in one or more
buildings, and will be characterized by, at minimum:
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Vi.

All units will be affordable at 60% of Area Median Income (AMI); and

Rents and other requirements will be regulated by the Portland Housing Bureau
(PHB), or its successor in accordance with the Inclusionary Housing program rules
and requirements extant on the date the Agreement is executed; and

The building will be deemed a Consolidated Building for purposes of Inclusionary
Housing compliance for future development up to a maximum of 2,000 market rate
units and will comply with all laws, rules, regulations, and ordinances that exist on
the date the initial land use application is submitted for the Consolidated Building,
consistent with PCC 33.700.080.A;

To qualify the building must be located within a parcel or site bounded by NW
Wardway to the west, NW Vaughn Street to the south, NW 24th Ave. to the east and
NW York St. Extension to the north. The area defined above consists of roughly
Subdistricts B, C, D and F in the proposed Vaughn-Nicolai Plan District; and
Reasonable Equivalency: The parties recognize that the goal of this agreement is to
incentivize the early construction of affordable housing and to allow those
affordable units to serve as a bank for the inclusionary housing requirement of
future market-rate development. The parties also recognize that the banked
affordable housing must be equal or superior to the average size and quality of a
unit found in the market.

The unit size, bedroom mix and quality of finishes will be determined by a market
analysis of comparable developments in the Census Tracts that comprise the
broader Northwest Study Area, as defined in the Montgomery Park to Hollywood
Equitable Development Report. The market analysis shall be completed by the
property owner/developer and shall be submitted to the city at the time of or prior
to submittal of a land use application for the Consolidated Building. The market
analysis shall have been completed no longer than six months prior to the submittal
of the land use application. The Consolidated Building shall be constructed with a
unit size, bedroom mix and quality of finishes that is equal or superior to recent
comparable developments in the area, as determined by the market analysis.
Implementation details will be further described in the public benefit agreement.

The Consolidated Building may not request or receive any city-controlled subsidy of
any kind, with the exception of system development charge and real estate tax
exemptions.

b. Enforcement Options:

Preliminary Draft

i. No other residential building permits may be issued until the city issues a
building permit for the Consolidated Building, all necessary financing has closed,
and the property owner/developer has issued a notice to proceed to its general
contractor, or

ii. If the Consolidated Building does not meet the requirements of Section2 aora
market rate building elects to build its own Inclusionary Housing units, all
housing developments up to 2,000 units will be subject to a requirement to
provide 15% Inclusionary Housing units at 60% AMI, or
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iii. Alternatively, property owners may comply with the requirement to provide 15%
IH units at 60% AMI by paying the applicable Inclusionary Housing Fee In Lieu in
the amount equivalent to the IH unit requirement, in accordance with the city’s
inclusionary housing regulations.

3. New Park/Open Space. The New Park/Open Space benefits package is intended to provide at
least one quality publicly accessible parks or open space in this new mixed use area, which is
expected to accommodate thousands of new jobs and housing units.

a. Park Obligation. The property owners will be required to create at least one park on
their current property, totaling a minimum of 40,000 square feet and having at least two
public street or public easement frontages of a minimum of 100 linear feet. The park
design will be determined through a public process, working with Portland Parks &
Recreation (PP&R), but generally should be oriented to passive recreational uses and be
characterized by significant vegetation and tree canopy and should include facilities for
children and children’s play.

b. Park Ownership. PP&R agrees that the land upon which the park is built may be owned
by the property owners and/or their successors only if the property owners agree to
maintain public access to the park in perpetuity and will record an easement or similar
legal document(s) to that effect, benefiting the city of Portland by and through PP&R or
its successor.

c. Park Maintenance. PP&R will provide basic maintenance for the park in keeping with
the current level of service as defined by PP&R. Maintenance over and above PP&R’s
basic standard will be provided by the property owners and/or their successors,
exclusively at their cost. PP&R and the property owners agree to collaborate on creation
of a park maintenance agreement detailing levels of service, roles and responsibilities
and payment of capital and ongoing costs. The park’s operation and maintenance will be
further detailed in coordination with PP&R.

d. Key Park Features. Consistent with park function and character described above, key
features of the park shall include:

i. The park will be open to the public for free;

ii. The park hours of operation will be at 5 a.m. to midnight every day of the year
and will be open and accessible to the public during those hours. The hours of
operation could be less, if determined by the current director of PP&R to be
consistent with typical hours of operation in the current park system.

iii. The park must be free of physical barriers to entry and surveillance equipment
within the park, and it must also comply with the American Disabilities Act

iv. The park will include at minimum the following amenities:

1) Provide primarily green vegetated infrastructure with appropriate
public accessways through it;

2) Minimum of 20% canopy cover.

3) Increase the urban tree canopy using a mix of tree species and sizes adapted
to our changing climate and urban context (favoring large form canopy
trees);

4) Permanent seating areas with access walkways
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5) Water feature or other urban park amenities

e. Park Location. The open space shall be centrally located (between NW 24th and NW
Wardway Avenues and, between NW Vaughn and a future NW York Street) in
Subdistricts B, C and D or among the subdistricts.

f.  Upon issuance of a building permit for the first market rate residential project on
Subdistrict B, C or D, a site plan shall be provided that identifies the location of the
required 40,000 square foot park. The site plan detailing this location, once approved by
the city, shall be considered an addendum to this agreement.

g. Build out of the 40,000 square foot park shall be required at the time of the completion
of construction of the 1,000th dwelling unit or within ten years of the effective date of
this agreement, whichever comes first.

h. The property owners will be eligible for a reduction in Parks systems development
charges (SDCs) equivalent to the value of the agreed upon improvements, which will be
determined in coordination with the PP&R. Any other properties in the plan area that
contribute to the development of open space may also be eligible for SDC credits. [to be
determined]

i. The property owners and/or their developers will pay all SDCs due until such time as
PP&R, or its successor, has issued a confirmation letter that a Park has been created that
meets the requirement herein.

j. The property owners are considering one or more parks or recreation facilities in
addition to the required park outlined above. In particular, enhanced connections or
parking access to nearby Forest Park have been discussed. Such park or facilities are not
required as part of this agreement, however, should the property owners and PP&R
agree to such park or facility, PP&R may consider providing additional SDC exemptions or
credits, above and beyond the SDC reduction provided for the required 40,000 square
foot park, as part of a negotiation with the property owners.

k. Commemoration of York is outlined in Section 4 below. The property owners and PP&R
will consider whether to include such commemoration in the required park outlined
above. Location within the required park is optional, not required.

I. A maximum of 12 fee-for-entry events are permitted annually in the park; to the extent
feasible, a portion of the park should remain accessible for free to the general public
throughout the duration of the fee-for-entry events.

4. Commemoration of York. The Commemoration of York public benefit is intended to celebrate
the contributions of York, an enslaved member of the Lewis and Clark Expedition and the first
documented person of African descent to visit what would become Portland, Oregon, and for
whom NW York Street, which exists in the area, is named.

a. The developers/owners must demonstrate a partnership between them and the
Regional Arts and Culture Council (RACC) or its successor, as determined by the City of
Portland, that will result in the funding and installation of one or more features
memorializing York at the intersection of NW York Street in the area between NW 24th
and NW 26th avenues. The owner/developer may propose any other bona fide
organization or organizations in place of RACC and must consult with representatives of
interested community groups.
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b. All required contributions to the 2% for Art program by the city or Portland Streetcar Inc.
will be made to a Montgomery Park Area Plan fund established by RACC or its successor.
All funds must be spent on memorializing York or contributions of other Black/African
American people to the district, city, region or state of Oregon and otherwise generally
commemorate the history of the area.

5. Transportation. Broadly, transportation improvements in the project area can be broken into
two categories: 1) those where costs will be shared by the City and the property owners; and 2)
those where costs will be borne exclusively by the property owners.

a. Shared Transportation Costs. Shared-cost transportation improvements will apply to the
following streets:
i. NW Roosevelt Street between NW 24th and NW 26th avenues
ii. NW Wilson Street between NW 24th and NW 26th avenues
iii. NW 23" Avenue between NW Lovejoy and NW Roosevelt streets, by virtue of
participation in the district-wide Local Improvement District
iv. In addition:

1) These streets are/will be part of the new Streetcar track alignment.
2) Where these streets are on or cross the property owners’ property, right-of-
way dedications to the city will be required.
3) The City, in partnership with Portland Streetcar Inc., will design and contract
for construction of all improvements.
4) Payment for design and improvements is anticipated to come from:
i. Federal Transportation Administration (FTA) match, which the City will
diligently pursue and maximize to the greatest extent possible.
ii. City of Portland funds
iii. A Local Improvement District (LID) in which the property owners will be
significant contributors. The LID formation will require a separate public
process in which property owners will actively participate. Participation
and contribution to the LID will be based upon formal assessment and
legal requirements, as such that costs borne by property owners are
relational to their assessed benefit resulting from the improvements.
iv. Property owner contribution outside the LID, if necessary.
v. Dedication of rights-of-way for above streets
b. Property owner streets. Property owners will be required to comply with the
Montgomery Park Area Transportation Plan, as well as City Design Standards for Public
Streets. The Montgomery Park Area Transportation Plan includes the following streets,
at minimum:
i. NW 25% Avenue from NW Wilson Street to NW Roosevelt Street.
ii. Extensions of the street grid as required through development review to meet
street spacing and connectivity standards.
iii. In addition:

1) In keeping with standard practice, it is expected that the property owners
will pay for all costs for these streets; this includes the right of way
dedications and associated infrastructure, per City codes.
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2) Design of the streets will comply with the City’s design standards and will be
consistent with the Montgomery Park Area Transportation, which can be
found at a conceptual level in the Montgomery Park Area Plan and which
will be finalized through development review.

3) Contracting and management of construction of streets to be constructed as
part of the streetcar project will be negotiated between the city and the
property owners prior to and during design.

c. Commitments made by the City of Portland.

The City shall demonstrate significant progress toward the design, funding and
construction of the extension of Portland Streetcar within a reasonable time
frame following adoption of the related land use plan and associated
Comprehensive Plan and zone changes. Demonstration of progress includes but
is not limited to seeking adoption of a Locally Preferred Alternative (LPA) from
Portland City Council, TriMet and Metro before December 31, 2024; an
application to enter project development with the Federal Transit Administration
before June 30, 2025; and a commitment to form a local improvement district to
assist in funding streets and streetcar related investments, prior to any building
permits are issued for private development projects in the project area.

The City shall make every effort to fund and build the extension of Portland
Streetcar as agreed upon in this document and to do so in a timely and cost-
effective manner; however, there is no legal nexus between the land use
decisions, zoning changes, and development agreements and the construction
of streetcar.

6. Infrastructure Planning. The area, which consists of large unsubdivided parcels, will require new
transportation, water, sanitary sewer and stormwater infrastructure to support future higher
intensity, mixed use development. The property owners/developers agree to work with the
public works bureaus to develop a comprehensive plan for the public infrastructure to ensure it
will be appropriately phased, sited, and sized and that their connections to existing
infrastructure will make effective use of existing system capacity. The intent is to provide greater
certainty for both the city and property owners/developers in order to simplify later permit
processes. Implementation details, including the timing of such plans, will be further described
in the public benefit agreement.

7. Other Agreement Terms and Obligations

a. Agreement Term: 10 years

b. Upon issuance of a Temporary Certificate of Occupancy for a residential unit total of
2,000 or more and if there are no additional unmet obligations, all requirements of this
agreement shall be deemed complete and the developers/owners shall have no further
obligations under this agreement.

c. Racial equity in construction subcontracting firm and workforce participation. Property
owners shall make best efforts to engage and involve as many as possible of the

Preliminary Draft
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culturally-specific construction-related technical service providers in each development
project. As of the date of this agreement, those include the National Association for
Minority Contractors (NAMC), Professional Business Development Group (PBDG),
LatinoBuilt and the Oregon Association for Minority Entrepreneurs (OAME).

d. The property owners/developers will first market all the regulated affordable units in all
housing development projects to culturally specific organizations through PHB’s network
of CDCs.

e. Creation of a homeownership down payment assistance fund for priority communities,
up to a maximum of S5 million, if equivalent financial offsets through reductions in other
fees and charges can be identified, to the satisfaction of the parties to this agreement.

8. Any agreement between the City and the Developers/Property Owners will recognize the right to

extend the period for performance of obligations for unforeseeable causes beyond the control of
either or both of the parties without fault or negligence.
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INTRODUCTION

Overview

The Montgomery Park to Hollywood Transit and
Land Use Development Strategy (MP2H) aims to
create an equitable development plan for potential
transit-oriented districts in Northwest Portland
(extending from the Central City to Montgomery
Park) and Northeast Portland (extending from
Central City to the Hollywood District). This project
is co-led by the City of Portland’s Bureau of Planning
and Sustainability (BPS) and Portland Bureau of
Transportation (PBOT), in partnership with Metro.

The Urban Design Concepts for the Northwest Study
Area is a document that outlines an aspiration vision
for future transformation of the Northwest District.
This vision includes recommendations and best
practices for land use and community infrastructure
that upholds the 2035 Comprehensive Plan’s vision for
prosperous, equitable, transit-oriented communities.
All scenarios consider opportunities for economic
development and community benefits to support the
City’s racial equity, climate justice, employment, and
housing goals.
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INTRODUCTION

Planning Goals

The Urban Design Concepts were guided by the following planning
goals developed by the City of Portland project team.

Support City of Portland’s Focus growth in centers and Increase opportunities for
2035 Comprehensive Plan corridors with high levels of employment and housing,
and Climate Action Plan goals services and amenities. particularly middle wage jobs

for reducing carbon emissions and affordable housing.

and for improving human and
environmental health, equity
and resilience.
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Improve access to affordable
housing, middle wage jobs,
nature and recreation through
high quality, reliable, and

frequent transit service and
other multi-modal options.

Ensure that under-served, under-
represented communities and
those most vulnerable to impacts
from land use and transportation
proposals have an opportunity
to meaningfully participate in
the planning process, and to
benefit from project outcomes.

Advance equitable outcomes
by developing community
benefits strategies to
accompany land use
decisions and transportation
investments.
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Streetcar to Montgomery Park.

Credit: Portland Streetcar Inc.
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Northwest
Study Area

The Northwest study area is at a pivotal moment in its history.
For many generations, the area was a thriving industrial center

for the city. However, recent changes in property ownership and
rethinking of future land uses for some of the large parcels has
lessened the industrial footprint and changed the mix of jobs in
the area. The arrival of streetcar can shape responsible growth
and strategic investment to create a prosperous, equitable,
working transit-oriented community. This aligns with the City’s
goals and policies to support the following:

> Fostering a strong and diverse economy through investment
in high quality, frequent transit service;

> Leveraging the streetcar’s development potential to
build mixed-income housing and employment on large
opportunity sites;

> Investment in green, community infrastructure to ensure that
the district helps build diverse, healthy communities;

> Ensures that established businesses remain in the district
while providing appropriate space for new businesses.



NORTHWEST STUDY AREA
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\ L/

:O: The following urban design

= concepts are intended to help
the City of Portland and community
stakeholders make informed long-term
decisions. Capturing the full potential
of a new transit-oriented community
will require new plans, policies, funding,

and infrastructure investments to bring

this vision to implementation.

The Study Area

The Northwest study area consists of quarter-
mile buffer areas around potential streetcar
alignments. The study area is primarily within
the Northwest District, extending as far south
as Couch Park, and north into the Guild’s Lake
Industrial District.

The neighborhoods surrounding the NW 18th/19t
alignment are a mix of single and multi-family
homes and buildings. The NW 23 Avenue
alignment consists of historic and new mixed-use
development with a ground floor that consist of
a diversity of retail and restaurant destinations.

The study area includes some of the City’s fastest
growing neighborhoods including Slabtown and
the western edge of the Pearl District.

South of NW Vaughn Street, the study area is
served by existing streetcar service, TriMet bus
service, access to the region’s freeway system,
and a pedestrian and bicycle network. The
existing transportation network is going to be
expanded and enhanced through the recently
adopted Northwest in Motion Plan.

North of NW Vaughn Street, the eastern portion
of the study area is largely zoned industrial,
while the western half includes large parcels of
mixed use, and general employment. Businesses
range from manufacturing, light industrial,

Montgomery Park to Hollywood Urban Design Framework

office, and storage. This portion of the study
area is lacking in community infrastructure such
as sidewalks, bike facilities, and public open
spaces. The area bounded by NW Nicolai Street
to the north, NW Vaughn Street to the south

NW Wardway Street to the west and NW 23
Avenue to the east is most likely to see near-term
land use change.

Potential Alignments

The Northwest study area explores two

separate high-capacity transit alignments to
Montgomery Park. These transit corridors were
assessed to determine which alignments have
the best potential for future streetcar investment
and will help support the City’s Comprehensive
Plan’s guiding principles to create prosperous,
equitable, mixed use, transit-oriented
communities.

The alignment for Scenarios 1-3 extends north
off the existing North-South Streetcar Line
onto NW 18t Avenue and NW 19" Avenue to
connect to the NW Wilson Street and NW York
Street couplet.

The alignment for Scenario 4 extends north from
the terminus of the north-south streetcar line at
NW 23 Avenue to connect to the NW Wilson
Street and NW York Street couplet.
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Key Urban Design Considerations

The following urban design considerations -
are national best practices utilized for the

planning and design of good Transit Oriented
Communities (TOC).

- A Diverse and Balanced Economy: TOCs
provide a diversity of jobs and opportunities
for upward mobility while reducing the risk
of displacement of established businesses.
Investment in a walkable environment also
supports new local retail, and other services.

- Housing Choices for Everyone: TOCs offer
a range of housing choices for people at all
income levels.

- A Respect for Local Context: Future urban
form should strike the balance between
catalyzing compact, urban development
while also demonstrating deference for
historic landmarks and surrounding lower
density neighborhoods. For this district, the
City should explore setting building height
limitations and establishing scenic viewpoints
and corridors to ensure that landmarks
like Montgomery Park remain a prominent
feature in the district’s skyline.

12 Montgomery Park to Hollywood Urban Design Framework

A Compact and Walkable Urban
Environment: TOCs offer easy access to
everyday needs by allowing employees,
residents, and visitors to navigate the district
and connect to the region’s robust transit
network without need to drive. A multi-
modal transportation network enhances the
optimal user experience, through seamless
mobility of high-capacity transit to active
transportation options.

An Engaging and Vibrant Public Realm:

An Engaging and Vibrant Public Realm:
TOCs prioritize activity at the street level—
including shops, places to eat, and maker
spaces to support the sale of goods by local
manufacturers. Additionally, the public realm
must support safe people spaces to help
support diverse communities. This includes
strengthening neighborhoods through
identifying opportunities for spaces that
foster and strengthen social connection
such as community centers, event venues,
and schools.



NW 23rd Avenue. Credit: Joel Mann.






The Preferred Scenario:

Balanced Growth

In September 2019, the City of Portland
published the Northwest Portland Streetcar
Extension and Land Use Alternatives

Analysis that summarized preliminary
findings about how land use changes and
streetcar investment might support economic
development, equity, and climate change
goals, including the potential creation of
affordable housing and job sites. This city-led
analysis identified preliminary questions and
trade-offs around streetcar investment and
land use changes in Northwest Portland that
became the basis for further evaluation of
streetcar alignment and land use decisions.

Perkins&Will developed three initial urban
design concepts to further explore urban
form, transportation, and public realm

outcomes for each of the land use scenarios
in Northwest Portland. Perkins&Will built on
the land use scenarios previously analyzed by
City of Portland staff with a deeper dive into
block and site level impacts of transportation
investments and land use changes.

Scenario 4, the preferred scenario was
developed as an outcome of initial evaluation
of the previous three scenarios and to reflect
updated thinking around a new transit
alignment on NW 23 Avenue. The pivot

to this new transit corridor, allowed for a
hybrid model that supported new mixed-

use development while also supporting the
preservation of existing industrial land.
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Mixed-Use

Industrial

Employment

Evaluation Characteristics and Considerations

Transit - High-density mixed-use development is applied broadly, elevating the
study area to an urban center comparable to Slabtown.

Supportive
Uses and Streets - Create opportunity for more than 2,000 new housing units within this
new district.
- Land use focus unifies Montgomery Park, American Can Building, and
ESCO site into a cohesive neighborhood.
Q Sense of Place
< A ~ - NW 23" Avenue alignment connects the alphabet district north of NW
- Vaughn Street to Montgomery Park.
- New park or other community serving use in district.
Health - NW Roosevelt street has the opportunity to provide a key
pedestrian connection.
. - Transit supportive, high-density mixed-use allowances are applied to
Economic  Supportive, iign-aensty . ces are apprec o
large ‘opportunity sites’ enabling potential for new jobs including retail,
Prosperity personal services, restaurants, office, and industrial.
- New affordable housing units are provided through inclusionary zoning
. and other benefits agreements.
Equity

- Keeping the transit alignment west of [-30 allows for the preservation of
existing industrial land and new industrial jobs.

- Substantial increase in land value that can be captured for
community benefits.

00 0000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000
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Land Use and Urban Form

Mixed Use

Mixed use development is concentrated in

the area west of 1-30, bordered by Northwest
Reed Street and NW Vaughn Street. High-
density mixed-use zoning is concentrated at

the Montgomery Park, American Can Building,
and the ESCO site. Height allowances would
permit 6 to 10 story buildings. New development
would not exceed the height of the historic
Montgomery Park Building.

Medium density mixed use zoning along Vaughn
and NW 24%* Avenue will allow a gradual step
down to the lower density neighborhoods within
the Northwest District. Height allowances would
permit 4 to 6 story buildings.

Industrial

The portion of the study area east of Highway
30 is maintained as primarily industrial land
use. This will allow traditional manufacturing
and distribution sectors to remain in the
district in typically one-story buildings on large
sites. However, larger-scale industrial office
development, such as the New York Building,
would still be allowed.

18 Montgomery Park to Hollywood Urban Design Framework

Employment

The Preferred Scenario also contains more
flexible mixed employment zoning, allowing
for a wider range of business sectors and jobs
within the study area. This is located along the
southern edge of Nicolai, creating a transition
between the mixed-use zoning at Montgomery
Park and the heavy industrial in the Guilds Lake
District. This zoning is also found in the area
commonly referred to as ‘The Squish’, a historic
industrial area with several turn of the century
and mid-century industrial structures. Due to
its proximity to the Central City and Slabtown,
the Squish is currently home to diversity of
uses. Height allowances would permit 4 to 6
story buildings.
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NORTHWEST STUDY AREA

Transportation

The land use changes in the study area create
opportunities to improve neighborhood
connections across Vaughn Street, building off
of existing and proposed active transportation
routes from the adopted Northwest in

Motion plan.

New Streets

The concept includes extension and completion
of three existing streets: NW York Street, NW
Wilson Street, NW 25™ Avenue, and a pedestrian
connection between NW 24th Street and NW
26th Street on Roosevelt Street.

Transit Streets

Streetcar: The new transit streets are: NW
Wilson Street, NW York Street, NW 26" Avenue
and NW 23 Avenue. These streets will serve
auto, bike, pedestrian, and transit needs.

Bus: At a minimum, bus transit is expected to
serve the district via the existing transit routes on
NW Vaughn Street, NW 23 Street, NW Thurman
Street, NW 25t Avenue, with shorter segments
on NW 27t Street and NW Nicolai Street.
Streetcar stops are located in coordination with
bus stops to facilitate ease of transfer.

Bikeways

City bikeways include protected bicycle lanes
on NW York Street and NW Wilson Street as well
as a section of NW 26 Street, NW 27th Street
and the NW 24* Avenue greenway. Bike lanes
on sections of NW Vaughn Street, NW Thurman
Street, NW 21t and NW 22" connect to the NW
18t and 19t Street buffered bike lane couplet.
Additional detail included in the Montgomery
Park District Transportation Plan.

Pedestrian Routes

City walkway designation is anticipated for
NW York Street and NW Wilson Street west

of NW 23rd, NW 22nd Street and NW 27th
Street. Neighborhood walkway designation

is anticipated for NW 24th Street. Additional
detail included in the Montgomery Park District
Transportation Plan.

Community Corridor

Community Corridor street design classification
is anticipated to remain on NW Vaugh Street.
A pedestrian refuge at NW 24th Street and
crossing improvements associated with the
Montgomery Park Master Plan will improve
crossing safety and reduce the sense of NW

20 Montgomery Park to Hollywood Urban Design Framework

Vaughn Street as a barrier. Additional detail
included in the Montgomery Park District
Transportation Plan.

Freight Streets

NW Nicolai Street and U.S. Highway 30 are the
primary freight streets in the district. The concept
includes revised signage near the intersection

of NW Nicolai Street and NW Wardway Street
clarifying NW Nicolai Street’s role as the freight/
truck route.



* Streets proposed for improvements that
facilitate and balance the movement of
pedestrians, bicycles, transit and cars.

23RD AV
22ND AV

Py

m

m

o

%)

=

20TH AV

29TH AV

VAUGHN ST

I B E L @
g UPSHUR ST i a = [
g & ] .
§$ 2 THURMAN ST~ & X ! A THURMAN ST
Lower E = ; THESQUISH | N
Macleay Trail N S SAVIER ST mSAVIER ST ¢ e
; Plan B
RALEIGH ST o >f A
Legend - [ [ S . RALEIGH ST
< s 3
Wallace = QUIMBY ST :_ : &f: z
. . . . =S R | R — . i
Station with Multimodal Connection Park & i | -
R X 1 ! PETTYGROVE ST ; K = E The Fields
otential New Stree AN : : ] 5 Park
| o) SLABTOWN 3 3
. . ’ Z | B g =
ﬁ Major Multimodal Connection* OVERTOR 'ST : E E
N . (] ia
I B 4 (¥)
m==) Secondary Multimodal Connection* NORTHRUP ST Ft 1
-—) Proposed Pedestrian-/Bicycle- MARSHALL ST | LN
Prioritized Streets [ e
Regional Transportation/Freight — LOVEJOVE ST == —
Connection & Freight Portals | CE K
2 2 0z P oz = .
<}:{> Enhanced Railroad Crossing Py g = o z +41 4 = z] Pe Jamison
Maijor City Bik S § B BISTITEOITE: i S S S CORSEC] N JOHNSON ST Square
ajor City Bikeway i |
City Bikeway ®
s Transit Street
® @ @ Desired Pedestrian Connection | N

Preferred Scenario Transportation Connection



-
=
m
h
A
m
m
m
A
A
m
O
(7]
0
m
Z
>
=
Q
W
>
-
>
r4
0
m
O
(2]
A
o
3
-
=

NORTHWEST STUDY AREA

Public Realm

Transit Main Streets

By connecting to the existing N-S streetcar line
at NW 239, the preferred transit alignment
will extend comparable public realm design
standards and investment to NW Wilson and
NW York Streets. This includes comfortable
pedestrian throughways with safe crossings,
the integration of green infrastructure such

as plantings and stormwater facilities, as well
as requirements for active frontages on the
ground floor.

Georgia Street, Indianapolis, IN

District Connectors

The preferred scenario features two important
pedestrian connectors within the district. NW
Wilson Street plays a major role as a district
connector linking the Montgomery Park campus
east through the district to connect to the
Willamette River. The Roosevelt Street alignment
provides an opportunity to create a linear park/
plaza-like green pedestrian connection between
NW 26" and NW 24t Avenues. The design of
this space should encourage pedestrians, and
potentially could include ground-level building
activities - such as opportunities for outdoor
dining, and other gathering spots that create a
special sense of place.

Marine Gateway, Vancouver, BC
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Activity Centers

The preferred transit alignment should have
requirements for active ground floor frontages.
Retail spaces should be concentrated at
prominent intersections within the study area.
This includes the end-of-line station which is
envisioned as an activity center with intermodal
connections and activated public space.

Piazza Mazzini, Jesolo, Italy
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\

|
:Q: This diagram above highlights

¥ urban design opportunities and the
east-west connection through the area,
connecting the district to Forest Park to the
west and the Willamette River to the east.
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Multi-functional public open space

Pedestrian connection providing
opportunities to sit and interact

Retail frontages that are transparent,
flexible, and welcoming

Encourage lobby and common spaces at the
ground floor and provide transparent facade

Tree-lined, pedestrian-oriented street
buffering development from U.S. 30

Creative office or light industrial maker space

Medium to high density mixed-use
neighborhood
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Summary of Alternative Scenarios

Scenario 1 Scenario 2 Scenario 3

Enhanced Industrial Employment Mixed-Use

27
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Scenario 1:

ke

L

e

Creative
Office

1201 Bryant Street, San Francisco, CA

Jadustridl <

i
L .
el o

Evaluation Characteristics and Considerations

Transit
Supportive

Uses and Streets

S

Health

Economic

Prosperity

Equity

pﬁ Montgomery Park to Hollywood Urban Design Framework

New residential units are limited to Montgomery Park and areas
south of Vaughn.

Retail cluster located at Montgomery Park at end-of-

line station.

Industrial corporate campus on ESCO site.

The streetcar extensions ties into the N-S Streetcar line at NW
18t and 19, requiring extensive investment in new infrastructure
to connect to Montgomery Park.

Urban industrial character with mixed use residential nodes at
Montgomery Park and Slabtown.
An industrial main street overlay encourages maker spaces for
local manufacturers and retailers.

A small pocket park at end-of-line station
Improvements on existing City Bikeways

Creates the second highest number of new jobs split mostly
between office and industrial sectors.

00 0000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000

Intensification of industrial lands creates additional

industrial jobs.

Preservation of industrial lands prevents the displacement of
existing industrial businesses.

Limited increase in land value that can be captured for community
benefits. The least of amount of any scenario.
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Transportation

Transit Streets

The NW 18" and 19*" couplet and
the NW Wilson and NW York
couplet accommodates streetcar/
bus, freight, autos, bicycles, and
pedestrians. Each transit station
seamlessly connects to active
transportation network.

Multi-Modal Streets

Existing multi-modal corridors such
as NW Vaughn Street, NW Thurman
Street, NW 23 Avenue and NW 21
Avenue have improved pedestrian
crossings, bikeway enhancements,
and transit priority treatments.

Active Transportation Streets

Existing City Bikeways identified in
Northwest in Motion Plan and the
TSP are improved.

Freight Streets

Freight streets and portals are
enhanced for truck movement and
access throughout the district and
onto the regional freeway system.
This includes improved crossings
over the heavy rail line to connect to
Front Avenue.
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Public Realm

Industrial Main Street

Along the transit streets, the industrial main
street overlay requires special ground floor
standards for new industrial development. The
ground floor spaces provide smaller, affordable
spaces for small manufacturers and promote
economic diversity. Street level standards could
include fagcade design, ceiling height, shop
space depth, and other elements of building
design to ensure new space is designed to
support the success of smaller industrial tenants.

Activity Centers

Because much of the area is focused on
industrial and employment uses, retail spaces
are concentrated at the end-of-line station at
NW 26" Avenue and NW Roosevelt Street which
connects to additional a new activity center and
retail destination at Montgomery Park.

Open Space

A small pocket park is siting adjacent to

the end-of-line station at NW 26" Avenue

and NW Roosevelt Street. This pocket park
accommodates intermodal facilities such as bike
share, scooters as well as spill out for adjacent
retail spaces.

ESCO

ESCO parcels are kept large with minimal

new street connections in order to support
a corporate campus, which requires large
industrial building footprints.

32 Montgomery Park to Hollywood Urban Design Framework

Potential frontage character of Industrial Main Street

Potential character of a pocket park
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Mixed-Use

Employment

Evaluation Characteristics and Considerations

- There are limited opportunities for new market rate residential
units outside of the Montgomery Park Master Plan.
Retail cluster located at Montgomery Park at end-of-line station.

Transit

2 'ﬂ‘.' supportive - ESCOis a high-density office center with multiple commercial
O tenants across employment sectors.

Uses and Streets

The streetcar extensions ties into the N-S Streetcar line at NW 18"
and 19, requiring extensive investment in new infrastructure to
connect to Montgomery Park.

©000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000

- High-density mixed-use employment area with intense mixed use
Q Sense of Place residential nodes at Montgomery Park and Slabtown.
<A N - Anindustrial main street overlay encourages maker spaces for

local manufacturers and retailers.

©000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000

- Asmall pocket park at end-of-line station
Health - NW Roosevelt is green street to Forest Park and Willamette River
- New pedestrian/bike bridge crossing US-30.

S

©000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000

. - Creates the most jobs of all scenarios, many of which are in the
Economic office sector.

- Broader mix of employment uses applies across the existing

E]

Prospe"ty industrial zones.
- Intensification of industrial lands creates additional
industrial jobs.
. - New affordable housing units created through inclusionary zonin
Eqmty 9 g y g

are mostly limited to Montgomery Park, the Vaughn corridor, and
areas south of Vaughn.

- Moderate increase in land value that can be captured for
community benefits. The second least of amount of any scenario.
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Trq nspo rtqtio 1 * Streets proposed for improvements that

facilitate and balance the movement of

pedestrians, bicycles, transit and cars.
Transit Streets

The NW 18" and 19*" couplet and
the NW Wilson and NW York
couplet accommodates streetcar/
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NORTHWEST STUDY AREA

Public Realm

(723

o

z

S . .

d Industrial Main Street Open Space

N

m

E Along the transit streets, a main street overlay Roosevelt Street serves as a linear open space,
9 requires special ground floor standards for new making a low-stress park like connection
E industrial development. The ground floor spaces between the Lower Macleay Trail and the
- would provide smaller, affordable spaces for Willamette River.

small manufacturers and promote economic
diversity. Street level standards could include
facade design, ceiling height, shop space depth,
and other elements of building design to ensure

new space is designed to support the success of Potential frontage character of office center

smaller industrial tenants.
Activity Centers

The industrial main street is punctuated by two

activity centers along the transit alignment

that concentrates traditional ground floor retail

spaces next to the transit station. The southern

activity center is located at NW Upshur Street

in between the NW 18" /19" Avenue Transit Potential character of active ground floor around
Streets. This supports the emerging development activity centers
occurring in The Squish. The northern activity

center is located at the end-of-line station at

NW 26 Avenue and NW Roosevelt Street which

would connect to additional retail activity at

Montgomery Park.

Potential character of open space
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Evaluation Characteristics and Considerations

Mixed-Use

Employment

©0000000000000000000000000000000000000000000000000

©0000000000000000000000000000000000000000000000000

©0000000000000000000000000000000000000000000000000

©0000000000000000000000000000000000000000000000000

Conway Master Plan Development, Portland, OR
Credit: DOWL

Transit
Ekﬁ‘b Supportive

Uses and Streets

O Sense of Place

Health

Economic

Prosperity

Equity

- High-density mixed-use development is applied broadly,
elevating the study area to an urban center comparable
to Slabtown.

- Opportunity for thousands of new market rate residential units
within the study area.

- Multiple retail clusters throughout the study area.

- High density mixed-use land-use unifies Montgomery
Park, American Can Building, and ESCO site into a cohesive
neighborhood.

- The streetcar extensions ties into the N-S Streetcar line at NW 18t
and 19*, requiring extensive investment in new infrastructure to
connect to Montgomery Park.

©0000000000000000000000000000000000000000000000000000000000000000000000000

- A main street overlay encourages active ground floor uses
including for local manufacturers and retailers.

©0000000000000000000000000000000000000000000000000000000000000000000000000

- Proposed public open space on ESCO site next to end-of-line
station and smaller pork along NW 20" Avenue.
- NW Roosevelt is green street to Forest Park and Willamette Rive.

©0000000000000000000000000000000000000000000000000000000000000000000000000

- This scenario creates the fewest jobs of any scenario. This is due to
redevelopment of industrial land for residential/mixed-uses.

- New jobs are likely to be commercial retail, services or
office positions.

©0000000000000000000000000000000000000000000000000000000000000000000000000

- Potential for hundreds of affordable units through
inclusionary zoning.

- Densities support a community center or vocational school.

- Increase in land value leads to safer streets, inclusive park spaces,
and other community benefits.
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Trq nspo rtqtio 1 * Streets proposed for improvements that

facilitate and balance the movement of

pedestrians, bicycles, transit and cars.
Transit Streets

The NW 18" and 19*" couplet and
the NW Wilson and NW York
couplet accommodates streetcar/
bus, freight, autos, bicycles, and
pedestrians. Each transit station

23RD AV

seamlessly connects to active

transportation network.

Multi-Modal Streets

NW Vaughn Street, NW 26™ Avenue,
and NW 24 Avenue have improved
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NORTHWEST STUDY AREA

Public Realm

Activity Centers

This scenario features two activity centers
with a concentration of ground floor retail.
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The southern activity center is located at

NW Upshur Street in between the NW 18t /

19t Avenue Transit Streets. This supports the
emerging development occurring in The Squish.
The northern activity center is located at the
end-of-line station at NW 26% Avenue and

NW Roosevelt Street which would connect to

additional retail activity at Montgomery Park.
Ground floor activity is promoted along the
streetcar alignment - potentially implemented
with a main street overlay or similar Potential character of mid-block open space and pedestrian path
regulatory tool.

Open Space

In this scenario, Roosevelt Street serves as a
linear open space, making a low-stress park like
connection between the Lower Macleay Trail
and the Willamette River. Additional open space
opportunities are proposed on the ESCO Site as
well as at the intersection of NW 20th Avenue

and NW Wilson Street.
Potential character of ground floor retail with spill- Potential character of open space

ESCO Site out space

This scenario features 200’ x 200’ blocks to
ensure compact, urban development.
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Summary

Summary and Conclusion

This study evaluated three alternative land
use scenarios each with a different focus: 1)
Enhanced Industrial, 2) Employment, and 3)
Mixed Use. Each alternative presented unique
opportunities and challenges for the area.

Scenario 1, Enhanced Industrial, retained the
emphasis on industrial uses and employment,
but was less-supportive of future transit
investments and service.

Scenario 2, Employment, fostered dense
employment, but with the potential of resulting
in a district lacking all-day activity, and the
potential to overburden transportation systems.

Scenario 3, Mixed Use, achieved a dense mix
of uses including opportunity for housing, but
had impacts on the viability of industrial jobs
in the area.

With the opportunity to revise the transit
alignment to focus on NW 23rd Avenue, a new
hybrid fourth scenario became possible. This
hybrid scenario is the “Preferred Scenario”
because it retains a significant amount of
industrial land and job opportunity east of
Highway 30, and provides opportunity for
transformative new mixed use development,
that can be effectively served by transit, in the
area west of Highway 30.

The next step to implement the Preferred
Concept in this report is for the City of Portland
to develop more detailed draft implementation
measures. The concepts and draft
implementation measures will be available for
public review. Ultimately, the concepts and draft
implementation measures will be considered by
city decision-making bodies - Portland Planning
and Sustainability Commission and Portland City
Council - at public hearings.

Following a successful adoption process, the
City of Portland will update City policies and
codes guiding land use and transportation in the
study areaq, north of NW Vaughn Street. Policy
updates should reflect the broad needs of the
larger community - including inclusive economic
opportunity and equity measures to protect
businesses and residents, create a safe and
welcoming public realm, and reduce disparities
in accessing opportunity.

Redevelopment in this area may take time,
and flexibility in decision making should be
preserved and guided by the values adopted in
the City of Portland’s 2035 Comprehensive Plan.
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1. Executive Summary

This report analyzes the potential development outcomes of four different land use and urban
design scenarios for the Northwest Portland portion of the Montgomery Park to Hollywood
Transit and Land Use Development Strategy. The purpose of this analysis is to understand how
the impacts and implications of different land use scenarios and development outcomes could
respond to expanded transit service through an extension of the existing Northwest Streetcar
alignment. While development would occur under all of the four land use scenarios evaluated,
the outcomes for commercial development, residential development, and value created to fund
public benefits varies between the scenarios.

= Development of industrial, employment, mixed-use, and residential prototypes are all
feasible at varying levels in the study area

* Low density traditional industrial development types have limited feasibility in the
study area due to a combination of relatively low rents and high existing land values

= All urban design and land use scenarios generated residual land value that could be
captured to support public benefits

* The mixed-use land use scenario resulted in the least amount of industrial job growth
and created the most amount of residual land value through land use changes

* The enhanced industrial results indicate industrial job growth similar to that of the
employment scenario but results in the lowest residual land value created of the
scenarios that could be available to capture for public benefits.

= The Mixed-Use Scenario creates the most amount of residual land value from land use
changes that could be captured to fund public benefits and also results in the least
number of jobs created in the district due to the introduction of residential allowances,
which compete for land and limit the growth of industrial and office jobs.

* The hybrid enhanced industrial and mixed-use scenario best balances goals for limiting
impacts to industrial employment in the district, allowing transit-supportive
development to serve future streetcar service, and increasing the supply of affordable
housing through the Inclusionary Housing Program.

* Increasing the height maximum to 75 feet to allow for seven-story development in the
mixed-use zoned portions of the study area increases development feasibility, affordable
and market rate housing production, and the potential for community benefits.

= Deeper affordable housing set-aside targets above 12% of units at 60% AMI create
development financing challenges where project revenues cannot support debt service
requirements. Deeper affordable housing requirements would cause feasibility
challenges without incentives to support increase in net operating income.

ECONorthwest 1



2. Project purpose

The purpose of this analysis is to understand how land use policy alternatives play out in
different market conditions and zoning designations in response to the introduction of streetcar
in Northwest Portland. This analysis was structured to highlight the outcomes of land use
scenarios and provide information to help the City of Portland answer the following questions:

* How much development of different types is feasible for the alternative land use
scenarios?

= What are the tradeoffs associated with changing land use allowances in the Northwest
District?

= What level of change for employment and housing could be possible in the district if
zoning permitted higher density employment and residential uses and development?

= What are the impacts of development under the different land use scenarios to existing
industrial employment in the district?

* How much value (defined as residual land value) is created from zoning changes in the
land use scenarios?

* How much value (defined as residual land value) could be captured in the district from
land use changes that could help support public benefits?

Figure 1. Montgomery Park to Hollywood - Northwest Study Area Boundaries

Source: ECONorthwest
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3. Overview of Process

The development feasibility and land use outcomes analysis was structured to evaluate various
land use and urban design scenarios in collaboration with the consultant team urban design
lead Perkins+Will, city staff from the Bureau of Planning and Sustainability and the Bureau of
Transportation, and the Montgomery Park to Hollywood Project Working Group. In September
2019 the City of Portland published the Northwest Portland Streetcar Extension and Land Use
Alternatives Analysis that summarized preliminary findings about how land use changes and
streetcar investment might support economic development, equity, and climate change goals,
including the potential creation of affordable housing and job sites. This city-led analysis
identified preliminary questions and trade-offs around streetcar investment and land use
changes in Northwest Portland that became the basis for further evaluation of streetcar
alignment and land use decisions.

Figure 2. Spectrum of Potential Land Use Changes

Source: City of Portland Bureau of Planning and Sustainability

Relationship to the Urban Design Process

Perkins+Will developed three initial urban design concepts to further explore urban form,
transportation, and public realm outcomes for each of the land use scenarios in Northwest
Portland. Perkins+Will built on the land use scenarios previously analyzed by City of Portland
staff with a deeper dive into block and site level impacts of transportation investments and land
use changes to identify opportunities to integrate different land use scenarios from various
streetcar alignment options.
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Urban Design Scenario 1: Enhanced Industrial

The intent of the enhanced industrial scenario was to evaluate an industrially focused land use
pattern that allows for more flexibility for industrial uses, introduces the concept of transit
streets to the district, and allows for more intense employment uses than currently allowed in
around the ESCO site.

Figure 3. Enhanced Industrial Scenario

Source: Perkins+Will
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Urban Design Scenario 2: Employment

The intent of the employment scenario was to evaluate a denser employment-focused land use
pattern that allows for higher density employment uses, broader office allowances across the
district. This scenario also introduces a more focused pedestrian environment with public
spaces connecting the district.

Figure 4. Employment Scenario

Source: Perkins+Will
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Urban Design Scenario 3: Mixed-Use Scenario

The intent of the mixed-use scenario was to evaluate a land use pattern that allows for
residential and mixed-use development more broadly throughout the district, a focus on
optimizing residential allowances to leverage more affordable housing, and adds a broader
variety of public spaces and community facilities.

Figure 5. Mixed-Use Scenario

Source: Perkins+Will
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Urban Design Scenario 4: Hybrid Industrial and Mixed-Use Scenario

A fourth “hybrid” scenario was also developed as an outcome of initial evaluation of the
previous three scenarios. The intent of the hybrid industrial mixed-use scenario was to evaluate
a land use pattern that allows for residential and mixed-use development west of NW 234
Avenue while maintaining a primary industrial land use function in the portion of the study
area east of Highway 30. This scenario focuses the areas of change around Montgomery Park
and the ESCO site.

Figure 6. Hybrid Industrial and Mixed-Use Scenario

Source: Perkins+Will
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Summary of Land Use Scenarios Evaluated

This land use and development analysis evaluated, within the study area, the cumulative
impacts of land use changes between the four urban design scenarios in addition to a baseline
scenario that reflects current Comprehensive Plan and zoning designations. Detailed
information about the zoning designations used to evaluate the land use scenarios and
development prototypes evaluated within zoning designations is available in Table 3 and the
Analysis Approach and Methodology section of this report.

Baseline Scenario — This scenario evaluated the development outcomes of existing zoning
throughout the study area. The baseline scenario was the comparison by which all other land
use scenarios were evaluated. This scenario represents a predominantly industrial zoning
pattern in the area north of NW Vaughn Street and includes IH, IG, EG, and EX zones. The
baseline scenario represents development outcomes that are market feasible under existing
zoning, not current employment or housing units on the ground in the study area today.

Enhanced Industrial Scenario — This scenario evaluated an industrial-focused zoning pattern
but allowed more flexibility for creative office in the industrial zones. The enhanced industrial
allowances evaluated are based of the current IG zone allowances in the Central Eastside
developed for the Southeast Quadrant Plan and the Central City 2035 Plan.

Employment Scenario — This scenario evaluated more intense employment uses including
modified office allowances in existing IG zones and increased density to support traditional and
campus office type uses on larger sites throughout the study area. This scenario evaluated a mix
of EG-type zoning mapped throughout the study area. A more intense EX-type zone with no
housing allowed was evaluated for the ESCO site and surrounding area.

Mixed-Use Scenario — This scenario evaluated a broader mix of uses including residential,
office, retail, and industrial. This scenario allowed residential uses broadly throughout the
district with limitations on residential development for areas adjacent to NW Nicolai Street and
between the rail line and NW Front Avenue. This scenario evaluated a broader mix of CM2,
CM3, and EX-type zones that were mapped more broadly across the study area.

Hybrid Mixed-Use and Industrial Scenario — This scenario tested a hybrid of the Enhanced
Industrial Scenario and the Mixed-use Scenario. In this scenario, the area North of I-405 and
East of Highway 30 was limited to enhanced industrial allowances, including industrial office
allowances, while the remainder of the study area bounded by NW Vaughn Street, NW Nicolai
Street, and Highway 30 was evaluated using mixed-use and residential prototypes. This
scenario evaluated a mix of industrial and mixed-use zones including IG, EG, CM2, CM3, and
EX. This scenario also evaluated higher height allowances for the EX zone in the core areas of
the ESCO and Montgomery Park parcels that would allow up to seven story developments
within a maximum height of 75 feet.

ECONorthwest 8



4. Key Findings

For each of the scenarios evaluated, we summarized the total development outcomes including
residual land value created, impact to jobs by type, change in housing production, and
affordable units produced under an inclusionary housing program. These numbers represent
what we call market supportive capacity. In other words, if unlimited market demand under
each of these scenarios existed today, this is a realistic range of development outcomes that
could be supported under current market conditions. Summarizing development impacts in
this way allows staff, community stakeholders, and decisions makers to weigh the relative
trade-offs of each land use scenario by comparing outcomes. For example, the residual land
value created totals represent the increment of land value that is created from land use changes
that can potentially be captured to fund public benefits. The results of this analysis are
summarized in Tables 1 and 2 below.

Summary of Scenario Results

Enhanced Industrial Scenario —The Enhanced Industrial Scenario creates the least amount of
residual land value, $22 million, of all the scenarios evaluated. The Enhanced Industrial
Scenario creates the second highest number of new jobs split mostly between office and
industrial sectors. This scenario creates 930 additional industrial jobs through intensification of
existing zones that are still broadly limited to industrial uses. Additionally, there are over 1,390
office jobs forecast in this scenario that are the result of the zoning allowances for office and
industrial office uses.

Employment Scenario- The Employment Scenario creates the second least amount of land
residual value, $60 million, of all the scenarios evaluated. The Employment Scenario creates the
most jobs of all the scenarios evaluated with nearly 2,370 new jobs, 58 percent of which are in
office sectors. This scenario also sees an increase in industrial jobs, 930 new jobs, due to the
increased allowances in the enhanced industrial type zoning east of Highway 30. This scenario
also adds 820 new residential units from the introduction of allowances for mixed-use and
residential development on the north side of Vaughn between 23 and 27t.

Mixed-Use Scenario — The Mixed-Use Scenario creates the most amount of residual land value,
$150 million, from land use changes that could be captured to fund public benefits. The Mixed-
Use Scenario also creates the most amount of new market rate and affordable units under the
inclusionary housing program.

However, this scenario sees the least amount of total job creation in the district. The small
increase in jobs and employment development are the result of current industrial uses being
redeveloped for residential and mixed-uses. Additionally, when redevelopment does occur,
new jobs are more likely to be limited to ground floor commercial uses that are likely to be
home to service sector jobs such as retail, personal services, or restaurants but could
accommodate office and institutional jobs.
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Hybrid Mixed-Use and Industrial Scenario — The Hybrid Mixed-Use and Industrial Scenario
creates the second highest amount of residual land value, $103 million, that could be captured
for community benefits. This scenario generates 2,030 new market rate residential units in
addition to 190 affordable units through the inclusionary housing program.

While this scenario creates 1,790 new jobs, a lot of which are in retail, personal services, and
restaurants, it also sees a moderate increase to the total number of industrial jobs in the district.
Notably, by excluding residential allowances in the area east of Highway 30 and allowing for
intensification of industrial uses in current IG1 zones in combination with applying mixed-use
allowances to larger sites on the west side of the study area, this scenario has a moderate net
impact to the industrial jobs in the district.

Table 1: Land Use Scenario Results (Net Changes from Baseline Zoning)

Mixed Use Hybrid
Enhanced Scenario Industrial and
Industrial Employment (10% set- Mixed Use (10%
Scenario Scenario aside) set-aside)
Residual Land
Value $22 M $60 M $150 M $103 M
Industrial Jobs 930 930 250 560
Office Jobs 1,390 1,390 490 960
Retail /
Restaurant Jobs 10 50 340 270
Net Job
Changes 2,330 2,370 1,080 1,790
Market Rate
Housing Unit
Changes 190 820 3,110 2,030
Net Affordable
Unit Changes 20 50 315 190
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Table 2. Land Use Scenario Results (Total Values for Each Scenario Evaluated)

Hybrid
Mixed Use Industrial
Enhanced Scenario and Mixed
Industrial Employment (10% set- Use (10%
Baseline Scenario Scenario aside) set-aside)
Residual Land
Value $607 M $629 M $667 M $757 M $710 M
Industrial Jobs 370 1,300 1,300 630 930
Office Jobs 550 1,940 1,940 1,040 1,510
Retail /
Restaurant Jobs 400 410 450 730 660
Market Rate
Housing Units 10,810 10,990 11,630 13,920 12,840
Affordable
Housing Units 940 960 990 1,250 1,130

This analysis also evaluated the impact of increasing the height maximum allowed in the EX
zone in the study area in both the Mixed Use and Hybrid Industrial and Mixed Use Scenarios to
be aligned with the height bonus option in the CM3 zone. This additional height analysis
evaluated allowing development prototypes to access heights up to 75 feet compared to 65 feet
in the EX base zone allowances. Increasing the height maximum results in an increase in the
residual land value as well as an increase in housing units that are feasible to produce under
current market conditions. Allowing buildings up to 75 feet in all scenarios allows a more
feasible development type, five-over-two podium development, than what is allowed in 65-foot
height maximum. While six-story buildings are permitted and physically possible within a 65-
foot height maximum, in most cases a five-story development is identified as the most feasible
development type. Allowing additional height up to 75 feet to get to seven-story development
improves feasibility and development outcomes across the study area.
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Table 3: Scenario Results Comparing a Height Increase to 75 Feet (Net Changes from Baseline
Zoning)

Mixed Use Hybrid
Mixed Use Scenario Hybrid Industrial and
Scenario (10% set- Industrial and Mixed Use (10%
(10% set- aside) - more = Mixed Use (10% set-aside) -
aside) height set-aside) more height
Residual Land
Value $150 M $186 M $103 M $140 M
Industrial Jobs 250 250 560 560
Office Jobs 490 490 960 960
Retail /
Restaurant Jobs 340 560 270 480
Net Job
Changes 1,080 1,300 1,790 2,000
Market Rate
Housing Unit
Changes 3,110 6,130 2,030 5,060
Net Affordable
Unit Changes 315 670 190 550

5. Analysis Approach and Methodology

ECONorthwest utilized MapCraft labs to run financial pro formas to test the impact of changes
to zoning and land use allowances within the study area defined as % mile from the proposed
Northwest Industrial streetcar alignment. To do this, we modeled development prototypes
which conform to various land uses and entitlements currently present in the study areas. We
will also model prototypes that conform to potential future entitlements in the study areas for
the sensitivity testing of alternative scenarios. The analysis area for Scenario 4 is based on the
original study area used for the initial three scenarios and is valid as a point of comparison
because only the changes in land use were evaluated between scenarios. Additional analysis
would need to be conducted to analyze full development outcomes with a revised study area
based on a new transit alignment.

To understand the impact to development, given the factors of the alternative scenarios, our pro
forma models evaluated changes to the residual land value (RLV) of the prototypes under both
the existing zoning allowances (base scenario) and potential future zoning scenarios defined by
the Perkins+Will urban design concepts and in discussion with City of Portland staff. RLV is an
estimate of what a developer would be able to pay for land given the property’s income from
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leases or sales, the cost to build as well as operate the building, and the investment returns
needed to attract capital for the project. In other words, it is the budget that developers have
remaining for land after all the other development constraints have been analyzed. While there
are other quantitative methods for calculating value created from land use changes and
calibrating public benefit requirements, such as an internal rate of return (IRR) threshold
approach, all of the potential methods share drawbacks regarding the quality of inputs and
sensitivity to those inputs. An advantage of the RLV approach is that it does not rely on land
prices as an input. Rather, observed land prices can be compared with the model outputs to
help calibrate the model and ensure it reflects reality. The residual land value results presented
in this memo are the true residuals after subtracting the Multnomah County Assessor’s
estimates of real market value on each parcel.

We used RLV to identify the prototypical development with the highest value for each site in
the study area. This reflects the likely market conditions where land will sell to whichever
developer is able to pay the highest price. As a second filter for site level development
feasibility, we applied debt service coverage thresholds to identify if projects could overcome
financing requirements, even with positive RLVs. The RLV analysis is an estimate of the
teasibility for the market to produce housing and commercial space — it is used to compare
policy choices but does not produce a precise answer for every site due to variations in property
conditions and property owner decisions. It is best to use these results to understand the
direction and scale of policy choices relative to desired outcomes (e.g. more affordable housing
or less impact on industrial jobs). The outputs of this analysis are not intended to be the final
recommendation, but to help ground future recommendations and policy decisions in the
context of market realities and how private investment decisions are made.

Additionally, this analysis relies heavily on recent trends and observed development within
and around the study area. The near and mid-term impacts of COVID-19 on investment in
residential and commercial development are unclear but will affect how and when the scenarios
evaluated in this analysis might be realized. It is important to understand that there is still long-
term demand for residential and commercial development in the City of Portland and that the
location of the study area along with investment in infrastructure and public-realm
improvements make the area well positioned for longer term investment.

Zoning Designations and Development Prototypes

ECONorthwest worked with city staff to identify the zoning designations that could implement
the urban design scenarios. City of Portland Bureau of Planning and Sustainability provided
information to translate the urban design concepts to zoning designations, floor area ratio (FAR)
allowances, and heights that were used to develop the development prototypes that were
evaluated. These development prototypes represent a typical development that could occur in
zones throughout the district and under all land use scenarios. This analysis also evaluated both
base and bonus FAR, density, and height bonuses by zone as applicable. Development
prototypes that reflect bonus allowances account for current inclusionary housing obligations.
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Table 4: Zones from all scenarios plus respective prototypes evaluated

Zone Prototypes allowed by base Prototypes allowed by bonus
entitlements entitlements

IH Traditional low-rise industrial: N/A
warehouse and manufacturing
1 story, 0.6 FAR

IG1 Traditional low-rise industrial: N/A
warehouse, manufacturing, and flex
1 story, 0.6 FAR

IG1 Central City - Traditional low-rise industrial: N/A

IG1 zone with warehouse, manufacturing, and flex;

industrial office Central City office; urban flex

allowance 4 stories, 3.4 FAR

EG1 Traditional low-rise industrial: N/A
warehouse, manufacturing, and flex;
urban flex; low-rise office
6 stories, 2.1 FAR

EG2 Traditional low-rise industrial: N/A
warehouse, manufacturing, and flex;
urban flex; low-rise office
6 stories, 2.1 FAR

EX Traditional low-rise industrial: Traditional low-rise industrial:

warehouse, manufacturing, and flex;
urban flex; low-rise office; low to mid-
rise residential

6 stories, 2.1 FAR - Flex

4 stories, 3.4 FAR - CC Indus.

warehouse, manufacturing, and
flex; urban flex; low-rise office; low
to mid-rise residential

5 stories, 4.6 FAR

EX - Pearl district
height/FAR

Traditional low-rise industrial:
warehouse, manufacturing, and flex;
urban flex; low-rise office; low to mid-
rise residential

6 stories, 2.1 FAR - Flex

4 stories, 3.4 FAR - CC Indus.

Traditional low-rise industrial:
warehouse, manufacturing, and
flex; urban flex; low to high-rise
office; low to high-rise residential
10 stories, 9.3 FAR

EX - no housing

Traditional low-rise industrial:
warehouse, manufacturing, and flex;
Central City office; urban flex; low-rise
office

6 stories, 2.1 FAR - Flex

4 stories, 3.4 FAR - CC Indus.

Traditional low-rise industrial:
warehouse, manufacturing, and
flex; Central City office; urban flex;
low-rise office

6 stories, 3.4 FAR - Flex

5 stories, 4.4 FAR - CC Indus

EX - 7 stories Traditional low-rise industrial: Traditional low-rise industrial:
(testing height warehouse, manufacturing, and flex; warehouse, manufacturing, and
bonus allowed in Central City office; urban flex; low-rise flex; Central City office; urban flex;
EX zone) office low-rise office
6 stories, 2.1 FAR - Flex 7 stories, 6.5 FAR - MU Res
4 stories, 3.4 FAR - CC Indus.
CcM1 Low-rise residential; low-rise office Low-rise residential; low-rise office
3 stories, 1.3 FAR 3 stories, 2.0 FAR
CM2 Low to mid-rise residential; low-rise Low to mid-rise residential; low-rise
office office
4 stories, 2.1 FAR 5 stories, 4.0 FAR
CM3 Low to mid-rise residential; low-rise Low to mid-rise residential; low-rise

office
4 stories, 2.1 FAR

office
5 stories, 4.6 FAR

ECONorthwest
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CX

Low to mid-rise residential; low-rise

office
4 stories, 1.6 FAR

Low to mid-rise residential; low to

mid-rise office
8 stories, 7.6 FAR

RM1 Low-rise residential Low-rise residential
2 stories, 1 FAR 3 stories, 1.3 FAR

RM2 Low-rise residential Low to mid-rise residential
3 stories, 1.3 FAR 4 stories, 2.1 FAR

RM3 Low-rise residential Low to mid-rise residential
4 stories, 1.6 FAR 4 stories, 2.1 FAR

RM4 Low to mid-rise residential Low to mid-rise residential
5 stories, 4.0 FAR 5 stories, 4.6 FAR

RX Low to mid-rise residential Low to mid-rise residential

4 stories, 1.6 FAR

7 stories, 6.5 FAR

Zoning Designations Analyzed by Land Use Scenario

For all of the land use scenarios, we tested numerous development prototypes within each of
the zoning allowances for each scenario. For example, in the mixed-use scenario we evaluated
multiple development prototypes (e.g.-three story wood frame construction, podium, and
steel/concrete towers) and multiple land uses (e.g.- mixed-use, residential, and office uses all
within a single type of development) across a range of mixed-use zones including CM2, CM3,
and EX zones. Similarly, we tested prototypes for industrial and employment focused
development in the IH, IG, and EG zones across all land use scenarios. The following maps in
this section identify the zoning designations that were analyzed for each land use scenarios.

Figure 7. Baseline Scenario - Current Comprehensive Plan Map and Zoning

Source: ECONorthwest
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Figure 8. Enhanced Industrial Land Use Scenario

Source: ECONorthwest

Figure 9. Employment Land Use Scenario

Source: ECONorthwest
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Figure 10. Mixed-Use Land Use Scenario

Source: ECONorthwest

Figure 11. Hybrid Industrial and Mixed-Use Land Use Scenario

Source: ECONorthwest
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Evaluating Deeper Affordable Housing Targets

We also evaluated multiple affordable housing targets under modifications to the existing
inclusionary housing program. Increases in affordable housing set-aside requirements results in
less development occurring overall and the scale at which development occurs that impacts
both the amount of total housing units expected to be built as well as the number of jobs that are
created in each scenario. We found that a 12% set-aside at 60% MFI was the highest outcome
scenario for a district specific proposal that maximizes affordable housing through an existing
program (Portland Inclusionary Housing Program) while still generating financial returns for
site-specific development.

We found that, based on the debt financing assumptions (70% LTC, 6% interest rate), a 15% set-
aside reduces the revenue, and subsequent net operating income, to a point that some projects
cannot cover the debt service on the loan. At a 12% set-aside, the revenue from the mixes of
income levels can still support the annual debt service payment, assuming the same debt
financing parameters.

This analysis also evaluated the impact of increasing the height limit allowed in the EX zone in
the study area in both the Mixed Use and Hybrid Industrial and Mixed Use Scenarios to be
aligned with the height bonus option in the CM3 zone. Increasing the height maximum results
in an increase in the residual land value as well as an increase in housing units that are feasible
to produce under current market conditions.

Table 5: Affordable Housing Results (Net Changes from Baseline Zoning for Affordable Housing Targets)

Mixed Use Mixed Use Mixed Use Hybrid
Scenario Scenario Scenario Hybrid Industrial Industrial and
(10% set- (12% set- (15% set- and Mixed Use Mixed Use
aside) aside) aside) (10% set-aside) (12% set-aside)
Residual Land Value $150 M $99 M $14 M $103 M $58 M
Industrial Jobs 250 250 250 560 560
Office Jobs 490 490 490 960 960
Retail / Restaurant
Jobs 340 270 180 270 490
Net Job Changes 1,080 1,010 930 1,790 1,740
Market Rate Housing
Unit Changes 3,110 2,100 930 2,030 1,170
Net Affordable Unit
Changes 315 410 590 190 280

Source: ECONorthwest
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Table 6: Affordable Housing Results from a Height Increase to 75 Feet (Net Changes from Baseline

Zoning for Affordable Housing Targets)

Hybrid Hybrid
Mixed Use Mixed Use Industrial and Industrial and
Scenario (10% Scenario (12% : Mixed Use Mixed Use
set-aside) - more set-aside) - (10% set-aside) (12% set-aside)
height more height - more height - more height
Residual Land Value $186 M $125 M $140 M $84 M
Industrial Jobs 250 250 560 560
Office Jobs 490 490 960 960
Retail / Restaurant
Jobs 560 490 480 440
Net Job Changes 1,300 1,230 2,000 1,960
Market Rate Housing
Unit Changes 6,130 5,080 5,060 4,150
Net Affordable Unit
Changes 670 810 550 670

Source: ECONorthwest
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INntroduction & Plan Context

The Montgomery Park to Hollywood Transit and Land Use Development Strategy (MP2H)
will create an equitable development plan for potential transit-oriented districts in
Northwest Portland and Inner East Portland.

The MP2H study will identify potential community benefits from land use, urban
design, and economic development opportunities under a transit-oriented
development scenario. Major transit investments are land use and transportation tools that
can be used to shape the future growth of the Central City and surrounding areas. The MP2H
project will consider how land use changes and transportation investments could support the
City's racial equity, climate justice, employment and housing goals.

ABOUT THIS REPORT

The Land Use and Transportation Existing Conditions document represents the
first phase of the MP2H study. The report provides a baseline overview of the land use
and transportation conditions in each district. While the project seeks to eventually create a
streamlined transit ride between the destinations of Montgomery Park and the Hollywood
Transit Center, near-term work will consider each alignment and district separately. The
westside study area looks at extending transit from the Central City to Montgomery Park, the
second-largest office building in the City of Portland. On the eastside, the study area includes
three potential alignments that could connect the Central City to the Hollywood District.

The Existing Conditions report provides information on who lives and works in these
study areas, the mix of uses, zoning, and land use characteristics. The document also
provides information on transportation volumes, classifications, street cross sections, travel
networks and more. This document is intended to serve as an informative atlas of today’s
conditions upon which the project can analyze opportunities to shape vibrant, equitable,
green and thriving neighborhoods. Future study phases will provide analysis of different
opportunities and constraints related to land use scenarios and transportation investments.
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WESTSIDE STUDY AREA | MONTGOMERY PARK CONNECTION

The westside study area, also referred to as Northwest study area and alignment, consists of a
quarter-mile buffer around a potential streetcar alternative route that connects the second-largest
office building in Portland, Montgomery Park, to the existing Portland Streetcar network. The
alignment diverges from the existing couplet on NW Lovejoy and NW Northrup, heading north

via NW 18th And NW 19th beneath the HWY 30 ramps, before heading west via a couplet on NW
Wilson and NW York.

The study area is primarily within the Northwest District and adjacent industrial areas to the
north within the NW Industrial Business Association boundary. The neighborhoods surrounding
the 18th/ 19th alignment are a mix of single and multifamily homes and buildings. Commercial
buildings mix with restaurants and other destinations. Recent development at the former Conway
site included large apartment buildings with a new grocer.

North of Vaughn the eastern portion of the study area is largely zoned industrial, while the
western half includes large parcels of mixed use, and general employment. Businesses range from
manufacturing, light industrial, office, storage, and more. Many parcels are currently transitioning

EASTSIDE ALIGNMENTS STUDY AREA

The eastside study area includes a quarter-mile buffer around three potential streetcar alignment
alternatives. These alignments are spaced closely enough that the buffers around each alignment
overlap. The northernmost alignment operates on the NE Broadway/Weidler couplet, tying into

the existing streetcar system at NE Grand and Martin Luther King Jr. Boulevard. At 24th Ave, the
alignment runs both east and west on Broadway to NE Sandy Boulevard where it terminates at

the Hollywood Transit Center. The NE Irving alignment ties into the existing streetcar system at

NE Oregon Street, runs east on LLoyd Boulevard across the 12th street bridge and east-west

along Irving street until it joins Sandy, east of NE 24th Street. The NE Sandy alignment primarily
operates between the Hollywood Transit Center and the Burnside Bridge via Sandy Boulevard, then
connecting to E Burnside St. and NE Couch at NE 13th Ave.

2 | MONTGOMERY PARK TO HOLLYWOOD

ONE STUDY, TWO ALIGNMENTS

This planning effort is focused on
examining the transportation and land

use implications of providing a new high-
capacity transportation link between
Montgomery Park and the Hollywood Town
Center. However, due to varying levels

of background planning for the western
and eastern extents, this study can also

be framed as investigating two separate
planning questions.

For the western extent, the pertinent
questions focus on what land use
changes (if any) would be supportive of
a major transit investment connecting to
Montgomery Park.

To the east, the focus of the study is at a
higher level and seeks to understand the
benefits and trade-offs between three
alignment options, with the purpose of
identifying the most promising alignment
for future study and project development.
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ADDITIONAL STUDY AREAS COMBINED EAST-WEST EXTENT

The Combined East-West study area is a
quarter-mile buffer around the proposed
alignments (eastside and westside) as well as a
buffer around the existing route along the NW

Lovejoy/Northrup couplet over the Broadway
Bridge.

Looking outside the study areas under consideration helps to bring additional context to the
existing conditions report. In addition to the Westside study area and the combined eastside study
area, this document also reports numbers and figures when appropriate for a combined east-west
extent, a Pearl| District alignment, and a Central Eastside alignment.

AW NICOLA ST,

NF'

J NE US GRANT PL
- .

NE HANCOCK ST
NW THURMAN ST

NE HALSE'

E MULTNOMAH ST

NE 28TH AVE

1 AVI

W 19TH AVE
NW 18TH AVE

NE GLISAN ST_

NE 12TH AVE

Buckman Field
d

VE

SE STARK ST

4 | MONTGOMERY PARK TO HOLLYWOOD



PEARL DISTRICT ALIGNMENT

The Pearl District study area is a quarter-mile
buffer around the existing Streetcar alignment
along the NW Lovejoy/Northrup couplet and
along the NW 10th/11th couplet to W Burnside
St. This study area is characterized by high-
density development in the core Pearl District
area as well as in Northwest.
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CENTRAL EASTSIDE ALIGNMENT

The Central Eastside study area is a quarter-
mile buffer along the existing Streetcar
alignment on the eastside, running along the
Grand/MLK Jr. couplet until the Lloyd center
where it jogs to NE 7th Ave, and east-west
along the NE Broadway/Weidler couplet. This
study area is similar the Northwest alignment
in its mix of industrial uses and pockets of
higher-density housing.

SE WATER AVE
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POLICY BACKGROUND

The 2035 Comprehensive Plan includes policies that address expanding transit and increasing density in centers and corridors identified for growth and
investment, as well as the preservation of prime industrial and employment lands. Policies specific to urban planning, development, transportation,
public infrastructure, and equity are included in Comprehensive Plan chapters related to Urban Form (3), Housing (5), Economic Development (6), Public
Facilities (8), Transportation (9), and Land Use Designations and Zoning (10). The 2035 Comprehensive Plan policies related to Community Involvement
(Chapter 2) are found in the MP2H Community Engagement Plan.

Policy 1.19 Area-specific plans. Use area-
specific plans to provide additional detail or
refinements applicable at a smaller geographic
scale, such as for centers and corridors, within
the policy framework provided by the overall
Comprehensive Plan.

Policy 3.2 Growth and stability. Direct the
majority of growth and change to centers,
corridors, and transit station areas, allowing the
continuation of the scale and characteristics of
Portland's residential neighborhoods.

Policy 3.3 Equitable development. Guide
development, growth, and public facility
investment to reduce disparities; encourage
equitable access to opportunities, mitigate the
impacts of development on income disparity,
displacement and housing affordability; and
produce positive outcomes for all Portlanders.

Policy 3.6 Land efficiency. Provide strategic
investments and incentives to leverage infill,
redevelopment, and promote intensification
of scarce urban land while protecting
environmental quality.

Policy 3.9 Growth and development.
Evaluate the potential impacts of planning

and investment decisions, significant

new infrastructure, and significant new
development on the physical characteristics of
neighborhoods and their residents, particularly
under-served and under-represented
communities, with particular attention to
displacement and affordability impacts. Identify
and implement strategies to mitigate the
anticipated impacts.

Policy 3.15 Investments in centers.
Encourage public and private investment in
infrastructure, economic development, and
community services in centers to ensure that all
centers will support the populations they serve.

Policy 3.19 Center connections. Connect
centers to each other and to other key local and
regional destinations, such as schools, parks,
and employment areas, by pedestrian trails

and sidewalks, bicycle sharing, bicycle routes,
frequent and convenient transit, and electric
vehicle charging stations. Prepare and adopt
future street plans for centers that currently
have poor street connectivity, especially where
large commercial parcels are planned to receive
significant additional housing density.

Policy 3.33 Transportation. Improve Town
Centers as multimodal transportation hubs that
optimize access from the broad area of the city
they serve and are linked to the region’s high-
capacity transit system.

Policy 3.39 Growth. Expand the range of
housing and employment opportunities in the
Inner Ring Districts. Emphasize growth that
replaces gaps in the historic urban fabric, such
as redevelopment of surface parking lots and
20th century auto-oriented development.

Policy 3.43 Active transportation. Enhance
the role of the Inner Ring Districts’ extensive
transit, bicycle, and pedestrian networks in
conjunction with land uses that optimize the
ability for more people to utilize this network.
Improve the safety of pedestrian and bike
connections to the Central City. Strengthen
transit connections between the Inner Ring
Districts and to the Central City.



Policy 3.67 Employment area geographies.
Consider the land development and
transportation needs of Portland's employment
geographies when creating and amending

land use plans and making infrastructure
investments.

Policy 5.3 Housing potential. Evaluate plans
and investments for their impact on housing
capacity, particularly the impact on the supply
of housing units that can serve low- and
moderate-income households, and identify
opportunities to meet future demand.

Policy 5.12 Impact analysis. Evaluate plans
and investments, significant new infrastructure,
and significant new development to identify
potential disparate impacts on housing choice,
access, and affordability for protected classes
and low-income households. Identify and
implement strategies to mitigate the anticipated
impacts.

Policy 5.15 Gentrification/displacement
risk. Evaluate plans and investments,
significant new infrastructure, and significant
new development for the potential to increase
housing costs for, or cause displacement of
communities of color, low- and moderate-
income households, and renters. Identify and
implement strategies to mitigate the anticipated
impacts.

DRAFT

Policy 5.16 Involuntary displacement. \When
plans and investments are expected to create
neighborhood change, limit the involuntary
displacement of those who are under-served
and under-represented. Use public investments
and programs, and coordinate with nonprofit
housing organizations (such as land trusts

and housing providers) to create permanently-
affordable housing and to mitigate the impacts
of market pressures that cause involuntary
displacement.housing providers) to create
permanently-affordable housing and to mitigate
the impacts of market pressures that cause
involuntary displacement.

Policy 6.8 Business environment. Use plans
and investments to help create a positive
business environment in the city and provide
strategic assistance to retain, expand, and
attract businesses.

Policy 6.13 Land supply. Provide supplies of
employment land that are sufficient to meet the
long-term and short-term employment growth
forecasts, adequate in terms of amounts

and types of sites, available and practical for
development and intended uses. Types of sites
are distinguished primarily by employment
geographies identified in the Economic
Opportunities Analysis, although capacity
needs for building types with similar site
characteristics can be met in other employment
geographies.

Policy 6.14 Brownfield redevelopment.
Overcome financial-feasibility gaps to cleanup
and redevelop 60 percent of brownfield acreage
by 2035.

Policy 6.27 Income self-sufficiency. Expand
access to self-sufficient wage levels and career
ladders for low-income people by maintaining
an adequate and viable supply of employment
land and public facilities to support and expand
opportunities in Portland for middle- and high-
wage jobs that do not require a 4-year college
degree.

Policy 6.30 Disparity reduction. Encourage
investment in, and alignment of, public
efforts to reduce racial, ethnic, and disability-
related disparities in income and employment
opportunity.

Policy 6.36 Industrial land. Provide

industrial land that encourages industrial
business retention, growth, and traded sector
competitiveness as a West Coast trade and
freight hub, a regional center of diverse
manufacturing, and a widely-accessible base of
family-wage jobs, particularly for under-served
and under-represented people.

Policy 6.37 Industrial sanctuaries. Protect
industrial land as industrial sanctuaries
identified on the Comprehensive Plan Map
primarily for manufacturing and distribution
uses and to encourage the growth of industrial
activities in the city.



Policy 6.38 Prime industrial land retention.
Protect the multimodal freight-hub industrial
districts at the Portland Harbor, Columbia
Corridor, and Brooklyn Yard as prime industrial
land that is prioritized for long-term retention.

Policy 6.46 Impact analysis. Evaluate

and monitor the impacts on industrial land
capacity that may result from land use plans,
regulations, public land acquisition, public
facility development, and other public actions to
protect and preserve existing industrial lands.

Policy 6.54 Neighborhood buffers. Maintain
and enhance major natural areas, open spaces,
and constructed features as boundaries and
buffers for the Portland Harbor and Columbia
Corridor industrial areas.

Policy 8.21 System capacity. Establish,
improve, and maintain public facilities and
services at levels appropriate to support
land use patterns, densities, and anticipated
residential and employment growth, as
physically feasible and as sufficient funds are
available.

Policy 8.22 Equitable service. Provide public
facilities and services to alleviate service
deficiencies and meet level-of-service standards
for all Portlanders, including individuals,
businesses, and property owners.

DRAFT

Policy 8.29 System development. Require
private or public entities whose prospective
development or redevelopment actions
contribute to the need for public facility
improvements, extensions, or construction to
bear a proportional share of the costs.

Policy 8.113 School district capacity.
Consider the overall enrollment capacity of

a school district - as defined in an adopted
school facility plan that meets the requirements
of Oregon Revised Statute 195 - as a factor in
land use decisions that increase capacity for
residential development.

Policy 9.11 Land use and transportation
coordination. Implement the Comprehensive
Plan Map and the Urban Design Framework
though coordinated long-range transportation
and land use planning. Ensure that street
policy and design classifications and land uses
complement one another.

Policy 9.25 Transit equity. In partnership
with TriMet, maintain and expand high-quality
frequent transit service to all Town Centers,
Civic Corridors, Neighborhood Centers,
Neighborhood Corridors, and other major
concentrations of employment, and improve
service to areas with high concentrations of
poverty and historically under-served and
under-represented communities.

Policy 9.27 Transit service to centers and
corridors. Use transit investments as a means
to shape the city’s growth and increase transit
use. In partnership with TriMet and Metro,
maintain, expand, and enhance Portland
Streetcar, frequent service bus, and high-
capacity transit, to better serve centers and
corridors with the highest intensity of potential
employment and household growth.

Policy 9.31 Economic development

and industrial lands. Ensure that the
transportation system supports traded sector
economic development plans and full utilization
of prime industrial land, including brownfield
redevelopment.

Policy 10.1 Land use designations. Apply
a land use designation to all land and water
within the City’s Urban Services Boundary.
Apply the designation that best advances
the Comprehensive Plan goals and policies.
The land use designations are shown on the
adopted Land Use Map and on official Zoning
Maps.
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PROJECT TIMELINE

Over the period of 16 months, the MP2H project team will develop and analyze a range of options and alternatives

to better understand the opportunities and challenges of land use changes and transportation investments in

Northwest and inner East Portland. MP2H will organize the work around project milestones that define project

purpose and goals, create urban design frameworks, identify needed community benefits, evaluate land use and
transportation alternatives, and develop recommendations. Project milestones and decision-making will be informed by
ongoing, purposeful engagement with area stakeholders and impacted community members. The diagram below outlines

key planning efforts and project milestones.

INITIAL PUBLIC ENGAGEMENT
®[ 7231.19]

ONGOING PUBLIC ENGAGEMENT
ENEEEEEENEEEEEEEEENNEEEENEEEEEEEEEEE

EXISTING CONDITIONS:

TRANSPORTATION & LAND USE

®[72.31.19]

HOUSING + EQUITABLE COMMUNITY
DEVELOPMENT NEEDS ANALYSIS

® [9.30.20]
URBAN DESIGN
® [03.37.21]
~- framework —————-—————— ---analysis ———————— -+~ preferred concepts ————————- -
LAND USE PLANNING & RECOMMENDATIONS
o [1231.20]
TRANSPORTATION PLANNING & RECOMMENDATIONS
® [ 06.30.21]
~- phase one ~-phase two
PUBLIC HEARINGS AND CITY ADOPTION
@ [72.31.21]
1 2 3 4 5 .—~—1>
FALL WINTER SPRING Summer Fall WINTER SPRING SUMMER FALL
2019 "19-720 2020 2020 2020 2021 2021 2021 2021
MILESTONE 1: MILESTONE 4: [ MILESTONE 5:
Define project purpose & goals; Recommended Plan Portland City
RFP's for consultant services; to Portland City Council Adoption
Community engagement plan; Commission hearings & briefings
Existing conditions reports - hearings & briefings (Dec 2021)
QIIILESI(P?INE 3: (March 2021)
. roposed Plan to -
M"‘E,STONE 2: PIarFl,ning and
Discussion Draft Plan Sustainability
(urban design, land use, Commission
and transportation plans); (urban design, land use and
Equitable development strategy transportation);
(Sept 2020) Briefings and Hearings
Implementation package
(opportunity site reports, street
classifications, TSP amendments, street
design standards).

= (Dec 2020)
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Planning Context 2035

C0
Bl REHENS)y

2035 COMPREHENSIVE PLAN

The 2035 Comprehensive Plan, adopted in 2016, sets the framework for
growth and development in the City of Portland for the next 20 years. The
2035 Comprehensive Plan sets direction for land use, as implemented
through the Portland Zoning Map and Zoning Code. It also sets the
direction for transportation investments and improvements as shown in
the Transportation System Plan. Finally, the 2035 Comprehensive Plan links
to the city's infrastructure needs via the related Citywide Systems Plan.

CENTRAL CITY 2035

City Council adopted the Central City 2035 (CC2035) Plan in 2018, updating
the plans and policies for downtown and central areas of Portland. The
CC2035 is part of the Comprehensive Plan, which guides the physical
development of the City over a 20-year span. CC2035 envisions a
“prosperous, healthy, equitable and resilient Central City, where people
collaborate, innovate and create a more vibrant future together.” Much

of the MP2H study area is adjacent, but outside the Central City, however mmendesy | SN
portions of potential east side and west side alignments will travel through
the Central City within the Pearl District and potentially in the Lloyd or \
Central Eastside.

LEGEND
PUBLIC REALM
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Some change
Less change
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CENTRAL CITY IN MOTION

The Central City in Motion (CCIM) Plan identifies, prioritizes, and
implements transportation improvements across the City's core.
Eighteen projects have been developed to reshape Portland's
streets into more safe, efficient, and flexible corridors. CCIM projects
within the MP2H study area include a roadway reconfiguration

on NE Broadway/ Weidler, improving a parking protected bike on

NE Multnomah Street, coordinated multimodal improvements on
Burnside and MLK/Grand/6th/7th. The MP2H plan should consider
these planned projects when considering streetscapes and right-of-
way configuration on these corridors.

STREETCAR CONCEPT PLAN

The 2009 Streetcar Concept Plan identifies potential corridors

that will build upon the successful existing streetcar system and
expand service to best serve Portland’s neighborhood and business
districts. The Plan evaluated and compared corridors to determine
what is most promising for streetcar expansion based upon
development potential, operational feasibility, transit connectivity,
and public involvement. The 2009 Plan included concept corridors to
Montgomery Park on NW 18/th/19th and NW/Thurman/Vaughn, and
to Hollywood on NE Broadway/Weidler and NE Sandy Boulevard.
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HOW WE GOT HERE—HOUSING AND STREETCAR PLANNING TIMELINE

1970 — The number
of housing units in
Portland'’s Central

City falls to 11,000, a

significant decrease

from the 28,000 that
existed in 1950.

1988 — The Central
City Plan updates and
expands the Downtown
Plan vision, and
proposes an additional
5,000 Central City
housing units with a
“trolley” and a central
city transit loop.

2001 — The Portland
Streetcar opens,
initially running from
Northwest Portland
to Portland State
University.

2006 — Portland Aerial
Tram opens, and a
streetcar extension on
Moody links the City to
the South Waterfront,
the OSU extension and
Margquam Hill.

2009 — The Streetcar
System Concept is
adopted by Council.
This report identifies
and evaluates more
than 20 possible
streetcar lines with
several recommended
for further study
to support the
Comprehensive Plan
Update.

1972 — The Downtown
Plan adopted, leading
to the Portland Transit
Mall, removal of the
Harbor Drive, and
aggressive new policies
for new housing
development in the
Central City.

1995 — The adopted
River District
Plan envisions
redevelopment of the
Hoyt Street Rail Yards
into a mixed use new
district with streetcar as
a central element.

2003 — Northwest
District Plan adopted,
with policy supporting

extension of the
streetcar to the

Montgomery Park area.

12 | MONTGOMERY PARK TO HOLLYWOOD

2007 — Adopted
Transportation System
Plan includes capital
projects list with
streetcar lines to: Lake
Oswego, and a line
connecting NW 18th,
Burnside, and Sandy.




2013 — The Federal
Transit Administration
(FTA) funds the
Streetcar Evaluation
Methods Report to
conduct real estate
and economic impact
analysis of possible
system expansion
options.

DRAFT

2015 — Tillikum Crossing
opens, realizing the 1988
vision for a Central City
transit loop. The number
of housing units in the
Central City surpasses
30,000.

2017 — Portland
Streetcar completes
technical analysis of the
potential extensions
identified in the TSP,
including engineering
feasibility, early
cost estimates, and
ridership.

2018 — The Regional
Transportation Plan is
adopted with a regional
transit network that
includes proposed
streetcar extensions to
Montgomery Park on
the 2027 constrained
project list.

2012 — The Central
Loop opens, extending
modern streetcar
service east of the
Willamette River.

2014 — Portland
Streetcar and URS
evaluate ten study

corridors with updated
data analysis. The

Portland Auditor

releases a report on
streetcar goals.

2016 — A new
Transportation System
Plan is adopted with
recommendations
to include several
streetcar lines for
further evaluation,
including extensions
south to Macadam,
west to Montgomery
Park, east to Hollywood,

and north on MLK.

2018 — The Central
City 2035 Planis
adopted, establishing
a renewed vision for
the Central City growth
through 2035. The plan
anticipates there will be
almost 60,000 housing
units in the Central City
by 2035.

2019 — The Bureau
of Planning and
Sustainability develops
land use scenarios for
the NW Montgomery
Park extension. A revised
alignment along NW
Wilson and York Streets
prompts discussion of
potential zoning changes.
The FTA awards a grant
for additional land use
planning for the NW
Montgomery Park and
Hollywood Extensions.
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AREA EQUITY INDICATORS

The Portland Bureau of Transportation (PBOT) created an Equity Matrix

to better refine our approaches and understand the impact of our work
on marginalized groups. The tool is a simplified version of more complex,
multi-factored matrices used in the past to identify marginalized and
economically vulnerable populations. National best practice and the City's
Office of Equity and Human Rights recommends using three demographic
variables in equity matrices: race, income, and limited English proficiency.

Using these three demographic variables, PBOT designed a simplified
Equity Matrix that identifies areas with higher than the citywide average
concentration of people of color and people below the median household
income. This strategy centers race and has intersectionality with people
with disabilities. Limited English Proficiency (LEP) in not included in the
calculation of the matrix due to a relatively high level of uncertainty and

>40%

error in the underlying data. Instead, census tracts with higher than $47K to $60K M 31% to 40%
citywide averages of LEP households are identified. $61K to $67K EN  22% to 30%

() 0,
The MP2H study area touches areas with higher concentrations of $68K to $92K 15% to 21%
marginalized groups. On the west side of the river, a streetcar extension >$92K 1 <15% 1
alternative (dashed alignment) could run adjacent to a higher-scoring PEOPLE OF COLOR

census tract in the Slabtown area. On the east side, a potential streetcar
alignment could tie into the existing system on NE Broadway/Weidler

in an area with greater concentrations of marginalized populations. All
three potential streetcar alignments serving the Hollywood District would
terminate in an area that ranks higher in the equity matrix. Two of the
variables, people of color and household income, largely overlap within the
study area. One notable exception is south of I-84, where the equity matrix
indicates higher levels of lower income people, with only moderately more
concentrations of people of color. Only one study area census tract has
more LEP households than the Citywide average.

More information on PBOT's Equity Matrix can be found here:
https:/www.portlandoregon.gov/transportation/74236
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RESIDENTIAL DISPLACEMENT RISK

EARLY-STAGE GENTRIFICATION: These
neighborhoods are not yet gentrifying or are
showing early signs that they could be gentrifying.

Susceptible: These neighborhoods have
higher shares of vulnerable populations

but have not yet experienced demographic
changes. Their housing market is low or
moderate, but they are adjacent to tracts whose
values are already high or are increasing rapidly.

Early: Type 1: These neighborhoods have
higher shares of vulnerable populations
but have not yet experienced demographic
changes. Their housing market is still low
or moderate but has experienced high
appreciation since 2008 (or 2012 for rents).

Early: Type 2: These neighborhoods have
higher shares of vulnerable populations but
have experienced demographic changes
whereby they are losing vulnerable populations
proportionally. Their housing market is low or
moderate, but they are adjacent to tracts whose
values are already high or are increasing rapidly.

MID-STAGE GENTRIFICATION

. Dynamic: These neighborhoods are currently
undergoing gentrification. They have higher
shares of vulnerable populations but have
experienced demographic changes by losing
vulnerable populations proportionally. Their
housing market is still low or moderate but has
experienced high appreciation since 2008 (or
2012 for rents)

DRAFT

LATE-STAGE GENTRIFICATION: These
neighborhoods have mostly gentrified but
vulnerable populations may still reside in there. The
housing market has completely shifted from low or
moderate to high value.

. Late: Type 1: These neighborhoods have
higher shares of vulnerable populations but
have experienced demographic changes by
losing vulnerable populations proportionally.
Their housing market used to be low or
moderate in 2000 but has appreciated rapidly
since, and now values are high.

Late: Type 2: A new typology in 2018, these
neighborhoods no longer have high shares

of vulnerable populations like they used to in
2000 or in 2006-10. They have experienced
demographic changes by losing their once-
high share of vulnerable populations. Their
housing market is still low or moderate but has
experienced high appreciation since 2008 (or
2012 for rents).

. Continued loss: These neighborhoods
no longer have high shares of vulnerable

populations like they used to in 2000 or in 2006-

10. The share of white people is growing and/
or the share of people with a four-year degree
is growing. Their housing market used to be
low or moderate in 2000 but has appreciated
rapidly since, and now values are high

ABOUT THIS DATA SOURCE

Policy makers must consider the impact
that plans and investments may have

on vulnerable communities and the
potential to cause displacement. A first

step is to examine where the communities
most vulnerable to displacement live.
Montgomery Park to Hollywood alignments
largely avoid areas with elevated
displacement risk, but additional study and
mitigating measures should be considered.

On the west side, Census Tract 49 at the
southern tip of the alignment is classified
as Susceptible to gentrification based

on having higher shares of vulnerable
populations but not yet having experienced
demographic change or increasing housing
costs.

On the east side, Census Tract 23.03
(Broadway bridgehead and lower Albina)

is considered to be Early Type 1 typology,
meaning that there is a high share of
vulnerable communities here and housing
costs have increased, but the area has not
seen a significant change in demographics.

More information on gentrification
typologies can be found in the 2018
Gentrification and Displacement
Methodology and Key Findings report:
https://www.portlandoregon.gov/bps/
article/700970.
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Land Use & Development

COMPREHENSIVE PLAN DESIGNATIONS

Portland’s 2035 Comprehensive Plan, adopted by Portland City Council in December 2016, establishes the framework for
the growth and development of the city through 2035. The Comprehensive Plan includes goals that set forth the city’'s
aspirations for change and policies that further articulate the approach to accomplishing those goals. Future desired
land uses are identified in the Portland Comprehensive Plan Map. This map, shown for the study area on the adjoining
page, generally describes the type and character of land uses that are allowed or expected to be developed on privately
and publicly owned land within the city. The Montgomery Park to Hollywood study area encompasees a broad array of
Comprehensive Plan designations including industrial sanctuary areas in the west, as well as mixed use, Central City, and
residential designations along the length of the study area alignments. A more detailed description can be found in the
Westside and Eastside chapters.

The Comprehensive Plan map and associated map designations are typically broad in terms of their land use direction,
and are implemented through associated zoning designations, the zoning map (see next section), and zoning code.
Comprehensive Plan designations may be implemented through one or more zoning map designations. Each zoning
designation is associated with specific use allowances and development and design standards that are specified in the
Portland Zoning Code (Title 33).

-
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CURRENT ZONING

Zoning dictates the type of allowable land

uses and development standards for a given
parcel. A land use is how a property is used
(e.g., commercial, residential, mixed-use,
industrial, open space, community service,
etc.) either by right, or with certain limitations.
Development standards regulate the size, bulk,
location, and features of the development on

a site. Together, zoning shapes the activity and
character of a neighborhood and specifies the
types of development that can be built on both
privately-owned and publicly-owned land.

In Portland, zoning allowances are typically
determined by “base zones” that apply to

CITY OF PORTLAND | ZONING

Residential 10,000 (R10)
Residential 7,000 (R7)
Residential 5,000 (R5)
Residential 2,500 (R2.5)
Residential 2,000 (R2)
Residential 1,000 (R1)
High Density Residential (RH)
. Central Residential (RX)
General Industrial 1 (1G1)
General Industrial 2 (1G2)
Heavy Industrial (IH)

Commercial Residential (CR)
Commercial Mixed Use 1 (CM1)
Commercial Mixed Use 2 (CM2)

. Commercial Mixed Use 3 (CM3)

. Commercial Employment (CE)

. Central Commercial (CX)
General Employment 1 (EG1)
General Employment 2 (EG2)
Central Employment (EX)
Campus Institutional 1 (CI1)
Campus Institutional 2 (CI2)
Open Space (OS)

DRAFT

different types of allowed uses (residential,
commercial, industrial, etc. ). These are
augmented by “overlay zones” and “plan
districts” which supplement base zones. See
westside and eastside descriptions for details.

The Westside study area is a mix of zoning
types within the NW District, including
Commercial/Mixed Use, Residential, and
Employment. The northern part of the

study area is largely zoned Industrial, with
Montgomery Park zoned Central Employment,
which allows a mix of uses, and the former
ESCO site is zoned as industrial, but is

designated on the Comprehensive Plan map for

more flexible employment uses in the future.

In the table below, the Northwest alignment
refers to the potential streetcar alignment
extension.

The Eastside study area is also mix of
zoning. The Broadway alignment is zoned a
mix of Central Commercial and Commercial/
Mixed Use. The Sandy alignment is bordered
by Commercial/Mixed Use, and the Irving
alignment varies from Central Commercial
to Commercial/Mixed Use and multidwelling
residential zoning.
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GEOGRAPHY "o|=8|=0| & o Z o 5
COMBINED EAST-WEST
9 9 [ [ 0 0 0 0,
STUDY AREA 10% | 10% | 30% | 0% | 11% | 13% | 2% | 25%
NORTHWEST STUDY AREA 0% | 10% | 25% | 1% | 15% | 36% | 1% | 12%
COMBINED EASTSIDE
9 9 0 [ 0 0 0 0
STUDY AREAS 15% | 12% | 32% | 0% 5% 5% 2% | 29%
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ABOUT THIS DATA SOURCE:
BUILDABLE LANDS INVENTORY

The following sequence of maps show the
outputs of two models used to forecast
where future growth in jobs and housing
may occur. These are the Buildable Lands
Inventory (BLI) capacity model and the
allocation model. Visit the BLI homepage
for more information, including a
methodology of the models: https:/www.

portlandoregon.gov/bps/59296.

DRAFT

Buildable Lands Inventory

VACANT & UNDERUTILIZED PARCELS

The parcels on this map have been identified as vacant or re-developable based on the BLI
capacity model from 2015. When a parcel’s existing development is significantly less than what

is allowed to be built by current zoning, the parcel is identified as re-developable (called “under-
utilized” in the model). Together with vacant sites, under-utilized sites inform where the city could
accommodate future growth in terms of housing and jobs.

Re-zoning areas of land as part of the Montgomery Park to Hollywood Streetcar Project will

likely flag additional parcels as re-developable—this is particularly true for low-rise industrial
warehouses that might convert to mixed-use, for example. In total, the combined East-West study
areas, including the Northwest and Eastside alignments contain over 1,300 vacant or underutilized
parcels and could accommodate up to 34,300 new housing units and 53,900 jobs under current
zoning.

UNIT JOBS PARCEL
GEOGRAPHY CAPACITY CAPACITY ACRES COUNT
NORTHWEST STUDY AREA 6,249 4,157 29 219

EASTSIDE STUDY AREA 25,205 39,977 276 946




LOW UNIT
CAPACITY
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HIGH UNIT
CAPACITY

HOUSING CAPACITY

Based on the vacant and under-utilized
parcels that were identified in the BLI capacity
model, we can estimate the net new number
of jobs and housing units that could be
accommodated under current zoning. Areas
with a high capacity for new housing units
include the MLK corridor, Sandy Boulevard,
Broadway east of 24th, and the NW 18th/19th
couplet in Northwest. However, current
zoning does not support additional capacity
for housing north of Vaughn, nor along the
Broadway corridor between 10th and 24th Ave.



AR e —— |

JOBS CAPACITY

It's also possible to estimate the number of
jobs that could be accommodated under
current zoning. The Comprehensive Plan’'s
Urban Design Framework aims to locate
employment and multi-family housing in
Centers, Corridors and the Central City. As
such, the Central City plays a prominent role
in absorbing jobs capacity. Other locations
with significant employment in the study areas
include Hollywood and the area near NE Irving
St.

Read more on the Urban Design Framework
here: https://www.portlandoregon.gov/

bps/65430

0

LOW UNIT
CAPACITY

HIGH UNIT
CAPACITY




BUILDABLE LANDS INVENTORY:
2035 HOUSING AND JOBS ALLOCATION

DRAFT

The second component of the Buildable Lands Inventory is the allocation
model. The City of Portland coordinates with Metro and the State
Department of Land Conservation and Development (DLCD) to forecast
the number of jobs and housing units the region will likely see. Metro
then assigns jurisdictions in our region a growth forecast that they

must plan for. Between 2015 and 2035, Portland was allocated 105,800

housing units to plan for.

The BLI allocation model apportions this growth throughout the city
based on many factors, including recent development trends and where
the city has capacity. Through this process, we are able to predict the
number of jobs and housing units throughout the city in 2035.

The combined Northwest and Eastside alignment study areas will grow
by about 16,900 new housing units between 2015 and 2035 for a total
of approximately 33,100 housing units in 2035 (see table below). The
largest growth will be in the NE Irving alignment, more than doubling its
housing. NE Broadway will contain the highest number of housing units
within the study area.

A healthy public transit system requires adequate supportive
densities of jobs and housing to make transit viable. Using the
forecast number of units from the BLI allocation model, we anticipate
which areas will have the supportive densities in 2035, which starts at
around 15 units per acre.

EXISTING UNITS UNIT ALLOCATION FORECAST UNITS FORECAST DENSITY

GEOGRAPHY (2015) (2015-2035) (2035) (UNITS/AC)
COMBINED EAST-WEST STUDY AREA 22,414 19,871 42,285 17.0
NORTHWEST STUDY AREA 5179 3,417 8,596 13.8
COMBINED EASTSIDE STUDY AREAS 11,038 13,440 24,478 16.7
EXISTING JOBS JOBS ALLOCATION FORECAST JOBS FORECAST DENSITY

GEOGRAPHY (2015) (2015-2035) (2035) (JOBS/AC)
COMBINED EAST-WEST STUDY AREA 59,119 14,191 73,310 29.5
NORTHWEST STUDY AREA 15,518 1,539 17,057 27.4
COMBINED EASTSIDE STUDY AREAS 34,827 9,723 4,550 30.3
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The Eastside alignments all contain generally transit supportive future
densities, particularly on Broadway close to the Lloyd Center, along

the MLK corridor, and along Sandy. The NE Broadway alignment
contains the highest supportive densities at almost 18 units per acre in
aggregate.

In addition to adequate housing density that supports good public
transit, we also consider the density of jobs, which starts at around 40
jobs per acre. The BLI allocation models helps us predict where these
densities may occur in 2035.

With the exception of the NE Irving Alignment, the study areas do not
contain generally supportive future densities of employment. However,
the alignments all link specific areas with very supportive concentrations \
of employment, including Montgomery Park, the Lloyd, Hollywood and §;§= )
‘ i

parts of Providence Hospital's campus. Ah‘l‘\\ , .
I\ E .
BLI | 2035 HOUSING FORECAST | { T~

Any re-zoning processes associated with the Montgomery Park to
Hollywood streetcar expansion will require re-running the BLI capacity
and allocation models to anticipate the effects. BLI | 2035 JOBS FORECAST

TRANSIT-SUPPORTIVE DENSITY

VERY SUPPORTIVE

SUPPORTIVE

NOT SUPPORTIVE




Transportation:

DRAFT

Guiding Policy & Existing Investments

The Transportation System Plan (TSP), a component of the City’s
Comprehensive Plan, guides the City’s transportation policy and
investment strategy for the next 20 years. The TSP guides policy
and investment through street classifications, area plans, master street
plans, and modal plans.

As Portland and the region grow, however, there is a continuing
challenge to maintain the natural environment, economic prosperity,
and overall quality of life. If in 2035, the percentage of people who drive
alone to work remains the same as it is now (nearly 60 percent), traffic,
carbon emissions, and household spending on vehicles and fuel will all
worsen significantly.

To accommodate this growth, our transportation system must
provide Portlanders safer and more convenient ways to walk,
bike, and take transit for more trips. The 2035 Transportation
System Plan guides investments to maintain and improve the livability of
Portland by:

Supporting the City’'s commitment to Vision Zero by saving lives and
reducing injuries to all people using our transportation system
Helping transit and freight vehicles to move more reliably

Reducing carbon emissions and promoting healthy lifestyles

Keep more money in the local economy by enabling people to spend
less on vehicles and fuel; and

Creating great places.

The following classification maps define how the streets should operate
for each travel mode, not necessarily how they operate today. The
classifications guide investment to achieve these goals.
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WALKING CLASSIFICATIONS

Pedestrian classification reflects the level

of demand for pedestrian movement on

that street. Higher classifications reflect a
prioritization of pedestrian connections to key
transit and land use destinations. The density
of elevated walking classifications reflect places
with high levels of pedestrian activity such as
the Central City, and busy commercial districts
in the Pearl District, the Central Eastside
Industrial District and the Broadway/Weidler
corridor.

Pedestrian Districts are intended to give
priority to pedestrian access in areas where
there is high levels of pedestrian activity, such
as the Central City, transit hubs, and hubs of
commercial activity.

BIKING CLASSIFCATIONS

Bicycle Classifications designate streets that
are intended to support direct, convenient
access to 2040 land use types, and both
significant and neighborhood destinations.
Major City bikeways form the backbone of
the city's bicycle network, while City and local
service bikeways provide coverage to connect
from high volume thoroughfares to local
destinations.




e

NW WILSON ST

NW THURMAN ST/

N RUSSELIL ST

NEKNOTT ST

NEMARTIN LUTHER KING R B

[ |

NEKNOTT ST

BRAET

NE 24THAVE
NE 33RD A\

NE 42ND AVE

NEHANCOCK ST

ity

\

NW 25TH AVE

W 23RD AVE

W LOVEJOY va

W 23RD AVE

Nw 21T AVE

W 19TH AVE

W 18TH AVE

NW EVERETT ST

W BURNSIDET

3
3
3
NE 12TH AVE

NEIRVING s

NE HALSEY ST

<
s
<

NE 25TH AvE

N

l\

INE GLISAN ST

)
)

SWVISTA AVE

jm"”ﬂms
T

>
%
&N

o NICOLALST,

NW THURMAN ST/

,r\ :

NW25TH AVE
NW 23RD AVE

W LOVEJOY ST

|

T

NW WILSON ST

EBURNSIDEST

g2
L) ve

2
f0u,

Wy

N RUSSELL ST

&,

AW 23RD AVE

NW 25T AVE

W 19TH AVE
W 1TH AVE

2
g
B
3

/ 30 | MONTGOMERY PARK TO HOLLYWOOD

AW EVERETT ST

R
Feep
oy,
st

Wetq,

W BROADWAY.

W BURNSIDE ST

SESTARK ST

SE 20TH AVE

SE47TH AVE { !

SE 28TH AVE

SEBELMONT S

SEWATER AVE

SE7THAVE

NEKNOTT ST

TRANSIT CLASSIFICATIONS

= Regional Transitway

= Regional Transitway & Major Transit Priority Street

== Major Transit Priority Street

Transit Access Street

[/ N\ neasta

NEKNOTT ST

NE21ST AVE

NE24TH AVE
NE33RD AVE

NE 42D AVE

/!

v

NE US GRANT PL

NEHANCOCK ST

NEWEIDLER ST

/1

NECOUCH ST

.......

NEHALSEY ST

NE 28TH AVE

s
R0 4,

Watpe &

:w74 ¥

Lo,
st 23
Y St ST

suy
M4y,
'S0,
5,

4
5

SEWATER AVE

SE 20TH AVE

SEBELMONT ST

—

SETTH AVE

< |

SE28TH AVE

CENTERS & CORRIDORS
[T Regional Center

‘ | Town Center
Neighborhood Center

Civic Corridor

Neighborhood Corridor

TRANSIT CLASSIFCATIONS

Transit classifications describe streets that
support the movement of transit vehicles for
regional, interdistrict and local trips. Regional
transitways facilitate fast and reliable service
over long distances, operating in right-of-way
exclusively reserved for transit use where
feasible. Major transit priority streets serve
higher frequency transit vehicles that connect
Central City, Regional and Town Centers, and
other major designations. Local service transit
streets are focused on serving smaller transit
vehicles, including paratransit, and community
or connect shuttles.

COMPREHENSIVE PLAN CENTERS &
CORRIDORS

The study areas include the Central City

and Town Centers in Northwest and in the
Hollywood District. There are also several Civic
and Neighborhood Corridors in the study area,
notably Sandy Boulevard, Broadway, Burnside
Street, Lovejoy Street, Thurman Street, and
others.

The Comprehensive Plan guides new
growth toward centers and corridors to
help expand access to employment and
great neighborhoods. Centers are compact
places that serve as anchors to complete
neighborhoods. Civic corridors are some
of Portland’s most important and busiest
transportation corridors. Neighborhood
corridors are main streets that connect
neighborhoods across the city. Densifying
centers and corridors make good use of
existing infrastructure and encourages
efficiency in new investments.
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WESTSIDE | ALIGNMENT DETAIL

The Westside study area,also referred to as Northwest, consists of a
quarter-mile buffer around a potential streetcar alternative route that
connects the second-largest office building in Portland, Montgomery
Park, to the existing Portland Streetcar network. The alignment
diverges from the existing couplet on NW Lovejoy and NW Northrup
via NW 18th and NW 19th to connect to NW Wilson and NW York.

The study area is primarily within the Northwest District and adjacent
industrial areas to the north are within the NW Industrial Business

Association boundary.

The neighborhoods surrounding the 18th/19th alignment are a mix
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of single-family homes, multi-dwelling buildings, and commercial
buildings with retail and services and other land uses and destinations.
Recent development at the former Conway site included large
apartment buildings with a new grocer.

North of Vaughn the eastern portion of the study area is largely zoned
industrial, while the western half includes large parcels of mixed use,
and general employment. Businesses range from manufacturing,
light industrial, office, storage, and more. Many parcels are currently
transitioning in use following changes in ownership.
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WESTSIDE URBAN CHARACTER

The urban character of the Northwest study area is eclectic and varied, with a diversity of building types
and land uses. The southern portion of the study area along and near NW 18th and 19th includes a mix of
older 2-3 story, multi-family residential structures, more recent 4-to-6-story mixed-use developments, a
scattering of low- to medium-scale commercial developments and aging, one- to six-story warehouse and
industrial buildings.

Over the previous two decades, this “Slabtown” area has been transitioning from industrial uses to a
broader mixed-use character. While there are pockets of smaller-lot developments typical of Northwest
Portland further to the south and west, the development pattern here includes generally larger lot sizes
and building floorplates. Block sizes east of NW 19th are generally the typical Portland 200 feet by 200
feet, while those to the west are larger at 200 feet by 460 feet, with some as large as 460 feet by 460 feet.
Rights-of-way are typically 60 feet wide.

The northern area along NW Wilson and York is industrial in character, with NW Vaughn being the
historical boundary between the Guild's Lake Industrial District and the mixed-use portion of Northwest
Portland to the South. The development pattern is dominated by very large lots, including the former
ESCO industrial site. There, several large industrial structures were recently demolished and the site sits
mostly vacant. One of Portland’s largest commercial structures, Montgomery Park, lies at the west end of
the alignment, with large amounts of surface and structured parking. The Historic Landmark American
Can Company complex is adjacent to the east.

A major character-defining feature of the Northwest study area is the Highway 30/1-405 alignment and
the approaches to the Fremont Bridge—major pieces of infrastructure that pose a connectivity barrier in
some areas, while towering over others. The area lacks significant public open space, although Forest Park
lies about a half-mile to the west.
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Westside Planning Context

NORTHWEST IN MOTION

Northwest in Motion (NWIM) is a plan to make
Portland’s Northwest District safer and more
convenient for walking, biking, and riding

public transit. People living in the NWIM project
area travel by walking, biking, and transit

at far higher shares on average than other
Portlanders.The five-year implementation plan
identifies and prioritizes projects that can be
built in the next five to ten years.

The MP2H study area in northwest Portland
overlaps with the northern and eastern extents
of the NWIM project area. Projects in overlap
areas should be coordinated with MP2H to
ensure that the goals for both Plans are met
through multimodal design. In particular, both

plans are proposing corridor improvements on == ,‘ ;

NW 18th and 19th avenues.

Northwest in Motion Recommended Tier 1 Projets

GUILD'S LAKE INDUSTRIAL SANCTUARY PLAN
The Guild’s Lake Industrial Sanctuary (GLIS) Plan was adopted by City Council in 2001. Guild's Lake Guild's Lake industrial Sanctuary Plan
plan district covers portions of NW Portland from NW Wilson Street north to the banks of the
Willamette River and west to Forest Park. This plan district overlaps with portions of the northwest
study area. The plan provides a policy framework to preserve industrial land in NW Portland, in an
area that has historically operated as an industrial and manufacturing hub. The plan recommends
projects, programs and regulations to implement the plan’s visions, policies and objectives. The
land use changes and transportation investments the MP2H study will explore could change the
neighborhood character and primary land use in the southernmost portion of the Guild's Lake
Industrial Sanctuary.
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NORTHWEST DISTRICT PLAN

The Northwest District Plan was adopted in
2001 and sets a more specific framework of
desired land uses and development for this
densely developed neighborhood. The plan is
implemented by the Northwest Plan District
(33.562) which specifies additional land use
allowances and development standards for
parcels within the district.

CONWAY MASTER PLAN

The Conway Master Plan (Northwest Master
Plan at ConWay Site, LU 12-135162 MS) is a site
plan dictating detailed land use, development
parameters, design guidelines and open areas
for a 15 acre sub area located generally in the
vicinity of NW 22nd Avenue, NW Pettygrove
Street, NW 20th Avenue and NW Upshur Street
within the Northwest Plan District area. The
master plan guides the development of the
area in a more specific and detailed way than
the Northwest Plan District.
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People & Place:

STUDY AREA DEMOGRAPHICS AND EQUITY INDICATORS

The Portland Bureau of Transportation (PBOT) created an Equity Matrix to
better refine our approaches and understand the impact of our work on
marginalized groups. See page 15 for full explanation.

In Northwest Portland, the highest concentrations of equity index
populations live along much of the existing streetcar line that operates
on NW 18th and 19th, NW Lovejoy and NW Northrup Streets. There are
also higher concentrations in Slabtown, reflecting areas of significant
recent residential development. This area ranks has a racial equity score
of 3, which reflects citywide averages. However, the income equity score
of 5 means it has high concentrations of the lowest-income Portlanders
compared to the city as a whole. The median income in this tract is about

$37,000 and the most commonly spoken non-English language is Chinese.

Approximately 4% of households have limited English proficiency.

In the tract north of NW Thurman, the income and racial equity scores are
each a 2, which indicates that the area has lower concentrations of low-
income and people of color than the citywide average. About 1% of the
households have limited English proficiency, but no common non-English
language has been identified for these households.

The tables in this section show characteristics of the population in the
Northwest alignment study area compared to the city overall.

In general, the population in the Northwest study area includes fewer
families in poverty, and a much higher per-capita income than Portland.
Overall there is a lower percentage of people of color than citywide, as
well as significantly fewer children than the city as a whole.

More information on PBOT's Equity Matrix can be found here:
https:/www.portlandoregon.gov/transportation/74236

Population Characteristics Is“t:':;:\"::; Pofitz:;
Total Population 6,735 630,331

Per Capita Income $64,295 $37,382

Total Families 1,108 135,543

Share of Families in Poverty 4% 10%
People of Color 20% 29%
Race/Echnicity | 50 00| portiand

Black 2% 7%

Native American 2% 2%

Asian 10% 10%

Pacific Islander 0% 1%

Another Race 1% 3%

Hispanic 8% 10%

Non-Hispanic White 80% 71%

Age Characteristics Is\lt‘:::;‘:::; Po(r:'::tlz:(:
Median Age 35.2 36.8

Share under 18 8% 18%

Share 18 to 64 80% 70%

Share over 64 1% 12%
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People & Place

RESIDENTIAL GENTRIFICATION & DISPLACEMENT RISK

The tables on this page show characteristics
of the households, the educational attainment
of the population, and the types of dwelling
units in the Northwest alignment study area
compared to the City of Portland overall.

In general, households in the Northwest
study area are much smaller than the citywide
average, and are composed of a greater
percentage of renter households. Median
household income is above the citywide
average. The educational attainment of the
population is significantly higher than the
city overall, with over 75% of the population
over 18 holding a 4-year degree or more. The
population in the Northwest study area has a
much greater percentage of people that live
in multi-dwelling units than citywide, and less
than 10% of residents live in detached units.

The map on the adjacent page shows
displacement risk for the Northwest study
area. See page 17 for more information on
displacement typologies.

DRAFT

Household Characteristics Is“t:':;:’::; POS?I:Z:(:
Total Households 4,215 260,949
Owner-Occupied Households 29% 53%
Renter-Occupied Households 71% 47%
Average Household Size 1.56 2.35
Median Household Income $68,834 $63,032
Highest Educational Attainment Is\lt:':;‘:::; Pofitlz:c:
Total Adults 25 or Older 5,818 462,362

Less than HS Diploma 2% 8%

High School Diploma 6% 16%

Some College 18% 28%

Four-Year Degree 43% 29%

Advanced Degree 32% 19%

Housing Unit Characteristics 2::;:;:::; Pofitlz:;
Total Housing Units 4,806 277,499

Detached 8% 56%

Small Multi-dwelling 11% 14%

Medium Multi-dwelling 20% 1%

Large Multi-dwelling 60% 18%

Other Type 0% 2%
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People & Place:

Employment Patterns & Travel Behavior

WORKERS PER MI?

321 OR MORE 241TO 320 . 161 TO 240 . 81TO 160 . 80 OR LESS

WHERE RESIDENTS WORK
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JOBS LOCATION

This map shows the density of workplace
locations of people that live in the Northwest
study area. The highest concentration of
workplaces for Northwest residents is in
Downtown Portland, on both the east and west
sides of I-405. Smaller concentrations work
in the inner eastside in the Central Eastside
and in the Rose Quarter and Lloyd Center
neighborhoods. There is also a cluster of
workplaces in Washington County, potentially
attributed to the Nike campus and other tech
jobs.



ABOUT THIS DATA SOURCE:
LODES

The Longitudinal Employer-Household
Dynamics (LEHD) Origin-Destination
Employment Statistics (LODES) is a program
run by the U.S. Census Bureau. The Census
Bureau coordinates with state employment
agencies to gather administrative data from
state Unemployment Insurance and Quarterly
Census of Employment and Wages (QCEW).
This administrative data is then linked to
Census surveys using encoded social security
numbers (PIKs). From this dataset, the Census
Bureau statisticians use a method called
“fuzzing” to inject noise into the dataset to
make it hard to identify individual employers,
resulting in a partially synthetic dataset
that policy makers can use to understand the
dynamics between people and their workplace.

The LODES data contains a matrix showing
showing the number of workers that commute
between Census blocks. Users can input a
study area to retrieve the characteristics about
the people who work there as well as those
who live in the study area. Users can track
where residents go to work and where workers
in the area commute from.

Knowing this information is useful for
considering the demand to get from one
point to another. The dataset also reveals the
dynamics relating to wage, race, sex, age,
industry and educational attainment. More
information here: https:/lehd.ces.census.gov/
data/lodes/LODES7/L ODESTechDoc7.4.pdf

WHERE WORKERS LIVE

HOUSING LOCATION

This map shows the concentration of
households for people who work in the
Northwest study area. Workers live across a
more dispersed area than where Northwest
residents work. The worker’'s households are
most highly concentrated in the Central City,

but also includes areas of SE and NE Portland.

The highest eastside concentrations are in
inner SE and NE neighborhoods. A cluster of
workers also live in St. Johns.

RESIDENTS PER MI?

321 OR MORE

241TO 320

161 TO 240

81TO 160

80 OR LESS




PEOPLE WALKING

NW Portland has the highest rate of people
walking to work in the city. Average citywide
walking modal share is 5.6%. In NW Portland,
the area between NW 20th and 23rd, from
Davis to Lovejoy has a rate of 25% or greater.
Elsewhere in the study area, the rate is
significantly above average, with rates from
10-25%. This typically indicates that a high
concentration of people in the area live near
their workplaces.

WALK TO WORK - MODE SHARE

PEOPLE BIKING

Similar to walking, NW Portland has significantly
higher rates of biking to work than the citywide
average. The citywide average is 5.3%, while
the Northwest study area has one tract above
20%, and much of the study area has ranges
between 10 and 15%. This echos earlier maps
that indicate that many of those who live in

NW Portland work in the Central City. Similarly,
many of those who work in the area live in
either the Central City or inner NE and SE
Portland.

BIKE TO WORK - MODE SHARE

<5% - 10-15%| 15-20%
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PEOPLE TAKING TRANSIT pA /7 NCOAST
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Populations south of NW Thurman have transit % > 1 -
mode shares above the Citywide average of \\ '|\
about 12%. On either side of I-405, transit \ . \ v 51

shares are more in line with City averages,
while east and west of that tract boast ridership
above 15%. North of Thurman, transit ridership
is less than 5%, significantly lower than City
averages. This could reflect less transit service
availability for workers and residents. A

NW THURMAN ST

TRANSIT TO WORK - MODE SHARE [
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|
TRANSIT TO WORK
PEOPLE DRIVING ALONE
DRIVE ALONE TO WORK

Due to greater numbers of people walking,
biking, or taking transit to work, the Northwest
study area has a significantly lower percentage
of single occupant vehicle commuters and
fewer households that own multiple vehicles.

DRIVE ALONE TO WORK - MODE SHARE
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Land Use: Comprehensive Plan

COMPEHENSIVE PLAN DESIGNATIONS

The Northwest study area features an array of different Comprehensive
Plan designations along its path. Along NW 18th and NW 19th, the planis
generally Mixed Use Urban Center, which supports a variety of commercial,
residential and employment uses at a mid-rise scale. North of NW Upshur
and west to NW 24th, the Comprehensive Plan designation is Industrial
Sanctuary, which limits non-industrial uses. At NW 24th, the designation
becomes Mixed Employment, which allows a greater array of employment
type uses, but prohibits housing. At NW 26th, the plan designations
transition to Central Employment, which allows a full array of commercial,
employment and residential land uses at a mid-rise scale.

COMPREHENSIVE PLAN DESIGNATIONS

Single-Dwelling 10,000 Mixed Use - Dispersed
Single-Dwelling 7,000 . Mixed Use - Neighborhood
Single-Dwelling 5,000 Mixed Use - Civic Corridor
Single-Dwelling 2,500 . Mixed Use - Urban Center
Multi-Dwelling 2,000 B central Commercial
Multi-Dwelling 1,000 Central Employment
High Density Multi-Dwelling Mixed Employment

. Central Residential Industrial Sanctuary
Institutional Campus Open Space
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DESIGNATIONS z o
AREA (ACRES) 599 89,042
SINGLE-DWELLING 0.4% 35.2%
MULTI-DWELLING 10.2% 6.2%
MIXED USE/
0, 0,
COMMERCIAL 32.0% 6.4%
INSTITUTIONAL 0.6% 1.5%
EMPLOYMENT 19.2% 2.4%
INDUSTRIAL 24.9% | 16.3%
OPEN SPACE 0.5% 16.9%
RIGHT-OF-WAY 12.1% 15.1%
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Land Use: Zoning

ZONING

At the southern part of Northwest study area near NW Lovejoy, the
zoning is Commercial/Mixed Use 3 (CM3) and High Density Multi-dwelling
(RH). Further north to NW Upshur, the zoning is CM3 and EG1 (General
Employment) east of NW 18th at Quimby. North of Upshur, the zoning is
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primarily Industrial (IG1). At NW 24th, the zoning becomes Heavy Industrial - a
(IH) on the former Esco site, transitioning to General Employment (EG1) at ; <Zt
NW 26th. The area between Vaughn and Wilson between NW 23rd and NW x =
27th is also designated EG1. The zoning transitions to Central Employment no= g
(EX) at NW 26th and is applied to the Montgomery Park site. The area is ZONING CATEGORIES 2 o
also regulated by two plan districts. The Northwest Plan District is applied
in the area generally south of NW Vaughn, and the Guilds Lake Plan District AREA (ACRES) 599 89,042
is applied in the industrial and general-employment zoned areas north of
vaughn. SINGLE-DWELLING 0.4% | 34.5%
CITY OF PORTLAND | ZONING MULTI-DWELLING 10.2% 6.1%
Residential 10,000 (R10) Commercial Residential (CR)
Residential 7,000 (R7) Commercial Mixed Use 1 (CM1) :\:n(;)l\(ﬂEl\lel;scEI;L 25.5% 6.3%
Residential 5,000 (R5) Commercial Mixed Use 2 (CM2)
Residential 2,500 (R2.5) I commercial Mixed Use 3 (CM3) INSTITUTIONAL 0.6% 1.2%
Residential 2,000 (R2) . Commercial Employment (CE)
Residential 1,000 (R1) Bl Central Commercial (CX) EMPLOYMENT 14.8% 2.5%
High Density Residential (RH) General Employment 1 (EG1)
B central Residential (RX) General Employment 2 (EG2) INDUSTRIAL 35.9% 16.3%
General Industrial 1 (IG1) Central Employment (EX)
General Industrial 2 (IG2) Campus Instftut{onal 1(CI1) OPEN SPACE 0.5% 16.8%
Heavy Industrial (IH) Campus Institutional 2 (CI2)
Open Space (0OS)
RIGHT-OF-WAY 12.1% 15.1%
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OVERLAY ZONES

Overlay zones augment the regulations of
the “base zones” and are applied to parcels

in various parts of the city that have either a
similar characteristic or similar desired zoning
effect. In the NW Portland area, the following
overlay zones are applied.

NN

( 7. | “ The Design overlay zone (“d"), implemented
ﬁ\L e i . - \ by 33.420, is applied in areas where new
\9 //1/I777 . 77777 77/ m-7 development is subject to a greater degree of
{// G M, Coa //////,4/ ,'/ design control due to special character of an
D ] T % /'/,/,/Ay area, or the scale of anticipated development.
. %7/ 7,
//% 7 The Centers Main Street overlay zone
;7%7 7 VAV (“m"), implemented by 33.415, is applied to
L 7 areas designated as neighborhood or town
077 727, 7, //A centers to evoke active urban development.
57 %7 Z 7 ///‘ The Prime Industrial overlay zone (“k") is
—=—-W77; =1 e Pri ustri
7/ ‘ 74‘ - —/ % //// applied to protect industrial and employment
\\ _%377 7 /// / + land that has been identified in the
é Vé% Comprehensive Plan as Prime Industrial and to
B 7 % é, Z A’ prioritize these areas for long-term retention.
S~ 7 A/
% VA;/A%{% The Scenic Resource overlay zone (“s"),

implemented by 33.480, is applied to protect
- scenic resources that provide benefits to the

[ / .
// DESIGN // RIVER public, enhance the appearance of Portland,
[ /i Create attractive entrance ways to Portland and
its districts, improve economic vitality, and to
7 PRIME I/ implement scenic resource goals of Portland's
ENVIRONMENTAL -
A INDUSTRIAL A Comprehenswe Plan.
The Environmental Conservation overlay
CENTERS | @ | SCENIC zone (“c”), implemented by 33.430, is applied
MAIN ST ® RESOURCES to protect natural resources that have been

identified in the Comprehensive Plan. This is
applied outside the study area.
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PLAN DISTRICTS

Plan districts are zoning tools that are applied
to specific geographic areas within the city that
have special or unique characteristics. Plan
Districts are most often applied to provide
additional regulatory guidance to implement
area-specific land use plans. The NW Portland
study area intersects three different plan
districts.

The Northwest Plan District (33.562)

is applied south of NW Vaughn Street to
implement the Northwest District Plan. It
provides for an urban level of mixed-use
development including commercial, office,
housing, and employment and strengthens
the area’s role as a commercial and residential
center.

The Guild’s Lake Industrial Sanctuary
Plan District (33.531) is applied north of NW
Vaughn Street to implement the Guild's Lake
Industrial Sanctuary Plan. The plan district
fosters the preservation and growth of the
industrial district, recognizes that inappropriate
nonindustrial uses potentially threaten the
integrity of this district, and protects the area
from incompatible uses which threaten the
district’s integrity, stability and vitality and
compromise its transportation system.

The Central City Plan District (33.510) is
applied in the area east of I-405 and along NW/
Naito Parkway/Front Avenue. The plan district
encourages the highest densities in the city
with a broad mix of commercial, residential,
industrial and institutional uses, and fosters
transit-supportive development, pedestrian
and bicycle-friendly streets, a vibrant public
realm and a healthy urban river.

CENTRAL CITY

GUILDS LAKE

NORTHWEST

. NORTHWEST HILLS
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LAND USES

Current land uses in the Northwest study area
include a wide array of uses. South of NW
Vaughn, there is a concentration of commercial
and residential uses, with a few industrial or
auto-service uses primarily between NW 16th
and NW 19th Avenue.

North of NW Vaughn, land uses are mostly
industrial, with a few notable exceptions. The
block between Wilson and Vaughn west of NW
21stis primarily residential (a block of older
houses), as is an area along the Willamette
River at the former Terminal 1 facility. The
Montgomery Park site and nearby Red Fox
Commons are shown as office space. There is
a large parking structure on Wilson between
26th and 27th.



COMP PLAN CENTERS & CORRIDORS

The 2035 Comprehensive Plan identifies

a number of “Centers” and “Corridors”
throughout Portland. These are places where
growth and change are expected.

The alignment along NW 18th and NW 19th
passes through a portion of a designated
Neighborhood Center in NW Portland. North
of NW Upshur, the alignment passes through
an area designated by Metro as a regionally
significant industrial area, and by the City

of Portland as a Prime Industrial Area. The
alignment is not located along a designated
Civic or Neighborhood Corridor.
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NON-CONTRIBUTING

HISTORIC RESOURCES

Most of the individual historic resources in
the Northwest study area are associated with
early twentieth-century industrial uses. Two
large Historic Landmarks anchor the west end
of the study area, the 1920 Montgomery Ward
Co. warehouse, which has been rehabilitated
as a large commercial office building, and the
American Can Company complex, a former
manufacturing plant. Both of these resources
are listed in the National Register of Historic
Places. Landmarks along the NW 18th and
19th corridor include the Lane-Miles Standish
Printing Plant, the Cor-Berry Press building
and the 1891 St. Patrick’s Church, an excellent
example of Beaux Arts religious architecture
and a neighborhood icon.

The southern part of the study area includes a
portion of the Alphabet Historic District. This
National Register-listed district is characterized
by a concentration of late nineteenth and early
twentieth century multi-family structures, many
of which were designed and constructed by the
city's premier architects and developers, as well
as streetcar-era commercial structures along
NW 21st and 23rd avenues.



UNDERUTILIZED LOTS

In 2015, there were 219 lots in Northwest study
area identified as vacant or underutilized,
totaling about 100 acres. Half of the lots were
vacant and the other half underutilized. On
these parcels approximately 6,200 additional
housing units and 4,200 additional jobs could
be accommodated under current zoning.

The largest opportunities for redevelopment
are in smaller sites under 1 acre, which could
accommodate up to 1,600 additional housing
units. For vacant sites, medium-sized lots 3 to
5 acres in size have the highest capacity for
housing (about 1,200 units).
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PARCEL TOTAL HOUSING
COUNT ACRES CAPACITY

CAPACITY
1 &
1,455 ww

UNDERUTILIZED 110 43 3,280
<0.5 ACRES 36 6 450 320+ ;\\
0.5TO 1 ACRE 30 10 1125 315 ,\“‘
1TO 3 ACRES 35 12 689 568 >
370 5 ACRES 8 1 841 252
6 TO 10 ACRES 1 6 175 0
10 TO 20 ACRES 0 0 0 0
20 TO 50 ACRES 0 0 0 0
> 50 ACRES 0 0 0

VACANT 109 56 2,968
<0.5 ACRES 45 7 640 467
.5TO 1 ACRE 14 4 300 407
1TO 3 ACRES 37 17 864 977
370 5 ACRES 12 12 1163 850
6 TO 10 ACRES 0 0 0 0
10 TO 20 ACRES 1 16 0 0
20 TO 50 ACRES 0 0 0 0
> 50 ACRES 0 0 0 0

TOTAL 219 99 6,249 4,157
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NATURAL RESOURCES

The Northwest study area is highly urbanized,
but its natural resources include the Willamette
River, shallow water habitat, river banks both
vegetated and non-vegetated, flood area and
upland vegetation, primarily street trees and
trees in parks.

The Willamette River and river banks provide
important functions including river flow
moderation, water storage, sediment and
nutrient control, channel dynamics, food

web and nutrient cycling and fish and wildlife
habitat. The shallow water areas provide critical
habitat for Endangered Act Species-listed

fish. The flood area, both developed and not
developed, provides water storage during large
flood events. Upland vegetation, including
street trees and landscape vegetation,
captures and stores rainwater, cools the air and
provide wildlife habitat.



RESILIENCY

A 2018 study prepared for the Regional
Disaster Preparedness Organization (RDPO)
measured and evaluated the impacts of
multiple major seismic events in the greater
Portland area. One of the scenarios modeled
was the effects of the Cascadia Subduction
Zone earthquake with an assumed Richter
scale measurement of 9.0. As part of their
evaluation, the team looked at the risk of
permanent ground deformation as a result of
soil liquefaction caused by the earthquake's
shaking. The effects of ground liquefaction
on the built environment can be devastating
and permanently damage transportation
infrastructure.

Much of Portland’s Central City is at an elevated
liquefaction risk. Within the Northwest study
area the land nestled between the HWY

30 ramps and the Willamette River is at an
elevated risk of liquefaction. This area contains
the section of the alignment as it transitions
from the NW 18th and 19th Ave couplet before
turning west to reach Montgomery Park via
NW York and Wilson St. Also notable is the
liquefaction risk present north of NW Nicolai St
as part of the Guild's Lake industrial sanctuary
The Northwest study area shows minimal

risk of flooding as only a small part of the
waterfront area east of NW Naito Parkway lies
within the FEMA 100-Year Floodplain.
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Housing & Development

FOR-SALE MARKET

The for-sale housing market in Northwest
is slim, with sales of 82 condos and 10
combined single-family and townhomes in
2018. This compares to 336 condo sales in the
Pearlin 2018. The current sale price is about
$410,000 at the median but varies significantly
by submarket and bedroom count. One-
bedroom condos start at about $190,000

and three-bedroom condos range as high as
$940,000.
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DISTRIBUTION OF CONDO SALES BY BEDROOM COUNT, 2017-18

NORTHWEST COMBINED E-W  PEARL DISTRICT PORTLAND
$1,250,000 | |
L
W $1,000,000 ‘
@ $750,000 * I%I %
W $500,000 ‘
J r
< $250,000 = | | 5
$0
1 2 3 1 2 3 1 2 3 1 2 3
BEDROOMS

Source: Regional Multiple Listings Services (RMLS).

TREND IN MEDIAN CONDO SALE PRICE
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Source: Regional Multiple Listings Services (RMLS).
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TREND IN SHARE OF HOME SALES BY AFFORDABILITY THRESHOLD FOR-SALE AFFORDABILITY

NORTHWEST COMBINEDE-W  PEARL DISTRICT PORTLAND Despite the range in sale prices, homes in
Northwest are largely unaffordable to
7504 most Portland households. In 2018 only 16%
ﬁ of all home sales were affordable to a family
< 20% earning 140% of the median family income
E 2504 (MFI), which was about $91,000 for a family of

0% - ﬁ M & two in 2018. Citywide, about half of the homes

sold in 2018 were affordable at 140% MFI.
2000 2007 20192000 2007 20192000 2007 20192000 2007 2019

RENTAL MARKET

Affordability Range == 80% MFI === 100% MFI 140% MFI .

Rents in Northwest vary by bedroom count
but start as low as $1,000 per month for a
one-bedroom unit and go as high as $3,900
per month for a three-bedroom. Overall,
median rent is around $1,800 per month,
compared to the citywide median of $1,600.

Source: Regional Multiple Listings Services (RMLS).

DISTRIBUTION OF MONTHLY RENTS BY BEDROOM COUNT, 2019

MORTHWEST CENTRAL EASTSIDE PEARL DISTRICT PORTLAND Three-bedroom units are very uncommon.
i 4,000 In 2019 in Northwest, only about 30 three-
= F bedroom listings appeared on Craigslist, an
o $3,000 |:| online platform that many apartment-seekers
E . use, compared to about 2,500 one-bedroom
T 32,000 ’J_‘ listings. The cost per ft? is similar across
E % % i?‘ bedroom counts at about $2.40 per ft?,
o ¥1.000 T compared to $2.20 citywide.
=

0
1 2 3 1 2 3 1 2 3 1 2 3
BEDROOMS

Source: Craigslist.




DRAFT

TREND IN MULTI-FAMILY MONTHLY RENTS

NMORTHWEST CENTRAL EASTSIDE  PEARL DISTRICT FORTLAND

£1,600
£1,400
£1,200

£1,000
2000 2008 2019 2000 2008 2019 2000 2008 2019 2000 2008 2019

Source: CoStar; Prosper Portland.

EFFECTIVE RENT

TREND IN MULTI-FAMILY ABSORPTION RATES

NORTHWEST  CENTRALEASTSIDE  PEARL DISTRICT PORTLAND
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Source: CoStar; Prosper Portland.
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MULTI-FAMILY ABSORPTION

Since 2008, the multi-family housing stock
in Northwest has more than doubled, from
2,000 units to about 5,500 today. Since new
construction tends to be at higher price points,
the trend in multi-family rents has grown
considerably, increasing by 22% between

2008 and 2019, compared to about 8% in the
Pearl and 13% citywide. The multi-family new
construction in Northwest represents about
13% of the citywide multi-family deliveries.

One of the largest deliveries was The Carson
(built 2018) at NW 22nd and Savier, which

has over 380 units. Other major deliveries
include Modera (290 units) in the Pearl and the
Waterline (240 units) and Rivage (260 units)
along Front Ave.

The Carson (2018) with over 380 residential units
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ACCESSORY DWELLING UNIT

APARTMENTS/CONDOS

DUPLEX

SINGLE-FAMILY

TOWNHOUSE/ROWHOUSE

. OTHER STRUCTURE
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UNITS IN STRUCTURE:
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PERMIT ACTIVITY | 2000-2019

The Northwest study area has seen a
considerable amount of development since
2000. For residential development, the vast
majority were multi-dwelling units. The number
of units produced in 2000-04 and 2005-09
were roughly similar at about 600 units each.
This increased to roughly 800 units in the
2010-2014 period. The 2015-2019 period saw
a significant increase to 1,666 units. This is
consistent with a citywide increase during this
period which saw a recession come to an end.



ABOUT THIS DATA SOURCE:
RMLS

The Regional Multiple Listings Service
(RMLS) is a proprietary database that realtors
use to access and create current home listings
and view past listings. The Portland Bureau

of Planning and Sustainability maintains a
subscription to the service and updates their
database annually with recent sales. For each
home sold in the Portland region, the database
contains hundreds of datapoints on the sale,
such as the location, sale price and number

of bedrooms. Single-family homes, condos,
townhomes, attached houses and floating
homes are captured in this database.

ABOUT THIS DATA SOURCE:
BDS PERMIT DATA

Residential permit activity data come from the
Bureau of Development Services. Permits
are processed building-wise, meaning that
multiple buildings on a single parcel or site
would require multiple permits. Multi-family
permits contain multiple units. The analysis
here summarizes permit activity based on the
number of units within each permit.

Only permits that are “issued”, “under
inspection” or “finaled” are counted, meaning
that at a minimum, the permit applicant has
to have paid all permit application fees and
system development charges (SDCs). This
differs slightly from the number of units
actually built, since applicants may choose to
delay construction.
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RESIDENTIAL PERMIT ACTIVITY
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Type Single-family . Middle housing . Mulzi-family

Single-family is detached single-family homes only. Source: Bureau of Development Services (BDS).
Middle housing includes duplexes, triplexes, four-plexes,

townhomes and accessory dwelling units (ADUs).
Multi-family are buildings with 5 or more units.
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Jobs & Businesses

The Northwest study area is home to over 1,100 businesses employing almost 16,900 people. In
the northern segment, industrial activity plays a prominent role in this area’s contribution to the
overall economic health of the city and region, including manufacturing and industrial headquarter
offices. Northwest is also a retail hub, with bustling, active streets along NW 23rd, 21st and
Thurman. The study area also picks up employers in the Pearl District, such as Microsoft and REL

MAJOR EMPLOYERS
Although the vast majority of businesses in Northwest have fewer than 20 employees (about 82%),

as much as 42% of total employment is concentrated in 30 firms with 100 or more employees. This
is about the same as the citywide average.

Dragline bucket, one of ESCO’s products.
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Rejuvenation and Schoolhouse Electric,
which both manufacture lighting fixtures, are
located in the industrial area to the north and
have a retail presence.

Amazon has a fulfillment center at the newly
constructed New York building at NW 22nd and
York.

Grand Central Bakery has an industrial
bakery on NW 22nd and York.

ESCO, which manufactures metals, has their
headquarters at NW 25th and Vaughn.

EC Electric, which provides specialized
electronics construction services, has a 68,000
ft2 warehouse and office at NW 21st and
Thurman.

XPO Logistics (formerly Conway), which
provides logistics services, has their
headquarters in a 298,000 ft? office at NW 21st
and Savier.

Although Legacy Good Samaritan Hospital
falls outside the study area, Legacy Health
Systems administrative office at NW 19th

and Lovejoy (122,000 ft?) is within the study
area. Many of the jobs at this office are off-site
employees, such as in-home care workers.
Montgomery Park is home to over 50
businesses employing over 2,700 jobs. This
historic office park has over 657,000 ft? of office
space, with tenants such as Kaiser Permanente,
the U.S. Forest Service, OnPoint Credit Union,
Wells Fargo, WebMD and Adidas.
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BUSINESS & EMPLOYMENT MIX BUSINESS AND EMPLOYMENT MIX BY FIRM SIZE, 2018

Compared to Portland as a whole, Northwest has a higher share of CENTRAL

. . . . o L NORTHWEST COMEBINED E-W  EASTSIDE PORTLAND
employment in office services and production and distribution; it has less
employment and businesses in retail and in education and healthcare. BUSINESSES

The highest share of the employment in the Northwest study area is office 100%
services, employing about 44% of jobs. While production and distributions

sectors used to comprise as much as 37% of jobs in 2008, the growth in 7504
office-based employment has outpaced production and distribution in

Northwest. Production and distribution sectors now comprise about 28%

of Northwest jobs. Total employment in these sectors has also declined, S0%
from around 5,000 jobs in 2008 to about 4,200 jobs in 2018. However,

major employers serving industrial sectors, such as ESCO and XPO 25%
Logistics, have their headquarters in the area, which are arguably also

production and distribution jobs. w 0%
o
= JOBS
BUSINESS AND EMPLOYMENT MIX BY EMPLOYMENT SECTOR, 2018 W L oow
w
g 75%
3 P
5| 2| 3
= g w = 500
o o = S
e s = =
o 5 Z 3 250
2 (W] (@] [-%
BUSINESSES 1,115 4,220 1,836 34,401 o
i i i i 0, 0, 0, 0,
Production & Distribution 19% 14% 20% 18% Source: Oregon Employment Department (OED).
Education & Healthcare 10% 11% 7% 11%
Office Services 45% 429% 39% 35% B 19empioyees [l 2049 employees
i i 0, 0, 0, 0,
Retail & Related Services 26% 32% 34% 36% FIRM SIZE . 50-99 employees 100-249 employees
JOBS 16,860 61,439 37,067 455,478
Production & Distribution 28% 20% 24% 22% 250+ employees
Education & Healthcare 10% 15% 14% 24%
Office Services 44% 38% 36% 30%
Retail & Related Services 17% 26% 26% 24%
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CHANGE IN EMPLOYMENT RELATIVE TO 2008 BY EMPLOYMENT SECTOR

MORTHWEST COMEINED E-W

CENTRAL EASTSIDE

PORTLAND

CHANGE SINCE 2008
=

P
U
=

2008 2012 2018 2008 2012 2018 2008 2012 2018 2008 2012 2018
mm Production & Distribution ™= Education & Healthcare
SECTOR
Office Services Retail & Related Services
Source: Oregon Employment Department (QED).
JOB GROWTH

Since 2008, the Northwest study area has grown by about 2,800 jobs, or 17%. This is higher
than the citywide average of 13%. The largest sector to grow was office services, which added
2,600 jobs. The fastest-growing subsector has been professional, scientific and technical
services (NAICS 541), which added 800 jobs (a 37% increase) between 2008 and 2018.
Production and distribution sectors have struggled to keep pace, having lost about 800 jobs
in the last recession that the area has not been able to recover. Even accounting for large
employers that vacated, such as ESCO's manufacturing presence, this sector is generally
declining in this area. One exception in this sector is small-sized firms with 1-19 employees,
which grew by about 5-10% since 2008.
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ABOUT THIS DATA SOURCE:
QCEW

The Quarterly Census of Employment

and Wages (QCEW) is a State and Federal
program jointly administered by the Oregon
Employment Department (OED) and the Bureau
of Labor Statistics (BLS). Each quarter, all
employers covered by the State of Oregon’s
unemployment insurance (UI) laws must report
to the Census of Employment and Wages.
Self-employed individuals and other types

of employment are not counted by QCEW;
however, over 95% of all jobs are covered by
QCEW.

There are two versions of this dataset:

1. A public-facing dataset containing
aggregate data on employment, wages and
count of businesses maintained by the BLS.

2. A confidential dataset maintained by
the Oregon Employment Department
containing establishment-level data on
individual employers.

The second dataset was used in this analysis.

It contains quarterly employment and wages
within each firm, their industry classification
using the NAICS system, and the location of the
business.

For more information, visit: OED or BLS.



Commercial Space

MARKET SNAPSHOT

Tracking jobs also requires considering the
industrial, office and retail space available

to prospective tenants and employers. The
baseline metrics for understanding the health
of commercial real estate markets are rentable
building area; lease rates (cost per square foot);
vacancy rates; deliveries (new construction);
and net absorption (leasable area coming
online in a period). The table here provides a
snapshot of 2019 Q4 to-date (Dec 1, 2019) for
these metrics.
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Northwest 156 4,028 233 5.8% -3 0 $11.40
Central Eastside 294 4,803 357 7.4% -144 0 $14.50
Pearl District 54 1,127 57 5.0% -27 0 $10.30
Portland 2,757 84,605 3,691 4.4% -1,747 788 $9.50
Office
Northwest 157 3,688 635 17.2% -15 69 $30.60
Central Eastside 149 5,530 291 5.3% 50 329 $28.60
Pearl District 258 10,282 1,264 12.3% =72 156 $30.20
Portland 2,529 55,250 4,907 8.9% -18 1,339 $28.00
Retail
Northwest 123 926 34 3.7% 11 $22.20
Central Eastside 252 4,153 109 2.6% 56 $16.00
Pearl District 289 2,937 150 5.1% -27 $24.70
Portland 4,882 38,921 1,241 3.2% -168 11 $20.70

Source: CoStar; Prosper Portland.
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RENTABLE BUILDING AREA BY MARKET SEGMENT, 2019
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Source: Co5tar; Prosper Portland.
RENTABLE BUILDING AREA

Northwest has over 8.6 million ft2 of commercial space spread across 436 buildings. This inventory
is about half the size of the Pearl District and Central Eastside streetcar alignment areas. About
half of the commercial space is industrial with another 40 percent office and about 10 percent
retail. Compared to the Central Eastside, the distribution is skewed more toward industrial and has
considerably less retail.
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ABOUT THIS DATA SOURCE:
COSTAR

Information on commercial space, including
lease rates, vacancy rates and absorption come
from a proprietary data source called CoStar.
This is one of the most expansive datasets
nationwide that real estate developers and
brokers use to track trends across multiple
market segments. CoStar surveys thousands of
buildings in the Portland region and produces
market analytics on things like the inventory

of commercial space, lease rates that property
owners charge tenants, which firms occupy
space within a building, and numerous other
trends.

CoStar also provides information on trends in
multi-family markets, including detailed rental
information. However, only buildings in CoStar's
inventory are tracked, which typically includes
only larger buildings with 50 or more units. This
represents only a segment of the entire rental
housing stock, making it only one of many
sources policy makers must use to understand
housing dynamics in an area.

For more information, visit https:/www.costar.
com/products/costar-market-analytics.
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TREND IN ABSORPTION RATES BY MARKET SEGMENT

NORTHWEST CENTRAL EASTSIDE PEARL DISTRICT
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ABSORPTION Source: CoStar; Prosper Portland.

Another key metric in looking at the market for commercial space is absorption. This is the net
amount of square footage that became available (tenants moving out or market deliveries) or
was leased up. Positive net absorption means more space was leased than was returned to the
market. Negative net absorption means more space was vacated and hence an increase in the
available supply. Commercial rents in positive net absorption scenarios tend to increase; and
they decrease in negative net absorption scenarios. Northwest office absorption has tended to
be positive, reflecting the high demand for office space.
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TREND IN LEASE AND VACANCY RATES BY MARKET SEGMENT

NORTHWEST
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mmm | ease Rate (per ft?)

LEASE RATES

Multiple factors influence lease rates,
including demand for space, new deliveries,
and submarket dynamics that make some
areas more desirable than others. The cost

to occupy commercial space in Northwest is
comparable to similar markets and Portland
as awhole. Industrial rates are presently lower
than the Central Eastside at $11 per 2. Office
lease rates have risen since 2013, which has
been driven by the growth in office sector jobs
in Northwest. Retail lease rates have been
relatively stable between $18 to $22 per f2.
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CENTRAL EASTSIDE
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Source: CoStar; Prosper Portland.

=== Vacancy Rate (%)

VACANCY RATES

There is more than 900,000 ft? of vacant
commercial space in Northwest, and about
70% of it is office space. The vacancy rate for
office is high at about 17%. This is primarily
because of new market deliveries since 2016
that have not been fully leased. The retail
market in the Northwest study area is primarily
along NW 21st, NW Thurman, and segments in
the Pearl District, which are desirable locations.
As such, vacancy rates are low in Northwest,
like many desirable locations in the city.
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TREND IN DELIVERIES BY MARKET SEGMENT
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DELIVERIES

Since 2014, about 820,000 ft? of commercial space was delivered to the market in Northwest, 75%
of which was office space (or about 614,000 ft?). For comparison, the Central Eastside alignment
area delivered 540,000 ft? of office in the same time period. In Northwest, the Field Office buildings
and Redfox Commons both came online in the past 18 months with 350,000 ft2 of office space,
which has 80% vacancy. For industrial, the New York building came online with 87,000 ft?in 2015
and is now fully occupied.
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Transportation

TSP CLASSIFICATIONS

TSP classifications are a system of roadway categories determined

in the Transportation System Plan. The TSP is a 20-year plan for
transportation improvements in the City of Portland with the goal of
providing transportation choices for residents, employees, visitors
and firms doing business in Portland. The classifications determine
what how a street should function and the primary purpose it fills.
Classification descriptions are used to describe how streets should
function for each mode of travel, not necessarily how they are
functioning at present. Together the functional streets should form a
network where some streets are more suited for longer distance and
freight travel, while others are more suited to local trips made by those
on foot, bicycle, or in slow moving vehicles.
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The highest pedestrian classification is a major city walkway and are
often in busy commercial districts such as NW 21st, 23rd and Thurman
Street. Within the study area, NW 18th and 19th are classified as major
city bikeways as they functions as the north-south backbone of bicycle
travel in the district. US 30 and NW Vaughn Street are each classified
as regional transitways and major transit priority streets, while several
other streets carrying bus and streetcar traffic are classified as major
transit priority streets. US 30 and Nicolai have the highest freight
classifications while US 30 and I 405 carry the most traffic. Much of the
northernmost portion of the Northwest study area falls within a freight
district.
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RECENT TRANSPORTATION PROJECTS IN NORTHWEST

Northwest in Motion is recently completed five year implementation plan for projects to improve walking,
biking and safe access to transit in Northwest Portland. The plan’'s recommended projects are divided into
two project types: Neighborhood Greenways & Corridor Improvements. The following ten projects were
identified as Tier 1 projects with funding secured for implementation in the next five years.

NG.1 NW Johnson St
Retrofit existing neighborhood greenway to meet
established guidelines for traffic speed and volume.

NG.2 NW Marshall St

Retrofit existing neighborhood greenway from NW
9th to NW 16th to meet established guidelines for
traffic speed and volume. Extend neighborhood
greenway west to NW 20th Ave.

NG.3 NW Pettygrove / NW Overton St

Design and implement a new neighborhood
greenway on NW Pettygrove St that meets
established guidelines for traffic speed and volume.
Add a bikeway connection to NW 9th Ave via NW
11th Ave and NW Overton St.

NG.4 NW Savier St

Design and implement a new neighborhood
greenway that meets established guidelines for
traffic speed and volume, with connections north to
Vaughn and Nicolai employment areas.

NG.5 NW 24th Ave

Retrofit existing neighborhood greenway to meet
established guidelines for traffic speed and volume.
Extend bikeway to NW Flanders St Neighborhood
Greenway.

CI.1 NW 25th Ave / Westover Rd

Calm traffic along NW 25th Ave and NW Westover
Rd by adding traffic slowing devices and enhanced
pedestrian/bicycle crossings.

CS.2 NW 23rd Ave

Improve the safety and asset condition of the
northern section of NW 23rd Ave by reconstructing
the roadway, rebuilding an aging signal, improving
pedestrian crossings, and enhancing transit stops.

CI.3 NW 18th / 19th Ave

Provide improved crossings, transit islands, and
reduced bike/bus conflicts on NW 18th/19th to
serve the Line 24 Extension.

CI.4 NW Everett / Glisan St

Improve safety along the NW Everett/Glisan couplet
by adding crossing improvements and reducing
traffic speeds. Improve bus stop accessibility and
reduce transit delay on the Line 77 from NW District
to the Pearl District and Old Town / Chinatown.

CI.5 NW Vaughn St

Improve safety along NW Vaughn St and NW
Wardway by adding improved crossings, bikeway
enhancements, and transit priority treatments. CL1
NW 25th Ave / Westover Rd Calm traffic along NW
25th Ave and NW Westover Rd by adding traffic
slowing devices and enhanced pedestrian/bicycle
Crossings.

ADDITIONAL RECENTLY COMPLETED OR
FUNDED PROJECTS IN NORTHWEST

In addition to the projects identified in
Northwest in Motion, there have been multiple
major investments in Northwest Portland in
recent years:

NW Flanders Bikeway:
A low-stress bikeway connection between
Northwest Portland and Naito Parkway.

Flanders Bridge over I-405:

A new bicycle, pedestrian and emergency
vehicle bridge across [-405 to improve
connectivity and improve connectivity
between Northwest and the Pearl District.

20th Ave Extension LID:

An extension of NW 20th Ave beneath

the HWY 30 onramps to provide between
connectivity between the Conway area and the
industrial area to the north. Complementary
to this project are signal and circulation
improvements at the busy intersection of NW
Vaughn and NW 23rd Ave.

NW Couch / I-405 Crossing:

Intersection reconfiguration and crossing
improvements to provide a better pedestrian
and biking connection across 1-405.

NW 18th / NW 19th Bikeway
Improvements: Extension of existing
buffered bike lanes and a protected
intersection at W Burnside to improve safety
of people biking between Northwest and

Goose Hollow.
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VISION ZERO

Vision Zero is Portland’'s commitment to
ending traffic violence in our communities.
Through the Vision Zero program, the City of
Portland and partners are working to eliminate
deaths and serious injuries on our streets. The
Northwest study area does not contain any

of the corridors that make up the high crash
network, however there have been crashes in
the area resulting in serious injuries.

NW Vaughn stands out for being the location
of crashes that have resulted in serious
injuries for pedestrians, bicyclists and vehicle
operators. NW 18th and NW 19th also have
vulnerable user crashes, potentially due to the
commercial draws on the corridors attracting
more foot traffic.



TRANSIT ACTIVITY

Within the Northwest study area, the 24 and 77
bus lines provide north-south connectivity, while
the 15 runs north-south at the south end of the
are and east to west in the northern study area.

Line 24 provides service between Gateway
Transit Center, Legacy Emanuel Hospital and
Providence Park and operates on 18th/19th in
study area.

Line 77 connects Montgomery Park, NW
Portland, Portland City Center, the Rose Quarter,
Hollywood, outer NE Portland, Fairview and
Troutdale. WIthin the study area, Line 77
operates on Vaughn, Thurman, 21st, and Everett/
Glisan.

Line 15 connects Gateway, SE Portland, Portland
City Center, and Nob Hill. The route operates

on NW 23rd and alternates connections to

Nob Hill to NW Gordon via Thurman and north
to Montgomery Park and the NW Industrial
neighborhood via Vaughn and 29th.

BUSIEST TRANSIT STOPS | WESTSIDE STUDY AREA
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Transit Station Total Daily Boardings Transit Services

NW 27th & Vaughn at Montgomery Park 1,128 Line 15, Line 77

NW 21st & Northrup 569 Portland Streetcar (NS)
NW 21st & Lovejoy 483 Portland Streetcar (NS)
NW 13th & Lovejoy 455 Portland Streetcar (NS)
NW 23rd & Thurman 346 Line 15
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Roadway Cross Sections
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In Northwest, the proposed streetcar extension
alternative would operate on NW York and NW Wilson
Street. The streets in the area are not uniform, with
many lacking typical sidewalks, formalized parking,
and bike facilities. The alignment shown would rely on
the City of Portland gaining easements and right-of-
way from private property owners. For example, today
NW York Avenue terminates at NW 24th. One block

of NW Wilson street between 24th and 25th is also
privately owned.

The typical cross section has about 40 feet of roadway
width, with a lane in each direction and informal
parking. Part of the NW Wilson Street has a centerline,
while other sections are a shared environment with

no striping. NW York Ave largely operates as a shared
environment without roadway striping.
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NW 18TH & NW 19TH AVE

The streetcar extension alternative operates on NW 18th and 19th to tie into the
existing streetcar line at NW Northrup and NW Lovejoy. NW 18th and 19th form a
couplet, a bike buffered bike lane, and a vehicle lane shared with buses. Twelve foot
sidewalks are separated by a landscape strip or street furniture. The full right of way is
approximately 60 feet.

EXISTING TYPICAL CROSS SECTION
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EASTSIDE | ALIGNMENT
DETAIL

The Eastside study area, also referred to as the Northeast study area, consists of a quarter-
mile buffer around alternative potential streetcar routes that connect the Hollywood District, a
designated town center, to the existing Portland Streetcar network. Three different alignment
options are being studied on the eastside:

* NE Broadway, which connects to the existing streetcar system in the Lloyd District and continues
along NE Broadway and a portion of NE Weidler to Hollywood.

* NEIrving, which connects to the existing streetcar system near the Oregon Convention Center,
crosses Interstate 84, continues along NE Irving to roughly NE 24th and then continues on Sandy to
Hollywood.

* NE Sandy, which connects to the existing streetcar system on Burnside/Couch couplet near the
Burnside Bridgehead, connects to NE Sandy at NE 12th and continues along NE Sandy to Hollywood.

The combined study area covers many different districts, including portions of the Lloyd District
(NE Broadway), Central Eastside Industrial District (NE Sandy), the Banfield Portal (NE Irving), as
well as the Hollywood District and several “inner ring” neighborhoods.

The neighborhoods surrounding the alignments are typically a mix of single and multifamily homes
and buildings. Broadway and Sandy are historically commercial streets and are lined with a varity of
commercial uses including retail office and services. Recent development has seen the introduction
of mid-rise mixed use buildings along all of the alignments. The Irving alignment is home to

a broad array of uses ranging from Industrial (bakeries, dairies, manufacturing, etc.) to public
facilities (Benson High School), to housing.
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EASTSIDE URBAN CHARACTER

The Eastside study area has a diverse urban character and includes portions of eight neighborhoods,
including the Lloyd District, Sullivan’s Gulch, Irvington, Kerns, Buckman, Laurelhurst, Grant Park, and
Hollywood. The NE Broadway alignment begins in the northern part of the Lloyd District, a Central City
subdistrict characterized by large, mid- and high-rise buildings, predominantly in commercial and major
entertainment uses, although more residential development has occurred here in recent years. This area
has some of the largest building floorplates, lots and block sizes in the city.

NE Broadway has a commercial main street character running from the major intersection at NE Grand to
the Hollywood District, with the historic Irvington neighborhood along its north side from NE 7th to NE
27th. NE Weidler has a mix of uses along its western section, transitioning at NE 16th to a more residential
character through the Sullivan’s Gulch neighborhood. The Lloyd Center shopping mall lies a block to the
south, between the Broadway and Irving alignments. The NE Irving alignment begins in the Lloyd District,
crossing over Sullivan’s Gulch and I-84 on the 12th Avenue bridge and proceeds east along NE Irving past
historic Benson High School. Low-rise mid-century office developments with large amounts of surface
parking lie along NE Irving between NE 12th and NE 19th, transitioning to a mix of older, mid-rise multi-
family and commercial developments until it meets NE Sandy Blvd. at NE 25th.

The NE Sandy alignment begins along the Burnside/Couch couplet in the Central Eastside with a mix of
low- to mid-rise commercial and industrial developments, meeting Sandy Blvd. at NE 14th Ave. Sandy
Blvd. is one of Portland’s rare diagonal streets, breaking the typical rectilinear street grid and creating
distinctive street and site patterns and triangular blocks. The length of Sandy to the Hollywood district is
characterized by a mix of predominantly low-rise commercial development, interspersed with residential
buildings, including some larger mid-rise apartments. A large redevelopment opportunity is located at the
former Pepsi bottling plant at NE 26th Ave. The historic Laurelhurst single-family residential neighborhood
lies to the south of Sandy before it crosses the freeway and enters the mixed-use Hollywood Town Center.
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Eastside Planning Context

BROADWAY WEIDLER COORIDOR

NE Broadway is a major city street in NE Portland which runs from
inner NE Portland near the Moda Center, through the Lloyd District
to the Hollywood District. Between roughly Interstate 5 and NE 24th
Avenue, the street is a one-way couplet with NE Weidler. A former
streetcar route, the street is adjoined by a variety of land uses -

from housing to commercial to mixed-use - which have evolved

over time. The Broadway Weidler Corridor Plan, adopted in 1996,
proposed an ‘enhancement of the one-way couplet’ to balance the
Main Street vision with the requirements of a Major City Traffic Street.
The proposed couplet is envisioned to have wider sidewalks, bike
lanes, curb extensions at intersections, more traffic signals and a
continuous and consistent streetcape. The City is currently engaging
in an update to this plan, working with the community to refine the
Main Street vision.

HISTORIC IRVINGTON DISTRICT

A portion of the Irvington Historic District lies along the north side
of the Broadway alignment, between NE 7th Avenue and NE 28th
Avenue (see map #). The district is listed in the National Register

of Historic Places as an excellent example of a “streetcar suburb”
that includes Queen Anne, Arts and Crafts, and Period Revival-style
residential architecture from 1891 to 1948. Although this large
district is primarily composed of single-family dwellings, the southern
portion within the Eastside Study area contains a mix of single-
dwelling and multi-dwelling housing and commercial development
along NE Broadway. Future new development and alterations of
existing development within the district are subject to the City’s
Historic Resource review and demolition of historic structures
requires approval through a Demolition Review process.
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HOLLYWOOD & SANDY PLAN (2000)

The Hollywood and Sandy Plan, adopted in 2000, is an
area plan focused on the Hollywood town center and
Sandy Boulevard main street areas. The Hollywood
District has been a center of community activity on
the eastside of Portland since the early 1920s. Named
after the historic Hollywood Theatre, the districtis a
Metro 2040 designated town center, has functioned
as a commercial center for central northeast Portland,
and is the location of a MAX station, a transit center, as
well as the location for access to Interstate 84. Sandy
Boulevard, a major city street, runs diagonally through
the area.

Sandy Boulevard is a major city street in NE and SE
Portland which runs diagonally from roughly NE 12th
Avenue to roughly NE 99th Avenue, before continuing
east along the Columbia Corridor to Troutdale. A
former streetcar route, state highway and US 30,

the street is adjoined by a variety of land uses - from
housing to commercial to mixed-use - which have
evolved over time.

The Hollywood and Sandy Plan, adopted in 2000,
established a new direction for more urban mixed-use
development in the area along Sandy from NE 12th

to NE 54th Avenues, which is partially implemented
through zoning by the Hollywood Plan District (PCC
33.536), and Sandy Boulevard Plan District (PCC
33.575).

The Hollywood and Sandy Plan area also encompasses
an area along NE Broadway from the Hollywood town

copoonooo ®CPppoonace

center to NE 33rd Avenue. On the south side, between @ e @B e
Broadway and the Banfield Expressway (I-84), the area @

. L e o By A staensqas

is planned to transition from employment focuses < e B e
uses to mixed use development. e AT O i
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People & Place

STUDY AREA DEMOGRAPHICS & EQUITY INDEX

The Portland Bureau of Transportation (PBOT) created an Equity Matrix

to better refine our approaches and understand the impact of our work
on marginalized groups. See page 15 for full explanation. The Equity
Matrix identifies areas with higher than the citywide average concentration
of people of color; people with limited English proficiency; and people
below the median household income. This strategy centers race and has
intersectionality with people with disabilities.

The areas with the highest concentrations of marginalized populations

are in the Rose Quarter area adjacent to I-5 and north of I-84. This census
tract has a racial equity score of 3, reflecting concentrations that match
citywide averages. The tract has an income equity score of 5, meaning
that it is home to high concentrations of the lowest-income Portlanders.
The median income for the area is $41,200. Almost 2% of households have
limited English proficiency.

The census tract at the east end of the study area in the Hollywood district
has a slightly lower compaosite equity score. The area has the same racial
equity score of 3, but a slightly lower income equity score (4). This reflects
slightly lower concentrations of low-income Portlanders, but still ranks
above the citywide average. This census tract has a median income of
$49,000 and about 2% of households have limited English proficiency.

The tables on this page show characteristics of the population in the
Eastside alignment study areas compared to Portland overall. In general,
the population in the Eastside study areas includes fewer families in
poverty, and a higher per-capita income than the city overall. There is

a slightly lower percentage of people of color than citywide, as well as
somewhat fewer children than the city overall. Among the study areas, the
NE Sandy area has the lowest percentage of seniors over age 64, while NE
Irving and NE Broadway have a considerably higher percentage of seniors
than Sandy, and a slightly higher percentage than the citywide average.

Population

Characteristics NE Sandy | NEIrving | NE Broadway Portland
Total Population 8,456 8,230 10,863 630,331

Per Capita Income $42,588 $43,946 $46,175 $37,382
Total Families 1,412 1,425 2,074 135,543

Share Families in Poverty 5% 4% 5% 10%
Share People of Color 21% 21% 22% 29%
Race/Ethnicity | NESandy | NEIrving | NE Broadway Portland
Black 5% 6% 7% 7%

Native American 4% 3% 2% 2%

Asian 5% 6% 6% 10%

Pacific Islander 0% 0% 0% 1%
Another race 2% 2% 2% 3%

Hispanic 8% 8% 7% 10%

White, not Hispanic 79% 79% 78% 71%
Age Characteristics | NESandy | NEIrving | NEBroadway Portland
Median Age 351 36.4 38.4 36.8

Share under 18 12% 11% 12% 18%

Share 18 to 64 78% 75% 72% 70%

Share over 64

9%

14%

16%

12%
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People & Place

RESIDENTIAL GENTRIFICATION & DISPLACEMENT RISK

The tables on this page show characteristics of households,
educational attainment, and the types of dwelling units in the Eastside
alignment study areas compared to Portland overall.

In general, households in the Eastide study area are somewhat smaller
than the citywide average, and are composed of a greater percentage
of renter households. Median household income is somewhat below
the citywide average, and among the three areas, income is highest

in the Broadway area. The educational attainment of the population

is considerably higher than the city overall, with between 64% to 66%
of the population over 18 holding a 4-year degree or higher. The
population in the Eastside study areas has a greater percentage of
people that live in multi-dwelling units than citywide, and about 30%
that live in detached units.

The map on the adjacent page shows displacement risk for the eastside
study areas. See page 17 for more information on displacement
typologies.

Char::t:sr'?:t:?::g NE Sandy | NEIrving | NE Broadway Portland

Total Households 4,262 4,145 5,458 260,949

Owner-Occupied 29% 31% 33% 53%

Renter-Occupied 71% 69% 67% 47%

Average Household Size 1.93 1.95 1.99 235

Median Housenold $55,809 $57,668 $60,402 $63,032
Income

Highest E\‘:ltl:?r:rl:::tl NE Sandy | NEIrving | NE Broadway Portland

Total Adults 25 or Older 6,812 6,693 9,028 462,362

Less than HS Diploma 2% 2% 1% 8%

High School Diploma 10% 8% 10% 16%

Some College 24% 24% 22% 28%

Four-Year Degree 43% 43% 38% 29%

Advanced Degree 21% 23% 28% 19%

Housinq Uf'it NE Sandy | NEIrving | NE Broadway Portland
Characteristics

Total Housing Units 4,552 4,369 5,715 277,499

Detached 31% 30% 27% 56%

Small Multi-dwelling
Med. Multi-dwelling
Large Multi-dwelling

Other Type

18%

19%

31%

1%

16%

18%

35%

1%

17%

25%

31%

0%

14%
11%
18%

2%




People & Place:
Employment Patterns & Travel Behavior
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WHERE RESIDENTS WORK

JOBS LOCATION

The map here shows the concentration of
workplaces of people who live in the Eastside
study area. Residents living in the study area
work largely in the inner eastside of Portland,
downtown in the Central City, and near
Emanuel Hospital in the North Vancouver/
Williams corridor.



ABOUT THIS DATA SOURCE:
LODES

The Longitudinal Employer-Household
Dynamics (LEHD) Origin-Destination
Employment Statistics (LODES) is a program
run by the U.S. Census Bureau. The Census
Bureau coordinates with state employment
agencies to gather administrative data from
state Unemployment Insurance and Quarterly
Census of Employment and Wages (QCEW).
This administrative data is then linked to
Census surveys using encoded social security
numbers (PIKs). From this dataset, the Census
Bureau statisticians use a method called
“fuzzing” to inject noise into the dataset to
make it hard to identify individual employers,
resulting in a partially synthetic dataset
that policy makers can use to understand the
dynamics between people and their workplace.

The LODES data contains a matrix showing
showing the number of workers that commute
between Census blocks. Users can input a
study area to retrieve the characteristics about
the people who work there as well as those
who live in the study area. Users can track
where residents go to work and where workers
in the area commute from.

Knowing this information is useful for
considering the demand to get from one
point to another. The dataset also reveals the
dynamics relating to wage, race, sex, age,
industry and educational attainment. More
information here: https:/lehd.ces.census.gov/
data/lodes/LODES7/LODESTechDoc/.4.pdf

WHERE WORKERS LIVE

HOUSING LOCATION

People who work in the Eastside study area
live across a more dispersed area of Portland.
The highest concentration of Eastside study
area workers live in inner northeast and
southeast neighborhoods. There are also large
concentrations of workers living east of I-5 in
the Boise, Humbolt, King, Sabin and Woodlawn
neighborhoods. Some workers commute from
downtown Portland across the river.

RESIDENTS PER MI?

321 OR MORE

241TO 320

161 TO 240

81TO 160

80 OR LESS
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PEOPLE TAKING TRANSIT

Transit mode share is highest in the study
area south of I-84 and west of NE 20th. West
of Cesar Chavez Blvd (39th Ave), study area
residents have higher transit mode share than
the city as a whole (12%).

TRANSIT TO WORK - MODE SHARE

TRANSIT TO WORK
PEOPLE DRIVING ALONE
DRIVE ALONE TO WORK

People living in the NE study area have a
lower drive alone mode share. Among the
three study areas, the NE Sandy and NE Irving
study areas have a lower percentage of SOV
commuters than NE Broadway, but all three A -

are below the citywide average. Similiary, e weoer SR
households in the NE study areas have fewer
households that own multiple vehicles.

N WILLIAMS A\

N VANCOUVER
NE MARTIN LUTHEI

NE MULTNOMAI

1
\

\
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DRIVE ALONE TO WORK - MODE SHARE
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Land Use: Comprehensive Plan

COMP PLAN DESIGNATIONS

The three Eastside study area alignments
feature different Comprehensive Plan
designations.

NE Broadway: This alignment passes through
the Central City west of NE 16th where Central
Commercial designations are applied. East

of 16th, the Comprehensive Plan designation
adjacent to the alignment is Mixed Use Urban
Center.

COMPREHENSIVE PLAN DESIGNATIONS

Single-Dwelling 10,000
Single-Dwelling 7,000
Single-Dwelling 5,000
Single-Dwelling 2,500
Multi-Dwelling 2,000
Multi-Dwelling 1,000
High Density Multi-Dwelling
B central Residential

Institutional Campus Open Space

100 | MONTGOMERY PARK TO HOLLYWOOD

Mixed Use - Dispersed
B Vixed Use - Neighborhood
Mixed Use - Civic Corridor
B Mixed Use - Urban Center
B central Commercial
Central Employment
Mixed Employment

Industrial Sanctuary

NE Sandy: The Comprehensive Plan
designations adjacent to this alignment are
primarily Mixed Use Urban Center. Parts of the
area surrounding E Burnside and NE Couch
are designated Central Employment. The area
north of NE Couch Street is in the Industrial
Sancutary.

NE Irving: North of I-84, this alignment is

in the Central City and land is designated
Central Commercial. South of I-84, the
alignment interfaces with Central Commercial,
Institutional Campus, High-density Multi-
Dwelling and Mixed Use Urban Center
designations.

S
3 = a 2
GENERALIZED 2 & S <
< 2 I3 e
COMPREHENSIVE PLAN by & o E
w w w
DESIGNATIONS z z z e
AREA (ACRES) 820 756 765 89,042
SINGLE-DWELLING 12% 11% 20% 35%
MULTI-DWELLING 10% 9% 15% 6%
MIXED USE/COMMERCIAL 33% 44% 33% 7%
INSTITUTIONAL 1% 2% 1% 2%
EMPLOYMENT 5% 0% 0% 2%
INDUSTRIAL 8% 5% 1% 16%
OPEN SPACE 2% 3% 1% 17%
RIGHT-OF-WAY 28% 26% 30% 15%
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Land Use: Zoning

On the Eastside, the three study areas feature
different zoning map designations along the
length of the alignments being studied.

NE Broadway: This alignment passes through
the Central City west of NE 16th where Central
Commercial (CX) designations are applied.
East of NE 16th, the Zoning map designation
adjacent to the alignment is primarily CM2, a
medium-scale commercial/mixed use zone.

At NE 33rd, a lot is zoned CE (commercial
employment), and the area along the south
side of Broadway east of NE 33rd to Hollywood
is zoned CM3, a larger scale commercial/mixed
use zone. In some portions of the alignment,
the depth of this zoning is very shallow.
Surrounding these zones, the land is zoned
single dwelling and low density multi-dwelling
residential.

CITY OF PORTLAND | ZONING

DRAFT

NE Sandy: The Zoning map designations
adjacent to the NE Burnside and NE Couch
portion of this alignment are primarily Central
employment (EX) and industrial (IG1). Along
NE Sandy, the adjacent land is primarily zoned

CM3, a large scale commercial/mixed use zone.

The depth of zoning varies, and some lots are
irregularly shaped due to the diagonal street.
Nearby lots have a variety of zones, including
CM3, RH and R1 (multi-dwelling residential),

and R5 (single dwelling) in the Laurelhurst area.

NE Irving: North of I-84, this alignment is in
the Central City and land is zoned CX (Central
Commercial). South of I-84 along Irving, the
alignment interfaces with CX, CI (Institutional
Campus), IG (industrial), RH (high-density
multi-dwelling) and CM3 (commercial mixed/
use) zoning designations. East of NE 26th, the
alignment follows NE Sandy, and is generally
adjoined by R1 (multi-dwelling residential), and
R5 (single dwelling) in the Laurelhurst area.

Residential 10,000 (R10)
Residential 7,000 (R7)
Residential 5,000 (R5)
Residential 2,500 (R2.5)
Residential 2,000 (R2)
Residential 1,000 (R1)

High Density Residential (RH)

. Central Residential (RX)
General Industrial 1 (IG1)
General Industrial 2 (1G2)
Heavy Industrial (IH)

Commercial Residential (CR)
Commercial Mixed Use 1 (CM1)
Commercial Mixed Use 2 (CM2)
Commercial Mixed Use 3 (CM3)
Commercial Employment (CE)
Central Commercial (CX)
General Employment 1 (EG1)
General Employment 2 (EG2)
Central Employment (EX)
Campus Institutional 1 (CI1)
Campus Institutional 2 (CI2)
Open Space (OS)
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AREA (ACRES) 820 756 765 89,042
SINGLE-DWELLING 12% 11% 21% 35%
MULTI-DWELLING 10% 9% 15% 6%
MIXED USE/COMMERCIAL 33% 43% 32% 7%
INSTITUTIONAL 0% 0% 0% 2%
EMPLOYMENT 7% 2% 1% 2%
INDUSTRIAL 8% 5% 1% 16%
OPEN SPACE 2% 3% 1% 17%
RIGHT-OF-WAY 28% 26% 30% 15%
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Overlay zones are zoning tools that augment

NV,

N the regulations of the “base zones” and are

applied to areas in various parts of the city that
~  have either a similar characteristic or similar

\ e HaLseyfsT desired zoning effect. In the Eastside study

area, the following overlay zones are applied.

NE 21ST AV

NEI28TH AVE

= The Design overlay zone (“d"), implemented
by 33.420, is applied in areas where new

- development is subject to a greater degree of
- design control due to special character of an
Ll | area, or the scale of anticipated development.

\
CESAR ElCHAVEY, BLVD
N\

- This overlay is applied along much of the three

INE COUCH ST

= - alignment alternatives.

~ ' The Centers Main Street overlay zone
(“m"), implemented by 33.415, is applied to
areas designated as neighborhood or town

,J‘,
N

SE 28TH AVE

centers to evoke active urban development.

r This overlay is applied along portions of the
-~ NESandy and NE Irving alignments in the area
between NE 19th and NE 29th Avenues to

implement a neighborhood center designation.

SE 7TH AVE

] ~ ltisalso applied in parts of Hollywood along

% DESIGN VA RIVER

ALT DESIGN /7,
ENVIRONMENTAL
DENSITY ,
CENTERS
MAIN ST
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NE Sandy and NE 42nd Ave.

The Environmental Conservation overlay zone (“c”), implemented by 33.430, is applied to
protect natural resources that have been identified in the Comprehensive Plan. This overlay zone is
applied in vegetated areas of Sullivan’s Gulch along the Banfield Expressway (I-84).

The Alternative Design overlay zone (“a”), implemented by 33.405, is applied to areas to allow
increased density for development that meets additional design compatibility requirements.



PLAN DISTRICTS

Plan Districts are zoning code tools that are
applied to specific geographic areas within the
city that have special or unique characteristics.
Plan Districts are most often applied to provide
additional regulatory guidance to implement
area-specific land use plans. In the Eastside
study area, the alignments intersect several
different plan districts.

The Central City Plan District (33.510) is
applied generally in the area west of 12th
Avenue, and NE 16th Avenue and north of I-84.
The plan district encourages a high-density
urban area with a broad mix of commercial,
residential, industrial and institutional uses,
and foster transit-supportive development,
pedestrian and bicycle-friendly streets, a
vibrant public realm and a healthy urban river.
All three alignments intersect this area.

The Hollywood Plan District (33.536) is

applied in the designated Hollywood Town
Center area. The plan district provides for

an urban level of mixed-use development

including commercial, office, housing, and
recreation.

The Sandy Boulevard Plan District (33.575)
is applied generally to properties adjoining
NE Sandy Boulevard. The plan district
implements the Sandy Boulevard elements

of the Hollywood and Sandy Plan through
special height transitions and unigue setback
treatments. The NE Sandy and NE Irving
alignments intersect this area.
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. CENTRAL CITY

The Albina Plan District (33.505) is
applied north of NE Broadway and
implements portions of the Albina
Community Plan. Plan provisions intend
that new higher-density commercial
and industrial developments do

not overwhelm nearby residential
areas through encouraging urban
development on NE MLK Jr Blvd.

I T I T T T T T

. SANDY LAURELHURST

ALBINA COMMUNITY PLAN . HOLLYWOOD

The Laurelhurst-Eastmoreland Plan
District (33.540) maintains the established
character of the Laurelhurst and Eastmoreland
areas, characterized by homes with larger than
normal building setbacks from the street.
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LAND USES

Current land uses in the Eastside study area
include a wide array of uses. The area south
of Sandy is primarily a mix of commercial and
mixed use along the street, transitioning to
adjacent residential uses at varying intensity.
The west end of the area has a higher
concentration of multi-dwelling uses which
transitions to predominantly single-dwelling
houses west of NE 28th into the Laurelhurst
neighborhood. The north side of Sandy,
which also includes the NE Irving alignment,
is adjoined by commercial and industrial type
uses, transitioning to a mix of industrial, multi-
dwelling residential and office uses. The area
also includes Benson High School.

The NE Broadway alignment corridor is also
flanked primarily by commercial/retail uses;
the surrounding area is a mix of commercial
and residential uses. On the west end through
NE 16th, land uses in the Central City are an
intense mix of commercial (including Lloyd
Center), offices, and high density residential
uses. East of NE 16th, the intensity of the
residential uses diminishes and transitions to
low-intensity multi-dwelling and single-dwelling
houses. A notable exception is the Fred Meyer
department store near NE 28th Avenue.

All alignments terminate in Hollywood, a mixed
use district that features a concentration of
commercial uses on Sandy and other district
streets, interspersed with office and multi-
dwelling residential uses.



COMP PLAN CENTERS & CORRIDORS

The 2035 Comprehensive Plan identifies

a number of “Centers” and “Corridors”
throughout Portland. These are places where
growth and change are expected.

The three alignments feature different
designations. The alignments all terminate

in Hollywood, which is Town Center. The
Broadway and Irving alignments both pass
through a portion of the Central City, the
region’s largest center. NE Broadway and NE
Sandy are both designated Civic Corridors. NE
Irving does not have a corridor designation.
The NE Sandy and NE Irving lines also run
through a designated Neighborhood Center.

4

/
/)

| DRAFT

NE KNOTT ST

/

NE RUSSELL ST

\
\
\
NE MARTIN LUTHER\KING R BLVD

NE WEIDLER ST

NE 15TH AVE

NE 21ST AVE
NE 24TH AVE

NE 33RD AVE

NE 42ND AVE

NE HANCOCK ST

NE MULTNOMAH ST

-ar
=~

NE 21ST AVE

NE 28TH AVE

N —
‘ NE IRVING ST
\
l, NELLD vn
», e / .E_ w
(. NE COUCH ST é E
a 2
/ { SESTARKST — ~ g'
SE MORRISON ST 8
]
REGIONAL TOWN NEIGHBORHOOD
CENTER CENTER CENTER
CIVIC NEIGHBORHOOD
CORRIDOR CORRIDOR



g
ik
NN
N
/’//:i
i

RN A
AR W
NN N
2

o

=

Vg,

I

>

/

NE|

i ! / i
== = | - 1 f .
I NEKNOTT §|
b T : iy

.
E 33RD AVE
NE 42ND AVE

Nnm
of
a8
=
<
<
=
[}
4
|
N
Y R
NN
RS
R

Z
E =)
&
Q
Vv,

1
1
1
1
|
|
|
|
I
|
|
1
|
1
|
1
1
1
/

|
N VANCOUVER|A
N WILLIAMS AVE

A - - - .y The Irvington Historic District lies along
l, ; / ; ’ === I.- ‘”’?‘““T Zed the north side of the Broadway alignment,
j - o ‘ L1 . between NE 7th Avenue and NE 28th Avenue.
= I The district is listed in the National Register
~ [ of Historic Places as an excellent example
of a “streetcar suburb” that includes Queen
Anne, Arts and Crafts, and Period Revival-
style residential architecture from 1891 to
1948. Although this large district is primarily
composed of single-family dwellings,
the southern portion along Broadway is
characterized by low- and medium-rise main
street commercial and mixed-use development.
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The south side of the Irving alignment includes
the locally designated landmark Benson
High School, and the National Register listed
Parkview Apartments and Jantzen Knitting Mills
building. The Laurelhurst Historic District lies
AL " tothesouth of NE Sandy between NE 33rd and
/L S ‘ the [-84 crossing. This district is characterized
] - Dbylarge single-family residences in a variety
w - of styles from the early 20th century and

- picturesque curvilinear streets, not typically
found in Portland. The most prominent historic
resource in the Hollywood district is the 1926
HISTORIC CONSERVATION HISTORIC Hollywood Theater, with its elaborate and
DISTRICT DISTRICT LANDMARKS colorful terracotta facade. The surrounding

neighborhood derives its name from this

CONTRIBUTING prominent and beloved Portland landmark.
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UNDERUTILIZED LOTS

In 2015, there were 946 lots in the

eastside study areas identified as vacant or
underutilized, totaling about 280 acres. About
72% of the area in these lots were vacant. On
these parcels approximately 25,200 additional
housing units and 40,000 additional jobs could
be accommodated under current zoning. The
largest opportunities for redevelopment are in
sites 0.5 to 3 acres, which could accommodate
up to 10,000 additional housing units. For
vacant sites, medium-sized lots 3 to 5 acres in
size have the highest capacity for jobs (about
9,100 jobs).

N\

PARCEL TOTAL HOUSING JoBS

COUNT ACRES CAPACITY CAPACITY

UNDERUTILIZED 614 197 18,091 18,067
<0.5 ACRES 224 35 3,716 2,956
0.5TO 1 ACRE 191 49 4,560 7,146
1TO 3 ACRES 168 54 5,393 4,320
3TO 5 ACRES 19 27 2,324 3,034

6 TO 10 ACRES 1 17 587 612
10 TO 20 ACRES 1 15 1,509 0
20 TO 50 ACRES 0 0 0 0

> 50 ACRES 0 0 0 0
VACANT 332 78 7,115 21,910
<0.5 ACRES 136 16 1,726 1,728
.5TO 1 ACRE 103 19 2,126 5,636
1TO 3 ACRES 67 20 1,570 5,211
3TO 5 ACRES 13 16 1,184 9,107

6 TO 10 ACRES 6 3 180 63
10 TO 20 ACRES 3 329 165
20 TO 50 ACRES 0 0 0

> 50 ACRES 0 0 0 0
TOTAL 946 276 25,205 39,977
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NATURAL RESOURCES

Natural resources include the Willamette River,
shallow water habitat, river banks—both vegetated
and non-vegetated—flood area and upland
vegetation, notably the Sullivan’s Gulch Special
Habitat Area.

The Willamette River and river banks provide
important functions including river flow
moderation, water storage, sediment and
nutrient control, channel dynamics, food web and
nutrient cycling and fish and wildlife habitat. The
shallow water areas provide critical habitat for
Endanger Act Species-listed fish. The flood area,
both developed and not developed, provides
water storage during large flood events. Upland
vegetation captures and stores rainwater, cools the
air and provide wildlife habitat.

Along -84 is a steeply-sloped, largely vegetated
corridor, known as Sullivan's Gulch. The vegetation
is comprised of black cottonwoods to the east,
indicating the presence of surface or subsurface
water, and big leaf maple to the west; there is also
Oregon white Oak present. The understory is a mix
of hawthorn, English holly, Pacific dogwood, ivy,
clematis, Himalayan blackberry and Scot's broom.
Steep slopes in Portland are relatively prone to
wildfire and landslides.

During a spring 2011 site visit, a variety of native
songbird species were observed in Sullivan’s Gulch.
Two mallards were observed in standing water
under the I-84/1-5 onramp.



RESILIENCY

A 2018 study prepared for the Regional
Disaster Preparedness Organization (RDPO)
measured and evaluated the impacts of
multiple major seismic events in the greater
Portland area. One of the scenarios modeled
was the effects of the Cascadia Subduction
Zone earthquake with an assumed Richter
scale measurement of 9.0. As part of their
evaluation, the team looked at the risk of
permanent ground deformation as a result of
soil liquefaction caused by the earthquake's
shaking. The effects of ground liquefactoin
on the built environment can be devasting
and permanently damage transportation
infrastructure.

The eastside alignment options lie almost
entirely outside of areas with elevated
liquefaction risk or flooding risk. However,

in the proximate area where Sullivan's Gulch
meets the Willamette river, there is a notable
risk of flooding and liquefaction. This area falls
within the buffer of the NE Sandy alignment
option and is currently a mix of railroad and
industrial uses.
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Housing

FOR-SALE MARKET

The for-sale housing market in the combined
eastside study areas is moderately sized, with
sales of 91 single-family type homes and 41
condos in 2018. The study area with the largest
for-sale stock is NE Broadway, which touches
numerous larger condo buildings and single-
family neighborhoods. The current median
sale price in the combined eastside is
about $593,000 for single-family homes
and $287,000 for condos. Homes range from
about $210 per ft? to $280 per ft?, and the
average home is about 2,500 ft2.
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DISTRIBUTION OF HOME SALES BY BEDROOM COUNT AND HOME TYPE, 2017-18

COMBINED

NE SANDY NE BROADWAY NE IRVING S STSIDE PORTLAND
$1,000,000
$750,000 n
— Q
$500,000 # é* éﬁ é* 5
[a]
o $250,000 .- == =t =
e
o.
gﬂ,um,nun
$750,000 .
Q
$500,000 é é %
m
$250,000 %
1 2 3 1 2 3 1 2 3 1 2 3 1 2 3
BEDROOMS
TREND IN MEDIAN SALE PRICE BY HOME TYPE
COMBINED
ME SANDY MNE EROADWAY ME IRVING EASTSIDE PORTLAND
$1,000,000
$750,000 -
L Q
H $500,000 g
o
o $250,000 —W\ L W S AP O
(N}
|
ﬁ 50
En,uuu,uuu
E $750,000 -
L Q
S  $500,000 M N /-/\ c
$250,000 .N- ™
50
20002007 2019 20002007 2019 20002007 2019 20002007 2019 20002007 2019

Source: Regional Multiple Listings Services (RMLS).



TREND IN SHARE OF HOME SALES BY AFFORDABILITY THRESHOLD
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DISTRIBUTION OF MONTHLY RENTS BY BEDROOM COUNT, 2019
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FOR-SALE AFFORDABILITY

Despite the range in sale prices, homes

in the eastside study areas are

largely unaffordable to most Portland
households. In 2018 only 25% of all home
sales were affordable to a family earning 140%
of the median family income (MFI), which was
about $103,000 for a family of three in 2018.
This share is half the citywide rate, where about
50% of homes sold in 2018 were affordable at
140% MFL.

RENTAL MARKET

The market on the eastside for rental units

is much stronger than it is for for-sale units.
Rents in the area vary by bedroom count but
start as low as $1,000 per month for a one-
bedroom unit and go as high as $3,000 per
month for a two-bedroom. Overall, median
rent is around $1,700 per month, compared
to the citywide median of $1,600. Three-
bedroom units are relatively uncommon,

with only about 60 three-bedroom listings in
2019 having appeared on Craigslist, an online
platform that many apartment-seekers use.
This compares to about 2,000 one-bedroom
listings. The cost per ft? ranges from $2.10 in
the NE Broadway study area to about $2.30 in
the NE Sandy study area.
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TREND IN MULTI-FAMILY MONTHLY RENTS
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TREND IN MULTI-FAMILY ABSORPTION RATES

COMBINED
w ME SANDY ME BROADWAY ME IRVING EASTSIDE PORTLAND
'E 1504 7%y
o absorptlon
= rate
E 10%
=
o
5 L1 \. L  aadll
'5"-'?' 0% s ] II 1
<

114 | MONTGOMERY PARK TO HOLLYWOOD

20002008 2019 20002008 2019 20002008 2019 20002008 2019 20002008 2019

Source: CoStar; Prosper Portland.

MULTI-FAMILY ABSORPTION

Since 2008, the multi-family housing stock
in the combined eastside study areas has
grown by about 70%, from 4,600 units to
about 7,800 today. NE Sandy saw the biggest
increase, doubling its stock in that time period.
Since new construction tends to be at higher
price points, the trend in multi-family rents

has grown considerably, increasing by 19%
between 2008 and 2019, compared to about
22% in the Northwest study area and 13%
citywide. One of the largest deliveries was
Hassalo on Eighth (built 2015) in the NE Irving
study area, which has almost 660 units. Other
major deliveries include Grant Park Village (210
units) at NE Broadway and 32nd and The Yard
(280 units) at the Burnside bridgehead.

Hassalo on Eighth (2015) with 660 residential units
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PERMIT ACTIVITY | 2000-2019

The Eastside study area alignments have seen
varying degrees of development since 2000.
For residential development, overall the vast
majority in all study areas were multi-dwelling
units.

NE Sandy: The number of units permitted in
2000-04 and 2005-09 were relatively few—
under 100 combined. In the 2010-2014, the
number of units increased significantly to over
800 units. Residential development permitted
in the 2015-2019 period increased dramatically
to over 2,900 units, the largest number among
all the alignments. Many of these units are
located in the Burnside corridor, and many
units in the Sandy corridor are still under
construction.

NE Broadway: Among the Eastside
alignments, this area saw the most residential
units permitted in the 2000-04 period with 393
units. This dropped to 95 in the 2005-09. The
2010-14 and 2015-19 periods were roughly the
same at 662 and 634 units respectively. This
alignment has seen the least activity in recent
years.

NE Irving: Similar to Sandy, the number of
units permitted in 2000-04 and 2005-09 were
relatively few - about 100 combined. In the
2010-2014, the number of units increased
significantly to over 1300 units. Residential
development permitted in the 2015-2019
period increased to over 1500 units. This
alignment has some areas of overlap with both
NE Broadway and NE Sandy, so units may be
double counted.



NE SANDY

3,000

2,000

UNITS PERMITTED

2000- 2005- 2010- 2015-
2004 2009 2014 2019

Single-family is detached single-family homes only.

Middle housing includes duplexes, triplexes, four-plexes,

townhomes and accessory dwelling units (ADUSs).
Multi-family are buildings with 5 or more units.

ABOUT THIS DATA SOURCE:
BDS PERMIT DATA

Residential permit activity data come from the
Bureau of Development Services. Permits
are processed building-wise, meaning that
multiple buildings on a single parcel or site
would require multiple permits. Multi-family
permits contain multiple units. The analysis
here summarizes permit activity based on the
number of units within each permit.

Only permits that are “issued”, “under
inspection” or “finaled” are counted, meaning
that at a minimum, the permit applicant has
to have paid all permit application fees and

DRAFT

ME BEROADWAY

2000- 2005-2010- 2015
2004 2009 2014 2019

Type

system development charges (SDCs). This
differs slightly from the number of units
actually built, since applicants may choose to
delay construction.

NE IRVING

RESIDENTIAL PERMIT ACTIVITY

COMBINED
EASTSIDE

-
B m_EHE_ N__

2000- 2005-2010-2015-  2000- 2005- 2010- 2015-
2004 2009 2014 2019

2004 2009 2014 2019

Single-family . Middle housing . Multi-family

Source: Bureau of Development Services (BEDS).

ABOUT THIS DATA SOURCE:
RMLS

The Regional Multiple Listings Service
(RMLS) is a proprietary database that realtors
use to access and create current home listings
and view past listings. The Portland Bureau

of Planning and Sustainability maintains a
subscription to the service and updates their
database annually with recent sales. For each
home sold in the Portland region, the database
contains hundreds of datapoints on the sale,
such as the location, sale price and number
of bedrooms. Single-family homes, condos,
townhomes, attached houses and floating
homes are captured in this database.
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Jobs & Businesses

The combined eastside study areas are home to over 2,400 businesses employing almost 34,500
people. The area contains a mix of employment sectors, with industrial toward the river primarily
in the NE Sandy study area and office jobs in the Lloyd Center along the Irving study area. The
combined eastside has active retail along several major corridors as well as a regional shopping
mall.

MAJOR EMPLOYERS
Most businesses (84%) in the eastside study areas have fewer than 20 employees, but most of
the jobs (42%) are in firms with 100 or more employees. However, the NE Sandy study area has a

disproportionately large share of employment in smaller firms, with 57% of employment in small
firms with fewer than 50 employees.

Pepsi Bottling’s distribution center on Sandy Blvd.
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Utilities companies such as Bonneville
Power Administration and PacifiCorp have
their headquarters in the Lloyd Center.

The Lloyd Center has many other
headquarters or regional offices, including
Kaiser Permanente, Liberty Mutual, and
KinderCare Education.

The Lloyd Center Mall has dozens of retail
stores and close to 2,000 jobs.

Numerous government offices, such as
Metro, DEQ, Fish and Wildlife Services, and
other State of Oregon and federal offices.

At the Burnside bridgehead, Pacific Coast
Fruit has their main wholesale and distribution
center, and the headquarters for American
Medical Response (AMR)—the primary
paramedic services in Portland—is also at the
bridgehead.

Although just outside of the study area,
Providence Hospital in Hollywood is a major
regional employer.

The Oregon Convention Center is a top
employer and major destination.

Franz Bakery has their industrial bakery on NE
12th and NE Couch St and Pepsi’s bottling and
distribution site is just off NE Sandy Blvd and NE
26th.

Grocery stores including Fred Meyer, Whole
Foods, New Seasons and Trader Joes are
clustered in Hollywood.



DRAFT

BUSINESS & EMPLOYMENT MIX BUSINESS AND EMPLOYMENT MIX BY FIRM SIZE, 2018

There are over 2,400 businesses and 34,500 jobs in the combined COMBINED
eastside study area spanning a range of industries. The largest industry NE SANDY NE BROADWAY NEIRVING  EASTSIDE  PORTLAND
classification is office services, capturing about 40% of jobs and businesses. BUSINESSES
Compared to the citywide average, the business industry mix along the 100%
alignments contains less production and distribution jobs and more office
jobs. Despite a citywide decrease in the mix of production and distribution 7505
businesses, the NE Irving study area has seen a slight increase. Retail
services also play a major role in the business mix. S0%
2506
w 0%
0«
S JOBS
“Y 100%
BUSINESS AND EMPLOYMENT MIX BY EMPLOYMENT SECTOR, 2018
S 750
< U] a =
3 3 2 z 8 Z
2 a S Z o 3 5006
< < x 2 =
“ | w | = | 32| 8
2 Zm 2 () E o 3504
BUSINESSES 1,393 1,197 1,211 2,432 | 34,401
Production & Distribution 15% 8% 11% 13% 18% 0%
Education & Healthcare 13% 14% 13% 12% 11% Source: Oregon Employment Department (OED).
Office Services 38% 36% 41% 39% 35%
Retail & Related Services 34% | 41% | 34%| 36w | 36% Bl -19empioyees [l 20-49 employees
JOBS 16,639 | 15,498 | 21,042 34,504 | 455,478 FIRM SIZE [ 50-99 employees 100-249 employees
Production & Distribution 22% 10% 14% 17% 22%
250+ employees
Education & Healthcare 16% 12% 10% 12% 24%
Office Services 27% 38% 48% 40% 30%
Retail & Related Services 35% 41% 28% 31% 24%
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JOB GROWTH

Since 2008, the combined Eastside study area has grown by about 4,200 jobs, or 12% This is
slightly lower than the citywide average of 13% growth. The NE Irving study area has the most
jobs (about 20,000), which are primarily office jobs, but it has also seen the least amount of
growth. Job growth in the combined study area has been led primarily by office and retail jobs,
specifically management, professional services and food services. The fastest growth was in
the NE Sandy study area, which grew by 4,800 jobs, or 42%.

CHANGE IN EMPLOYMENT RELATIVE TO 2008 BY EMPLOYMENT SECTOR

COMEINED
g MNE SANDY ME EROADWAY ME IRVING EASTSIDE PORTLAND
[
™~
Ly
”] 50% .
=
@ 2% /j"\ ﬁ /—\ /:
I
S ”%\_f ; “““““ > L pad - - e’
9 -
<L 2504
E 2008 2012 2018 2008 2012 2018 2008 2012 20182008 2012 2018 2008 2012 2018

== Production & Distribution ™= Education & Healthcare
SECTOR

Office Services Retail & Related Services

Source: Oregon Employment Department (OED).
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ABOUT THIS DATA SOURCE:
QCEW

The Quarterly Census of Employment

and Wages (QCEW) is a State and Federal
program jointly administered by the Oregon
Employment Department (OED) and the Bureau
of Labor Statistics (BLS). Each quarter, all
employers covered by the State of Oregon’s
unemployment insurance (UI) laws must report
to the Census of Employment and Wages.
Self-employed individuals and other types

of employment are not counted by QCEW;
however, over 95% of all jobs are covered by
QCEW.

There are two versions of this dataset:

1. A public-facing dataset containing
aggregate data on employment, wages and
count of businesses maintained by the BLS.

2. A confidential dataset maintained by
the Oregon Employment Department
containing establishment-level data on
individual employers.

The second dataset was used in this analysis.

It contains quarterly employment and wages
within each firm, their industry classification
using the NAICS system, and the location of the
business.

For more information, visit: OED or BLS.
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Commercial Space

MARKET SNAPSHOT
o . o - w z

Tracking jobs also requires considering the 2 = o

: : - : ' < < < z =

industrial, office and retail space available v W~ J~ o o~ O~ bu
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to prospective tenants and employers. The 2 <k S B @] ol wy - g
- - ‘ a 2o 2o < zZ%o Sto w
baseline metrics for understanding the health pr < S < S S =9 S % 2 S 9
Ef igmmerC|al|real estate markets ?rze rentable 2 O < g E2c wS < w
uilding area; lease rates (cost per ft?); vacanc
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rates; deliveries (new construction); and net .

absorption (leasable area coming online in a NE Sandy 106 1874 I7 AT =7 Of #1400

period). The table here provides a snapshot of NE Broadway 21 303 161 53% -8 0 $1340

2019 Q4 to-date (Dec 1, 2019) for these metrics NE Irving 44 867 14 1.6% -14 0 $14.60

for the eastside alignment areas. Combined Eastside 121 2,053 93| 45% -65 0| $13.80
Portland 2,757 84,605 3,691 4.4% -1,747 788 $9.50
OFFICE
NE Sandy 196 2,570 132 5.1% 12 120 $24.60
NE Broadway 130 1,905 24 1.3% 31 0 $29.40
NE Irving 136 4,481 106 2.4% 96 0 $28.70
Combined Eastside 284 5,907 176 3.0% 17 120 $27.50
Portland 2,529 55,250 4,907 8.9% -18 1,339 $28.00
RETAIL
NE Sandy 290 2,644 151 5.7% -65 0 $1290
NE Broadway 247 3,789 99 2.6% 82 0 $28.60
NE Irving 193 3,460 70 2.0% 107 0 $19.60
Combined Eastside 460 5,542 189 3.4% 29 0 $18.00
Portland 4,882 38,921 1,241 3.2% -168 1N $20.70

Source: CoStar; Prosper Portland.
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RENTABLE BUILDING AREA BY MARKET SEGMENT, 2019

COMEBINED
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Source: CoStar; Prosper Portland.

RENTABLE BUILDING AREA
The combined study area has over 13.5 million ft? of commercial space spread across 865

buildings. Each study area has between 5 million and 8 million ft2. NE Irving contains the most
office space. NE Sandy has the most industrial. NE Broadway has the most retail space.
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ABOUT THIS DATA SOURCE:
COSTAR

Information on commercial space,
including lease rates, vacancy rates and
absorption come from a proprietary
data source called CoStar. This is

one of the most expansive datasets
nationwide that real estate developers
and brokers use to track trends across
multiple market segments. CoStar
surveys thousands of buildings in the
Portland region and produces market
analytics on things like the inventory

of commercial space, lease rates that
property owners charge tenants, which
firms occupy space within a building,
and numerous other trends.

CoStar also provides information

on trends in multi-family markets,
including detailed rental information.
However, only buildings in CoStar's
inventory are tracked, which typically
includes only larger buildings with 50
or more units. This represents only a
segment of the entire rental housing
stock, making it only one of many
sources policy makers must use to
understand housing dynamics in an
area.

For more information, visit https:/

WWw.costar.com/products/costar-
market-analytics.

Net Absorption (1,000 ft?)
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TREND IN ABSORPTION RATES BY MARKET SEGMENT

NE SANDY NE BROADWAY NE IRVING CENTRAL EASTSIDE

2004 2009 2014 2019 2004 2009 2014 2019 2004 2009 2014 2019 2004 2009 2014 2019

SEGMENT . Industrial . Office Retail

ABSORPTION Source: CoStar; Prosper Portland.
Another key metric in looking at the market for commercial space is absorption. This is the net
amount of square footage that became available (tenants moving out or market deliveries) or
was leased up. Positive net absorption means more space was leased than was returned to the
market. Negative net absorption means more space was vacated and hence an increase in the
available supply. Commercial rents in positive net absorption scenarios tend to increase; and
they decrease in negative net absorption scenarios.

Since 2014, the combined eastside study areas have absorbed 453,000 net ft2 of office space.
This indicates a higher demand for space, primarily in the NE Sandy and NE Irving alignment
areas. This is reflected in the increase in office lease rates.
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TREND IN LEASE AND VACANCY RATES BY MARKET SEGMENT

NE SANDY

NE BROADWAY

$12
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$25
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$20
$15

$10

2009 2014 2019 2009 2014

mmm | ease Rate (per ft?)

LEASE RATES

Multiple factors influence lease rates, including
demand for space, new deliveries, and
submarket dynamics that make some areas
more desirable than others. The cost to occupy
commercial space in the alignment areas is
comparable to similar markets and Portland as
a whole. NE Broadway has the highest office
lease rates at about $30 per ft2 Industrial rates
in the NE Sandy study area are higher than
citywide rates but comparable to the Central
Eastside at about $12 per ft2. Office lease

rates have risen since 2013 across the study
areas, which has been driven by the demand
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2019 2009 2014

NE IRVING

CENTRAL EASTSIDE

2019 2009 2014

=== Vacancy Rate (%)

for space in these locations. Retail lease rates
are considerably higher, particularly along NE
Broadway which have reached almost $29 per
ft?, compared to the citywide average of $21
per ft2.

VACANCY RATES

There is more than 458,000 ft? of vacant
commercial space in the combined study areas,
and the highest amount is in the NE Sandy
study area. Sandy'’s retail space is about 5.7
percent vacant, compared to 3.4% overall in

2019 2009
Source: CoStar; Prosper Portland.

PORTLAND

8% | INDUSTRIAL
6%
4%
2%
0% -
154, | OFFICE
10%
5%
T RETAIL
6%

4%

2% -
2014 2019

the combined study areas. Office vacancies

in NE Sandy have declined considerably, from
as high as 14.5% in 2009 to 5.1% at the end of
2019. Office vacancy is effectively zero in the
Broadway study area, with about 24,000 ft? of
vacant office space (or 1.3%). All three corridors
are a regional destination for retail activity,
from shops to restaurants and nightlife, and
vacancy rates are low in the combined area at
3.4%. Retail vacancy rates spiked considerably
along the NE Broadway and NE Irving study
areas from 2015 to 2018, likely due to a large-
format tenant relocating.
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TREND IN DELIVERIES BY MARKET SEGMENT

NE SANDY NE BROADWAY NE IRVING CENTRAL EASTSIDE
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Source: CoStar; Prosper Portland.
DELIVERIES

Since 2014, about 365,000 ft2 of commercial space was delivered to the market in the combined
study areas, 63% of which was office space (or about 230,000 ft?). For comparison, the existing
Pearl District streetcar alignment area delivered 752,000 ft? of office in the same time period.
The largest addition was the Towne Storage building in 2017 in the NE Sandy study area, which
brought on 100,000 ft? of office space and is now fully leased.
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Transportation Classifications

The Portland Transportation System Plan classifies

each street according to its role in the traffic,

transit, bicycle, pedestrian, and freight system. The
higher the classification, the more important the

role the street plays for each travel mode.

NEKNOTT:

H
NE RUSSELL ST z

R AVE
ING JR BLVD.

Q\\

nec g
T
L
5 I i
3 S // g PEDESTRIAN CLASSIFICATIONS
= SRS I 14 Major City Walkway
‘ { I ——— City Walkway
—‘ Neighborhood Walkway
eseLuonT T | il i
? § g ¢ ‘ Pedestrian District

126 | MONTGOMERY PARK TO HOLLYWOOD

E 28THIAVE

NE cou

cHsT

Street Traffic Transit Bicycle Pedestrian Freight

NE Broadway/ NE Major City Major Transit Major City Bike- | City Walkway Truck Access

Weidler Traffic Priority way

NE Oregon Street Local Street Local Street Local Street City Walkway Local Street

NE Lloyd Local Street Local Street City Bikeway City Walkway Truck Access

Boulevard

NE Irving Street Neighborhood Local Street City Bikeway Local Street Local Street
Collector

Sandy Blvd. Major City Major Transit City Bikeway City Walkway Major Truck
Traffic Priority Street

NE Couch Street/ E Major City Major Transit City Bikeway City Walkway Freight District

Burnside St Traffic Priority

T\\‘ | : A ATIO
= I i
I’l l z}? 1 \

€ BURNSIDE 577

s

E STARKST

Sk 287H AVE

BICYCLE CLASSIFICATIONS

Major City Bikeway

—— City Bikeway

). /) Bicycle Districts

HAVE

HAvE



R A A A )
5 FREIGHT CLASSIFICATIONS
NEKNOTT ST NEKNOTT ST [ NEKNOTT ST NEKNOTT ST
H ] z H z H H £ H z
NERUSSELL ST = 5 E g g E 13 £ 2 2
E H G =
g B o g
: - =
E ’ s
’
/ /
/ /
£ 7S
! ! NE BROADWAY
TN [ s 0 ¥
T 0 B 3
g / g 7
N s / X s /
S | z > S | z >
H == H =
7 3 3 7 3.7
/ ’ Ss g L 4§
5 - 2
! & A i 0 3
1 rr Y E i
\ NE IRVING ST i 9 NE IRVING ST g
\ 7> E E
> I H weisans I
E B - — El B
secounst % £ . necoucnsr 2 £ ’
v 1 Sl g E —_— | b g
] e g FREIGHT CLASSIFICATIONS
$ a $ a
¢ - TRANSIT CLASSIFICATIONS £ Z i s = Regional Truckway
§ § / z
$ AN z e Regional Transitway g = / - H === Priority Truck Street
N ~ 5 ~ /
4 ~ sESTARK ST .~ 3 = SESTARKST . < #
e Regional Transitway & Major Transit Priority Street H Major Truck Street
Major Transit Priority Street H ~—— Truck Access Street
i ; ° 7 SR
I 1 Transit Access Street = //A Freight District
TRAFFIC CL ~
NEKNOTT ST NEKNOTT ST NEKNOTT ST NEKNOTT ST
H ] z H z H H B g z
3 z g H £ 3 z £ H £
£ : z g H £ : z g §

IING JR BLVD.

£
A
§

H H

£ £

8 8

H H

s> >
P <
/ $
NERvING ST o g ” NERvING ST o
=f 3 Ad s
weGisanst L E aeGisanst
[ (o q
Field Field wf -
o 4 g -
necovensr 2 = secoveusr 2 =
1 £ summsiesr= 1 H i B
P TRAFFIC CLASSIFICATIONS Z P
o - o — Regional Trafficway o -
P g = Regional Trafficway & Major City Traffic Street A
sesTaRKsT _ < P . SESTARKST - <. EMERGENCY RESPONSE CLASSIFICATIONS
I —— District Collector Street Major Emergency Response
—— Neighborhood Collector Street ~— Secondary Emergency Response
. £ pevoNT &7 |
D : % 5 P —— Traffic Access Street (CCTMP only) § § H g




DRAFT

/ ' 7

N
!?6
~_NE HALSEY|ST
/
/
s
®)
ﬁ
=]

©)
. |

NE HANCOCK ST
@f

SoH @Y —E—n—

2
L“V

IE BROADWAY

NEKNOTT ST

|

3AV|HL0E 3S

a-T-e-C—m

\
«(‘
N
|
=
=
T
=
1)
X

ANV H18Z 35

o
=g
i
i
Yo—mo-Go—€@-

< ST
7]

=
AV H1vT|

o—&r—
o —@—e
-
|
|
O

)

\
|
o
|
AV ISLZAN ] AN - ...,
“ Yl\ T AV HI0ZIN ._) @‘J / . ja—
~ z3s
_ B ﬁ ﬁ F , x,”v\ﬂtw . L
“ gl O sk
I R Q5 e
—_ e /% mOORER. &
e mhioxrl_ﬂal? B - \ | L I
| = £ < ‘1..,, 4
_ H ﬁ.)‘ e & g
_ 2 2 AR g
| .N J\ \’A j \ \.H'..WEll.% AV HLZLIN ‘9 E ' VHIZLSS|
| _\ A..II\)/ o | {
_ ﬂ\ lm—\ .\ | 1 Jl , HLLL 35
. = K7 L_ILJ
m \,\.,la*' Fﬂ mw«., w mt/ N\ B
ofl z@\N | N
- SEsei NS B
; aﬂ. #ﬂ%#g I ,, T n m:_ CIVER
2 —f—
00— 9 o\ L6 pcp-lon s
() : ,

NDIYIHINTN
\
\

LAY

NE RUSSELL ST

\
N\

128 | MONTGOMERY PARK TO HOLLYWOOD



EXISTING BUS ACTIVITY

Ten bus lines serve the eastside study area.
Bus lines that serve the proposed corridors
include Route 12, 17,19, 20, 77, and 70.

Line 12 runs along NE Sandy Blvd, connecting
Tigard Transit Center and Parkrose/Sumner
Transit Center. Lines 19 and 20 also provide
east-west connections. Line 19 serves E
Burnside, NE Couch, and NE Glisan, connecting
Mt Scott/112th, Portland City Center, and
Gateway Transit Center. Line 20 runs along

E Burnside and NE Couch and connects the
Beaverton and Gresham Transit Centers.

The 17 and 77 bus lines provide east-west
connectivity along NE Broadway and NE
Weidler. Line 70 partially runs along NE
Broadway and NE Weidler but primarily
serves as a north-south connection between
Milwaukie City Center and Columbia River
Correction Center.

The Portland lightrail MAX, also operates from
the City Center to the Lloyc Center Mall and the

Hollywood Transit Center. Both destinations are

served by the Green, Red, and Blue lines.

DRAFT

BUSIEST TRANSIT STOPS | EASTSIDE STUDY AREA

Total Daily
Transit Station Boardings Transit Services
E Burnside & NE Grand 2,031 Line 12, Line 19, Line 20
Hollywood Transit Center 2,029 Line 75, Line 76, Line 77, Line 66
E Burnside & SE Sandy 1,632 Line 12, Line 19, Line 20
NE Couch & 12th 1,584 Line 12, Line 19, Line 20
NE Couch & Grand 1,347 Line 12, Line 19, Line 20
NE Multnomah & 13th 1,064 Line 8, Line 77
E Burnside & SE 8th 789 Line 12, Line 19, Line 20
NE Couch & 7th 750 Line 12, Line 19, Line 20
NE M L King & Holladay 746 Line 6
NE 42nd & Broadway 718 Line 75, Line 77
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TRAFFIC VOLUMES DICISUSSION

This map shows the daily traffic volumes for the
proposed alignments. The Broadway/Weidler
alignment has the highest total daily vehicles
compared to the Irving/Sandy and Burnside/
Couch/Sandy alignments.

Per the 2035 Transportation System Plan, NE
Broadway is primarily classified as a Major

City Traffic street. NE Weidler is also classified
as a Major City Traffic street between NE
Victoria and NE 24th and a Local Service Street
between NE 24th and NE 32nd. Major City
Traffic Streets serve as the principal routes

for interdistrict traffic and have higher people
carrying capacity than Local Service Streets,
which distribute local traffic and provide access
to local residences or commercial uses.

DRAFT

TRAFFIC VOLUME STATISTICS

BROADWAY & WEIDLER

IRVING & SANDY

SANDY & BURNSIDE

Segment with
the lowest
volume of daily
vehicles

NE Weidler, NE 21st to NE
24th: ~12,500 daily vehicles

NE Irving, NE 12th to NE
23rd: ~2,000 to 4,000 daily
vehicles

NE Couch, NE Grand to NE
Sandy: ~9,500 daily vehicles

Segment with
the highest
volume of daily
vehicles

NE Broadway, NE 24th to NE
33rd: ~21,000 daily vehicles

NE Sandy, NE 33rd to NE
Ceasar E Chavez Blvd
~18,000 daily vehicles

NE Sandy, NE 33rd to NE
Ceasar E Chavez Blvd
~18,000 daily vehicles
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TRAFFIC VOLUMES DICISUSSION

The figures to the right show traffic volumes per hour at four intersections along the corridor. The

figures demonstrate strong direction flow with peak west-bound traffic in the AM on Broadway
everywhere except Broadway and 35th. This may be due to neighborhood traffic traveling west bound
to the access -84 freeway interchanges. East bound traffic peaks in the PM and experiences sharper

peaks than AM traffic. Broadway & 35th does not follow this trend, where it has peaks in the AM and

PM and stays busy throughout the middle of the day.

NE Broadway and NE Weidler at NE 9th has the highest traffic volumes throughout the day—almost

1,500 vehicles at 8am, about 1,400 at 1pm, and over 1,000 at 6pm. Broadway at NE 26th and NE 35th
have lower traffic volumes—under 1,000 throughout the day—compared to Broadway and Weidler at

NE 9th and NE 19th.
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o BROADWAY & WEIDLER AT NE 9TH AVE

PM Peak: 1,458 vehicles (eastbound)

AM Peak: 1,476 vehicles (westbound)

1500

1000

500

12PM |

2AM

=
<

E E

2PM |

= E E
<
&

12PM :

<
S
EASTBOUND »

o BROADWAY AT 26TH AVE

AM Peak: 840 vehicles (westbound)

1000

500

N

8PM |

10PM |

PM Peak: 1,027 vehicles (eastbound)

\ 7 \

10AM

12PM |
2PM
4PM

6PM |

@ wESTBOUND [ EASTEOUND »

8PM |

10PM |

DRAFT

o BROADWAY & WEIDLER AT NE 21ST AVE
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TRAFFIC VOLUMES DICISUSSION

Per the 2035 Transportation System Plan, the Burnside/Couch/Sandy alignment includes Major City
Traffic Streets and Local Service Streets. The charts to the right (top row) show traffic volumes per
hour at three intersections along the corridor. E Burnside/NE Couch at NE 8th has the highest AM
peak—about 1,000 vehicles at 7am—and PM—over 700 vehicles at 4pm. NE Sandy at NE 22nd has the
lowest vehicle volumes throughout the day.

The Irving/ Sandy alignment includes Major City Traffic Streets, Traffic Access Streets, Neighborhood
Collector Streets, and Local Service Streets. The charts to the right (bottom row) show traffic volumes
per hour at three intersections or segments along the corridor. NE Lloyd between NE 7th and NE 9th
has the highest traffic volumes throughout the day—over 500 vehicles at 8am and 1Tpm and about
450 vehicles at 4pm. NE Irving at NE 15th and NE 22nd have lower traffic volumes—under 200 vehicles
per hour except for the 8am peak—compared to NE Lloyd between NE 7th and NE 9th.
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VISION ZERO | EAST SIDE ALIGNMENTS

Portland’s Vision Zero Plan is a strategy
document that sets out specific, measurable
actions to move toward zero traffic deaths or
serious injuries on Portland streets. That Plan
was passed by City Council in 2016 in response
to a 2015 unanimously passed City Council
resolution committing Portland to Vision Zero.
The Plan maps the most dangerous streets in
Portland for pedestrians, bicyclists, automobile
drivers, and details the major contributing
crash factors for serious injuries and deaths on
these streets. These factors inform the two-
and five-year actions.

The eastside MP2H study area includes the
following roadways that are part of the Vision
Zero High Crash Network: Burnside Street,
Sandy Boulevard, Broadway, and SE 7th Ave.

Over the past seven years, there have been
four reported fatalities with the study area.
They occurred along E Burnside and NE Sandy.
There have been no reported fatalities to date
along the NE Broadway/Weidler alignment.

DRAFT

TRAFFIC DEATHS | EAST ALIGNMENTS

Location Person killed while. Date

E Burnside & E 17th Ave Driving May 2019

E Burnside & E 22nd Ave | Walking Feb 2012

NE Sandy & NE 20th Ave | Walking August 2018
BE Sandy & NE 23rd Ave | Driving October 2018

HIGH CRASH NETWORK | EAST ALIGNMETNS

High Crash Network Ranking

(Out of 20)
Corridor Walking Biking Driving
Burnside (East & West) #3 #3 #5
NE Sandy Blvd #8 #17 #8
NE Broadway #5 #1 #18




VISION ZERO CRASHES:
NE BROADWAY & WEIDLER

Most crashes along the NE Broadway and
Weidler alignment involve people walking

and people biking. NE Weidler has a higher
number of crashes that involve people biking
compared to NE Broadway which has a higher

number of crashes that involve people walking.

The highest number of crashes involving
people driving occurs at the intersection of NE
Broadway and NE 11th. There have been no
reported fatalities to date along this alignment
but NE Broadway has been identified as the
most dangerous corridor in Portland for
people biking, the fifth most dangerous for
people walking, and the 18th most dangerous
for people driving.
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VISION ZERO CRASHES:
NE SANDY & IRVING ALIGNMENTS

Few crashes along the Burnside/Couch/Sandy
and Irving/Sandy alignments involve people
driving. The majority of crashes include people
walking and people biking. On the Burnside/
Couch/Sandy alignment, crashes that involve
people walking are clustered along E Burnside.
The intersection of NE Couch and NE Grand
has the highest number of crashes with people
biking.

Both Burnside (including both E and W) and NE
Sandy are identified as a high crash corridor for
people walking, biking, and driving. Burnside

is the third most dangerous street for people
biking and people walking, and the fifth most
dangerous street for people driving. NE Sandy
is identified as the eighth most dangerous
street for people walking and people driving,
and the 17th most dangerous for people
biking.
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BROADWAY (MAIN ST) ° EXISTING TYPICAL CROSS SECTION - BROADWAY “MAIN ST”

The typical NE Broadway cross section
between NE 24th Ave and the Hollywood
District has an 80 foot right-of-way. The
sidewalk and furnishing zone is 12 foot,
including trees, plantings, and street
furniture. The outside lane is 18 feet from
the curb and includes a parking lane. The
outer lane is shared with standard traffic and
TriMet buses. There is also a 10 foot travel
lane that runs along the centerline of the
street. East- and west-bound lanes share the
same cross section.

12’ 18 10" 10" 18 12’
sidewalk & furnishing zone travel lane + on-street parking travel lane travel lane travel lane + on-street parking sidewalk & furnishing zone

80’
right-of-way
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BROADWAY/WEIDLER ° EXISTING TYPICAL CROSS SECTION - NE BROADWAY COUPLET

COUPLET CROSS SECTION

West of NE 24th, Broadway and Weidler act
as a couplet, with Broadway carrying west-
bound traffic and Weidler carrying east-
bound traffic.

The typical cross section for NE Broadway
west of NE 24th has an 80 foot right-of-way.
Sidewalks and furnishing zones are twelve
feet wide. Both sides of the street have 9 foot
parking lanes, with 6 foot curb extensions at
some corners. The southernmost lane is 12

H 12’ 9’ 5" 10.5" 10.5" 12’ 9 12'
fe et W I d e . T h e tWO n O rt h e r n Ia n es a re b Ot h sidewalk & furnishing zone on-street parking bike - travel lane travel lane travel lane on-street parking sidewalk & furnishing zone
. . . P lane
10.5 feet wide, with the right lane containing - e — =6
. . . wide cur‘b extensions wide cu(b extensions
both automoblles and TrIMet bus service. On 5 (at some intersections) (at some intersections)
the north side of the street, there is a 5 foot right ofway

parking adjacent bike lane.
e EXISTING TYPICAL CROSS SECTION - NE WEIDLER COUPLET
The typical NE Weidler cross section is 80

feet. Sidewalks and furnishing zones are 12-
14 feet wide. Along the northern curb is 20-
22 feet of parking and a travel lane; the width
of the parking is not marked on the roadway.
Next to this lane are two 10 foot travel lanes,
with the southern lane accommodating
TriMet buses. A 5 foot wide bike lane sits
between the travel lane and 8 feet of parking
that hugs the curb. At some intersections, the
curb extends 6 feet into the roadway, which
effectively creates parking bays for some
blocks.

12-14' 20'-22' 10’ 10’ 5 8 12-14'

sidewalk & furnishing zone travel lane + on-street parking travel lane travel lane bike on-street parking sidewalk & furnishing zone

= —6'— — — —6'— —I
wide curb extensions wide curb extensions
(at some intersections) (at some intersections)

80"
right-of-way



NE HALSEY

/

NE CESAR E CHAVEZ BLVD | |

SANDY BLVD CROSS SECTION

The right-of-way on Northeast Sandy Blvd
is typically 80 ft wide with 60 ft of distance
between curb lines.

Today it is configured with 10 ft wide
sidewalks, on-street parking on both

sides of the street, and a pair of undivided
travel lanes in each direction. At major
intersections, the cross section changes by
removing parking to allow space for a center
turn lane.
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EXISTING TYPICAL CROSS SECTION

BURNSIDE / COUCH COUPLET
CROSS SECTION

The streetscape of Inner East Burnside

has been reimagined many times over the
past century and has a peculiar and unique
history related to transportation, urban
design, and placemaking.

Following the opening of the Burnside Bridge
in 1926, East Burnside street was widened to
allow space for four travel lanes (two in each
direction). To accommodate this additional
travel area, the city and adjacent property
owners agreed to create an easement

through the existing first floor of abutting Pt ovsveetpmkigamsting e e oo rre ke e+ st
buildings, resulting in a pedestrian arcade, or L, e L
covered sidewalk, through the district. This wide cub extensions i

unique design is unique to this area within i

the City of Portland.
e EXISTING TYPICAL CROSS SECTION
In 2010, the City of Portland reconfigured E

Burnside and NE Couch St as a couplet. The
new design allowed additional space for a
total of three travel lanes and one bike lane
on East Burnside St, and two westbound
travel lanes on NE Couch St. Both streets
have 12ft sidewalks, curb extensions and on-
street parking on both sides of the street.

12 18 18 12’

sidewalk & furnishing zone travel lane + on-street parking travel lane + on-street parking sidewalk & furnishing zone

— —6'— — — —6'— —
wide curb extensions wide curb extensions
(at intersections) (at intersections)

60’
right-of-way
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NE IRVING ST
CROSS SECTION

NE Irving is a two-way street with a marked
centerline and bike lanes. The street has

10 foot travel lanes, one for each direction,
bounded by 5 foot bike lanes without buffers.
The bike lane on the north side of the street
hugs the curb, while the south side has 8 feet
of parking against the curb. There are 10 foot
sidewalks on both sides of the street, which
contains plantings, lighting, bike racks, and
various sidewalk furniture. The total width of
the right-of-way is 58 feet.

10 R 5 R 10 s 10 R 5 R 8 R 10’
sidewalk & furnishing zone bike travel lane travel lane bike on-street sidewalk & furnishing zone
lane lane parking
58'
right-of-way
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NE LLOYD BLVD
CROSS SECTION

NE Lloyd Blvd is a two-way street with bike
lanes. In general, both directions consist of
two 10 foot travel lanes and a 5 foot bike lane
with no buffer. On both sides of the street are
12-14 foot sidewalks that contain plantings,
lighting, and other sidewalk furniture. In the
center of the street is a painted median that
varies between 4 and 8 feet wide. The total
width of the right-of-way is 80 feet.

CENTRAL CITY IN MOTION:

In autumn of 2018, Portland’s City Council
adopted Central City in Motion (CCIM), a plan
to implement pedestrian, bicycle, and transit
improvements in the central part of Portland,
spanning both sides of the Willamette

River. While the plan aims to make many
improvements, there are 18 key projects are
prioritized. Of those projects, NE Lloyd Blvd
is identified as a higher priority corridor for
phase one implementation.

The project will transform Lloyd to one travel
lane in each direction with a center turn lane.
The south side of the roadway will have a
wide contraflow bike lane that is separated
from traffic with buffer. Both sides of the
street will continue to have sidewalks.

DRAFT

° EXISTING TYPICAL CROSS SECTION

1214 5 10 10" 4'-8 10’ 10 5

1214

sidewalk & furnishing zone bike travel lane travel lane center lane travel lane travel lane bike
(varies) lane (varies) lane

sidewalk & furnishing zone
(varies)

80"
right-of-way

In conjunction with CCIM, PBOT will also be
constructing the Earl Blumenauer Bridge over
[-84 - a pedestrian and bicycle bridge at NE
7th Ave. NE 7th is slated for further bicycle and
pedestrian improvements from both CCIM and
planned Green Loop projects. The Green Loop
and CCIM projects will intersect NE Lloyd at a
critical intersection for pedestrians, bicyclists,
and transit riders.
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1. Introduction and Purpose

The Montgomery Park to Hollywood Transit and Land Use Development Strategy (MP2H)
studied opportunities to create an equitable development plan for transit-oriented districts in
Northwest and Northeast Portland. The MP2H strategy explored several transit-oriented
development scenarios in relation to potential extension of the Portland Streetcar system, or
other similar transit investment. It considered opportunities to create benefit to the
community, including advancing racial justice and equity. It examined the urban design
opportunities in these potential new districts and identified potential land use changes. The
project also considered how such opportunities could support the City’s climate, economic
development, employment, business development, and housing goals. The study is a
collaboration between the Bureau of Planning and Sustainability and the Bureau of
Transportation. The work was funded in part by a Federal Transit Administration (FTA) grant.

This Equitable Development Report explores the opportunities to create more equitable
development outcomes as a result of the planning effort. The report considers the implications
for employment and housing in the study area, with a particular emphasis on the Northwest
study area where significant land use changes from industrial/employment to a mix of uses
with emphasis on new housing are being considered. To support this, the report also includes
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an analysis of housing issues in Northwest Portland and evaluates the potential for housing
development in Portland more broadly.

This report also outlines the process undertaken for engagement with communities potentially
affected by proposed changes and investments in the area. This includes low-income and
people of color working and living in the area, as well as residents, employees, and businesses
at risk of displacement.

Overall, the report outlines the potential impacts of change, and considers the opportunities
and trade-offs of the proposed development, with an emphasis on the housing opportunity
created.

This report references studies and analyses conducted by project consultants and staff during
the 2019 to early 2022 timeframe. The estimates are based on economic and development
models and conditions known and applicable during the analysis timeframe, and are subject to
change, based on changing market and other economic conditions. Further evaluation of land
use assumptions and market dynamics on key opportunity sites will be undertaken as needed
to guide policy and regulatory development to advance equitable development objectives.
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2. Summary of Previous Equitable Development Assessments

In 2019, BPS partnered with equity-focused staff in the Portland Bureau of Transportation to
draft the Preliminary Racial Equity Analysis of Northwest Streetcar and Related Land Use
Changes. Supported by contributions by staff from Prosper Portland, Office of Equity and
Human Rights, Portland Housing Bureau, and Portland Streetcar Inc., the report sets out to
better understand how changes in policy and investments can reduce or exacerbate long-
standing racial disparities in the community.

The report identified the following issues/impacts to explore:

Land Value

e Private economic gains derived from land use changes and public transportation
investments are a major incentive for development but could exacerbate existing
racial wealth disparities.

e Potential land use changes replace up to 90 acres of industrial land with
commercially zoned land.

e Zoning changes would result in more land supply of certain zoning categories that are
currently oversupplied citywide and could redirect growth from other parts of the city

e Land use changes and redevelopment in the study area could place redevelopment
pressure on the industrial land to the north.

Housing

e Streetcar will provide current residents a new transit option and decreases carbon
emissions and improves their air quality.

e More housing and affordable housing in a high opportunity area will provide more
choices for low-income households of color.

e Housing in the study area will relieve region-wide housing pressures and could relieve
pressure in other gentrifying areas.

e The most significant challenge this area faces is if demand for affordable housing is
not met, racial disparities of housing cost burdened households will be exacerbated.

Jobs and Businesses
e Displacing industrial jobs disproportionally held by people of color and shifting to a job
mix of more professional office and retail service industry jobs will exacerbate racial
disparities and income inequality.
e Could worsen or improve commute times for industrial workers.
e Streetcar increases transit options for current workers and provides visibility for
existing businesses.

The racial equity report includes several recommendations, including the following:
e Allocate a significant portion of the Federal Transit Administration TOD Grant
budget for best practices in equitable planning.

3
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e Develop a Portland Streetcar Inc. organizational racial equity strategy.

e Use the City’s Racial Equity Toolkit to decide whether or not to expand streetcar
into Northwest given the transit and economic development needs in other parts of
the city.

e Create a role for the Office of Equity and Human Rights on the project team.

e Engage workers and firms in the planning process.

e Engage residents of affordable housing in the Pearl about their experience.

e Resource community-based-organizations involved in housing/transit/land use
agendas to do engagement and community-based research.

e |[nitiate a dialogue with investors and land owners about the City’s racial equity
work.

In addition to this report, Prosper Portland, the city’s economic development agency, also
participated as a project partner, with a prominent role in the Community Equitable Needs and
Opportunities Task of the FTA grant. Prosper assisted with engagement of underserved
communities, and also completed a memo summarizing their findings with respect to equitable
development and community benefits. The memo included a summary of outreach by
Community-Based Organizations (see Section 3, below) and the agency’s perspectives on
Potential Equity Benefits and Structuring Community Benefits. This memo is included in the
Appendix.
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3. Participation Goals and Community Based Organization (CBO)
Outreach

The MP2H project includes an emphasis on equity and seeks equitable development outcomes
as part of the effort. Changes in public policies regarding land use and development, and city or
other government investments in transportation infrastructure or other infrastructure or
services, can both benefit and burden different communities. An initial charge of the project
and a component of the FTA grant included engaging underrepresented communities to better
include their perspectives on the project and its potential outcomes.

To better engage communities that could be affected, the Bureau of Planning and Sustainability
developed a Request for Proposals (RFP) from community-based organizations, to facilitate
grant-funded community outreach and participation, and to convey feedback on the issues
from underserved communities. Six proposals were received from various organizations, and
from those six, a selection committee identified four organizations to fund to conduct the
outreach. The organizations were:

e MESO (Micro Enterprise Services of Oregon) — a non-profit service provider with
connections to women and minority owned business interests, particularly focused in
the eastside study area.

e Hollywood Senior Center and Urban League of Portland — a partnership between these
two non-profit service organizations which focused on seniors and African American
community members in NE Portland.

¢ Friendly House, Inc. — a non-profit service provider focusing on low and moderate
income populations and other groups in Northwest Portland.

e Northwest Industrial Business Association — an organization that facilitates
communication and advocates for industrial businesses and employment in Northwest
Portland (this work was sponsored by Columbia Corridor Association as fiscal agent).

The following is a summary of the outreach efforts and recommendations from each
organization, which is largely excerpted from the Prosper Portland Memo.

e MESO’s outreach focused on BIPOC and small business owners, primarily from the
eastside area. Participants, in a large majority, pointed to potential property tax
increase as a draw back to the project, followed by the displacement of businesses and
residents and increases in rent. Many respondents saw the potential development
generated by the implementation of a streetcar route as negative. Over 50% of
participants see the potential for decreasing traffic and solving parking problems as a
potential benefit of this project, followed by the potential to bring customers to the
businesses. In terms of preferred route, 43% of respondents chose the Sandy alignment
option as their preferred route for the potential extension, and 22% didn’t favor any
routes, citing that the extension of the streetcar would not be beneficial to the area.



MP2H Equitable Development Report - DRAFT January 2023

The report shares that BIPOC communities want more than to just give an opinion.
Opportunities need to be created, including potential for ownership, access to jobs and
wealth creation, mentorship opportunities, and investment opportunities, with the
following potential benefits suggested by MESO:

Affordable commercial spaces based on what BIPOC small businesses can afford.
Support to small businesses moving into commercial spaces for the first time.

Community Benefit Agreements with private developers.

O O O O

Offer smaller commercial spaces, including office, that support small business
needs and are “warm shell”.
0 Create opportunities for local home-based businesses to connect with new

businesses in the area to help the home-based businesses grow.

e The Urban League of Portland and Hollywood Senior Center’s outreach surveyed
seniors, low-income residents, immigrants/ refugee populations and communities of
color, renters and small business owners, focused on the eastside. The survey received
102 responses with half of the respondents identifying as white and 44.4% were 75 or
older. The majority of respondents prefer the Broadway/ Weidler alignment, believing it
will be the most beneficial to economic prosperity, serving existing jobs, advancing
equitable outcomes, providing affordable housing and middle-wage jobs, and for future
development of the area.

The three biggest concerns raised were the rising housing costs, change in
neighborhood character, and safety. Potential benefits of the project included creation
of new affordable housing and community amenities (equally), making the
neighborhood safer, and opportunities for job creation. They similarly expressed the
project could potentially decrease traffic and improve parking in the area as well as
support local businesses.

e Columbia Corridor Association’s outreach focused on property owners, businesses,
employees and “outside of the study area” participants in the broader Northwest
industrial area with the lens that employees are potentially the most negatively
impacted by the westside project. Their analysis considered split interest amongst
property owners as some may be larger beneficiaries of such changes through land
value appreciation relative to business impact. The report states the importance of
industrial jobs in the region and the large diversity, both racial as well as of gender,
within those jobs. It shows that most respondents, whether property owners in the area
or employees, prefer to keep the area industrial, enhanced industrial or employment
based.

The majority of employees stated that they commute by car, would not use the
streetcar, are concerned about potential loss of parking in the area, and do not believe
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this would be an equitable project. Although property owners in the area could benefit
from up zoning, the majority of property owners believe the area should continue to be
industrial or enhanced industrial. 55% do not believe the streetcar expansion will be an
equitable project for the city. CCA’s report strongly opposes the project due to the
potential loss of Industrial land and quality jobs in the area.

e Friendly House’s outreach focused on elderly and or LGBTQ+ engagement participants
in the Northwest study area, with half identifying as BIPOC. The priority identified via
this outreach was for affordable housing and addressing concerns around a potential
rise of property taxes. The group also raised concerns about the need for parking and
potential reduction of existing parking in the area. 61% of respondents believe the
streetcar project could potentially decrease traffic and solve parking issues in the area.
The group also expressed concerns around safety and their desire to have a safer
neighborhood.

MESO and the Urban League’s reports conflict in terms of the preferred eastside route.
Additional engagement may be needed to further understand the concerns of participants and
to support the community in assessing pros and cons of each option. Both reports raise
concerns to be addressed with any alignment (including the proposed extension in the
Northwest study area), including impact to affordability (for residents and businesses) and
potential displacement resulting from those market changes. They both agreed that the project
could potentially reduce traffic and help solve parking issues.

CCA and Friendly House’s reports resulted in very different input acknowledging a tradeoff
between the potential loss of industrial lands, businesses with the potential increase in
affordable housing and safety with new land use and infrastructure. This tension helps to
inform the timing and sequencing of potential equity benefits and structuring of those benefits
discussed below.

Ongoing CBO Engagement

The MP2H effort was also approached by leadership of the Portland Harbor Community
Coalition (PHCC). The PHCC membership includes a group of Black Portlanders with interest in
exploring opportunities to share information about the legacy of York, an enslaved member of
the Lewis and Clark Expedition, and for whom NW York Street in the study area is named. The
group is also interested in exploring equitable development and community benefit
opportunities in the Northwest study area. The area was home to many Black Portland
households during WW Il and shortly thereafter. Many lived in Guild’s Lake Court housing,
constructed for WW Il efforts, before these households were displaced to the ill-fated Vanport
City, and other locations, to accommodate industrial development in the Northwest study area.
The work of this group is proposed to occur during Summer 2022 through December 2022, and
may further help inform future city actions and public benefits/equitable development
approaches.
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4. Approaches to Reduce Harm and Burdens: Alignment, Area of
Change

Draft proposals for equitable development approaches were developed in 2021 and focused
primarily on the Northwest study area. The proposals considered ways to reduce harm to
impacted and potentially burdened communities.

Northeast Study Area. No land use actions are proposed for the northeast study area, and no
actions to reduce harm or address burdens are currently proposed. As future planning
proceeds, the following issues identified through existing conditions analysis and community
outreach should be considered.

e Address the possibility of housing displacement due to rising land values and increased
rents. Consider measures to stabilize housing and create more affordable housing.

e Address the possibility of commercial/business displacement and loss of
revenue/customer base during construction. Consider measures to minimize
displacement and construction impacts. Explore tools that will provide opportunities for
affordable commercial spaces that may serve lower income entrepreneurs.

Northeast/Eastside Study Area and Alignment Alternatives

8
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Northwest Study Area. The Northwest study area was initially focused on the area within %
mile of a proposed streetcar/transit alignment following NW 18t/NW 19t Avenues north of
NW of Northup Street and following NW Wilson/NW York streets west to approximately NW
26% /NW 27t Avenue near the eastern entrance of the Montgomery Park office building. See
the Northwest Study Area and Initial Alignment graphic shown below.

Northwest Study Area and Initial Alignment

The Northwest study area includes a variety of existing land uses including single- and multi-
dwelling residential, commercial, mixed-use, and office/employment and industrial land uses.
Land use designations in the area support this variety of land uses. See the Comprehensive
Plan and Zoning maps below.
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Comprehensive Plan Map — NW Study Area

Zoning Map — NW Study Area
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Industrial Land and Jobs

The proposal for a transit-oriented equitable development approach in the Northwest study
area focused primarily on the future use of land currently planned and zoned for Employment
and Industrial uses. The City of Portland 2035 Comprehensive Plan recognizes the value that
employment and industrial land provides for the city, both economically, and in terms of the
opportunity to accommodate and foster middle-wage jobs. Comprehensive Plan Figure 6-1,
below, page shows industrial and employment areas, and the inset image shows the
designation of land in the study area near Highway 30 as “prime industrial” land which has key
locational characteristics that make it valued.

These types of industrial middle-wage jobs are valued, in that they provide for relatively high
income potential, often do not require a four-year college degree, and may benefit BIPOC
community members who as a group currently have lower overall levels of education in the City
of Portland than non-BIPOC community members. Therefore, changes in the availability of
industrial or employment land that can provide these middle-wage jobs is a key equity
consideration. On the other hand, industrial and employment land uses do not typically
provide the types of activities or intensity of use that would support transit service such as a
streetcar, or other forms of fixed-rail/high capacity transit that supports a dense mix of housing
and jobs, and help to achieve various climate goals.

Comprehensive Plan Figure 6.1
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Development Scenarios, New Alignment, and Reduced Area of Change

As part of the process, economic and other types of evaluation were used to develop proposals
that reduced harm/burden and maximized the opportunity for benefits. Three initial
development scenarios were considered. These included: Scenario 1, Enhanced Industrial;
Scenario 2, Employment; and Scenario 3, Mixed Use. All three presumed the original NW
18th/NW 19th Avenue alignment and are described in more detail below.

Initial Economic Modeling

To assist in evaluating the land use scenarios, ECONorthwest conducted an economic analysis
that included development feasibility modelling. The ECONorthwest model assesses highest

and best uses under alternate land use scenarios and development allowances to predict the
most feasible types of development.

Initial analysis by ECONorthwest evaluated each of four development scenarios for the impact
on Housing, Jobs and Residual Land Value (RLV) created. Measuring RLV is a way to estimate
the overall economic gain or value generated by real estate development. A summary of
findings is captured in the table below. Findings and a detailed explanation of the
ECONorthwest model is included in the Opportunities and Challenges Report, which is included
in the appendix.

ECONorthwest Preliminary Scenario Modeling Results

Baseline | Scenario 1: Scenario 2: Scenario 3:

Enhanced | Employment Mixed Use

Industrial (10% affordable

housing)

Residual Land Value S607M $S629M S667M S757M
Industrial Jobs 370 1,300 1,300 630
Office Jobs 550 1,940 1,940 1,040
Retail/Restaurant Jobs 400 410 450 730
Market Rate Housing Units 10,810 10,990 11,630 13,920
Affordable Housing Units 940 960 990 1,250

Scenario 1, Enhanced Industrial, proposed retention of current Employment and Industrial land
use designations both east and west of Highway 30. The scenario proposed “enhancements” to
industrial uses currently allowed, by providing greater allowances for creative industries and
industrial office uses.

This scenario was found to generate the lowest amount of increased land value that could be
“captured” for public benefits. In addition, the proposal did not result in a tremendous increase
in jobs, and the broadening of allowances for creative/industrial office uses was thought to
skew new job creation towards those that may require 4-year college degrees or other skill sets
that would not necessarily provide middle-wage opportunities for underserved communities
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and industrial workers. The scenario was also not seen as being fully supportive of fixed rail
transit investments in terms of ridership, or capacity to support financial contributions to a local
improvement district.

Scenario 1

Scenario 2, Employment, proposed significant increases in development allowances (floor area
and height) and a much broader array of uses, including professional or medical offices, both
east and west of Highway 30. Development economic modeling suggested this scenario could
generate land value that could be captured for public benefit, and also resulted in an increase
in jobs. However the jobs were foreseen to skew toward higher-paying professional jobs or
lower-paying retail jobs rather that the well-paying/low barrier to entry jobs that would be
foregone by the change from industrial and employment-focused designations.

This scenario was seen as being supportive of fixed rail transit investment, but a lack of housing
in the district suggested a scenario with high peak-hour travel demand, and significant daytime
activity, but less activity in evenings. The onset of the COVID-19 pandemic further clouded the
outlook for this type of office environment for the foreseeable future.

13
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Scenario 2

Scenario 3, Mixed Use, also proposed significant increases in development allowances (floor
area and height) and a much broader array of uses, including professional or medical offices,
and high-density residential uses both east and west of Highway 30. Development economic
modeling suggested this scenario could generate a significant amount of land value that could
be captured for public benefit, primarily through development of multi-dwelling housing, which
was seen as the likely market-driven outcome of zoning that allows such a broad array of uses.

Modeling indicated that the value generated by land use change could produce enough to
provide significant public benefits — affordable housing, affordable commercial space, and
others —if a means to capture and allocate a portion of the value could be developed. While
the allowance for mixed-use and residential development spanned east and west sides of
Highway 30, the largest area of change was seen west of Highway 30, where former industrial
development on the ESCO site has been razed. East of Highway 30, and in some other areas,
redevelopment was tempered by the value embedded in existing development and viable land
uses.
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Scenario 3

Alternate Scenario and Alignment Rethinking.

As a result of the scenarios development/economic analysis, staff investigated opportunities to
maximize the opportunity for high-value transformative change, while minimizing the impact to
industrial land supply, and the middle-wage low barrier to entry jobs that industrial land
supports. To that end, staff focused on creating opportunity for change west of Highway 30,
where market opportunity for value creation is high, and minimizing change in areas east of
Highway 30, where opportunity for change was seen as low, but the value of existing industrial
land and jobs is high. Coincident with the shift in land use, staff concluded that a transit
alignment running north/south on NW 23" Avenue was feasible, and resulted in substantial
construction and operating costs savings. The new alignment also created the opportunity to
complete other planned improvements to NW 23™ Avenue, which could benefit the
community.

Scenario 4, Hybrid, is generally a hybrid of Scenario 1 (Enhanced Industrial) and Scenario 3
(Mixed-Use), and results in a substantially reduced area of impact to industrial land and middle-
wage job opportunities. Scenario 4 suggests a mixed use development opportunity area west of
Highway 30, where transformation could result in land value increases — the benefits of which
could potentially be shared between private and public sectors. The scenario included
industrially-focused uses east of Highway 30.
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Scenario 4

Given the concern about the possible loss of middle wage jobs, the land use scenario was
further modified to reduce potential harm and job impacts by retaining industrial land use
designation in areas east of Highway 30 as well as in the area north of NW York Street west of
Highway 30. However, to better maintain industrial land supply and the correlated middle-
wage job opportunity, the provision for creative or industrial office uses in these areas is not
proposed to be implemented until future land use needs are evaluated in the update to the
city’s Economic Opportunities Analysis (EOA), which is currently underway.

Housing and Middle-wage Jobs Opportunity.

The proposed hybrid land use scenario creates an opportunity for significant housing potential
while retaining land for middle-wage jobs. Development economic modeling suggests that
several thousand new housing units could be produced in the area west of Highway 30, a
substantial number of jobs can be accommodated, and that land use changes could generate
tens of millions of dollars in land value that could potentially be directed to some form of
public/community benefit.
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ECONorthwest Hybrid Scenario Modeling Results

Baseline Scenario 4:

Hybrid: Industrial & Mixed Use

10% affordable housing

Residual Land Value S607M S710M
Industrial Jobs 370 930
Office Jobs 550 1,510
Retail/Restaurant Jobs 400 660
Market Rate Housing Units 10,810 12,840
Affordable Housing Units 940 1,130

January 2023

A primary desired public benefit called for by many community members centered on
affordable housing. The proposed scenario provide the opportunity to fulfill this community-
stated goal. In addition, the value created may also provide opportunity to provide
affordable/discounted commercial space that could be more available to low-income and
minority entrepreneurs. It could also potentially create conditions to allow a greater degree of
ownership and wealth-building opportunity for those groups.

Importantly, the scenario minimizes harm by retaining over half of the original land area
considered for change for industrial uses. These retained industrial areas can provide
opportunity for high-paying/low barrier to entry jobs, which may be accessible to a higher
percentage of underrepresented and BIPOC community.
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5. Potential Land Value, Cost Assumptions, and Public Benefits

The MP2H NW Plan Discussion Draft was published on December 21, 2021. The draft plan
generally proposes a preferred scenario development approach that builds on Scenario 4,
Hybrid, described previously. The proposal calls for land use changes to accommodate a high-
intensity mix of land uses in the area west of Highway 30 on the Montgomery Park site, the
former ESCO Steel site, and other smaller parcels in the area between NW Vaughn and NW
Nicolai streets. The proposed change from industrial and employment uses to high intensity
mixed use development is expected to create an increase in the value of the land for
development. Previously considered land use changes east of Highway 30 are not proposed,
thereby reducing impacts to the industrial land supply.

Given the expected value created by land use changes, and the impacts of change to industrial
land supply, several types of development/land use action impact costs and potential public
benefits were considered in the plan. In a market economy, a private-public development
partnership requires some financial incentive for the private partner, and the amount of
resources available for public benefits is related to the amount of value being created. The
following section estimates potential value creation, project costs, and opportunities for public
benefits. The estimates are based on economic analysis and development models and
conditions known and applicable during the analysis timeframe, and are subject to change,
based on changing market and other economic conditions.

Land Use Changes and Value Creation

The proposed land use approach would change the Comprehensive Plan map on approximately
30 acres in the study area west of Highway 30. These changes would allow a broader array of
uses — including residential, commercial and employment - and a significant increase in
development intensity in the future. Changes to the Comprehensive Plan would allow for future
rezoning that implements the land use vision for the area.

The following maps show the potential future Comprehensive Plan and zoning map changes for
the area of change west of U.S. Highway 30. The first map indicates the area of Comprehensive
Plan map change, with the solid black line outlining those areas changing from employment and
industrial designations (ME and IS) to a mixed use designation (EX). The second map shows the
potential zone changes from various industrial zones (IH, IG1) and employment zones (EG1,
EG2) zones to an employment zone (EG1) and a mixed use zone (EXd).
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Proposed Comprehensive Plan Map

Proposed Future Zoning Map
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Additional subarea analysis assessed the impact of the proposed land use changes on the
potential housing units, jobs and residual land value in the area of change west of US Highway
30.

The analysis found that the change in land use designations created additional Residual Land
Value (RLV), but the value varied significantly among different portions of the study area. RLV is
an estimate of what a developer would be able to pay for land given the property’s income
from leases or sales, the cost to build as well as operate the building, and the investment
returns needed to attract capital for the project. This total remaining value must include
enough private financial incentive to justify the development in the first place. In a public-
private development model, an increment of the remaining land value increase may be able to
be allocated for public benefits.

The analysis used existing land values based on tax assessor data available at the time of
analysis. It may not represent actual land values or account for recent transactions, which may
result in changes to estimated residual land values.

Subareas west of Highway 30

Subarea Estimates — Baseline Scenario to Hybrid

Additional Industrial | Office Jobs Retail/ Market | Affordable
RLV Jobs Restaurant Rate Housing
Jobs Housing Units

Units
Subarea B $15.1M 0 0 110 1,080 130
Subarea C $7.4M 340 580 0 0 0
Subarea D $71.5M 0 0 300 2,800 330
Subarea E $40.9M 0 0 50 800 50
Subarea F $701K 0 0 20 160 20

Further refinement of the inputs resulted in an adjusted residual land value of approximately
$31.9M for Subarea D after accounting for some financial incentives, and revised land costs
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based on known recent land transactions. Overall, with a development scenario that maximizes
housing and affordable housing units, the analysis estimated roughly $96M in total aggregate
additional residual land value.

Analysis also found that the range of value available for public benefits is variable, and highly
dependent on the assumed costs for other project needs such as street improvements and
other transportation infrastructure, and the cost associated with industrial land mitigation.
Higher costs result in less remaining value for other types of public benefits.

Costs Associated with Land Use Transition

The transition of the study area from current employment and industrial use designations to
future to mixed use designations is dependent on the need to address policy and regulatory
issues associated with industrial land, and the cost of infrastructure needed to serve the higher
intensity land uses. These costs generally must be addressed before any other benefits can be
realized. Some of the significant costs are described below.

Industrial Land Supply. The City of Portland and Metro region both recognize a portion of the
area west of Highway 30 as part of the city and regional supply of industrial land that is vital to
the regional economy and as a potential source of middle-wage jobs. The 2035 Comprehensive
Plan designates a portion of the area as “prime industrial” land. A change in land use in such
areas is not allowed unless measures to offset such changes are taken. The Discussion Draft
plan proposes that such changes could be addressed through:

e Direct offsets: this approach would include replacing the acreage with new industrially
zoned land with similar characteristics.

e Mitigation: this approach would establish a fund that would pay for the rehabilitation of
underused brownfield industrial lands to improve the viability of existing contaminated
lands for industrial redevelopment. Such an approach would need to focus on
remediation of the most difficult sites, as the market is likely to address the more easily
remediated sites. The cost of this approach is estimated at approximately $S800K per
acre, based on studies conducted to inform the city’s 2016 Economic Opportunities
Analysis (EOA).

Both of the above approaches could be undertaken by the private or public sectors, or a
combination. However, the benefit of value created through land use changes is seen to accrue
to property interests in the form of increased land value, and therefore the cost of addressing
the change is anticipated to be borne, at least in part, by the private sector.

Transit and Transportation System Improvements. Land use changes in the MP2H Northwest
study area are linked to transit and other transportation investments that would support
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increased intensity of development, including residential mixed use development. There are
two major components:

e An extension of Portland Streetcar is proposed to serve the area. Funding for streetcar
is expected to be a combination of federal transit dollars and local contributions,
including contributions from property owners that would benefit from such
investments. Property owner contributions typically come in the form of a Local
Improvement District (LID) assessment. Property interests are expected to participate in
such a district.

e Alocal street network to serve new mixed use development would also be necessary. A
local street network serving new development would in many cases be funded primarily
by private property interests. However, because the proposal is also linked to fixed rail
transit investments, some of the costs may potentially be funded through other sources.

Other Infrastructure System Improvements. Land use changes in the MP2H Northwest study
area may trigger the need for enhancements to sanitary sewer and stormwater management
systems. Initial analysis indicated that impacts may be partially mitigated by “green solutions”
such as ecoroofs or other on-site stormwater management systems that reduce discharge into
pipes and the hard infrastructure parts of the system. These solutions may add an increment of
cost to development.

Potential Public Benefits

Public policy changes in land use allowances are likely to result in an increase in land value for
property interests. Public investments in transit and transportation will also add value. Given
that private interests accrue some value from these public actions, the MP2H has explored
public benefits that could be sought from property or development entities that offset a
portion of the increased value, and mitigate for potential impacts such as increased area-wide
rents, loss of middle-wage jobs, and other burdens that may disproportionally impact
underserved community members and lower income households. The following are benefits
are being considered as part of the Discussion Draft plan. This list was identified based on input
gathered from public comments, discussions with elected officials, and work with community
based organizations.

Affordable Housing. The project would change current land use designations, which only allow
employment and industrial uses, to mixed use designations that allow a full range of uses
including commercial office and housing. City code currently requires that residential
development in buildings over 19 units meet the city’s inclusionary housing program. Due to
the potential value created through public policy changes and investments, and the desire to
address the potential burdens, affordable housing in excess of that required by inclusionary
housing is sought.
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Affordable Commercial Space. The provision of affordable commercial space is another benefit
sought. This benefit would provide opportunities for small businesses that may not have the
resources to compete for space in new market-rate development without financial assistance.
The intent is to provide business opportunities to a broader range of people, focusing on
underserved and underrepresented populations.

Open-Space Amenities. The MP2H NW Plan has the potential to produce up to an estimated
3,000 new housing units in the area. Providing for parks, plazas or other types of open space
and connections to public spaces in the area will help serve those living and working in this new
neighborhood, and help to minimize the burden on existing nearby facilities in a densely
populated area.

Wealth-building/Ownership Opportunities. Project outreach through CBOs suggested that
underrepresented, underserved and BIPOC community members lack opportunities for wealth
building that would help these community achieve more equity. Discussion with these groups
suggested that rather than rental opportunities, ownership opportunities should be part of an
equitable development and public/community benefits approach. This applied to residential
and commercial opportunities.

Contracting Goals. Another outcome of an equitable development approach could be Minority-

Owned, Woman-Owned, or Emerging Small Business (MWESB) contracting requirements for
construction on both public and private arenas.
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6. Displacement Risks: Housing and Jobs

NW Study Area Demographics

The January 2020 MP2H Existing Conditions report compiled demographic and employment
data for the Northwest study area, summarized in the tables and discussion below. This data
sets a context for the Northwest study area in relation to the city as a whole and lays the
groundwork for determining housing needs and evaluating the vulnerability of housing and jobs
to land use changes and infrastructure investments.

In general, the population in the Northwest study area includes fewer families in poverty, and
higher income and education levels than Portland as a whole. Overall, there is a lower
percentage of people of color than citywide, as well as a significantly lower proportion of
children than the city as a whole.

NW Population & Income

Population & Income NW Area | Portland
Persons 6,735 630,331
Families 1,108 135,543
Median HH Income $68,834 $63,032
Per Capita Income $64,295 $37,382
% Families in Poverty 4% 10%

NW Race & Ethnicity

Persons NW Area | Portland
People of Color 1,355 | 182,843
% People of Color 20% 29%
% White 80% 71%
% Asian 10% 10%
% Black 2% 7%
% Native American 2% 2%
% Other 1% 3%
% Nat. Hawaiian/Pac Is. 0% 1%
% Hispanic 8% 10%
NW Age

Age NW Area | Portland

% under 18 8% 18%

% 18 to 59 75% 64%

% over 59 17% 18%

NW Education

Education NW Area | Portland
Less than HS 2% 8%
HS diploma 6% 16%
Some college 18% 28%
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BA/BS degree 43% 29%
Advanced degree 32% 19%
NW Households & Tenure
Households NW Area | Portland
Total Households 4,215 260,949
% Owner Occupied 29% 53%
% Renter Occupied 71% 47%

January 2023

The areas with the highest concentrations of non-white households and lowest income
households in the study area live along much of the existing streetcar line that operates on NW
Lovejoy and NW Northrup Streets. There are also higher concentrations of these populations in
Slabtown, reflecting areas of significant recent residential development. The Equity Index Map
below shows the indexes (representing race and income levels) for the area. Higher numbers

reflect more diversity and/or lower incomes.
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Equity Index Map - the darker colors and larger numbers show higher concentrations of non-white
populations and lower household incomes.

NW Portland Affordable Housing

Once a relatively affordable area, Northwest Portland has seen steadily increased residential
rents over the past several decades. Although there is no reliable inventory of “naturally

25



MP2H Equitable Development Report - DRAFT January 2023

occurring” or unregulated affordable housing in the area, an approximate count can be made
by using recent data from CoStar, which rates multi-family buildings for their “quality and
desirability” by evaluating the physical attributes and amenities of the buildings.

The CoStar system uses a five star scale, with five being the highest, “luxury end of multi-family
buildings.” Single star buildings are “uncompetitive ... may require significant renovation,
possibly functionally obsolete.” Structures scoring two or three may be used as an imperfect
proxy for unregulated affordable units, as they generally attract lower rents because of average
to below average physical characteristics, such as lesser or older finishes, aging building
systems, inadequate windows and minimal on-site amenities and open areas.

Note that the rating system does not include neighborhood or market characteristics, allowing
consistent comparisons across geographies. Because of this, extra caution should be used in
using lower CoStar ratings as a proxy for affordability in highly desirable neighborhoods such as
Northwest Portland, where even lower quality and amenity housing may attract premium
rents. A summary of the three and two star multi-family buildings and units in the “Uptown
Portland” CoStar subarea (Census Tract 45) is below. Not included in the table are 930
subsidized units in 15 buildings also rated two or three stars; these regulated affordable units
are essentially not susceptible to displacement risk in the near and medium term.

NW 2 & 3 Star Rated Buildings

CoStar Rating | Buildings Units
2 Star 188 2,378
3 Star 118 2,560

Total 306 4,938

NW Study Area Employment and Businesses

Compared to Portland as a whole, Northwest has a higher share of employment in office
services and production and distribution; it has less employment and businesses in retail and in
education and healthcare. The highest share of the employment in the Northwest study area is
office services, comprising about 44% of jobs. While production and distributions sectors used
to comprise as much as 37% of jobs in 2008, the growth in office-based employment has
outpaced production and distribution in Northwest. Production and distribution sectors now
comprise about 28% of Northwest jobs. Total employment in these sectors has also declined,
from around 5,000 jobs in 2008 to about 4,200 jobs in 2018. However, major employers serving
industrial sectors, such as Weir (former ESCO) and XPO Logistics, have their headquarters in the
area which are arguably also production and distribution jobs.

Since 2008, the Northwest study area has grown by about 2,800 jobs, or 17%. This is higher
than the citywide average of 13%. The largest sector to grow was office services, which added
2,600 jobs. The fastest-growing subsector has been professional, scientific and technical
services, which added 800 jobs (a 37% increase) between 2008 and 2018. Production and
distribution sectors have struggled to keep pace, having lost about 800 jobs in the last
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recession. Even accounting for large employers that vacated, such as ESCO’s manufacturing
presence, this sector is generally declining in this area. One exception in this sector is small-
sized firms with 1-19 employees, which grew by about 5-10% since 2008.

NW Businesses

Sector NW Area Portland
Total 1,115 34,401
Production & Distribution 19% 18%
Education & Healthcare 10% 11%
Office Services 45% 35%
Retail & Related Services 26% 36%
NW Jobs

Sector NW Area Portland
Total 16,860 455,478
Production & Distribution 28% 22%
Education & Healthcare 10% 24%
Office Services 44% 30%
Retail & Related Services 17% 24%

Jobs and Housing Displacement Risks

Changes in zoning that increase development entitlements coupled with supporting
transportation investments and related infrastructure and amenities have the potential to
displace existing residents and businesses by encouraging new development and increasing
rents over time.

Within the portion of the Northwest study area where land use changes will likely be proposed,
the risk of significant displacement of households is relatively low, simply because there are
very few housing units there; the area is zoned for industrial use and housing is not allowed.
There are a few non-conforming single family homes in the vicinity of NW Roosevelt. If rezoned
to mixed-use, these buildings would become conforming under the zoning code, however, over
time, they would be at risk of redevelopment to a higher density level (a risk that exists to some
extent already).

The CoStar data, discussed above, suggests that a few thousand housing units exist in the larger
Northwest Portland area that could be vulnerable to upward remodeling or redevelopment and
rent increases following an additional investment in the streetcar system. However, the
broader Northwest area is already served by the existing streetcar. Most of the studies about
the impact of rail transit on rents and value focus on introduction of rail where it does not exist.
It is not clear that a modest extension would create significant additional market pressure on
the existing housing stock. In addition, as discussed earlier caution should be used in using low
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CoStar ratings as a proxy for affordability in highly desirable neighborhoods such as Northwest
Portland, where even lower quality and amenity housing may attract premium rents.

Assessing the study area by the Bureau of Planning & Sustainability’s Displacement Risk
Typology shows that Census Tract 49 at the southern tip of the alignment is classified as
susceptible to gentrification based on having higher shares of vulnerable populations but not
yet having experienced demographic change or increasing housing costs. This is driven by the
census tract’s proximity to the Pearl District’s more active real estate market.

Although there is some risk of residential displacement if the MP2H zoning and transportation
proposals are adopted, staff believe the risk and extent is relatively low and could be mitigated
for by the creation of up to 300-500 affordable housing through the City’s Inclusionary Housing
requirements and the project’s proposed additional affordable housing production tools,
including development agreements with property owners and affordable housing zoning
bonuses.

Rezoning industrial land to a broader mix of land uses will change the mix of jobs in the study
area. Preliminary economic modelling by ECONorthwest shows significant job growth as a result
of the proposal, particularly in the office and service sectors. However, industrial jobs will not
likely be created in significant numbers and it is likely that, over time, existing industrial
businesses in the study area, for instance between NW 23rd and NW 24th south of York Street,
could get priced out of the area. While the ESCO site (a large portion of the project area) is
vacant, and so can’t technically “lose” jobs, rezoning it would reduce the potential for future
industrial jobs, which are generally well paying and have low entry requirements. The
displacement of large numbers of existing jobs may be unlikely under the proposal, but the land
use changes would affect the supply of land for industrial businesses and jobs, as discussed
earlier in this report.
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7. Housing Need Analysis

In 2011, BPS updated the Housing Needs Analysis with key housing supply and affordability
trends. There is a sufficient supply of vacant and underutilized land in the city to accommodate
construction of enough housing to meet projected demand through 2035. Based on recent
trends in housing construction, the future housing stock will include a much greater proportion
of multi-family units in the coming years. However, low- and moderate-income households
continue to be challenged when finding “affordable housing units” due to a combination of high
housing costs, rising energy prices and stagnant household income. The cost of new housing is
impacted by land supply and the costs of financing, materials, and labor.

Montgomery Park and the nearby area is part of the city’s West Portland subarea in the
Housing Needs Analysis, which accounts for roughly 18 percent of the city’s total housing stock.
This West Portland subarea also contains a large share of the city’s substandard units (units
without plumbing or kitchen facilities). Overall, the number of affordable rental units declined
substantially throughout the city, and the use of Section 8 vouchers has been increasing in
areas far from the city center (between the years 2000-2007). While the data from the Housing
Needs Analysis is older, the trend of rising housing costs, decreasing supply of affordable
housing stock, and more households at risk of displacement or houselessness is reflected in
recent community engagement conducted through the recently updated Portland Plan, the
PAALF People’s Plan, and COVID-19 Equity Toolkit.

The 2011 Housing Needs Analysis findings show that household growth in Portland will increase
at an annual percent rate change of 1.2-1.6 percent, resulting in approximately 344,800 to
376,300 households by 2035. This annual percent growth rate translates into a need for 3,500 -
4,500 housing units to be added each year for the 30-year timeframe to 2035. Land capacity for
new Portland housing units is projected to range between 112,000 and 262,000 new units by
2035, per the City of Portland Buildable Lands Inventory model. That figure is well above the
projected need by 2035 for 105,000 to 136,000 new units.

While zoned capacity exists, the lack of supply of affordable units may continue to exacerbate
conditions for low- to moderate-income renters. According to the Metroscope model used for
the Housing Needs Analysis, the most significant concentrations are forecast to be in West
Portland (with about half of the city’s highest income households) which is the same subarea
that the Montgomery Park site is located in. Of all the subareas, the Central Business subarea is
expected to see the greatest growth in households and the most dramatic forecasted changes.
At the time that the Housing Needs Analysis was conducted, the downtown area rents were
nearly twice and sometimes three times as much as other parts of the city. While Montgomery
Park and the nearby area lies within the West Portland subarea, it is directly adjacent to the
Central Business subarea and may experience some of these forecasted changes due to that
proximity.
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The following table compares existing households making 0 to 100 percent of Area Median
Household Income (AMI) with forecasted growth for the census tracts that fall within or are a
part of the MP2H Northwest study area. The data was compared to future household growth by
assuming that the proportion of the population falling within these AMI categories or
experiencing severe cost burden stays the same through 2035 (paying 50 percent or more of
household income towards gross rent). The analysis relies on the 2020 Census American
Community Survey (ACS) data which has high margins of error when dialed into smaller
geographies. This information would need additional ground-truthing if intended to help inform
policy decisions, but it is presented here to help provide some insight into the types of
affordable units needed citywide and within the Northwest study area.

By reviewing the number of households living within the Northwest study area and assuming
cost-burdened households experience the same percentage of growth as the rest of the city by
2035, anticipated housing need can be analyzed for different income levels (below 65% AMI
and 65-100% AMI). About 1,100 units will be needed for the 65% AMI or below category by
2035. For the 65-100% AMI level category, far fewer units are needed but further ground
truthing is necessary to understand if this data is accurate. Specific findings from this analysis
are included below the table.

Existing & Future Households Earning 0-100% AMI

Income Level 2020 2035
NW Portland NW Portland
Households Households Households Households
0-65% AMI 2,794 65,526 3,476 - 3,850 81,522 -90,312*
0-65% AMI & Severely
Cost-Burdened 891** (32%) 30,570 (47%) | 1,112-1,232t 38,315 - 42,447t
65-100% AMI 1,229 23,572 1,529-1,663 | 29,327 -31,986tt
65-100% AMI &
Severely Cost-Burdened 141 (1%) 787 (3%) 15-17+ 880 - 9607
Total 0-100% AMI 4,023 89,098 5,005-5,513 | 110,879 -122,298

*Assuming 24% of total households are 65% AMI or below
**Margin of Error: 298.5

tAssumes % of severely cost-burdened households doesn’t change
ttAssuming 8.5% of total households are 65-100% AMI

¥Margin of Error: 26.5

Assuming that the percentage of households that are cost-burdened doesn’t change by 2035,
future housing need for the MP2H Northwest study area will be:

e 1,112 to 1,232 cost-burdened households earning 0-65% AMI will need units
e 15-17 cost-burdened households earning 65-100% AMI will need units
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Although the ACS data provides an idea of anticipated need, the high margin of error for the
number of severely cost-burdened households in the study area requires additional analysis
through surveys or other data collection methods to produce more reliable data.

Inclusionary Housing in Montgomery Park Study Area

The EcoNorthwest report indicates the MP2H Northwest study area may feasibly result in 3,000
— 5,000 market rate units and 300-500 affordable housing units (based on the current
inclusionary housing requirements of 10% of total units deed-restricted at 60% MFI). The 300 -
500 affordable housing units would satisfy 27 to 41 percent of the housing need for severely
cost-burdened households at 65% AMI or below in the study area. The potential development
would also be adding affordable housing stock to a neighborhood identified by the Portland
Housing Bureau’s opportunity area analysis as a “high opportunity area” close to high quality
amenities and job centers.

The Northwest neighborhood (as defined by the Portland Housing Bureau’s analysis
neighborhoods) has produced about 2.4 percent of the city’s affordable inclusionary housing
units since 2018. In comparison, the Interstate Corridor produced about 20 percent of the city’s
affordable inclusionary housing units and the Central City area produced about 14 percent of
the city’s affordable inclusionary housing units. Both the Interstate Corridor and Central City
areas are also considered “high opportunity areas” as well. Neighborhoods that produced a
similar percentage of inclusionary housing units to the Northwest are Montavilla (2.7%),
Hayden Island (2.5%), and Roseway-Cully (2.1%). However, Montavilla, Hayden Island, and
Roseway-Cully do not fall into the same “high opportunity” areas that the Northwest is a part
of. The Northwest area also has a greater capacity for housing units than Hayden Island and
Roseway-Cully (calculated using the Buildable Land Inventory). In summary, Northwest Portland
is under-producing affordable housing relative to other high opportunity areas in the city.
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8. Citywide Housing Supply Context

Housing Production in the Past 10 Years

In the past ten years, a little over 50,500 housing units were built in the city of Portland. About
24 percent of that total production occurred within the Central City neighborhood, with the
Interstate Corridor following at 14 percent and the Northwest neighborhood at 11 percent of
total production. When comparing housing production by building size, the Northwest
neighborhood produced about 16 percent the city’s large developments of 19 units or larger in
the past ten years. The only other neighborhood that exceeded in building denser
developments over the last ten years is the Central City area, which produced about 38 percent
of the city’s buildings of 19 units or larger.

Comparing Production to Capacity

While the Northwest neighborhood produced the second highest amount of housing units
within buildings of 19 units or larger, the actual capacity in the Northwest for high density
buildings is much lower than other neighborhoods, like Gateway (which has capacity for 24,500
units within high-density zoning areas) or Interstate (which has capacity for 15,000 units within
high-density zoning areas). The Northwest, by comparison, has capacity for about 6,100 units
within high-density zoning in the neighborhood. Despite not having as much capacity for high
density buildings as other neighborhoods, the Northwest continues to produce larger
developments possibly due to greater development interest and proximity to high-quality
amenities and job centers.

The map below shows the amount of capacity for high-density housing each neighborhood
currently has (the darker the blue, the higher the capacity in housing units). Below each
neighborhood name is the portion of high-density housing built within these high-density zones
(RX, EX, CX, CM2, CM3) from 2012 to 2021.
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High Density Housing Production and Capacity

Comparison of Large Opportunity Sites

The table below describes the capacity for housing units on several large opportunity sites in
and near the Central City. Opportunity sites are areas of the city that have been part of large
master planning processes and/or public-private land use negotiations involving the City of
Portland. Collectively, these large opportunity sites make up approximately 30 percent of the
Central City’s potential growth.

In addition to the large opportunity sites, the chart also includes the development capacity and

percentage of the city’s past production generated within a quarter mile of the Portland
Streetcar Loop.
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Large Opportunity Site Housing Potential*

January 2023

Site Unit Capacity Potential | % of Citywide % of Citywide % of Citywide Hi-
Affordable | Housing Need | Housing Built in Density Housing
Housing by 2035 | Past 10 Years in | Built in Past 10 Years
Units$ Same Areatt in Same Areat#
MP2H-NW 3,000 - 5,000 300-500 2.9-3.7% 10.8% 15.2%
Lloyd District** 5,000 500 3.7-4.8%
Broadway
Corridort 2,620 720 1.9-2.5% 23.5% 35.9%
OMSI 1,200 240 0.8-1.1%
RiverPlacett 915-1,015 91 <1%
Total 12,735 - 14,835 1,851 11-12% NA NA
Area w/in %
mile of
Streetcar = 30,000 Units = 3,000 22-29% 26.5% 37.2%

*All sites are within High Opportunity Areas, see https://www.portland.gov/phb/opportunity-mapping
**https://www.portland.gov/sites/default/files/2020-01/complete-adopted-plan_lores 0.pdf
thttps://prosperportland.us/wp-content/uploads/2017/04/NNECDI-BDWYCORR-PPT-2018-6-21.pdf
tthttps://www.portlandoregon.gov/bds/article/796394

FAssuming 10% of units built under Inclusionary Housing requirements, with higher goals for the Broadway
Corridor and OMSI areas.

¥+ Analysis area boundaries as shown on map above.

According to the Housing Needs Analysis, there will need to be an additional 105,000 to
136,000 new units by 2035 to accommodate population growth. Counting the large opportunity
sites listed in the table above, if all sites were to develop then they would address about 11-12
percent of this total need by 2035. Comparing each large opportunity site, Lloyd and
Montgomery Park make up the largest proportion of this anticipated need because each site
has the potential to generate far more housing units than the other opportunity sites.

Housing development within a quarter mile of the Portland Streetcar Loop made up 26.5
percent of the housing produced within the last ten years. A little over 37 percent of buildings
made up of 19 units or more were built within a quarter mile of the Portland Streetcar Loop.
The capacity for additional housing within this same distance of the Streetcar Loop is more than
twice the capacity of the five large opportunity sites listed in the same table above. Expanding
the Portland Streetcar to the study area connects future residents of the opportunity site to
other areas of the city by way of frequent and reliable rail transit.

Including the MP2H Northwest area in addressing anticipated needs and opportunities will help
achieve housing goals for both the Central City and for the city overall. According to the
Housing Needs Analysis, annual population percent growth rate translates into a need for 3,500
- 4,500 housing units to be added each year for the 30-year timeframe to 2035. If the MP2H-
Northwest study area were to develop at the anticipated capacity of 3,000-5,000 housing units,
the site itself could address an entire year’s worth of housing production needs. The 300-500
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units of deed-restricted affordable housing produced through inclusionary housing
requirements itself would be about a third of all inclusionary housing produced since 2018.

The Central City housing goal is approximately 60,000 total housing units by 2035 (including
35,300 new units). As of 2021, 13,473 housing units have been produced since 2010; the
Central City area is not producing as many housing units as initially expected. The study area’s
opportunity site supplements housing production by contributing almost 10 percent of the
housing production goal for Central City.

Comparing the residual land value across all the large opportunity sites is more difficult as the
analyses for land value was done at different times for each project or site. Almost every site in
the table, except for the MP2H Northwest study area, has been already zoned for high density
housing. The land values on these other large opportunity sites already reflect the sites’ existing
land use and zoning. The MP2H area is the only location with considerations for re-zoning from
industrial land uses to high density housing. As Section 5 of this report details, the residual land
values resulting from re-zoning the MP2H site to accommodate more housing could also
generate greater community benefits such as additional affordable housing units. The MP2H
Northwest study area presents the greatest potential among these opportunity sites where the
value has not already been fully absorbed into the land price, and therefore offers higher
potential to achieve public benefit with fewer public investments.
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9. Conclusions

This report describes the proposal for land use change in the Montgomery Park to Hollywood
study area and focuses on equitable development issues associated with potential for change.
Because change is not proposed for the Northeast/eastside part of the study area, the report
does not address equitable development issues in depth for that area. The Northwest portion
of the study area is identified as an area that could be subject to substantial change as a result
of city policy changes and investments. Therefore this report focuses on and identifies
equitable development issues associated with in the Northwest study area.

There is a significant need in Portland for both industrial land, and the related jobs that this
land can accommodate, and housing, particularly affordable housing. These types of land uses
provide for development that may serve underrepresented communities to a significant
degree. The report focuses on how the impacts to communities can be addressed in terms of
industrial land consideration and middle-wage jobs, and housing. The report also identifies the
potential for value creation through public actions, and addresses approaches to better balance
the financial benefits of such actions that accrue to private interests with public good.

Key Takeaways:

e The proposal for Northwest Portland would facilitate the transition of a portion of needed
prime industrial land to an area that can accommodate a broader mix of land uses, including
the potential for multi-dwelling housing or more intense office-oriented employment uses.
There are burdens associated with such a transition, specifically the loss of industrial land
for jobs.

e City of Portland, regional and state policies dictate that the city maintain an adequate
supply of different land use types to meet growth needs. Because of the limited supply of
the type of industrial land subject to change, a strategy is needed to help offset the loss of
this designated land use type. If the area is to change, industrial land losses would need to
be offset or mitigated through other measures, which have a cost associated with them.

e Achangein land use allowances would create significant new development potential and
result in an increase in residual land value in the area of change. This increase in land value
would benefit private property interests. Through a public-private partnership model, some
of that value increase can be reallocated to create more widely shared public benefits.

e The housing opportunity created by a potential change in land use is significant. While
capacity for needed housing exists in other locations, market conditions are favorable to
housing development in the Northwest Portland study area. This may facilitate
development of housing more rapidly in Northwest Portland than in other parts of the city.
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e The surrounding land use context is industrial land to the north and high density mixed use
residential to the south. Changes in the study area, and introduction of residential and
mixed use development could impact the viability of industrial uses at the northern edge of
the proposed area of change.

e New investment in the Northwest study area could potentially affect rent levels in the area
or precipitate other new development that could affect existing residents. While the overall
supply of housing units and regulated affordable housing units would be expected to
increase under the proposal, some residents in lower value structures could be at-risk for
displacement due to changing market factors. Residential displacement within the actual
area of proposed land use change could occur, but the number of residents affected would
be low because very few housing units currently exist in the area.

e At the citywide scale, Portland does not need additional land for mixed use residential
development; there is enough vacant and underutilized land in that zoning category to
meet expected market demand over the next 20 years. However, there is strong demand
for new housing in inner Northwest Portland. That area of the city has less available land
than many other areas of the city, and achievable rents are higher. The stronger market,
and localized land scarcity, provides stronger market feasibility than some other large
opportunity sites near the Central City, and potentially a larger increase in land value with
rezoning. The increase in land value creates more space for a discussion of public benefits
while still producing profit for private partners.

e Development of the land in a more intense form will result in additional costs for
transportation and other urban infrastructure — this includes costs for construction of new
streets, and local match obligations for streetcar extension infrastructure. These costs may
potentially be addressed through value creation or other means.

e A portion of the value created through land use policy changes could be used to provide
public benefits such as additional affordable housing, or deeper affordability of future units.
Affordable housing has been identified by City Council, as well as MP2H project
stakeholders, as a policy priority.

e A portion of the value created could potentially be used to provide other public benefits
such as affordable commercial space, parks/open spaces, or address other costs for “green
features” such as ecoroofs, but the total amount of potential benefits associated with
increases in land value is limited. Some public benefits may not be financially feasible, based
on value creation alone.
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A.1: Community Based Organization (CBO) Report:
Friendly House, Inc.
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Montgomery Park to Hollywood Study — Interim Outreach Report
Grantee: Friendly House, Inc.; December 2020

Friendly House is proud to participate in the Montgomery Park to Hollywood Study
(MP2H) as grantee for outreach and a member of the Project Working Group. Despite
challenges of pandemic proportions, Friendly House has made progress toward
engaging the NW community and creating meaningful and informative discussions. Our
goal has been and continues to be the amplification of underrepresented community
members.

Throughout its history Friendly House has adapted to meet the needs of people living in
Northwest Portland and the urban core. This approach has allowed Friendly House to
remain nimble over the years, responding to new needs as they arise. Today, Friendly
House is a modern-day settlement house whose primary goal is to build community
from the ground up. The purpose of our involvement in this project is to serve through
representation.

Grant Background/Purpose

The City of Portland released a request for grant-funded outreach proposals to help
inform the Montgomery Park to Hollywood Transit and Land Use Development Strategy
(MP2H). The MP2H is a city effort to create an equitable development plan for transit-
oriented districts in NW Portland and NE Portland. The MP2H study will consider land
use and urban design, economic development, and opportunities for community
benefits possible with a transit-oriented development scenario, including a potential
streetcar extension. The project will also consider how such opportunities could support
the City’s racial equity, climate justice, employment and housing goals. The work is
funded in part by a Federal Transit Administration (FTA) grant. In NW Portland, the
study is exploring alternative land use scenarios to support a transit investment or future
streetcar extension to Montgomery Park.

The main purpose of the grant-funded outreach was to broaden outreach to

underrepresented communities (BIPOC, low-income, seniors, immigrant and refugee
communities) through community-based organizations. Friendly House submitted a
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grant proposal to provide outreach to the communities they serve. The Friendly House
proposal was selected by the City in Spring 2020 and work began on finalizing a grant
agreement.

Project Staff

Joy Pearson, Volunteer Manager
Denise Lafond, Director of Operations

Methodology

Our methodology for reaching these community members went through many
adjustments as COVID-19 unfolded. Our initial plans for in-person outreach and
discussion gave way to three online forums, write ups in Friendly House newsletters,
and emails. More specifically:
e Virtual newsletter with MP2H information sent to 2,500+ households in June and
August
Newsletter sent by mail to 2,000 older adults and elderly LGBTQ members
100 survey responses from members of the NW community
70 community members who had requested and received more information
about the MP2H Study
e 3 Virtual Community Forums on July 5th, June 10th, and August 21st

The Virtual Community Forums yielded the most information from the participants, with
conversations that brought up information not included in the surveys we provided—the
scope of the potential project's impact on the houseless community, for instance.

Below you will find more detailed information that we have gathered from these efforts.

Graphs included are from the electronic survey, and quotes are taken from participants
from all platforms.

Friendly House - MP2H 2
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Demographic information

The majority of respondents to our email survey were white, between the ages of 20—
45. A table showing the demographics of these respondents and languages spoken is
shown below.

Friendly House - MP2H



DRAFT

Friendly House - MP2H



DRAFT

Our Virtual Community Forums offered more diversity, with exactly half of the
participants coming from the BIPOC community, and a more comprehensive age range.
The turn out for these events was more modest than we had anticipated, with our
largest group being six participants. Twenty people in total attended the forums over the
three dates. Roughly 25% of participants chose not to share demographic information.

Friendly House - MP2H 5



DRAFT

Findings

The following is a summary of findings from Friendly House outreach efforts to date.
The tables represent responses from the email survey. This survey was given to the
Virtual Forum participants, as well as those who inquired but were unable to attend the
forums. These questions do not represent the scope of the conversations however, so
notes have been attached from those meetings.

Survey Questions and Results

What might be the benefits of a streetcar line being built in your area?

Friendly House - MP2H
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What might be the drawbacks of a streetcar line being built in your area?

What types of investment or development would most benefit your neighborhood?

The most provoking topic has consistently been housing: the cost, the impact on the
community, and the houseless in NW Portland. It is clear that the views and ideas
around the topic vary, but most participants consistently express a few solidified ideas.

Roughly 75% of the members of the study share the desire for affordable housing. This

statistic falls in line with the consistent expressed desire to see NW Portland approach
the future with equity in mind. Other things we have heard regarding housing options:

Friendly House - MP2H 7
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] want to see rent control, we are facing a housing crisis in Portland, and it needs to be dealt with”.

“Affordability is my main concern. | see rents that near $4000 a month for a very modest home.
There needs to be better rent control.”

“Given that further development is almost inevitable, I'd like to see smaller, more architecturally
varied (and environmentally sound) apartment complexes broken up by preserved green spaces.
These buildings should offer a certain number of units for low-income residents as well as some
integrated parking. The tendency toward apartment/mixed use complexes that devour half or even
an entire city block undermines the livability of the neighborhood. What has drawn people to NW
Portland has always been its intimate, slightly idiosyncratic character, and that is rapidly being
destroyed by enormous new buildings. Meanwhile, the uniformly high housing costs deter many
potential residents and businesses.”

“Something done about the incredible rise in homelessness!”

“With rising rents and burdens of student loan debt, it would be nice to see housing options for
college graduates who carry loans. This will draw young, educated individuals to the area who may
otherwise not be able to afford it.”

“All of Portland, including NW Portland need affordable housing now! This would prevent adding to
the current homeless crisis our city is afflicted with that is evident throughout every part of our city.
We don't need another street car...we need to get people off the street by creating resources,
especially affordable housing.”

“Don't want developers offering housing that is NOT affordable.”

“Further gentrification is a serious problem. Steps need to be taken to ensure equity, diversity and
justice for people of color (and other marginalized and/or low-income folks) are foremost among
considerations for any development projects.”

In both the virtual forums and the stand-alone survey responses, housing was a leading
topic. In the forums, conversations about this particular issue were sprawling and
energetic, with very passionate opinions being expressed.

In addition to affordable housing, access to parking, specifically in light of possible
changes to the area, was referenced multiple times.

“New apartment buildings keep going up while parking stays the same or decreases. Personally, |
have seen the loss of 8 parking spots on the two streets directly adjacent to my apartment and know
that more will be lost in the upcoming changes to the bus line. This is very frustrating, especially with

the high rents we pay in this area.”

Friendly House - MP2H 8
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“There is already too much traffic and parking issues. And this would not solve the problem as more
build will then occur, which will increase traffic. For some reason, the city seems to think people will
use public transportation. It seems to be shown that the opposite is true!”

What are your greatest concerns for NW Portland?

This graph shows the recurrent concern in neighborhood safety. Many people
expressed concern about this topic, and in one particular Zoom Community Forum we
held, 4 out of 6 participants cited “feeling safer” as a desire for the neighborhood.

Participants have noted zoning changes and public transportation as both the medicine
and the cure.

“I'd like to see a return to community policing efforts, more affordable/ subsidized housing
opportunities, programs that include increasing opportunities for people of color to have economic
success and embracing differences. Friendly House could be central to these efforts.”

“Great concern about garage/car/residence break-ins, and increasing homeless camp issues (drugs,
garbage, safety).”

“The streetcar expansion will bring more people and crime into the neighborhood!”

“Having more affordable housing will help cut down on crime and get people off the streets.”

Friendly House - MP2H 9
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How many times a month do you use public transportation?

Conclusion

While the potential for change is exciting to many individuals who participated in this
study, the overall conclusion Friendly House has drawn is the community will require
more concrete solutions to existing issues in order to see a majority support from local
residents. The challenges we faced in engaging the most vulnerable communities
prevented us from gathering the amount of information we were trying to collect,
although we do feel the findings are legitimate and fair. While Friendly House is pleased
with the community participation to date, given the current circumstances, we are
continuing to reach out to the marginalized communities in our area and share
information regarding MP2H.

Friendly House - MP2H 10
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Here is a link to the survey questions and responses in spreadsheet format.

Wording used for Friendly House Flyer, email and physical copy

How would new or improved transit lines in NW Portland and changes in land use serve you?

The Montgomery Park to Hollywood Transit and Land Use Development Strategy (MP2H study) is exploring future
transit options and possible streetcar expansionin NW and NE Portland. The City of Portland’s bureaus of Planning
and Sustainability (BPS) and Transportation (PBOT) are conducting the study over the next 12-18 months.

The NW portion of the study will focus on a possible transit line extension to Montgomery Park, including
changes in land use to support potential transit improvements. The NE study is evaluating alternative routes to
the Hollywood District.

Friendly House invites you to learn more and share your thoughts about these potential future changes!

We are looking for community feedback. For more information about the MP2H project or to participate in an
upcoming survey or focus group, please register here: https://tinyurl.com/FHsurvey52020

Learn more about the MP2H study on the web: https://beta.portland.gov/bps/mp2h

Friendly House - MP2H 12
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NW Portland Streetcar Expansion

North West Portland is a unique part of Portland with charm and warmth unique to itself. As
the City of Portland considers potential Streetcar expansion, they are seeking the opinions
of the people who will be directly impacted by any changes, or lack of changes. By sharing
your hopes, concerns, and wants, you will be providing critical information that will influence
the decisions ultimately made. Let your voice be heard!

This survey is brought to you by Friendly House, a community and resource center located
right here in North West Portland for over 90 years. We are committed to continuing our
legacy of service by helping our community voice be heard about these significant issues. If
you are interested in learning more about Friendly House, please visit our website
friendlyhouseinc.org.

* Required

Email address *

Your email

Would you like more information about possible streetcar expansion in NW
Portland?

O VYes
O No
(O Maybe

https://docs.google.com/forms/d/e/1FAIpQLSc_HDffTAtEBINVjo_FPhxxsoqJpcBedB4GuM7gJADGnzJ-dg/viewform?pli=1

177
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What is your zip code? *

Your answer

What might be the benefits of a streetcar line being built in your area?

D Easier to get to work

Bring more customers to local business
Decrease area traffic/solve parking problems
Might bring new development

No benefits that | can see

0o0o003d

Other:

What types of investment or development would most benefit your
neighborhood? (Select all that apply)

Affordable housing

Affordable commercial space
Opportunities to create more jobs
Community amenities

Commercial services

000000

Safer streets

https://docs.google.com/forms/d/e/1FAIpQLSc_HDffTAtEBINVjo_FPhxxsoqJpcBedB4GuM7gJADGnzJ-dg/viewform?pli=1 2/7
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What might be the drawbacks of a streetcar line being built in your area?

D Might bring new development

Other drawbacks

OO0000

Increases in commercial and residential rents
Increases in property taxes

Displacement of businesses and residents

No drawbacks | can see

What are your greatest concerns for NW Portland?

Rising housing costs

Loss of job
opportunitys

Loss or changing
neighborhood
businesses

Loss of charm or
character

Safety

Transportation
accessibility &
options

Very concerned

0
0

O

O

Somewhat
concerned

0
O

O

O

Not concerned at all

O
0

https://docs.google.com/forms/d/e/1FAIpQLSc_HDffTAtEBINVjo_FPhxxsoqJpcBedB4GuM7gJADGnzJ-dg/viewform?pli=1
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How many times a month do you use public transportation?

Not at all |:|

1-3 times a month |:|

4 or more times a month |:|

Please express any additional ideas you have for NW Portland? What would you
like to see? What are you afraid of seeing?

Your answer

What is your ethnicity? Feel free to leave blank if you prefer not to answer.

Your answer

What languages are spoken in your home?

Your answer

https://docs.google.com/forms/d/e/1FAIpQLSc_HDffTAtEBINVjo_FPhxxsoqJpcBedB4GuM7gJADGnzJ-dg/viewform?pli=1

417
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Are you a person living with a disability?

O Yes
O No

O Prefer not to say

What is your age range

O

O 3544
O 4454

(O 5564
O 6475

(O 750rolder
O

Prefer not to say

Do you identify as a member of the LGBTQ+ community?

o O Yes

https://docs.google.com/forms/d/e/1FAIpQLSc_HDffTAtEBINVjo_FPhxxsoqJpcBedB4GuM7gJADGnzJ-dg/viewform?pli=1 5/7



12/2/2020 NW Portland Streetcar Expansion

L o DRA

O Prefer not to say

What is your household income?

(O less than $30,000
(O $30,000-$59,999
(O $60,000-589,000
(O $90,000-$200,000
(O Over $200,000

(O 1 prefer not to disclose

What is your employment status?

O Employed, Full Time

O Employed, Part Time

(O Unemployed

O Prefer not to disclose

What form of transportation do you use?

Your answer

https://docs.google.com/forms/d/e/1FAIpQLSc_HDffTAtEBINVjo_FPhxxsoqJpcBedB4GuM7gJADGnzJ-dg/viewform?pli=1 6/7
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A copy of your responses will be emailed%:etﬁ‘é:z-al_ddress you provided.

Page 1 of 1

Never submit passwords through Google Forms.

reCAPTCHA
Privacy Terms

This form was created inside of Friendly House, Inc.. Report Abuse

https://docs.google.com/forms/d/e/1FAIpQLSc_HDffTAtEBINVjo_FPhxxsoqJpcBedB4GuM7gJADGnzJ-dg/viewform?pli=1 77


https://www.google.com/intl/en/policies/privacy/
https://www.google.com/intl/en/policies/terms/
https://docs.google.com/forms/u/0/d/e/1FAIpQLSc_HDffTAtEBlNVjo_FPhxxsoqJpcBedB4GuM7gJADGnzJ-dg/reportabuse?pli=1&source=https://docs.google.com/forms/d/e/1FAIpQLSc_HDffTAtEBlNVjo_FPhxxsoqJpcBedB4GuM7gJADGnzJ-dg/viewform?pli%3D1%26pli%3D1
https://www.google.com/forms/about/?utm_source=product&utm_medium=forms_logo&utm_campaign=forms
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i COLUMBIA
=== CORRIDOR
ASSOCIATION

Findings from the Northwest Streetcar Extension Surveys

Conducted cooperatively between Northwest Industrial Business Association,
Columbia Corridor Association, and Working Waterfront Coalition

December 2020

Introduction

The extension of the Portland Streetcar into the Northwest Industrial Business district would
permanently change the nature of the Guilds Lake Industrial Sanctuary. The streetcar has long been
acknowledged as a development tool, which generally requires rezoning. Even if no rezoning occurs,
development of the streetcar would remove freight loading areas and would bring residential
development closer to industrial uses resulting in conflicts between the different types of uses, such as
noise and traffic.

While the loss of truck loading areas and residential buffers would create problems for industrial
businesses, the major concerns are economic, not transportation oriented. The Portland Bureau of
Transportation (PBOT) report “Preliminary Racial Equity Analysis of NW Streetcar Expansion and Related
Land Use Changes” suggested that national statistics of industrial jobs be verified with those jobs in the
Northwest (NW) study area. Portland’s industrial sector employs more people of color in family or
middle wage jobs than any other sector. The survey responses verify this fact for the NW streetcar study
area. In addition to high percentages of Black, Indigenous, and People of Color (BIPOC), our survey
respondents were twice as likely to be lesbian, gay, bisexual, transgender, queer, or questioning
(LGBTQ) as the general Portland population.

As you evaluate the economic impacts of the NW Streetcar extension, keep in mind that Portland has
essentially no available industrial land. If an industrial business must relocate from NW Portland, they
will almost certainly be forced out of the City of Portland. This would likely result in a loss of traded
sector income for the city, which would have much more impact on the city’s economy than non-traded
sector income. More importantly, it would be a threat to family or middle wage jobs for employees that
are disproportionately BIPOC and LGBTQ. This raises serious equity concerns that must be addressed.

For further information on how Portland’s industrial sector reduces the middle wage job gap and
employs higher percentages of people of color, refer to the Portland Bureau of Planning and
Sustainability report on “The Industrial Middle of Portland’s Changing Income Distribution.” This 2014
report is expected to be updated in 2021 to show continuing trends.

While it is possible for a business to relocate to a different county which may also be where the
employee lives, we were unable to make such conclusions. Instead, we asked employees if this
extension would connect housing with jobs and if it would expand job access for minority and
marginalized communities.
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Project Staff

Craig Hamilton; Northwest industrial Business Association
Greg Madden; Northwest industrial Business Association
Ellen Wax; Working Waterfront Coalition

Molly Taylor; Columbia Corridor Association

Marissa King; Columbia Corridor Association

Corky Collier; Columbia Corridor Association

Purpose & Background

The City of Portland released a request for grant-funded outreach proposals to help inform the
Montgomery Park to Hollywood Transit and Land Use Development Strategy (MP2H). The MP2H is a city
effort to create an equitable development plan for transit-oriented districts in NW Portland and NE
Portland. The MP2H study will consider land use and urban design, economic development, and
opportunities for community benefits possible with a transit-oriented development scenario, including a
potential streetcar extension. The project will also consider how such opportunities could support the
City’s racial equity, climate justice, employment and housing goals. The work is funded in part by a
Federal Transit Administration (FTA) grant. In NW Portland, the study is exploring alternative land use
scenarios to support a transit investment or future streetcar extension to Montgomery Park.

The main purpose of the grant-funded outreach was to broaden outreach to underrepresented
communities though community-based organizations. Northwest Industrial Business Association (NIBA)
submitted a grant proposal to provide outreach to the communities they serve — primarily industrial
workers and firms in the NW industrial area. Workers in industrial firms typically benefit from middle
wage employment that does not require a four-year college degree. In addition, these jobs are filled by
significantly higher percentages of underrepresented communities including the BIPOC and LGBTQ
communities. The NIBA grant proposal was selected by the City in Spring 2020 and work began on
finalizing a grant agreement. The Columbia Corridor Association (CCA) later became the fiscal agent for
the NIBA grant, and the official grantee, in partnership with NIBA.

Approach

Our original strategy was to walk the streets of the project area and set up survey workshops. COVID-19
limited us to digital and phone communications.

We began with lists of businesses and property owners provided by the Bureau of Planning and
Sustainability staff. We then added business lists provided by Northwest Industrial Business Association
(NIBA) and Working Waterfront Coalition (WWC). We then collated the list and confirmed which
contacts were in the project area.

Outreach began with emails to all the addresses we had on the collated list and publicity on our
respective websites. Then we made phone calls to as many on the list as possible. Many of the phone
numbers were incorrect, requiring internet searches and queries to individual companies. Once contact
was made with a company, we stressed the desire for responses from employees.

Other than requesting that employees fill out the survey, there was no prioritization of which companies
or individuals were called. We simply called as many as possible and referred them to the four surveys.



DRAFT
Four surveys

We created four surveys that paralleled each other. Most questions were the same or slightly reworded.
Some questions were focused on the target audience. For example, we asked business owners about the
average wage at their site; however, we asked employees about their specific wage.

We had a total of 92 responses. Response summaries are available at these links.
e Employees: our main focus and highest response rate of 44.
e Business Owners: 27 responses.
e Property Owners: the group with the most to gain from an extension, 11 responses.
e Qutside the study area: in NW Portland but not in the defined project area, 10 responses.
e Comments from all respondents: collated open-ended comments from all four surveys.

All four summary documents are available at the links above or at www.cca.works/#news/409.

General Findings

The four survey groups responses were remarkedly similar and the early survey responses were very
similar to the later responses. In addition, employee demographics mirrored known industrial employee
demographics in the City of Portland. The lack of wide variability and mirroring of demographics
provides validity that the data is reliable.

Property Owner responses surprised us a little. This is the group with the most to gain from a streetcar
extension. The fact that their answers did not deviate significantly from the other groups gives credence
to the overall results. For example:

» We asked: “In the long term, what do you think is the best use of land in the study area between
NW Vaugh an NW Nicolai?” You would expect the property owners to lean strongly toward
mixed use or employment because these result in higher rents and property values. However,
property owners responded with 36% for Industrial and another 36% for Enhanced Industrial,
with only 9% for Employment and 18% for Mixed Use. Other groups were solidly in favor of
Industrial or Enhanced Industrial. Property owners showed slightly more tendency toward
change, but still wanted to maintain industrial.

» Another good example is Property Owners response to: “From an equity perspective, should the
City invest in expanding the streetcar into Northwest given the transit and economic
development needs in other parts of the city?” Property Owners responded with a higher
percentage of “yes” responses than the three other groups, but was still less than half. Fifty-five
percent of Property Owners felt this streetcar extension was not an equitable investment.

Most of our focus was on the Employee responses for a number of reasons:
1. Business and property owners have bigger investments in property and more reason to have a
biased perspective.
2. The point of connecting housing with jobs is primarily for employees.
There are far more employees than business or property owners.
4. Industrial wages average over $50,000/year, with a low number of high or low wages. This
means that industrial jobs are our best tool to slow the growing wage gap.
5. The industrial workforce has higher percentages of minority employees than most other sectors.
6. The other sectors with high percentages of minority employees have much lower wages (service

w


https://res.cloudinary.com/dtizwr3wv/image/upload/v1602699600/wxlsyk2m6p6nvstzoapz.pdf
https://res.cloudinary.com/dtizwr3wv/image/upload/v1602699749/pry7ti3gne6vbw6o2fgl.pdf
https://res.cloudinary.com/dtizwr3wv/image/upload/v1602699829/yiu6dxdxlj7gov5s9nmv.pdf
https://res.cloudinary.com/dtizwr3wv/image/upload/v1602699935/i9nyd1k6wxoqj9avetwp.pdf
https://res.cloudinary.com/dtizwr3wv/image/upload/v1607472062/ztmvqcmnmgqftwqufnpf.pdf
http://www.cca.works/#news/409
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and retail sectors). The industrial sector employs more people of color in family or middle wage
jobs than any other sector.

We knew these general facts in advance; however, we did not have data specific to the streetcar project
area. The survey responses did not surprise.
e 43% of employees earn over $27/hour; only 4.5% earn less than $20/hour
0 Yetonly one out of 44 lived in NW Portland.
0 Pretty evenly spread across the metro area, with higher numbers residing in other
counties.
e 84% commute by car
0 Thereason is evident in the comments we read about the challenging transit commutes,
including very long transit commutes and multiple transit transfers.
0 Several suggested improving bus service instead of adding streetcar as a better
improvement to their commutes.
e Would you use a streetcar? 75% said no.
e Would the loss of on-street parking be bad? 70% said yes.
e Would a streetcar help connect housing to jobs? 86% said no.
e Would this expansion improve equity? 72% said no.

Overall, results were not surprising. A streetcar extension is a land development tool. Changing the land
use can only result in a loss of industrial land, which inevitably leads to a loss of middle wage jobs, bigger
middle wage gap in the city, and less equity for BIPOC and LGBTQ communities.

Demographics of the Employee respondents

With 44 employee respondents, the statistical deviation is likely to be significant. Demographic data for
the other survey groups is available on the raw data. We did not include it here because our concern is
primarily for the employees.

National Average Portland Employee Responses
White 77% 50%
Black 5.8% 9%
Hispanic 9.7% 25%
Asian 8.1% 9%
LGBTQ 4.1% | (6.2% in San Fran) 5.5% 9% + 6.8% uncertain
Disability (under 65) 9.2% Unknown 4.5%

Ethnicity data is from US Census Bureau, 2019 estimates.

LGBTQ data is from The Oregonian, January 9, 2019; and The Street, May 31, 2018.
Disability data is from US Census Bureau, Americans with Disabilities, 2010; and 2019 estimates.

Demographic results mirrored industrial sector demographics for the City of Portland. The percentage of
BIPOC that work in the industrial sector is roughly twice as high as the general City population.

The only demographic surprise was the high number of LGBTQ industrial employees. We are not aware
of any similar data. Portland has the second highest LGBTQ percentages in the country at 5.5%. Our
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respondents were 9%, plus another 6.8% that said they were questioning their identity.

We were not able to find adequate data on employees living with disability. We have no data for
Portland. The closest we could find was the general U.S. population under 65, which includes employed
and unemployed. This is clearly the weakest correlation in any of our data.

Conclusion

The Portland MP2H project is proposed as an equitable development plan; however, should the
industrial land in the study area be rezoned, there will be proportionally fewer BIPOC and LGBTQ
employees earning middle income wages (approximately $50,000 annually). Depending on how much
retail and service sector moves into the study area, it’s possible that high BIPOC and LGBTQ percentages
will get jobs, but the average wage will be slightly less than $30,000 annually. It’s reasonable to say that
replacing a $50,000/year job with a $30,000/year job is not in the spirit of equity.

A common claim is that redevelopment will result in more high wage jobs. While this is accurate, it’s also
true that the percentage of BIPOC employees in those jobs is dramatically lower, not to mention the
negative impact on people without four-year college degrees. In addition, BPS data shows there would
be few new jobs in the NW study area—most would be transferred from other parts of the city. We can
find little to applaud in a proposal that would result in fewer overall jobs and dramatically fewer BIPOC
employees earning family or middle wages. Not only would the NW streetcar extension bring a negative
financial impact to the city, it would be contradictory to our desire for improved equity. The only group
that is likely to benefit are businesses that recently purchased property in the study area, in anticipation
of windfall profits that come from rezoning.

While it’s possible that some industrial activity will remain in the area, experience in other parts of the
city such as Central Eastside show the obvious: industrial activity cannot be sustained on land that is
zoned for higher value, such as office and residential. First, there is pressure to earn the highest rent
potential for each type of zoning—most property owners would opt for whatever type of tenant will pay
more. Second, reduction of parking and loading/unloading makes it difficult for industrial activities to
continue use of large trucks and equipment. Third, noise complaints are common when industrial zoning
is in close proximity to office, retail or residential. It is unreasonable to think industrial activity will
remain at current levels if the project area is rezoned.

The additional concern for the City of Portland is that there is virtually no available industrial land
remaining in the city. Any industrial businesses that move from the study area will almost certainly be
forced out of the city. This is reinforced by the survey answers and comments. The result is increased
inequity (loss of middle wage jobs for BIPOC and LGBTQ communities) and the likely decrease in traded
sector.

It’s undeniable that the result of a streetcar extension and the requisite rezoning in NW Portland will be
a lower percentage of BIPOC and LGBTQ employees making middle wages in the City of Portland. Should
this proposal move forward, we recommend mitigation for the negative equity impacts. Development
that profits on the backs of BIPOC and LGBTQ employees should not be acceptable.
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Survey Highlights
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NIBA/CCA MP2H Survey

Open-Ended Responses to Survey Questions

Q1: Would you use the Northwest extension of the Portland Streetcar to commute to work?

Employee Comment:

My commute now (before COVID) is home to MAX by bike, MAX to Providence Park, then bike
on the NW 18th/19th corridor. | might modify my commute to use the streetcar.

| would if it ran up Burnside, but | think we all know that isn't likely. I'd take transit, but we have
a kid in school that | have to pick up after work.

My place of business would no longer exist

| live at a NW Portland address in WA county. Driving to work (in NW Industrial area) takes me
20 min or less. The trimet trip planner shows it would take me 75 min to get there by public
transport-that's if | am willing and able to walk a total of 2.8 miles, half of that along a road with
no sidewalk. Having a streetcar line take me a short part of the end of that trip would not make
a difference.

Business Owner Comment:

| oppose the "gentrification" of the NW Industrial Area. Recent "improvements" to N.W.
Industrial Street have significantly created safety issues that were not in evidence before the
"improvement" of the street.

Never. One of my roles is visiting customers and | need an auto to do this.

I'd use it to travel between the office & area restaurants/shops once COVID is a bit more
contained.

no because it does not drop me off at my office

Property Owner Comment:

No, not ever

Out of Project Area Comment:

No responses

Q2: Would you use the streetcar to go to lunch, get to meetings, etc.?

Employee Comment:

I love exploring NW on my lunch hours and after work, having the streetcar available would be
wonderful. | would also use it after work to get to the east side once per week for an evening
class.

Love being able to hop on the streetcar as it is, this would make lunch errands and getting
around even easier.
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e My place of business would no longer exist
e Most of our job sites are in the West Hills and there is effectively no public transportation access
to them, so having it near our office would not help for meetings.

Business Owner Comment:
e No responses
Property Owner Comment:

o My staff and myself would absolutely use the streetcar to access restaurants and other
businesses in NW and downtown.

Out of Project Area Comment:

e No responses

Q3: Do you think your firm or others in the study area would continue operations in this type
of environment?

Employee Comment:
e We would move operations, potentially to out of state
Business Owner Comment:

e Depending on how it’s done. Protect the industrial zoning - do not allow properties to change
zone. The value rises because a new alternative use of the land is offered by the city when they
re-zone. Just don't change the zoning and the values will stay stable for the industrial function. A
very narrow transit corridor with very limited zoning change directly adjacent to the corridor
might be a viable compromise, but rezone of properties a block or more away from the corridor
should be avoided.

e Short term yes, long term unlikely.

e | think eventually many industrial users will be forced to leave the sanctuary due to
encroachment of non-industrial parties. Increased property values will mean increased property
taxes. At some point the land owner will figure out the land value/building potential is higher
than profit from the current operation.

e Impacts from traffic flow has resulted in companies in similar situations moving already.
Relocation is a possibility.

Property Owner Comment:

e Yes our business and our tenant's business is in the area for the long haul.
e trucks can't off load or load materials with streetcar on our street.

Out of Project Area Comment:

e Big money property owners are already lining up to resell their land for higher, residential zoned
prices. Industrial uses would go away, voluntarily or involuntarily, depending on whether they
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own or lease their property. Employment would go from people making $60,000 to $80,000 a
year, with benefits, to part timers making $20,000 to $30,000 and no benefits. Is that what the
City wants?

Q4: How might loss of on-street parking and freight loading affect your operations?

Employee Comment:

Street parking is difficult currently. My company receives semi truck deliveries on a regular basis
and this would be negatively affected by a streetcar in the area.

We have people from all over the PDX area come to shop, as we are a retail business. We are
already strapped for parking as it is. | would love to see a parking garage in NW if streetcar
construction affects current parking availability.

| don't use the parking. We have talked about moving freight loading from the front of the
building to the back (2350 NW York) and building a new freight dock on the back of the building.
The business (Trial Guides) is not retail, there are about 10 employees and a warehouse full of
books.

Business Owner Comment:

This very issue drove our business out of the Pearl district, after three plus decades in that area.
If the same policies are applied here, it will happen again.

we need more parking. Many employees commute by car from other counties because housing
costs are so high in PDX.

Even with zone changes to match the needs and uses, it is still very important to provide enough
freight loading/unloading area due to its importance

If the streetcar is just the beginning of taking over the GLIS, this will certainly affect traffic and
parking in the future. Nicolai is already a challenge for trucks and autos during peak periods. The
intersection at 23rd and Vaughn is a nightmare and bottleneck!

Property Owner Comment:

Our building is an industrial facility and relies on street parking and truck dock loading and the
proposed street car line could impact and some investment would likely be needed in the
building to adapt to new uses.

workers to our sites do not live on a rail line

| own a parking lot in the area.

Out of Project Area Comment:

No responses

Q5: Do you think adding streetcar access and rezoning land for residential use in the NW
Industrial district will help workers live near where they work and/or provide a viable
commute option?

Employee Comment:
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Part of the goal of streetcar expansion is to connect housing and jobs with transit services to
help workers live near where they work. But if family wage industrial jobs get replaced by
residential, then you fail to meet that goal.

| am all for streetcar expansion! But please still seek to accommodate those who MUST
commute or come into NW PDX by car because a bus or streetcar doesn't reach their area.

Yes. We will soon be empty nesters, and are thinking of moving to NW Portland nearer my (and
my husband's) work. More housing will hopefully make it more affordable.

Housing costs in close-in NW are too high for our employees, additional street car wouldn't help
that.

Already have employees using public transportation to get to/from work within the proposed
area

Business Owner Comment:

Unless "affordable housing" is built this will not benefit my employees. | lived in this
neighborhood for 2.5 years and know that existing rent is very high.

Our employees need vehicles to get to work, and to job sites or work sites, the streetcar would
not be able to replace the need for vehicles.

Most employees come in from Vancouver. 95%.

Not necessarily - if your justification is to bring workers to jobs, but in the process the jobs leave
the area, it is pointless. Does the transition have to favor one or the other (residential vs
industrial)? Why not a very narrow transit corridor, limiting any new residential development to
a narrow zone, while maintaining traffic facilities adequate for trucks and private vehicles.

All our employees like to drive. Adding streetcar will not change behavior.

None of our employees live in an area that would benefit by the addition of the streetcar. None
currently us public transportation nor would they likely do so in the future.

Property Owner Comment:

most of my tenant employees work outside the area and wouldn't rely on a streetcar to work.
Also swing shifts probably couldn't use it due to hours of operation.

Our business is light industrial and adding the streetcar would absolutely help keep employees
close and happy being able to move around without the use of a car and would allow them to
enjoy a more lively neighborhood that supports better food and social gathering opportunities.
NW Industrial feels like a wasteland right now.

Which jobs are they talking about? There are already jobs in the NW Ind. area. if they rezone it
for residential, they are killing those jobs and or sending them somewhere else.

probably good on balance.

housing costs will be too high for most of our industrial workers. Most employees commute
from other counties.

Out of Project Area Comment:

There is already bus service into the area. Ridership is low. A streetcar stopping every few
blocks will only make transit times longer.
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Q6: Will it help expand middle-wage jobs for marginalized community members?

Employee Comment:

Expanding street car and residential zoning into the NW Industrial area will push industrial
businesses out of this area of Portland. Which means jobs will be lost as businesses move to
other locations- most likely Washington County, Clackamas County or Vancouver, WA. This is
the opposite of the stated goal in question #8 above.

I'm not well-informed enough about the industrial jobs currently available in NW to truly
comment "yes" or "no" on this, but | believe streetcar access does help people with access to
jobs.

Business Owner Comment:

Industrial land inventory would be reduced but we should look to expand the industrial land
throughout the entire Metro area. Try to make the use match the location and all other
infrastructure requirements.

No more than busses or other public transportation options.

Definitely not! This will lead to further erosion of the GLIS!

The more industrial land you take away, the more jobs of this nature are lost.

Property Owner Comment:

Less land is now needed for industrial purposes. Much of this area isn't even being used for
industrial purposes anyway. It is used by ecommerce companies or office work. Industrial
companies will be well compensated with rezoning, allowing for relocation in an area without
such significant potential for higher density use. Industrial and transportation hubs should be
near airports where people are less likely to want to live. This land has the potential for better
high density use.

NW Industrial streetcar service would encourage vibrancy to the NW but still would be
contained within Nicolai to the North and Montgomery Park to the West - leaving the vast
majority of the NW Industrial area unaffected..

I'm a property owner and employ 500 people that make their living calling on industrial
customers. With Esco's closure, there is not that much true heavy industrial in this study area,
and the area is too difficult to commute to for those income brackets without college education,
so | personally think we need industrial space closer to lower cost housing, not in the heart of
the city, even though logistically preferable for a business like ours.

Out of Project Area Comment:

The streetcar development puts industrial lands and middle-wage jobs at risk and threatens to
drive them away from the central city area.

Q7: From an equity perspective, should the City invest in expanding the streetcar into
Northwest given the transit and economic development needs in other parts of the city?

Employee Comment:
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| live at a NW Portland address in WA county. Driving to work (in NW Industrial area) takes me
20 min or less. The trimet trip planner shows it would take me 75 min to get there by public
transport-that's if | am willing and able to walk a total of 2.8 miles, half of that along a road with
no sidewalk. Bus routes that allow residents to use public transportation from where they
currently live are a much more urgent need than connecting the Pearl to the NW Industrial area.

Business Owner Comment:

All prospective transit projects should be weighed on their intrinsic merits - NW area should not
receive additional weight. All economic, environmental, social, etc. impacts should be
considered in prioritizing projects.

It's not about equity; this is a leading and poorly written question.

Our employees live in Southeast Portland (NE 92nd Ave),Vancouver, WA, and SE Portland (Mt.
Scott. The Mt. Scott employee is a salesman and needs his car to be at his work site.

There are many other areas of the city that need public transit or better public transit. Especially
in light of the city's decision to allow large apartment complexes with little or no parking.

Property Owner Comment:

| believe that the rezoning of this area will add substantially to the City of Portland both in terms
of development but also taxable income. This area would become a major area of employment
with much more density than its present use. Economically, rezoning this area is absolutely in
the community and city's best interests.

Of all 4 quadrants of the city - NW Industrial is the one area that has been completely left
behind regarding development support from the city of Portland. There is no streetcar, very
limited bus service and many acres of vacant or undeveloped land .

Busses!

Getting in and out of the NW Industrial area is already a bottleneck. This project will make that
worse. The businesses in that area need to move their products and supplies in and out of that
area. The traffic jams this will create will significantly, and negatively effect local businesses. The
project will have the opposite effect that the city claims. Jobs will be lost.

Other areas just aren't as central or desirable, and many of them have had investment as well,
this is a natural extension of NW and the Pearl and probably higher density uses make sense.

Out of Project Area Comment:

Outer southeast Portland is hurting and the City Council doesn't care.

Q8: For Property Owner/Operators in the NW Industrial area: you will likely see your land
values increase with rezoning. How might this effect your ability to stay and work in the NW
Industrial Area?

Employee Comment:

No responses
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Business Owner Comment:

Unless Oregon changes the statute/law (not sure what it is) where there is a maximum increase
of 3% of assessed value... an increase in land value is good long term.
Land values will likely increase BUT these additional costs will cut out many industrial users

Property Owner Comment:

The increase in land cost will be offset by the increased value to tenants and their employees.
So, tenants will either be willing to pay more or other tenants will want to be in this area of the
city if it is developed correctly.

Our leases are locked in for at least the next 10 years ensuring that our light industrial workers
will have jobs in this area for years to come.

We already moved our business out, so | now rent to a movie studio user that might be happy
with the developments this spurs in the neighborhood, even though loss of parking could be a
problem.

Out of Project Area Comment:

Increasing land values does not promote industrial development.

Q9: It will be reasonable to expect lease rates to increase with rezoning. How might this
effect your operation?

Employee Comment:

It will force us to move locations.

Of course an increase in lease rates will affect my employer. Is there a way to control lease
rates?

We could all lose our jobs if the rent was to high, we are a small business. it could greatly impact
us in a negative way.

The business owner owns the building, and we typically lease out half of it. That will positively
affect his business.

I'm assuming property taxes will increase. Not sure, employer owns the building and rents out
part of it.

Business Owner Comment:

This will be good for those who own property and want to get out of the area, but not good for
industrial/manufacturing businesses who want to stay. To pick up and move is a huge cost.

Cuts into my budget and the bottom line of my company! At some point it will become too
costly to stay here thanks to rezoning that has happened and will most likely happen on the Esco
site.

Our business does not depend on foot traffic, so increased residential density will have no
positive impact to revenue, just an increase to expenses.

many biz have fled Pdx due to increase tax and regulations, add more lose more biz....



DRAFT

Property Owner Comment:
e No responses
Out of Project Area Comment:

e No responses

Q10: Why is your current location in NW Portland the most effective location for your firm?
Employee Comment:

e No responses
Business Owner Comment:

e Near arterials to access clients all over the area, but do a lot of business in the downtown core
area.

e Alarge portion of our product comes to us via flatbed trucks from outlying areas.
Transportation access is a huge factor. We have been here for over 80 years and have done
very well due to being in an Industrial Sanctuary that allowed for operations such as ours!

e and long-term location.

e we have many customers coming into NW Portland for supplies. They at the same time pickup
steel parts from us. As the suppliers move out, our transportation costs will go up and we will
probably move out of the city. Most likely to Vancouver.

e it was affordable

Property Owner Comment:
e No responses
Out of Project Area Comment:

e No responses

Q11: Do you see the area between Vaughn and Nicolai in NW Portland as a viable location for
your employer in the next 10+ years?

Employee Comment:

e Since they have been here since 1982 i would hope so. but if they make big changes they would
probably have to move.

e Assuming that the proposal goes through, our facility would have to relocate, possibly such that
the current employees would have to find work elsewhere. The street car tracks would prevent
loading/unloading at our facility.

Business Owner Comment:
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e Depends on City and state taxes. the Large increases in taxes in the last few years along with
some of the taxes being proposed make it tough for an industrial company to compete with
other companies in Vancouver and in other Oregon counties.

e Hopefully the city won't figure out how to move fast.

Property Owner Comment:

e but only if it stays with current allowed industrial zoning

e Again, the present zoning makes no sense for the public or the City of Portland. If we want
more jobs and more money in the area we need to develop this area of Portland.

e Light Industrial - absolutely! Heavy Industrial - | don't think is viable near dense populations
like close in NW residential, The Pearl District, Chapman school.

e Not if you're pushing for more commercial business rather than industrial.

e If we go through zone changes that promote redevelopment for other uses, it will be
increasingly difficult for industrial firms to choose the GLIS.

e No, Esco's exit and subsequent rezoning of that area started this landslide and the city that
works won't stop until they have everyone living on top of each other with the highest wage
earners being the baristas that they all require 24/7.

e The City has allowed buildings like the New York to be built with very little parking. there is
virtually no place for employees to park close to these types of buildings.

Out of Project Area Comment:

e Assuming there is adequate buffer zones between residential and industrial firms.

Q12: Where might your business move?
Employee Comment:

e No responses
Business Owner Comment:

e Anywhere but Portland.

e | am very disenchanted with the City's lack of concern over the well-being of industrial residents.
| am planning to exit Portland and the Metro areas in 2021 due to high taxes and the destruction
of a once viable city through mis-management.

e Canby, Ridgefield, Woodburn

e Boise, Idaho

e Washington State

e vancouver

Property Owner Comment:

e It makes no sense to have industrial land in what is otherwise already a developed part of
Portland. The extension of NW 23rd to Nicolai makes sense and would help Portland develop a
vibrant economy in that area of town, generating jobs and taxes. If the city allowed high density
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in this area, it could attract one or more major employers to the area. As noted above, moving
industrial areas to near the airport or outside the primary metropolitan area of Portland makes
a lot more sense.

The rising taxes and the traffic congestion that this will create will drive businesses OUT of the
area and possibly out of Multnomah Co. People are fed up with City of Portland's constant
meddling with a system that works and turning into something that doesn't.

We are not industrial.

Out of Project Area Comment:

If the industrial space in NW Portland is lost, | don't see where they would go. Likely out of the
area.

Portland seems not to care about industrial jobs.

not if the 'industrial sanctuary' turns into Yuppyville.

Q13: What, if any, concerns do you have about economic and/or other pressures that might
force industrial firms and tenants out of the NW Industrial area?

Employee Comment:

No responses

Business Owner Comment:

No responses

Property Owner Comment:

Rezoning should increase property prices to the point that it allows Industrial businesses to sell
their property and relocate to a less expensive area. This may include areas where they don't
have to pay the City of Portland property taxes or Multnomah County Taxes on business income.
These businesses could be provided property tax offsets for the move. Rezoning for high density
will increase Portland's tax base by providing substantially more taxes from businesses, and
property tax.

Industrial businesses will feel they're getting push out

For the last 20 years or so the City has obviously viewed Industry as a second class citizen. The
city has no concern for this step child and has been doing everything it can to strangle it. In the
future the city will wake up realize what it has caused to cease to exist and wonder how that
happened...

Out of Project Area Comment:

The homelessness problem needs to be dealt with before we further gentrify the downtown.
There is too much of a class difference there already. We need good paying jobs, not more
expensive housing and shopping.

Gentrification

10
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Q14: In the long term, what do you think is the best use of land in the study area between
NW Vaughn and NW Nicolai?

Employee Comment:
e No responses
Business Owner Comment:
e No responses

Property Owner Comment:

e Both the Pearl District and NW Portland demonstrate how areas of the city can be transformed
from bad or undeveloped areas to vibrant areas filled with high quality housing, dining and jobs.
The amount of land presently available for redevelopment between the Montgomery Park area,
Esco and the surrounding areas provides a massive opportunity for Portland and its residents.

e Turned Esco's land into enhanced industrial and leave everything else alone.

e Probably above my pay grade, but | do know as a relatively large industrial distribution
distributor in the area, these current buildings are already limited functionality and not class A
or even Class B space, so lots of tradeoffs being made. The surrounding residential
neighborhood is not blue collar at all, so long commutes in for most industrial employees,
should likely located industrial space closer to where industrial workers are likely to live.

Out of Project Area Comment:

e No responses

11
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Constant Contact Survey Results

Survey Name: Portalnd Streetcar NW Industrial Impact Survey for Employees
Response Status: Partial & Completed

Filter: None

10/14/2020 11:05 AM PDT
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Thank you for participating in the
Portland Streetcar Impact Survey!

*Please note that survey responses, including demographic

information, will be reported as an anonymous aggregate to the City of Portland
and the public. We respect your right to confidentiality. Unless you

specifically request that your name be attached to the project, all responses
will be anonymous. State and federal law prohibit use of this information to
discriminate against you.

Introduction The City of Portland is studying whether to bring the streetcar to the NW industrial
area. If this happens, industrial land will likely be rezoned for other uses. While

industrial use would be grandfathered in, economic pressures would make it more

difficult for industrial businesses to continue in this area. It would likely

be similar to the changes we've seen in Central Eastside, The Pearl and at the

Conway site near NW 22nd.

In addition to rezoning, there would be a loss of on-street parking along the
route and an increase in residential housing.

There are three alternative land use scenarios available to view on the city website. To enter our raffle for
$150 gift card, please enter the following (Optional. Answers to the survey will remain anonymous.)

Answers Number of Response(s)
First Name 36
Last Name 36
Work Phone 37
Email Address 16

Page 2
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Where do you live or commute from?

Number of Response
Answer 0% 100% Response(s) Ratio
North Portland 9 20.4 %
NW Portland | 1 22%
SW Portland - 6 13.6 %
SE Portland I 8 18.1%
NE Portaind | 4 9.0 %
Portland/places East of I-205 . 2 45 %
Columbia County 0 0.0%
Washington County - 6 13.6 %
Clark County - 4 9.0 %
Clackamas County I 1 22%
Other | 3 6.8%
No Response(s) 0 0.0%
Totals 44 100%
How do you typically get to work or the NW Portland Industrial area?
Number of Response
Answer 0% 100% Response(s) Ratio
Auto - 37 84.0 %
Transit: Bus, Streetcar, . 2 4.5 %
MAX, etc
Bicycle 1 1 22%
Walk 0 0.0 %
Other | 3 6.8%
No Response(s) I 1 22%
Totals 44 100%
Would you use the Northwest extension of the Portland Streetcar to commute to work?
Number of Response
Answer 0% 100% Response(s) Ratio
Highly likely [ | 2 45 %
Somewhat Likely _ 9 20.4 %
Highly Unlikely | 33 75.0 %
No Response(s) 0 0.0 %
Totals 44 100%

Page 3
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Would you use the streetcar to go to lunch, get to meetings, etc.?

Number of Response

Answer 0% 100% Response(s) Ratio
Highly Likely [ | 2 45 %
Somewhat Likely I 7 15.9 %
Highly Unlikely | 34 772 %
No Response(s) I 1 22%

Totals 44 100%
If zoning in the area were changed to support streetcar,
industrial uses would be allowed to continue operations, however increases in
land values would likely result in
redevelopment of industrial facilities to commercial
and/or residential uses over time and
compatibility conflicts may arise. Do you think your firm or others in the
study area would continue operations in this type of environment?

Number of Response

Answer 0% 100% Response(s) Ratio
Highly Likely 7 159 %
Somewhat Likely _ 9 20.4 %
Highly Unlikely ] 28 63.6 %
No Response(s) 0 0.0 %

Totals 44 100%

Making room for the streetcar would require removal of some on-street parking. How might loss of on-

street parking and freight loading affect your operations?

Number of

Answer 0% 100% Response(s)

Negative Impact _ 31

Neutral/No Impact _ 10

Positive Impact . 2
No Response(s) I

Totals 44

Response
Ratio

70.4 %
22.7%
45%
22%
100%
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Part of the goal of streetcar expansion is to connect

housing and jobs with transit services to help workers live near where they work
and/or provide a viable commute option. Do you think adding streetcar access and
rezoning land for residential use in the NW Industrial district study area helps
accomplish this goal for you or for other current NW Industrial tenants and
employees?

Number of Response
Answer 100% Response(s) Ratio
Yes - 5 11.3%
No . 38 86.3 %
No Response(s) I 1 22%
Totals 44 100%
Industrial
lands serve as the leading source of middle-wage jobs that do not require a
4-year college degree. Do you think expanding the streetcar into the Northwest study area
would help maintain an adequate supply of industrial lands and expand
access for minority and marginalized community members to those jobs?
Number of Response
Answer 0% 100% Response(s) Ratio
Yes - 4 9.0 %
No | 39 88.6 %
No Response(s) I 1 22%
Totals 44 100%

From an equity perspective, should the City invest in expanding the streetcar into Northwest given the

transit and economic development needs in other parts of the city?

Number of

Answer 0% 100% Response(s)
Yes I 12
No . 32
No Response(s) 0
Totals 44

Response
Ratio

27.2%
72.7%
0.0 %
100%
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It will be reasonable for your employer to expect lease rates to increase with rezoning. How might this

effect your operation?

Number of Response
Answer 0% 100% Response(s) Ratio
Negative Impact | 37 84.0 %
Neutral/No Impact - 5 11.3%
Positive Impact i 1 2.2 %
No Response(s) I 1 22%
Totals 44 100%
Do you see the area between Vaughn and Nicolai in NW Portland as a
viable location for your employer in the next 10+ years?
Number of Response
Answer 0% 100% Response(s) Ratio
Highly Likely 10 227 %
Somewhat Likely _ 11 25.0 %
Highly Unlikely I 22 50.0 %
No Response(s) I 1 22%
Totals 44 100%
Why is your location in NW Portland the most effective location for your firm?
Number of Response
Answer 0% 100% Response(s) Ratio
Close to customers or 13 33.3%
suppliers
Transportation connections _ 20 51.2%
and freight access
Long-term location or sunk _ 19 48.7 %
costs
Other 1 1 2.5%
Totals 39 100%
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Records show that on average manufacturing wages in Portland are about $26.50/hr. What range does

your salary fall within?

Number of Response
Answer 0% 100% Response(s) Ratio
$0-$15/hr 0 0.0 %
$15-$20/hr H 2 45%
$20-$27/hr ] 13 29.5 %
Over $27/hr | 19 43.1%
No Response(s) _ 10 22.7%
Totals 44 100%
What is your education level?
Number of Response
Answer 0% 100% Response(s) Ratio
HS Diploma or Less 10 22.7%
Some College _ 11 25.0 %
4-year College Degree _ 8 18.1 %
Advanced College Degree - 5 11.3%
No Response(s) _ 10 22.7%
Totals 44 100%
*What is your race/ethnicity? Please select all that apply.
Number of Response
Answer 0% 100% Response(s) Ratio
African-American / Black - 4 9.0 %
American Indian / Alaskan 0 0.0 %
Native
Asian - 4 9.0 %
Hispanic / Latin I 11 25.0 %
Middle Eastern / North 0 0.0 %
African
Native Hawaiian or Pacific 0 0.0 %
Islander
White I 22 50.0 %
My race in unknown to me I 22%
| prefer not to disclose - 9.0%
Other 0.0 %
Totals 44 100%
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:'I':Are you a person living with a disability?

Number of Response
Answer 0% 100% Response(s) Ratio
Yes 2 45%
No | a 93.1%
| prefer not to disclose I 22%
No Response(s) 0 0.0%
Totals 44 100%
:'!':Do you identify as LGBTQ+?
Number of Response
Answer 0% 100% Response(s) Ratio
Yes 4 9.0%
No | 34 77.2%
I am undecided and/or - 3 6.8 %
questioning.
| prefer not to disclose . 2 45 %
Other I 22%
No Response(s) 0 0.0%
Totals 44 100%
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Constant Contact Survey Results

Survey Name: Corrected Portalnd Streetcar NW Industrial Impact Survey for Business Owners
Response Status: Partial & Completed

Filter: None

10/14/2020 11:07 AM PDT

Page 1



DRAFT

Thank you for participating in the
Portland Streetcar Impact Survey!

*Please note that survey responses, including demographic

information, will be reported as an anonymous aggregate to the City of Portland
and the public. We respect your right to confidentiality. Unless you

specifically request that your name be attached to the project, all responses
will be anonymous. State and federal law prohibit use of this information to
discriminate against you.

Introduction

The City of Portland is studying whether to bring the streetcar to the NW industrial
area. If this happens, industrial land will likely be rezoned for other uses. While
industrial use would be grandfathered in, economic pressures would make it more
difficult for industrial businesses to continue in this area. It would likely

be similar to the changes we've seen in Central Eastside, The Pearl and at the
Conway site near NW 22nd.

In addition to rezoning, there would be a loss of on-street parking along the
route and an increase in residential housing.

There are three alternative land use scenarios available to view on the city website. To enter our raffle for
$150 gift card please enter the following (Optional. Answers to survey questions will remain anonymous.)

Answers

First Name
Last Name
Work Phone
Email Address

Number of Response(s)

16
16
14
16
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Where do you live or commute from?

Number of Response
Answer 100% Response(s) Ratio
North Portland 3 11.1%
SW Portland 1 3.7%
NE Portland 4 148 %
SE Portland 2 74 %
Portland/places East of I-205 . 1 3.7 %
Columbia County - 3 111 %
Washington County - 3 11.1%
Clark County - 2 7.4 %
Clackamas County - 3 111 %
Other ] 5 18.5 %
No Response(s) 0 0.0 %
Totals 27 100%
How do you typically get to work or the NW Portland industrial area?
Number of Response
Answer 0% 100% Response(s) Ratio
Auto | 27 100.0 %
Transit: Bus, Streetcar, 0 0.0 %
MAX, etc
Bicycle 0 0.0 %
Walk 0 0.0 %
Other 0 0.0%
No Response(s) 0 0.0 %
Totals 27 100%
Would you use the Northwest extension of the Portland Streetcar to commute to work?
Number of Response
Answer 0% 100% Response(s) Ratio
Highly likely 0 0.0 %
Somewhat Likely - 3 111 %
Highly Unlikely ] 24 88.8 %
No Response(s) 0 0.0%
Totals 27 100%
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Would you use
the Northwest extension of the Portland streetcar to go to lunch, get to meetings, etc.?

Number of Response
Answer 0% 100% Response(s) Ratio
Highly Likely [ 2 7.4%
Somewhat Likely 0 0.0%
Highly Unlikely | 24 88.8 %
No Response(s) . 1 3.7%
Totals 27 100%
If zoning in the area were changed to support
streetcar, industrial uses would be allowed to continue operations, however
increases in land values would likely result in redevelopment of industrial
facilities to commercial and/or residential uses over time and compatibility
conflicts may arise. Do you think your firm or others in the study area would
continue operations in this type of environment?
Number of Response
Answer 0% 100% Response(s) Ratio
Yes ] 11 40.7 %
No L 1] 15 55.5 %
No Response(s) . 1 3.7%
Totals 27 100%

Making room for the streetcar would require removal of some on-street parking. How might loss of on-

street parking and freight loading affect your operations?

Number of

Answer 0% 100% Response(s)

Negative Impact _ 17

Neutral/No Impact _ 10
Positive Impact
No Response(s)

Totals 27

Response
Ratio

62.9 %
37.0%
0.0%
0.0 %
100%
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Part of the goal of streetcar expansion is to connect

housing and jobs with transit services to help workers live near where they work
and/or provide a viable commute option. Do you think adding streetcar access and
rezoning land for residential use in the NW Industrial district study

area helps accomplish this goal for you or for other current NW Industrial

tenants and employees?

Number of Response
Answer 0% 100% Response(s) Ratio
Yes I 7 25.9 %
No | 20 74.0 %
No Response(s) 0 0.0 %
Totals 27 100%
Industrial lands
serve as the leading source of middle-wage jobs that do not require a 4-year
college degree. Do you think expanding the streetcar into the Northwest study
area would help maintain an
adequate supply of industrial lands and expand access for minority and
marginalized community members to those jobs?
Number of Response
Answer 0% 100% Response(s) Ratio
Yes - 4 14.8 %
No . 23 85.1 %
No Response(s) 0 0.0%
Totals 27 100%

From an equity perspective, should the City invest in expanding the streetcar into Northwest given the

transit and economic development needs in other parts of the city?

Answer 0% 100%

Yes I
No |
No Response(s)

Totals

Number of
Response(s)

5
22
0
27

Response
Ratio

18.5%
81.4%
0.0%
100%
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For Property Owner/Operators in the NW Industrial area: you will likely see your land values increase with
rezoning. How might this effect your ability to stay and work in the NW Industrial area?

Answer 0% 100%

Negative Impact _
Neutral/No Impact _

Positive Impact l

N/A - | am not a property _

owner/operator in the NW
Industrial area

No Response(s)

Totals

Number of
Response(s)

11
6
1
9

27

Response
Ratio

40.7 %
22.2%

3.7%
33.3%

0.0 %
100%

For Business Owners who do not also own the land: it will be reasonable for you to expect lease rates to

increase with rezoning. How might this effect your operation?

Number of Response

Answer 0% 100% Response(s) Ratio
Negative Impact . 20 74.0 %
Neutral/No Impact - 11.1%
Positive Impact 0.0%
N/A - 1 am a property - 4 14.8 %
owner/operator
No Response(s) 0 0.0%

Totals 27 100%
Why is your current location in
NW Portland the most effective location for your firm?

Number of Response

Answer 0% 100% Response(s) Ratio
Close to customers or _ 9 33.3%
suppliers
Transportation connections _ 10 37.0%
and freight access
Long-term location or sunk - 4 14.8 %
costs
Other I 14.8 %
No Response(s) 0.0 %

Totals 27 100%
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Do you see the area between Vaughn and Nicolai in NW Portland as a
viable location for your firm in the next 10+ years?

Number of Response
Answer 0% 100% Response(s) Ratio
Yes | 14 51.8 %
No | 12 44.4 %
No Response(s) l 1 3.7%
Totals 27 100%

Outside of NW Portland, what locations would you see as viable for industrial firms like yours??
Number of Response
Answer 0% 100% Response(s) Ratio
North Portland 5 19.2 %
SW Portland - 3 11.5%
NE Portland N 3 11.5%
SE Portland - 2 7.6 %
Portland/places East of I-205 - 2 7.6 %
Columbia County _ 6 23.0%
Washington County _ 8 30.7 %
Clark County _ 10 38.4 %
Clackamas County _ 7 26.9 %
Other I 7 26.9 %
Totals 26 100%

:'I':About how many people are employed at your facility?

26 Response(s)
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:,I,:Please estimate the percentage of your employees currently commuting to work using public

transportation.

Answer 0% 100%

0-10%

10-20%
20-30%
30-40%
40-50%

More than 50%

No Response(s)

Totals

Number of
Response(s)

22
4

1
0
0
0
0

27

Response
Ratio

81.4%
148 %
3.7%
0.0 %
0.0%
0.0 %
0.0 %
100%

:,IcRecords show that on average manufacturing wages in Portland are about $26.50/hr. What is the

average wage of employees at this site?

Number of Response
Answer 0% 100% Response(s) Ratio
$0-$15/hr [ 1 37 %
$15-$20/hr [ | 1 37 %
$20-$27/hr | 13 48.1%
Over $27/hr I 12 44.4 %
No Response(s) 0 0.0%
Totals 27 100%

:'I':About what percentage of your employees are minority or disadvantaged?
Number of Response
Answer 0% 100% Response(s) Ratio
0-10% I 9 33.3%
10-20% I 13 48.1%
20-30% 0 0.0%
30-40% [ 1 3.7 %
40-50% [ 3 11.1%
More than 50% [ | 1 37%
No Response(s) 0 0.0%
Totals 27 100%
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:'I‘About what percentage of your employees have a 4-year college degree?

Number of Response
Answer 0% 100% Response(s) Ratio
0-10% 9 33.3%
10-20% 6 222 %
20-30% 2 7.4 %
30-40% 3 11.1%
40-50% 1 37%
More than 50% 6 22.2%
No Response(s) 0 0.0 %
Totals 27 100%
*What is your race/ethnicity? Please select all that apply.
Number of Response
Answer 0% 100% Response(s) Ratio
African-American / Black 0 0.0 %
American Indian / Alaskan 0 0.0 %
Native
Asian 0 0.0 %
Hispanic / Latinx . 3.8%
Middle Eastern / North 0 0.0 %
African
Native Hawaiian or Pacific 0 0.0 %
Islander
White | 18 69.2 %
My race in unknown to me . 1 3.8%
| prefer not to disclose - 3 115 %
Other N 3 115%
Totals 26 100%
:'I‘;Are you a person living with a disability?
Number of Response
Answer 0% 100% Response(s) Ratio
Yes [ 1 3.7 %
No | 21 77.7 %
| prefer not to disclose _ 5 18.5%
No Response(s) 0 0.0%
Totals 27 100%
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:'I':Do you identify as LGBTQ+?

Answer 0%

Yes l

No . ]
I am undecided and/or

questioning.

| prefer not to disclose _

Other -

No Response(s)

Number of
100% Response(s)

1
19
0

Totals 27

Response
Ratio

3.7%
70.3 %
0.0%

18.5%
7.4 %
0.0%
100%
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Constant Contact Survey Results

Survey Name: Corrected Portland Streetcar NW Industrial Impact Survey for Property Owners
Response Status: Partial & Completed

Filter: None

10/14/2020 11:10 AM PDT

Page 1



DRAFT

Thank you for participating in the
Portland Streetcar Impact Survey!

*Please note that survey responses, including demographic

information, will be reported as an anonymous aggregate to the City of Portland
and the public. We respect your right to confidentiality. Unless you

specifically request that your name be attached to the project, all responses
will be anonymous. State and federal law prohibit use of this information to
discriminate against you.

IntroductionThe City of Portland is studying whether to bring the streetcar to the NW industrial
area. If this happens, industrial land will likely be rezoned for other uses. While

industrial use would be grandfathered in, economic pressures would make it more

difficult for industrial businesses to continue in this area. It would likely

be similar to the changes we've seen in Central Eastside, The Pearl and at the

Conway site near NW 22nd.

In addition to rezoning, there would be a loss of on-street parking along the
route and an increase in residential housing.

There are three alternative land use scenarios available to view on the city website. To enter our raffle for
$150 gift card please enter the following (Optional. Answers to the survey will remain anonymous.)

Answers Number of Response(s)
First Name 10
Last Name 10
Work Phone 8
Email Address 10
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Where do you live or commute from?

Number of Response
Answer 0% 100% Response(s) Ratio
North Portland 0 0.0%
SW Portland | 1 9.0 %
NE Portland 0 0.0 %
SE Portland 0 0.0%
Portland/places East of I-205 0 0.0%
Columbia County - 1 9.0 %
Washington County _ 2 18.1 %
Clark County 0 0.0%
Clackamas County - 1 9.0 %
Other I 5 45.4 %
No Response(s) - 1 9.0%
Totals 11 100%
How do you typically get to the NW Portland industrial area?
Number of Response
Answer 0% 100% Response(s) Ratio
Auto -] 10 90.9 %
Transit: Bus, streetcar, MAX, 0 0.0 %
etc
Bike 0 0.0%
Walk [ 1 9.0 %
Other 0 0.0%
No Response(s) 0 0.0 %
Totals 11 100%
Would you use the Northwest extension of the Portland Streetcar to commute to your property?
Number of Response
Answer 0% 100% Response(s) Ratio
Highly likely 0 0.0 %
Somewhat Likely _ 2 18.1 %
Highly Unlikely I 9 81.8 %
No Response(s) 0 0.0%
Totals 11 100%
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Would you use the Northwest extension of the Portland streetcar to go to lunch, get to meetings, etc.?

Number of Response
Answer 0% 100% Response(s) Ratio
Highly Likely 2 18.1 %
Somewhat Likely - 1 9.0%
Highly Unlikely | 8 72.7%
No Response(s) 0 0.0%
Totals 11 100%
If zoning in the area were changed to support
streetcar, industrial uses would be allowed to continue operations, however
increases in land values would likely result in redevelopment of industrial
facilities to commercial and/or residential uses over time and compatibility
conflicts may arise. Do you think your tenants or others in the study area would
continue operations in this type of environment?
Number of Response
Answer 0% 100% Response(s) Ratio
Yes | 7 63.6 %
No I 4 36.3 %
No Response(s) 0 0.0%
Totals 11 100%

Making room for the streetcar would require removal of some on-street parking. How might loss of on-

street parking and freight loading affect your tenant's operations?

Answer 0% 100%

Negative Impact |
Neutral/No Impact _
Positive Impact _

No Response(s)

Totals

Number of
Response(s)

7
2
2
0
11

Response
Ratio

63.6 %
18.1%
18.1%
0.0%
100%
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Part of the goal of streetcar expansion is to connect

housing and jobs with transit services to help workers live near where they work
and/or provide a viable commute option. Do you think adding streetcar access and

rezoning land for residential use in the NW Industrial district study

area helps accomplish this goal for current NW Industrial

tenants and employees?

Answer 0% 100%
Yes
No

No Response(s)

Totals

Number of
Response(s)

4
7
0

11

Response
Ratio

36.3 %
63.6 %
0.0 %
100%

From an equity perspective, should the City invest in expanding the streetcar into Northwest given the

transit and economic development needs in other parts of the city?

Number of Response
Answer 0% 100% Response(s) Ratio
Yes | 5 45.4%
No I 6 54.5 %
No Response(s) 0 0.0%
Totals 11 100%
Industrial lands
serve as the leading source of middle-wage jobs that do not require a 4-year
college degree. Do you think expanding the streetcar into the Northwest study
area would help maintain an
adequate supply of industrial lands and expand access for minority and
marginalized community members to those jobs?
Number of Response
Answer 0% 100% Response(s) Ratio
Yes I 4 36.3 %
No - ] 7 63.6 %
No Response(s) 0 0.0%
Totals 11 100%
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As a property owner in the NW Industrial area you will likely see your land values increase with rezoning.
How might this effect your current tenant's ability to stay and work in the NW Industrial area?

Answer 0% 100%
Negative Impact _

Neutral/No Impact _

Positive Impact _

No Response(s)

Totals

Number of
Response(s)

4
4
3
0

11

Response
Ratio

36.3 %
36.3 %
27.2%
0.0 %
100%

Outside of NW Portland, what locations do you see as viable for industrial firms like your tenants and other

firms currently in the NW Industrial District? ?

Number of Response
Answer 0% 100% Response(s) Ratio
North Portland _ 4 36.3 %
SW Portland 0 0.0 %
NE Portland 0 0.0 %
SE Portland - 1 9.0 %
Portland/places East of 1-205 _ 3 272 %
Columbia County _ 2 18.1 %
Washington County _ 7 63.6 %
Clark County _ 2 18.1 %
Clackamas County _ 6 54.5 %
Other I 2 18.1%
Totals 11 100%
Do you see the area between Vaughn and Nicolai in NW Portland as a
viable location for industrial firms in the next 10+ years?
Number of Response
Answer 0% 100% Response(s) Ratio
Yes 4 36.3 %
No | 7 63.6 %
No Response(s) 0 0.0%
Totals 11 100%
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What, if any, concerns do you have about economic and/or other pressures that might force industrial

firms and
tenants out of the NW Industrial area? Select any/all that apply.
Number of Response

Answer 0% 100% Response(s) Ratio
Scarcity of industrial land _ 8 72.7 %
within the City of Portland
Loss of middle wage jobs _ 6 54.5 %
Economic Impacts of losing _ 7 63.6 %
industrial businesses in the
urban core
No concerns _ 18.1 %
Other I 18.1%

Totals 11 100%
In the long
term, what do you think is the best use of land in the study area between NW
Vaughn and NW Nicolai?

Number of Response

Answer 0% 100% Response(s) Ratio
Industrial - maintain the _ 4 36.3%
existing industrial character
Enhanced Industrial - 4 36.3 %
industrial with
creative/industrial office like
Central Eastside
Employment - high density - 1 9.0 %
office/employment center,
similar to Lloyd District or
Downtown
Mixed Use - Residential and _ 2 18.1 %
Commercial, similar to the
Pearl District or NW Portland
Other 0.0%
No Response(s) 0.0%

Totals 11 100%
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*\Nhat IS your race/ethnicity? Please select all that apply.

Number of Response
Answer 0% 100% Response(s) Ratio
African-American / Black 0 0.0%
American Indian / Alaskan 0 0.0 %
Native
Asian 0.0 %
Hispanic / Latinx 0.0%
Middle Eastern / North 0.0 %
African
Native Hawaiian or Pacific 0 0.0 %
Islander
White — ] o sie%
My race in unknown to me 0 0.0 %
| prefer not to disclose - 1 9.0 %
Other [ 1 9.0 %
Totals 11 100%
:'IcAre you a person living with a disability?
Number of Response
Answer 0% 100% Response(s) Ratio
Yes 0 0.0%
No | 10 90.9 %
| prefer not to disclose - 1 9.0%
No Response(s) 0 0.0%
Totals 11 100%
:'I‘;Do you identify as LGBTQ+?
Number of Response
Answer 0% 100% Response(s) Ratio
Yes 0 0.0%
No | 9 81.8 %
I am undecided and/or 0 0.0 %
questioning.
| prefer not to disclose - 1 9.0%
Other [ 1 9.0 %
No Response(s) 0 0.0%
Totals 11 100%
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Constant Contact Survey Results

Survey Name: Corrected Portland Streetcar NW Industrial Impact Survey Outside Project Area
Response Status: Partial & Completed

Filter: None

10/14/2020 11:11 AM PDT
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Thank you for participating in the
Portland Streetcar Impact Survey!

*Please note that survey responses, including demographic

information, will be reported as an anonymous aggregate to the City of Portland
and the public. We respect your right to confidentiality. Unless you

specifically request that your name be attached to the project, all responses
will be anonymous. State and federal law prohibit use of this information to
discriminate against you.

IntroductionThe City of Portland is studying whether to bring the streetcar to the NW industrial
area. If this happens, industrial land will likely be rezoned for other uses. While

industrial use would be grandfathered in, economic pressures would make it more

difficult for industrial businesses to continue in this area. It would likely

be similar to the changes we've seen in Central Eastside, The Pearl and at the

Conway site near NW 22nd.

In addition to rezoning, there would be a loss of on-street parking along the
route and an increase in residential housing.

There are three alternative land use scenarios available to view on the city website . To enter our raffle for
$150 gift card please enter the following (Optional. Answers to the survey will remain anonymous.)

Answers Number of Response(s)
First Name 7
Last Name 7
Work Phone 6
Email Address 7
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Where do you live or commute from?

Answer 0% 100%
North Portland -

SW Portland _
NE Portland

SE Portland _
Portland/places East of I-205

Columbia County

Washington County -

Clark County -

Clackamas County

Other -

No Response(s)

Totals

Number of
Response(s)

1

O B O P P O O W O W

IRy
o

Response
Ratio

10.0 %
30.0 %
0.0%
30.0 %
0.0%
0.0%
10.0 %
10.0 %
0.0%
10.0 %
0.0 %
100%

Would you use the Northwest extension of the Portland Streetcar when commuting to the NW Industrial

area?
Number of Response

Answer 0% 100% Response(s) Ratio
Highly likely 0 0.0 %
Somewhat Likely - 1 10.0 %
Highly Unlikely | 9 90.0 %
No Response(s) 0 0.0 %

Totals 10 100%
If zoning in the area were changed to support
streetcar, industrial uses would be allowed to continue operations, however
increases in land values would likely result in redevelopment of industrial
facilities to commercial and/or residential uses over time and compatibility
conflicts may arise. Do you think industrial firms in the study area would
continue operations in this type of environment?

Number of Response

Answer 0% 100% Response(s) Ratio
Yes [ 1 10.0 %
No . 9 90.0 %
No Response(s) 0 0.0%

Totals 10 100%

Page 3



DRAFT

Making room for the streetcar would require removal of some on-street parking. How might loss of on-

street parking and freight loading affect operations for industrial firms?

Number of Response
Answer 0% 100% Response(s) Ratio
Negative Impact . 9 90.0 %
Neutral/No Impact - 1 10.0%
Positive Impact 0 0.0 %
No Response(s) 0 0.0%
Totals 10 100%
Part of the goal of streetcar expansion is to connect
housing and jobs with transit services to help workers live near where they work
and/or provide a viable commute option. Do you think adding streetcar access and
rezoning land for residential use in the NW Industrial district study
area helps accomplish this goal for current NW Industrial
tenants and employees?
Number of Response
Answer 0% 100% Response(s) Ratio
Yes B 1 10.0 %
No I 9 90.0 %
No Response(s) 0 0.0%
Totals 10 100%

From an equity perspective, should the City invest in expanding the streetcar into Northwest given the

transit and economic development needs in other parts of the city?

Number of

Answer 0% 100% Response(s)
Yes 0
No | 9
No Response(s) - 1
Totals 10

Response
Ratio

0.0 %
90.0 %
10.0 %

100%
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Industrial lands

serve as the leading source of middle-wage jobs that do not require a 4-year
college degree. Do you think expanding the streetcar into the Northwest study
area would help maintain an

adequate supply of industrial lands and expand access for minority and
marginalized community members to those jobs?

Answer 0% 100%
Yes
No . ]
No Response(s) -
Totals

Number of
Response(s)

0
9
1
10

Response
Ratio

0.0%
90.0 %
10.0 %

100%

Land values for property owners in the NW Industrial District would increase with rezoning. How might this

effect their current tenants' ability to stay and work in the NW Industrial area?

Answer 0% 100%

Negative Impact .
Neutral/No Impact _

Positive Impact
No Response(s)

Totals

Number of
Response(s)

8
2
0
0
10

Response
Ratio

80.0 %
20.0 %
0.0 %
0.0%
100%

Outside of NW Portland, what locations do you see as viable for industrial firms like those currently in the

NW Industrial District? ?

Answer 0% 100%

North Portland |
SW Portland -
NE Portland I

SE Portland I
Portland/places East of I-205 _
Columbia County -

Washington County _
Clark County _

Clackamas County
Other

Totals

Number of
Response(s)

4

© O O W N P W N W Pk

Response
Ratio

44.4 %
11.1%
33.3%
22.2%
33.3%
11.1%
22.2%
33.3%
66.6 %

0.0 %

100%
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Do you see the area between Vaughn and Nicolai in NW Portland as a
viable location for industrial firms in the next 10+ years?

Answer 0% 100%
Yes |
No I

No Response(s)

Totals

Number of
Response(s)

5
4
1
10

Response
Ratio

50.0 %
40.0 %
10.0 %

100%

What, if any, concerns do you have about economic and/or other pressures that might force industrial

firms and
tenants out of the NW Industrial area? Select any/all that apply.
Number of Response

Answer 0% 100% Response(s) Ratio
Scarcity of industrial land [ ERRMEM— 9 90.0 %
within the City of Portland
Loss of Middle Wage Jobs _ 80.0 %
Economic impacts of losing _ 90.0 %
industrial businesses within
the urban core
No Concerns 1 10.0 %
Other 1 10.0 %

Totals 10 100%
In the long
term, what do you think is the best use of land in the study area between NW
Vaughn and NW Nicolai?

Number of Response

Answer 0% 100% Response(s) Ratio
Industrial - maintain the _ 6 60.0 %
existing industrial character
Enhanced Industrial - ] 3 30.0 %
industrial with
creative/industrial office like
Central Eastside
Employment - high density 0 0.0%
office/employment center,
similar to Lloyd District or
Downtown
Mixed Use - Residential and 0 0.0%
Commercial, similar to the
Pearl District or NW Portland
Other 0 0.0%
No Response(s) - 1 10.0%

Totals 10 100%
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*\Nhat is your race/ethnicity? Please select all that apply.

Number of Response
Answer 0% 100% Response(s) Ratio
African-American / Black 0 0.0%
American Indian / Alaskan 0 0.0 %
Native
Asian 0.0 %
Hispanic / Latinx 0.0%
Middle Eastern / North 0.0 %
African
Native Hawaiian or Pacific 0 0.0 %
Islander
White | 6 60.0 %
My race in unknown to me 0 0.0%
| prefer not to disclose _ 4 40.0 %
Other 0 0.0%
Totals 10 100%
:'IcAre you a person living with a disability?
Number of Response
Answer 0% 100% Response(s) Ratio
Yes N 1 10.0 %
No | 9 90.0 %
| prefer not to disclose 0 0.0%
No Response(s) 0 0.0%
Totals 10 100%
:'I‘;Do you identify as LGBTQ+?
Number of Response
Answer 0% 100% Response(s) Ratio
Yes 0 0.0%
No - 9 90.0 %
I am undecided and/or 0 0.0 %
questioning.
| prefer not to disclose - 10.0 %
Other 0.0 %
No Response(s) 0.0%
Totals 10 100%
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Micro Enterprise Services of Oregon

To: Barry Manning, City of Portland Bureau of Planning & Sustainability

From: Micro Enterprise Services of Oregon

Re: MP2H — Northeast/Hollywood Feedback Session Interim Report

Target Group: Minority- and women-owned small business owners

In May and June, as part of a contract with the City of Portland Bureau of Planning and
Sustainability (BPS), Micro Enterprise Services of Oregon (MESO) held sessions to obtain
feedback from BIPOC and women owners of small businesses about three possible Portland
streetcar routes being considered in northeast Portland as part of the City of Portland’s
Montgomery Park to Hollywood (MP2H) Transportation Strategy.

The sessions were intended to gather input from small businesses that have traditionally been
underserved and underrepresented during planning for City transportation projects. The
objectives focused on providing information about the proposed project and the routes being
considering, and then providing a chance through discussion and completion of a survey for the
business owners to share how each route might benefit or impact them. While those goals
were met during the sessions, current events in Portland, including a growing awareness and
call for increased social and racial justice, influenced the conversations and discussions.

The discussion and feedback gathered from the sessions provide insight into business owner
views and opinions about the proposed streetcar project. The majority of participants, for
example, see the proposed route along Sandy as the preferred route. However, the participant
feedback and comments also offer a first-hand look issues that small business owners,
especially BIPOC entrepreneurs, believe need to be addressed at the City level in order to
create a foundation of equity that can then be used to plan, develop and move forward with
physical projects such as extending the Portland Streetcar line from the Montgomery Park area
to the Hollywood District

SESSION DETAILS

As per MESQ’s contract with BPS, we focused outreach for both sessions on minority- and
women-owned small business that either were located in the Northeast project area or worked
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Micro Enterprise Services of Oregon

with clients in that area. Our original proposal, submitted to BPS before Gov. Brown issued a
stay-at-home mandate in mid-March, indicated we would conduct outreach to between 60 and
80 small businesses. We planned on holding two two-hour in-person feedback sessions and
estimated we would gather feedback from a total of between 30 and 50 small business owners.
However, due to COVID-19 precautions, the two-hour in-person format original planned for the
session was adjusted to two virtual sessions of one hour each. Prior to the change, approval
was obtained from City representatives.

Both sessions featured a similar format. After a welcome from MESO and initial introductions
that included identifying staff from MESO, BPS, Portland Bureau of Transportation (PBOT) and
Prosper Portland, City staff provided background information about the purpose of the project
and presented a video to educate participants about project, including routes being considered.
MESO then facilitated a discussion that allowed participants to talk ask questions and share
their viewpoints with MESO and City staff. Participants were sent an online survey after each
session.

Each participant received a $50 stipend/compensation for completely filling out and returning
an online survey designed to gather feedback about how the proposed routes might impact
their businesses and/or business activity. All participants returned completed surveys, with 23
stipends provided

Just under 40% of the session participants/survey respondents were men, slightly more than
56% were women, with a little more than 4% self-describing. Approximately 52% identified as
Black/African American; nearly 18% identified as Hispanic or Latinx; slightly more than 4%
identified as Asian, nearly 22% identified as White and approximately 4% declined to provide
racial/ethnic information. Approximately 65% operate home-based businesses; the remainder
lease storefront spaces, with monthly lease rates ranging from $1,751 to $4,000. Respondents
spent an average of nearly 13 minutes filling out the survey.

MESO participants who attended the sessions included Stephanie Basalyga, Nita Shah, Carmen
Madrid and Vianca Moto. Sessions also were attended by Barry Manning of BPS, Kate Drennan
of PBOT, and Joana Filgueiras of Prosper Portland.

MESO held the first of the two virtual sessions on May 27. Eighteen minority and women
owners of small businesses located in, or associated with, the study area containing the three
routes viewed a video about the project and participated in a discussion led by MESO and staff
from PBOT, BPS and Prosper Portland. Participants were part of a group of current MESO clients
who were invited to participate in the session.
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Micro Enterprise Services of Oregon

The second feedback session was held on June 18. MESO invited clients that were unable to
attend the first session. We also used our in-house MarketLink research service to identify
more than 200 small businesses with ownership that met the target audience because they are
located in the project area and/or work with clients in the area. The latter group of businesses
received direct-mail postcards that invited them to attend the session and provided
information about the project (including links to the City’s MP2H project website).

The second session drew a smaller number of participants. Although approximately 20 people
registered for the event, a total of five people actually attended the session. MESO attributes
this lower attendance to conditions related to the pandemic. The first session was held at a
time when many small businesses were closed, so owners had time free to attend. By the time
the second session was held, however, small businesses had either started to open or had
pivoted their goods and services in ways that allowed them to start serving customers once
again. Focused on reopening, including rebuilding inventory and preparing physical spaces to
meet safety requirements, fewer owners had time available to attend the June session.

The discussions also differed between the two sessions. During the first session, discussion was
split between the transportation project and participants’ views on steps the City should take to
improve equity in both City projects and development of underserved and underrepresented
communities.

During the second session participants focused their questions and discussion more on the
topics of equity and opportunity, especially in the areas of neighborhood development and fair
participation. We attribute that shift in focus to events (such as the Black Lives Matter protests)
that took place between the first and second sessions that turned a spotlight on the need for
greater social justice and equity. This led to an increased willingness of participants to share
their own experiences with inequity as small business and property owners in Portland. The
resulting participant comments and discussion during the second virtual session, presented in
detail later in this report, provide valuable information that may help the City as it moves
forward with building relationships in communities that historically have been underserved and
underrepresented.

For both sessions MESO gathered surveys and feedback from a total of 23 individuals. Although
the total number of attendees was below the number originally proposed by MESO, survey
responses among participants were consistent, leading us to determined additional survey
responses would result in similar results.
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SURVEY RESULTS SUMMARY

Based on all survey responses, 43% of respondents selected the Sandy option as their favored
streetcar route, citing a need for more public transit options along that route and seeing Sandy
as a straightforward way to connect the Montgomery Park and Hollywood areas.

“Sandy is a two-way artery. There seems to have more space for street car, vehicles and bikes
to share,” one small business owner commented. “Also, some parts of Sandy ... are steep;

I”

therefore, pedestrians could benefit by having the option to take the street car uphil

A little more than 26% selected the Broadway route as their favorite option. A little less than
9% selected the Irving/Sandy option. Nearly 22% said they didn’t favor any of the routes, with
several comments providing an indication those respondents didn’t see streetcar as an addition
that would benefit the study area. (See Appendix A on page 11 for raw data and additional
comments related to the most favored route.)

The least favored route was Broadway, which was selected by a little more than 39% of survey
respondents. The 26% who saw Sandy as the least favorable option felt bringing in a streetcar
line would worsen gentrification already occurring along that route. Another 26% who felt
Irving/Sandy was the least favored route thought placing a streetcar line would make the route
too confusing to navigate.

Those who selected Broadway as their least favorite option indicated the area already had
enough public transit options. Concerns about placing a streetcar line on Sandy focused on the
possibility of the project increasing the inequity through community displacement that has
already taken place along that route. (See Appendix B on page 12 for raw data and additional
comments related to the least favored rout.e)

Increased commercial and residential rents topped the list of participants’ concerns about
negative impacts that might result from bringing a streetcar line into the study area. Following
close behind were concerns about possible increases in property taxes and displacement of
both residents and businesses. About one-quarter of respondents saw development that might
result from a streetcar line as a possible negative impact. (See Appendix C on page 14 for raw
data and comments about possible positive/negative impacts related to streetcar service in
neighborhoods.)
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Impacts on traffic were most commonly cited by participants as their number one concern
about how construction of a street line would impact their areas and their ability to effectively
run their business. Close behind were concerns about a loss of adequate parking and difficulties
for customers in accessing businesses in or near areas of construction work.

When it comes to sharing feedback about projects or discussing projects with the City, half of
the respondents favored doing so at public meetings. The remaining 50% were evenly split in
favoring one-to-one conversations, online video conferences, or email conversations.

In the survey, participants also were provided with an opportunity to write their own responses
to a question asking them to identify the most important thing the City should keep in mind
with regard to equity as it moves forward on this project.

Responses provided, which were supported by comments made during the discussion periods
in both feedback sessions, indicate participants are seeking consistency and follow-through
from the City. They also called for the City to continue to seek out voices of those already in the
area in order to avoid displacement of residents and businesses similar to what has happened
in other parts of the city.

Specific suggestions included:

o “(Make) affordable housing for BIPOC and BIPOC businesses (a priority).”

e “Make sure (the process) is inclusive of residents as well as business owners, and that
People of Color know about the planning stages and are given a right to voice their
opinions.”

e “Continual dialogue with all stakeholders — especially the disenfranchised.”

e “(The City should consider) how will minorities be impacted and what is defined (as)
middle-wage jobs/low income housing. If there is still low-income housing, then that
means these people will still feel less than the areas they live in. Maybe home
ownership is a better investment.”

e “Equity at its core is a redistribution of wealth. | suggest considering ways to implement
progress in a way that abandons the traditional exclusionary practices.”

e “Please listen to the locals before move forward.”

(Refer to Appendix D on page 16 for additional participant responses/suggestions.)
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At least one respondent acknowledged the difficulty that comes with trying to address myriad
needs and interests of stakeholders in projects such as the one being considered in the MP2H
study.

“Hard to say (what the City should keep in mind as it goes forward with this study). Seems like a

mnm

‘damned if you do, damned if you don't situation,’” the respondent wrote. “Increasing the
efficiency of traffic flow is going to make the city better, and making the city better is going to
lead to gentrification unless middle-class jobs and homeownership are made available to poor
people in the areas you're improving. Can PBOT guarantee these options? Seems like fixing the
systemic issues that lead to gentrification is beyond the scope of PBOT. So do you just leave
some parts of the city poorly-developed so that they're cheap enough for poor people to live

in? That doesn't seem like a good solution either.

“I think maybe the best option would be to guarantee low-income housing along any lines that
are developed and to create parks and green spaces nearby. From what little | know about
urban planning, it seems that creating green spaces is correlated with educational achievement.
So if you have guaranteed low-income housing near parks and good transportation, you could
potentially, in some small way, help narrow the achievement gap for kids of color, which, over
time, should reduce the wage gap between whites and people of color, which should lead to
homeownership in communities of color, which should make them more resistant to
gentrification because your rent can't be raised if you're not a renter.”

INSIGHTS AND OBSERVATIONS

The Positive Potential of Development: On the subject of new development in communities,
it’s often assumed underserved and underrepresented residents and small business owners
don’t support development in their communities because it usually drives up residential and
commercial/official/retail space rents and prices, and forces lower-income residents out of the
area. At first glance, our survey results would appear to support that assumption. Examining
the responses and comments more carefully, however, leads to an important realization.

Of the respondents, 21.75% said they considered new development as a possible drawback to a
streetcar being brought to the Hollywood District. In addition, 79.57% of respondents worried
that bringing streetcar access to their neighborhood could lead to increases in
commercial/retail/office rents as well as jumps in residential housing prices, and 70% worry
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about how new development might impact their ability to stay in their communities and
neighborhoods due to gentrification.

However, 35% of small business respondents indicated they see development associated with a
streetcar line as having potential benefit to revitalize historically under-serviced communities
that haven’t seen investment. Respondents who see development as having potential benefits
supported their viewpoint with comments that indicate those benefits can only be realized by
not just including residents and small business owners already in the neighborhood in decision
making, but also by finding opportunities to allow them to financially benefit from any
development that occurs (see Collective Bargaining Agreements section later in this report for
further analysis).

Creating Opportunity: One word was brought up by participants of color during both sessions —
Opportunity. BIPOC business owners in both sessions said they appreciated the opportunity to
weigh in on potential development and transportation plans in the Montgomery Park and
Hollywood districts. However, they felt the efforts were mainly “window dressing” and failed to
address the real issues that they say have been problems in traditionally minority communities.

Several participants in both sessions stressed that simply giving BIPOC residents and small
business owners a say in the types of development and transportation options in underserved
areas falls short of what’s really needed. Instead, they called for more opportunities for BIPOC
small business owners especially to be provided with opportunities to participate in —and
benefit from — actual development efforts.

One participant during the second session, for example, expressed frustration that large
developers from outside the Portland area seem to have little difficulty obtaining permits and
approval to tackle developments in his neighborhood. Meanwhile he owns two pieces of
property that he says he has tried to develop, only to run into what he considered roadblocks
from the City.

Both this property owner and others involved in the sessions said they found the City’s
permitting and design review processes and systems confusing and skewed to favor larger,
more experienced developers. BIPOC property and small business owners might benefit from a
class or program that walks them through how the City approaches development and
transportation projects.

A mentorship-type program that connects BIPOC owners of property zoned commercial or
retail with experienced developers also might prove beneficial. Such a program also would
support and promote genuine equity in the development of underserved communities and
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neighborhoods. As feedback session participants stressed, in order to create true equity for
BIPOC small business owners and residents, the City needs to examine ways to help them
actually invest in their communities, with the goal of keeping those dollars in the specific
communities.

Community Benefit Agreement Suggestions: The move from home-based to brick-and-mortar
represents a major accomplishment for a small business owner. The transition can often offer
the opportunity for the business to grow its customer base, product lines and revenue. Too
often, however, moving into storefront space, especially in new developments, can incur
expenses higher than most small business can afford. In addition, traditional commercial and
retail spaces are often larger than most small or micro businesses need, with rents higher than
they can afford.

A true commitment to supporting a diverse, inclusive business community in a neighborhood
requires providing opportunities for micro enterprises to gradually grow into larger businesses.
That commitment must come from both developers and local government.

Community Benefit Agreements (CBAs) for developers should be shaped in ways that
encourage developers to turn first to locally owned businesses to fill commercial and/or retail
spaces. Local tenants are more likely to reinvest in the community, spending their dollars to
help support other local businesses in the community.

As one small business participant commented: “Larger developers and big conglomerate chains
seem to have first dibs or first rights of use to the most coveted commercial spots. They snatch
the spaces even before construction starts. It would be ideal to favor small local business and
entrepreneurs first.”

In addition, CBAs should encourage developers to consider innovative approaches to
commercial, office and retail that create smaller spaces that are more affordable to micro
businesses. Small business participants in the feedback sessions also suggested providing
incentives to encourage developers to find ways to make it easier — and less expensive — for
micro and small businesses to move into spaces. Build outs of hard-shell spaces in typical
developments, for example, can end up being more expensive than most micro businesses can
afford while move-ins of soft-shell spaces are more affordable.

Home-based businesses: While the tendency may be to focus on small businesses located in
storefronts, the Hollywood area is host to many home-based businesses. In fact, more than
63% of the participants in the feedback sessions ran their small businesses out of their homes
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While storefront businesses are easiest to connect with for input, effort also should be made to
ensure communication and notices about upcoming meetings and projects are reaching home-
based businesses. The input of home-based businesses is critical to accurately determining
project impacts on the business community of an area or neighborhood. Many home-based
businesses provide services that are needed — and used — by local brick-and-mortar-based
businesses.

As development occurs in areas, attention should be paid to the types of home-based small
businesses in the area. Encouraging developers to fill retail spaces with storefront businesses
that will be able to use the goods and services of local home-based businesses — and creating
programs and ways to connect those businesses — will help build a healthy, inclusive foundation
for a neighborhood business landscape that will benefit all in the area.

As one participant commented in their survey, “The development on nearby Division Street has
greatly boosted local businesses, which in turn helps me get more clients.’

Leading versus open-ended questions: At least two respondents in the first session felt at least
one question MESO included in the feedback survey was phrased in a way that was “leading”
respondents to provide a positive answer. The question, related to participant experiences with
development in their neighborhoods, was taken almost verbatim from a survey used by the City
during its open house.

After reviewing the question, MESO agreed the question could be perceived as trying to draw a
positive response from participants. We removed the question from the survey form that was
sent to second-session participants and also removed the question and its results from answers
from the participants in the first session. Prior to the second session, we also carefully reviewed
the rest of the survey questions to ensure they didn’t appear to be “leading” respondents to
certain types of answers.

For both MESO and the City, the experience highlights an important reminder that not
everyone approaches situations from the same viewpoint. While bias in how questions are
phrased may never be completely eliminated, it is important to consider what filters those
creating the questions may be using and to run surveys by outside groups for input prior to
releasing them to larger groups.
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FUTURE CONVERSATIONS

When asked in the survey to name the most important step for the City to take to support and
promote equity during the study and any future projects, one small business owner responded:
“Actually create equity instead of just talking about it. Find a way that people of color can
benefit from the changes.”

By holding these feedback sessions to connect with minority- and women-owned small
businesses, BPS has taken important first steps. The agency has opened up a dialogue that
should —and must — continue in order to create true equity and inclusion in underserved,
underinvested parts of Portland.

BIPOC- and women-owned small businesses in the Northeast portion of the MP2H project area
are interested in both receiving ongoing information about the project and being given a seat at
the table — and a voice — to shape how a possible Portland Streetcar expansion can be doneina
way that promotes true equity and inclusion. Approximately 69.5% said they would be
interested in attending another feedback session when the City narrows the northeast routes
down to two options. Meanwhile, a little more than 43% said they would be interested in
participating in feedback sessions when environmental review information is available. And at
least one survey participant suggested providing a financial report examining how different
scenarios would economically impact and/or benefit specific racial and ethnic groups (see
Appendix D on page 16 for specific comment).

While CBOs like MESO can play an important part in connecting the City with BIPOC- and
women-owned businesses, it is critical that the City and its agencies be an active partner in
dialogues and discussions. Having representatives from City agencies such as BPS and Prosper
Portland participate in both feedback sessions gave participants an opportunity to feel their
voices, concerns and viewpoints were being heard. It’s how trust is built. Through consistent
and long-term commitment to the scenario of inclusion and equity that is being painted by this
project and approaches such as minority/women-specific feedback sessions, Portland has an
opportunity to move beyond past trauma and pain toward a brighter and more equitable
future.
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APPENDIX A

Survey Question: Which of the three possible routes do you see as most favorable? (Select one;
open-ended question — 23 responses)

Responses:
Broadway 26.09%
Sandy 43.48%
Irving/Sandy 8.70%
None favorable 21.74%
Comments:

“Sandy is a two-way artery. There seems to have more space for street car, vehicles and bikes
to share. Also, some parts of Sandy ... are steep; therefore, pedestrians could benefit by having

III

the option to take the street car uphil

“(Sandy is) already congested but having the streetcar might improve the flow of traffic, similar
to Burnside.”

“The Broadway route seems as though it would better connect folks who don't already have
pretty decent access to bus and Max routes. It would also limit extra impact to Sandy, which is
already seeing a lot of new development and will undoubtedly see increases in rent, traffic and
all of the other negative effects of forced development.”

“The construction alone (on Broadway) would be disruptive to the thoroughfare, which already
is congested. We have existing streetcar lines and buses on this route. Sandy Boulevard
connects a number of different areas of the city.”
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APPENDIX B

Survey Question: Which of the three possible routes do you see as least favorable? (Select one;
open-ended question — 23 respondents)

Responses:
Broadway 39.13%
Sandy 26.09%
Irving/Sandy 26.09%
Undecided 8.70%
Comments:

“Too many people rely on vehicle transportation in (the Irving/Sandy) area.”

“(Broadway) is one of the rear streets that has 2-3 lanes in this area and ... being that the Max is
near & the other streetcar goes up to 7th before re-routing.”

“Too much traffic on Sandy right now.”

“Driving on a road with a streetcar in is not a great experience. | know the point is to reduce
traffic and encourage the use of public transport, but until that becomes cheap enough to use
as a regular alternative, being able to drive comfortably on a road, without slipping into tram
tracks (whether it's wet or dry), will be more important to me as a business owner. | drive up
and down Sandy regularly and would definitely be negatively impacted by reduced lane usage
and having to maneuver around tram tracks. Not to mention waiting for stops, and the
inevitable increase of foot traffic in the Hollywood area.”

“Deeper congestion and community displacement. With deepening gentrification of
communities across the Portland Metro area, how would these particular routes support the
thousands of cars driving into Portland from cities outside of the Portland Metro area?”

“It seems like having a line on Sandy would be less useful to people because Sandy runs

diagonally to the grid. It's easier to navigate the public transit system when lines run parallel to
each other.”
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“I think (Irving/Sandy) would be confusing for people to navigate.”

“There was just a direction project in this area, so why up root all that has been done to add
more transportation. Money can be allocated in other areas.”
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APPENDIX C

Survey Question: What do you see as possible benefits to having streetcar service in your

neighborhood? (Multiple choices allowed — 23 respondents)

Responses:

Decrease traffic/solve parking problems 56.52%

Bring more customers to my business 39.13%
Bring new development to the area 34.78%
Easier for my employees to get to work 21.74%
No benefits that | can see 27.74%
Comments:

“l was located on N Williams Ave 2 blocks north of Broadway for 18 years and just moved to NE
28th 1 year ago. | did not feel the street car had any benefit to my business or my rental located

on Williams Ave.”

Survey Question: What do you see as possible drawbacks to having streetcar service in your

neighborhood? (Multiple choices allowed — 23 respondents)

Responses:

Bring new development to area: 21.74%
Increase commercial/residential rents 69.57%
Increase property taxes 73.91%

Displace businesses and residents  69.57%

No drawbacks that | can see 8.7%
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Comments:

“As development happens the businesses who have been in the area for a long time seem to
get pushed out. The development areas loose some of their uniqueness and flavor which is
what made them interesting in the 1st place. | have experienced firsthand a huge spike in taxes
in the developing area which definitely adversely affects existing residents and businesses. The
new construction is either too expensive to afford a lease and/or very generic with no
character, no green space, it's very uninviting and doesn't encourage pedestrian traffic.”
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APPENDIX D

Survey Question: What is the most important thing for the City to consider with regard to
equity as it moves forward with this study? (Open-ended question — 23 respondents)

Responses:

“Gathering comments from community members, record comments and utilize before decision
making happens.”

“Stopping the increase in commercial rent to allow businesses with established locations to
avoid being forced out of their homes. Similarly, assessing what other negative impacts the
development will have on those businesses. As listed above, decrease of available parking,
increased traffic, etc.”

“When it comes to affordable housing, there should be rental and business ownership. Not just
rental property for the rich. People should be given the opportunity to buy.”

“Consider black people, their opinions, their values, and their businesses.”

“That development projects positively impact the people who already live and work here.”

“Impact on preexisting neighborhoods and businesses.”

“(Think about) who would want to have a business or live in the area and participate in growing
the community as well as embracing the existing businesses? Encouraging diversity and

celebrating individual culture so the area is not generic. A grant for existing businesses to make
upgrades or do maintenance, improve signage, make it easier for a small business or start up to
have a retail space as well as helping with education and networking so they can be successful.”

“As | discussed within the meeting, (I would like to see) a detail fiscal impact statement that
disaggregates its data by race for the data being used for your projections. | would also suggest
exploring additional projects that would that would center Black, Indigenous, and People of
Color investors and business owners.”
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Background

On August 30™, 2019, Prosper Portland and the Bureau of Planning and Sustainability signed an Intergovernmental
Agreement that included Prosper Portland involvement or partnership on four (4) key tasks as part of a broader City of
Portland work on the Montgomery Park to Hollywood Transit & Land Use Development Strategy: 1) Community
Engagement Plans and Process; 2) Urban Design Analysis and Concepts; 3) Community Equitable Needs and

Opportunities; 4) City Legislative Process.

It is our observation that much of the tasks 1, 2 and 3 is complete and, based on that work, the City is considering next
steps related to the City Legislative Process. Given the Legislative Process step may take longer than originally anticipated
and Prosper Portland’s need to reprioritize staff to focus on COVID-19 economic relief and response together with longer
term economic recovery, Prosper Portland is providing this memo as a summary of our participation and deliverables to
date due under the IGA. Prosper Portland stands ready to continue to be a supportive thought partner to the City as
needed as the City Legislative process proceeds and proposes to retain only a portion of the IGA funds remaining available

to cover our participation through June 2021.

Community Engagement Plans and Process

Per the IGA, the work considered is described as follows: “BPS will lead community engagement efforts, with a focus on
the needs of underserved communities and how development along the project corridor can advance outcomes for
historically marginalized communities. Prosper staff will participate in the engagement as time and budget allow. There is

no Prosper Portland deliverable in this task, other than staff participation.”

In furtherance of this process, Prosper Portland participated in several planning and community engagement events led

by Portland Streetcar Inc, PBOT and BPS, including the following:

v Support for a Request For Proposal (RFP) to select community based organizations for engagement, through which
Friendly House; Micro Enterprise Services of Oregon (MESO); Northwest Industrial Business Association (NIBA) /

Columbia Corridor Association (CCA); and the Hollywood Senior Center/ Urban League were awarded contracts.

\

Attendance at in person and virtual public Open House events.

v Input on the creation of surveys to be used in the community engagement processes, suggesting questions to be
included and, especially with CCA.

v' Assistance with expanding survey distribution through firms and employers active in the industrial area, specifically

major construction trades within the subject area.

Prosper Portland also engaged with regular project working group and internal cross-bureau planning meetings in support

of preparation and presentation of engagement related materials.

Through the community engagement and outreach done, particularly by the four contracted community based
organizations, Prosper Portland’s main take aways about the project include: 1) the potential loss of industrial businesses
and already short supplied industrial lands in Portland; 2) the potential for new mixed use development that has been
historic inequitable, due to lack of accessibility or opportunities for wealth creation amongst disadvantaged and BIPOC
communities, including offering only affordable housing and no other supporting tools; and 3) the effects the streetcar

could have on traffic and parking in the areas of proposed extension.
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Community engagement and outreach via community-based organizations and with stakeholders should continue to

provide updates as plans related to the City Legislative processes or decision making solidify.

Urban Design Analysis and Concepts

Per the IGA, the work considered is described as follows: “BPS and PBOT, with Metro-funded consultant assistance, will
lead urban design work with a framework guided by the project purposes and goals. Findings from the housing and
equitable community development needs analysis will guide urban design. Prosper staff, working with BPS and PBOT will
generate ideas for consultant, provide supporting technical analysis as appropriate, and review drafts. There is no

Prosper Portland deliverable in this task, other than staff participation and review of documents.”

Nelson Nygard was awarded a contract via Request for Proposals to lead the urban design analysis work with a portion of
their work subcontracted to ECONorthwest. Prosper participated in the consultant’s selection through the review and
ranking of RFP responses. Following selection, Prosper attended several meetings with Nelson Nygard and ECONorthwest
to review design and concepts for the project; consider development feasibility of different scenarios described below;
and analyze economic impacts of scenarios (change in land value due to re-zoning, potential loss/ gain of jobs in the area,
and other benefit considerations). Below is a side by side comparison for each scenario based on information from project
consultants (EcoNorthwest Opportunities and Challenges Report, March 2021) and city staff transportation impact

estimates from late 2020.

Scenario 1- Enhanced | Scenario 2 - Scenario 3 — Mixed | Scenario 4 — Hybrid (Mixed
Industrial Employment Use Use + Enhanced Industrial
Land Value Change +S$22M + S60M + $150M +$103M
Industrial Jobs Change +930 +930 +250 +560
Office Jobs Change +1,390 +1,390 +490 +960
Retail/ Restaurant Jobs +10 +50 + 340 +270
Change
Net Jobs Change +2,330 +2,370 +1,080 +1,790
Market Rate Units +190 +820 +3,110 + 2,030
Change
Affordable Units +20 +50 +315 +190
Change
Est. Vehicle trips +35% +29% +28% +27%
Generated
Est. transportation S30M S50M S60M $42M
Infrastructure Costs
(Excluding Streetcar)

Prosper’s primary lens as the economic development agency has been to review scenarios from an equity perspective and

a focus on potential impacts to quality jobs and broader wealth creation and economic growth. Based on the analysis

done by Nelson Nygard and EcoNorthwest, all scenarios result in net jobs change however the types of job growth differs

across these scenarios.
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In Prosper’s most recent cluster action plan reviews, we referenced a recently developed Brookings analysis framework
(Shearer et al., Brookings, 2018) identifying the industries that concentrate good and promising jobs in metropolitan

America. The Brookings analysis defines three types of jobs:

e Good jobs provide stable employment, middle-class wages and benefits
e Promising jobs are entry-level positions from which most workers can reach a good job within 10 years

e Other jobs do not provide decent pay, benefits, or pathways to good jobs

Together, Good + Promising Jobs are characterized as “Opportunity Jobs” —the types of jobs that either currently or
within a reasonable timeframe make a middle-class living feasible for American workers. Because of Prosper Portland’s
focus on the creation and retention of Opportunity Jobs for workers without a Bachelor’s degree, the team further

identified the proportion of these jobs within each of the city’s target clusters. The chart below summarizes these

findings.
Quality Jobs by Cluster, 2018 (Multnomah County)

Cluster or | Total Emp | Total Share Total Sub- | Share Ranked by: | Share Opportunity Jobs
Industry Good Sub- | Good Sub- | BA Promising | Total
Group BA Jobs BA Jobs Promising | Sub-PA Opportunity

Jobs Jobs Jobs
All Traded 158,758 26,309 17% 15,062 9% 41,372 26%
Non- 119,412 14,658 12% 11,559 10% 28,635 24%
Cluster
Traded
Cluster 54,165 11,915 22% 3,503 6% 15,418 28%
Combined
Clean Tech 20,232 4,567 23% 919 5% 5,486 27%
Adv Mfg 13,374 3,947 30% 1,314 10% 5,261 39%
AO 6,719 982 15% 770 11% 1,752 26%
Software 13,839 2,418 17% 602 4% 3,020 22%

Accessible quality jobs are defined as jobs with lower barriers to entry, offering living wage salaries and potential for
growth without the requirement for a college degree. As the Adv Mfg category indicates, Industrial jobs are critical and
significant contributors to the City’s accessible quality jobs base. Industrially based quality jobs also tend to employ a
higher rate of Black, Indigenous and People of Color in the region relative to other traded sector and growth clusters. The
Metals & Machinery (Adv Mfg) cluster also represents the largest trove of middle-wage jobs held by people of color. The

focus of this cluster is therefore on retaining and growing the firms providing these jobs, irrespective of ownership.

Per the Portland Plan “About three out of four manufacturing and distribution jobs in the city are located in the industrial
districts, as well as about half of the construction and industrial service jobs,” signifying the importance of dedicated
industrial lands to supporting the city’s quality cluster jobs base. Portland continues to lose legacy industries to the
suburbs and other regions of the country due to gentrification and operational difficulties in the city of Portland. Some of
the city’s recent losses include ESCO, Portland Bottling, Premier Gear, and PECO Manufacturing. Job losses from these

four companies totaled more than 2,000 jobs paying an average of $60,000.
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In 2015, Prosper partnered with BPS on the SE Quadrant Plan as part of the Central City 2035 plan examining another
industrial sanctuary within the Central Eastside. The goal of the plan was to increase the density of employment within
the Central Eastside by protecting established industrial sectors; expanding the diversity of industrial uses allowed in the
Central Eastside; and maximizing the potential of mixed-use corridors in a manner that manages and monitors potential

impacts of increased employment densities on industrial uses.

While important drivers of job and economic growth, office jobs can have more difficult barriers to entry. This is
demonstrated by the lower rates of Opportunity Jobs in the other cluster and non-cluster traded sector industries listed

above. In general, office job industries are also less inclusive and offer fewer Quality Opportunities for a BIPOC workforce.

Finally, while retail and restaurant jobs offer low barriers to entry and more opportunities for a diverse workforce, those

industries do not provide quality wage jobs or paths for economic growth as defined under Opportunity Jobs.

Community Equitable Development: Needs and Opportunities

Per the IGA, the work considered is described as follows: “BPS and Prosper Portland staff will co-lead an analysis to
understand the impact of the potential rezoning and transit expansion on low-income and people of color working and
living in the area and develop an equitable development strategy. The work will include engagement with
communities of color, residents, employees, and businesses at risk of displacement. In addition, the project will engage
private developers and property owners to vet land use assumptions and market dynamics on key opportunity sites,

focusing on the potential equity benefits.”

This section responds to Prosper’s obligation within the IGA to deliver on an equitable development report related to
community development impacts, including housing, community needs, and employment/ economic development

implications of the scenarios at a finer grain of detail.

Context. The NW Industrial / Montgomery Park area of town is currently predominantly industrial uses with minimal
residential properties, therefore, the project isn’t expected to have any extensive residential displacement impact. Two
major parcels within the area (the Montgomery Park and ESCO sites) offer opportunity for significant change. The first
site, Montgomery Park, is home to a large office building, and is zoned EX which allows dense mixed-use development.
This site is expected to develop more intensely with a mix of uses over time. The second, the former ESCO site, has been
substantially cleared of buildings, and has a future plan designation of Mixed Employment but is currently zoned Heavy
Industrial (IH). The ESCO site could offer opportunity for more mixed use, dense development and, in turn, greater land
value and potential growth if zoned to accommodate this type of development. As previously stated, a portion of the area
zoned IG1k and IHk is a designated prime industrial area, and rezoning scenarios that move away from an industrial focus
would likely displace, or remove future opportunity for industrial businesses given potential transportation,
infrastructure, and land economic impacts. Up zoning in industrial districts can impact adjacent properties that would also
like to benefit from up zoning. In 2018 Prosper Portland partnered with the Urban Manufacturing Alliance and Portland
State University on developing a report on The State of Urban Manufacturing in Portland in which we received input from
businesses and industry organizations that the buffer zone between industrial and housing/commercial is perceived as
diminishing, resulting in increased complaints regarding odors, noise, late night lights, and transportation vehicles.

Industrial business displacement would in turn affect the types of jobs and employment supported in the area. With a
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constrained amount of industrial areas this could create a hardship to businesses owners when trying to relocate within

the City and/or region.

Conversely, the east side of the project (the extension of the streetcar to Hollywood) which was not part of Prosper’s
primary review would potentially affect a large residential area, as well as commercial. Based on the financial feasibility
the City and PSI team has shared, it is Prosper’s understanding that the NW Industrial / Montgomery Park portion of the

project is the most likely to materialize first.

Community Engagement.

The 2019 Racial Equity Analysis of NW Streetcar Expansion and Land Use (attached), stated similar concerns to the ones
heard over the past few months through community engagement events and surveys done by the four organizations
contracted. The Equity Analysis raised concerns around the loss of industrial jobs in the area, specially the loss of jobs held
by BIPOC employees and further augment financial and wealth disparities in Portland. The following summarizes the input
received via the community based organization outreach, with certain outreach focused on the East/Hollywood portion of
the proposed alignment (MESO, the Urban League of Portland, and The Hollywood Senior Center) and certain outreach
focused on the NW Industrial / Montgomery Park portion of the project (Columbia Corridor Association, NIBA and Friendly

House).

e MESO’s outreach focused on BIPOC and small business owners. Participants, in a large majority, pointed to potential
property tax increase as a draw back to the project, followed by the displacement of businesses and residents and
increases in rent. Many respondents saw the potential development generated by the implementation of a streetcar
route as negative. Over 50% of participants see the potential for decreasing traffic and solving parking problems as a
potential benefit of this project, followed by the potential to bring customers to the businesses. In terms of preferred
route, 43% of respondents chose the Sandy alignment option as their preferred route for the potential extension, and

22% didn’t favor any routes, citing that the extension of the streetcar would not be beneficial to the area.

The report shares that BIPOC communities want more than to just give an opinion. Opportunities need to be created,
including potential for ownership, access to jobs and wealth creation, mentorship opportunities, and investment
opportunities, with the following potential benefits suggested by MESO:

0 Affordable commercial spaces based on what BIPOC small businesses can afford
Support to small businesses moving into commercial spaces for the first time
Community Benefit Agreements with private developers

IH

Offer smaller commercial spaces, including office, that support small business needs and are “warm shel

O O O O

Create opportunities for local home-based businesses to connect with new businesses in the area to help the

home-based businesses grow

o The Urban League of Portland and Hollywood Senior Center’s outreach surveyed seniors, low-income residents,
immigrants/ refugee populations and communities of color, renters and small business owners. The survey received
102 responses with half of the respondents identifying as white and 44.4% were 75 or older. The majority of

respondents prefer the Broadway/ Weidler alignment, believing it will be the most beneficial to economic prosperity,
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serving existing jobs, advancing equitable outcomes, providing affordable housing and middle-wage jobs, and for

future development of the area.

The three biggest concerns raised were the rising housing costs, change in neighborhood character, and safety.
Potential benefits of the project included creation of new affordable housing and community amenities (equally),
making the neighborhood safer, and opportunities for job creation. They similarly expressed the project could

potentially decrease traffic and improve parking in the area as well as support local businesses.

o Columbia Corridor Association’s outreach focused on property owners, businesses, employees and “outside of the
study area” participants in the broader NW industrial area with the lens that employees are potentially the most
negatively impacted by the westside project. Their analysis considered split interest amongst property owners as
some may be larger beneficiaries of such changes through land value appreciation relative to business impact. The
report states the importance of industrial jobs in the region and the large diversity, both racial as well as of gender,
within those jobs. It shows that most respondents, whether property owners in the area or employees, prefer to keep

the area industrial, enhanced industrial or employment based.

The majority of employees stated that they commute by car, would not use the streetcar, are concerned about
potential loss of parking in the area, and do not believe this would be an equitable project. Although property owners
in the area could benefit from up zoning, the majority of property owners believe the area should continue to be
industrial or enhanced industrial. 55% do not believe the streetcar expansion will be an equitable project for the city.

CCA’s report strongly opposes the project due to the potential loss of Industrial land and quality jobs in the area.

e Friendly House’s outreach focused on elderly and or LGBTQ+ engagement participants, with half identifying as BIPOC.
The priority identified via this outreach was for affordable housing and addressing concerns around a potential rise of
property taxes. The group also raised concerns about the need for parking and potential reduction of existing parking
in the area. 61% of respondents believe the streetcar project could potentially decrease traffic and solve parking

issues in the area. The group also expressed concerns around safety and their desire to have a safer neighborhood.

MESO and the Urban League’s reports conflict in terms of the preferred eastside route. Additional engagement may be
needed to further understand the concerns of participants and to support the community in assessing pros and cons of
each option. Both reports raise concerns to be addressed with any alignment, including impact to affordability (for
residents and businesses) and potential displacement resulting from those market changes. They both agreed that the

project could potentially reduce traffic and help solve parking issues.

CCA and Friendly House’s reports resulted in very different input acknowledging a tradeoff between the potential loss of
industrial lands, businesses with the potential increase in affordable housing and safety with new land use and
infrastructure. This tension helps to inform the timing and sequencing of potential equity benefits and structuring of

those benefits discussed below.

Potential Equity Benefits and Structuring Community Benefits.

Similar to the 2019 Equity Analysis, this report on potential equity benefits and structures to leveraging benefits at various

phases of City action does not assess whether the project should or should not occur. This analysis looks to provide
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Prosper’s perspective on phased ways to 1) minimize or mitigate any harm to historically marginalized communities and
2) optimize creating opportunities for disadvantaged communities to realize the benefits of new development and
economic growth. As the project moves forward, it will also continue to be extremely important to engage the
community-based organizations and represented interests who participated in the initial outreach. Funding to
community-based organization to continue to engage in the process, build capacity, and be party to project information

and decision making will be an ongoing need with any project funding approach.

Based on our conversations with BPS, PBOT, PSI and input from community, Prosper observes three key phases of City

regulatory or financial policy decision making that could involve parallel benefit requirements.

1. Land Use / Zoning Change
2. Streetcar / Transit Infrastructure Investment

3. Master Development Planning and Implementation

Below is a summary of Prosper’s observations and potential approaches at each phase based on our experience with

economic development and equity focused implementation tools.

1) Land Use / Zoning Change

Based on ECONorthwest’s analysis, different rezoning scenarios result in different potential impacts and opportunities for
benefits. Whereas industrial and employment-based scenarios have lesser displacement impact on industrial businesses
and job growth, those scenarios also offer fewer opportunities for new commercial supporting retail businesses and/or
market delivered affordable housing through Inclusionary Housing. Conversely, the mixed use and hybrid scenarios have
greater displacement impact on industrial businesses and job growth, while delivering increased opportunities for

additional retail/restaurant businesses and market delivered affordable housing.

Speculation based on potential zoning changes may occur but redevelopment under any new zoning would take time with
residential and office uses most likely to first occur and at the project area’s south side (closer to NW 23" and the Pearl
District) given Portland’s market conditions. While rezoned land is not sold or developed, the value created is only an

expectation and becomes difficult to recapture.

Scenario 1- Enhanced Scenario 2 - Scenario 3 — Mixed | Scenario 4 — Hybrid
Industrial Employment Use (Mixed Use + Enhanced
Industrial
Land Value Change +S$22M + S60M + $150M +$103M
due to Zoning Change
Industrial Jobs Change +930 +930 +250 +560
Office Jobs Change + 1,390 + 1,390 +490 +960
Retail/ Restaurant Jobs +10 +50 +340 +270
Change
Net Jobs Change +2,330 +2,370 +1,080 +1,790
Market Rate Units +190 +820 +3,110 +2,030
Change
Affordable Units +20 +50 +315 + 190
Change
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Minimize/Mitigate
Harmful Displacement
Impacts to
Marginalized
Communities

Augment funding for programs and tools that
address disparities and optimize opportunities
within industrial and other traded sectors.
From Prosper’s perspective, a good template is
the public benefits spoken to in Prosper’s E-
Zone Program related to program

Address impacts to marginalized communities
due to impacts to industrial
lands/businesses/jobs, through contribution to:
- Brownfield cleanup/redevelopment fund to
address Portland’s industrial land supply
needs.

administration. See these benefits further
described below.

- Workforce training fund in partnership with
Prosper Portland and WSI.

Optimize Benefits to
Marginalized
Communities

Focus benefits to marginalized communities
through equitable access to 1) new retail/
restaurant space; 2) market delivered
affordable housing. Alternatively, BPS in
partnership with PHB could consider additional
Inclusionary Housing or affordable commercial
zoning mechanisms as further described below.

Economic Development. Prosper Portland develops and administers Economic Development programing to support

historically underserved workers, entrepreneurs, and established businesses. Pending the availability of resources,

potential support activities could include:

e Industry specific workforce support. Connect dislocated workers to jobs in manufacturing through investment in
job training, career coaching and workforce navigation.
e Business Support. Invest in ongoing business technical assistance and support for manufacturing firms.

Increase access to incubator or training space for entrepreneurs and workers, respectively.

Portland Enterprise Zone (E-Zone) Policy. Prosper Portland administers the Portland E-Zone Policy on behalf of the City to
maximize important local community benefits, particularly to companies and residents in and near the E-Zone. Each Written
Agreement with participating companies contains the following requirements that could provide a template for BPS and City

consideration with any land use zoning change:

0 Quality Job Commitments. All full-time jobs at the company’s project site must meet minimum quality levels
wage and compensation levels.

Procurement Plans. Good faith efforts to increase the amount of goods and services purchased from
businesses located within Portland and specifically from businesses owned by people of color and businesses
in priority neighborhoods designated by Prosper Portland.

0 Workforce Training and Business Development Fund. The fund is established and managed by Prosper
Portland to increase economic opportunity and income for Portland residents particularly historically
disadvantaged Portlanders (e.g., communities of color, residents in priority neighborhoods, etc.) and to assist
businesses within the City of Portland, particularly those within or near the Portland E-Zones.

0 Employee Support Fund. The fund is established and managed by Prosper Portland to support employees at
E-Zone companies and to increase economic opportunity and income for other Portland residents. Before
designating how contributions made shall be used, Prosper Portland first discusses employee with a focus

principally on transit and child support opportunities.
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Inclusionary Housing Considerations. Land value created through zone changes is latent value that remains with the

property until such time as the land is put for sale and/or new zoning-based development is pursued. Current Inclusionary
Housing requirements offer multiple regulatory options, including a required 10% of units at 60% AMI. Based on the
analysis done by ECONorthwest, incremental land value generated through rezoning under scenarios 3 and 4 could not
support increasing the Inclusionary Housing rate by more than 2% above the current regulatory requirements (or 12% of
units at 60% AMI). With this modelling, ECONorthwest modelling also assumed no other public benefit requirements were
(e.g. brownfield fund or other fund contribution) considered. Prosper defers to PHB and BPS on operational and legal

considerations tied to potential area specific Inclusionary Housing mechanisms.

2) Streetcar / Transportation Improvements
Over the past 5 years, Prosper has partnered with City Bureaus on a number of community development initiatives
developed around major transit investments anticipated by the region and the City — from Division Bus Rapid Transit to
SW Corridor. An early priority for any of these investments is to ensure community capacity building centering BIPOC and
disadvantaged community voices and, over the longer run, providing ongoing processes or structures of accountability as
project decisions are made.
It is our understanding the streetcar expansion cost is estimated at ~$50 million (not including the rebuild of NW 23"
Avenue) funded 50/50 through a Federal Transit Authority (FTA) grant and local share (LID, Transportation SDCS and
parking revenues over 20 years). The project team has also shared there’s sizable related transportation infrastructure
investments anticipated with the project and the various land scenarios as follows.
Scenario 1- Scenario 2 - Scenario 3 — Mixed Scenario 4 — Hybrid
Enhanced Industrial | Employment Use (Mixed Use + Enhanced
Industrial
Est. Vehicle trips +35% +29% +28% +27%
Generated
Est. transportation S30M S50M S60M S42M
Infrastructure Costs
(Excluding Streetcar)

Prosper encourages BPS, PBOT and other City partners to consider a community development funding package as an
integrated component to the transportation funding package. For example, while Metro’s recent Get Moving 2020
Corridor Investment Package was not passed by voters, it had significant community support based on support tied in part
to complementary community development based investments contemplated in parallel to transportation investments
for things like revitalizing main streets (sidewalks, crosswalks, seating, lighting, street trees and other main street
improvements); anti-displacement strategies (community-led strategies to prevent displacement with a focus on housing
accessibility and small business retention); and maintaining affordable housing options near transportation investments.
In addition to intentional equity contracting (for design through construction contracts), Prosper would encourage PBOT
and PSI to continue to consider how streetcar serves BIPOC communities (residents, visitors, and workforce) and

opportunities to improve those services with any streetcar system expansion.

In the past, Portland’s streetcar extensions have exclusively focused on transportation investments and have been funded

through a mix of public (Transportation System Development Charges, TIF, and State funds) and private resources (Local

10
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Improvement Districts). Given regional discussions about tax increment financing and the need for TIF to be an ever more
directed and focused tool, Prosper is prioritizing any new TIF district discussions via community led processes and with a

primary focus in East Portland.

One of the financial tools being considered for the implementation of the streetcar infrastructure in the Northwest
Industrial / Montgomery Park area is the creation of a Local Improvement District (LID). The LID would leverage private
investment to finance infrastructure improvements that benefit both adjacent property owners within the improvement
area as well as the region. An LID draws against potential and projected future private property value increases and
leverages a private contribution to development related infrastructure costs. It is our understanding the PSl is currently
contemplating a LID contribution of ~$10 million in support of the streetcar implementation. After consulting City
Council, it has been clear that LID funding uses is strictly restricted and cannot be used for public benefits, as per Oregon

statute.

Other public / private funding mechanisms like Enhanced Services Districts or Business Improvement Districts could
similarly be considered for the area to fund economic development-based programming including small businesses
technical or grant assistance to address lease or rent barriers for small businesses. ESDs and BIDs rely on business and
property owners’ ability to absorb and pay additional fees either directly and/or through parking revenues in partnership
with the City. Fee based revenues can be challenging and/or take a while to generate adequate resources to support
significant programming investments. Fee based programs can further impact smaller and disadvantaged businesses

already impacted by business operating costs together with lesser access to capital in the market.

Equitable Development

Based on our understanding, there are currently two sizable properties — Montgomery Park which is already zoned for
mixed use development, and ESCO which potentially could be rezoned for mixed use development - that could be nearer-
term beneficiaries of any streetcar extension supporting redevelopment and build outs. Based on past experience and
market trends in Portland, it can be expected that expanding the streetcar network to serve these sites will increase

development density and further grow the value of development of those properties.

Over the past 25 years, Prosper has led Development Agreements negotiations on behalf of the City at a number of major
redevelopment sites citywide (Pearl District, South Waterfront, Lents Town Center, and Broadway Corridor). Development
Agreements are a mechanism the City has used to obtain public and community benefits by leveraging private investment
through disposition of publicly owned land and/or a commensurate financial investment of public funds into the build out

of the area.

Prosper’s most recent Development Agreement and Community Benefit Agreement negotiations on Broadway Corridor
provide an example of the type of public / private funding and performance obligations that are realized through these
mechanisms. It is also important to note that a significant component of the CBA was to ensure a governance structure
and funding to support ongoing oversight and accountability as the Broadway Corridor develops over the coming 20

years.

11
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Component

Public funding Sources

Private Funding Sources

Prosper

PBOT Parks BES

Water

Developers (commercial +
affordable housing)

LID

Site preparation

v

Streets & Utilities
Infrastructure

v v

Open Space and Green
loop

v

Private Streets/Accessways

Construction technical
Assistance

Prevailing wage

Operating Fund

NSRS

Small Business Affordable.
Commercial Fund

Oversight Committee

v

v
v
v

Based on our experience, Development Agreements are negotiated at the time of development (versus at land use

changes or infrastructure implementation) and are an implementation tool for shared public / private development

funding and finance commitments together with performance obligations. Due to the lack of any publicly owned

properties in the project area as well as limited public financing mechanisms, Prosper does not recommend pursuing any

Development Agreement for particular sites within the project area at this time. Prosper Portland stands prepared to join

BPS and PBOT in briefings to the community and City Council regarding our recommendation at this time.
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1. Executive Summary

This report analyzes the potential development outcomes of four different land use and urban
design scenarios for the Northwest Portland portion of the Montgomery Park to Hollywood
Transit and Land Use Development Strategy. The purpose of this analysis is to understand how
the impacts and implications of different land use scenarios and development outcomes could
respond to expanded transit service through an extension of the existing Northwest Streetcar
alignment. While development would occur under all of the four land use scenarios evaluated,
the outcomes for commercial development, residential development, and value created to fund
public benefits varies between the scenarios.

= Development of industrial, employment, mixed-use, and residential prototypes are all
feasible at varying levels in the study area

* Low density traditional industrial development types have limited feasibility in the
study area due to a combination of relatively low rents and high existing land values

= All urban design and land use scenarios generated residual land value that could be
captured to support public benefits

* The mixed-use land use scenario resulted in the least amount of industrial job growth
and created the most amount of residual land value through land use changes

* The enhanced industrial results indicate industrial job growth similar to that of the
employment scenario but results in the lowest residual land value created of the
scenarios that could be available to capture for public benefits.

= The Mixed-Use Scenario creates the most amount of residual land value from land use
changes that could be captured to fund public benefits and also results in the least
number of jobs created in the district due to the introduction of residential allowances,
which compete for land and limit the growth of industrial and office jobs.

* The hybrid enhanced industrial and mixed-use scenario best balances goals for limiting
impacts to industrial employment in the district, allowing transit-supportive
development to serve future streetcar service, and increasing the supply of affordable
housing through the Inclusionary Housing Program.

* Increasing the height maximum to 75 feet to allow for seven-story development in the
mixed-use zoned portions of the study area increases development feasibility, affordable
and market rate housing production, and the potential for community benefits.

= Deeper affordable housing set-aside targets above 12% of units at 60% AMI create
development financing challenges where project revenues cannot support debt service
requirements. Deeper affordable housing requirements would cause feasibility
challenges without incentives to support increase in net operating income.
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2. Project purpose

The purpose of this analysis is to understand how land use policy alternatives play out in
different market conditions and zoning designations in response to the introduction of streetcar
in Northwest Portland. This analysis was structured to highlight the outcomes of land use
scenarios and provide information to help the City of Portland answer the following questions:

* How much development of different types is feasible for the alternative land use
scenarios?

= What are the tradeoffs associated with changing land use allowances in the Northwest
District?

= What level of change for employment and housing could be possible in the district if
zoning permitted higher density employment and residential uses and development?

= What are the impacts of development under the different land use scenarios to existing
industrial employment in the district?

* How much value (defined as residual land value) is created from zoning changes in the
land use scenarios?

* How much value (defined as residual land value) could be captured in the district from
land use changes that could help support public benefits?

Figure 1. Montgomery Park to Hollywood - Northwest Study Area Boundaries

Source: ECONorthwest
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3. Overview of Process

The development feasibility and land use outcomes analysis was structured to evaluate various
land use and urban design scenarios in collaboration with the consultant team urban design
lead Perkins+Will, city staff from the Bureau of Planning and Sustainability and the Bureau of
Transportation, and the Montgomery Park to Hollywood Project Working Group. In September
2019 the City of Portland published the Northwest Portland Streetcar Extension and Land Use
Alternatives Analysis that summarized preliminary findings about how land use changes and
streetcar investment might support economic development, equity, and climate change goals,
including the potential creation of affordable housing and job sites. This city-led analysis
identified preliminary questions and trade-offs around streetcar investment and land use
changes in Northwest Portland that became the basis for further evaluation of streetcar
alignment and land use decisions.

Figure 2. Spectrum of Potential Land Use Changes

Source: City of Portland Bureau of Planning and Sustainability

Relationship to the Urban Design Process

Perkins+Will developed three initial urban design concepts to further explore urban form,
transportation, and public realm outcomes for each of the land use scenarios in Northwest
Portland. Perkins+Will built on the land use scenarios previously analyzed by City of Portland
staff with a deeper dive into block and site level impacts of transportation investments and land
use changes to identify opportunities to integrate different land use scenarios from various
streetcar alignment options.
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Urban Design Scenario 1: Enhanced Industrial

The intent of the enhanced industrial scenario was to evaluate an industrially focused land use
pattern that allows for more flexibility for industrial uses, introduces the concept of transit
streets to the district, and allows for more intense employment uses than currently allowed in
around the ESCO site.

Figure 3. Enhanced Industrial Scenario

Source: Perkins+Will
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Urban Design Scenario 2: Employment

The intent of the employment scenario was to evaluate a denser employment-focused land use
pattern that allows for higher density employment uses, broader office allowances across the
district. This scenario also introduces a more focused pedestrian environment with public
spaces connecting the district.

Figure 4. Employment Scenario

Source: Perkins+Will
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Urban Design Scenario 3: Mixed-Use Scenario

The intent of the mixed-use scenario was to evaluate a land use pattern that allows for
residential and mixed-use development more broadly throughout the district, a focus on
optimizing residential allowances to leverage more affordable housing, and adds a broader
variety of public spaces and community facilities.

Figure 5. Mixed-Use Scenario

Source: Perkins+Will
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Urban Design Scenario 4: Hybrid Industrial and Mixed-Use Scenario

A fourth “hybrid” scenario was also developed as an outcome of initial evaluation of the
previous three scenarios. The intent of the hybrid industrial mixed-use scenario was to evaluate
a land use pattern that allows for residential and mixed-use development west of NW 234
Avenue while maintaining a primary industrial land use function in the portion of the study
area east of Highway 30. This scenario focuses the areas of change around Montgomery Park
and the ESCO site.

Figure 6. Hybrid Industrial and Mixed-Use Scenario

Source: Perkins+Will
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Summary of Land Use Scenarios Evaluated

This land use and development analysis evaluated, within the study area, the cumulative
impacts of land use changes between the four urban design scenarios in addition to a baseline
scenario that reflects current Comprehensive Plan and zoning designations. Detailed
information about the zoning designations used to evaluate the land use scenarios and
development prototypes evaluated within zoning designations is available in Table 3 and the
Analysis Approach and Methodology section of this report.

Baseline Scenario — This scenario evaluated the development outcomes of existing zoning
throughout the study area. The baseline scenario was the comparison by which all other land
use scenarios were evaluated. This scenario represents a predominantly industrial zoning
pattern in the area north of NW Vaughn Street and includes IH, IG, EG, and EX zones. The
baseline scenario represents development outcomes that are market feasible under existing
zoning, not current employment or housing units on the ground in the study area today.

Enhanced Industrial Scenario — This scenario evaluated an industrial-focused zoning pattern
but allowed more flexibility for creative office in the industrial zones. The enhanced industrial
allowances evaluated are based of the current IG zone allowances in the Central Eastside
developed for the Southeast Quadrant Plan and the Central City 2035 Plan.

Employment Scenario — This scenario evaluated more intense employment uses including
modified office allowances in existing IG zones and increased density to support traditional and
campus office type uses on larger sites throughout the study area. This scenario evaluated a mix
of EG-type zoning mapped throughout the study area. A more intense EX-type zone with no
housing allowed was evaluated for the ESCO site and surrounding area.

Mixed-Use Scenario — This scenario evaluated a broader mix of uses including residential,
office, retail, and industrial. This scenario allowed residential uses broadly throughout the
district with limitations on residential development for areas adjacent to NW Nicolai Street and
between the rail line and NW Front Avenue. This scenario evaluated a broader mix of CM2,
CM3, and EX-type zones that were mapped more broadly across the study area.

Hybrid Mixed-Use and Industrial Scenario — This scenario tested a hybrid of the Enhanced
Industrial Scenario and the Mixed-use Scenario. In this scenario, the area North of I-405 and
East of Highway 30 was limited to enhanced industrial allowances, including industrial office
allowances, while the remainder of the study area bounded by NW Vaughn Street, NW Nicolai
Street, and Highway 30 was evaluated using mixed-use and residential prototypes. This
scenario evaluated a mix of industrial and mixed-use zones including IG, EG, CM2, CM3, and
EX. This scenario also evaluated higher height allowances for the EX zone in the core areas of
the ESCO and Montgomery Park parcels that would allow up to seven story developments
within a maximum height of 75 feet.

ECONorthwest 8
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4. Key Findings

For each of the scenarios evaluated, we summarized the total development outcomes including
residual land value created, impact to jobs by type, change in housing production, and
affordable units produced under an inclusionary housing program. These numbers represent
what we call market supportive capacity. In other words, if unlimited market demand under
each of these scenarios existed today, this is a realistic range of development outcomes that
could be supported under current market conditions. Summarizing development impacts in
this way allows staff, community stakeholders, and decisions makers to weigh the relative
trade-offs of each land use scenario by comparing outcomes. For example, the residual land
value created totals represent the increment of land value that is created from land use changes
that can potentially be captured to fund public benefits. The results of this analysis are
summarized in Tables 1 and 2 below.

Summary of Scenario Results

Enhanced Industrial Scenario —The Enhanced Industrial Scenario creates the least amount of
residual land value, $22 million, of all the scenarios evaluated. The Enhanced Industrial
Scenario creates the second highest number of new jobs split mostly between office and
industrial sectors. This scenario creates 930 additional industrial jobs through intensification of
existing zones that are still broadly limited to industrial uses. Additionally, there are over 1,390
office jobs forecast in this scenario that are the result of the zoning allowances for office and
industrial office uses.

Employment Scenario- The Employment Scenario creates the second least amount of land
residual value, $60 million, of all the scenarios evaluated. The Employment Scenario creates the
most jobs of all the scenarios evaluated with nearly 2,370 new jobs, 58 percent of which are in
office sectors. This scenario also sees an increase in industrial jobs, 930 new jobs, due to the
increased allowances in the enhanced industrial type zoning east of Highway 30. This scenario
also adds 820 new residential units from the introduction of allowances for mixed-use and
residential development on the north side of Vaughn between 23 and 27t.

Mixed-Use Scenario — The Mixed-Use Scenario creates the most amount of residual land value,
$150 million, from land use changes that could be captured to fund public benefits. The Mixed-
Use Scenario also creates the most amount of new market rate and affordable units under the
inclusionary housing program.

However, this scenario sees the least amount of total job creation in the district. The small
increase in jobs and employment development are the result of current industrial uses being
redeveloped for residential and mixed-uses. Additionally, when redevelopment does occur,
new jobs are more likely to be limited to ground floor commercial uses that are likely to be
home to service sector jobs such as retail, personal services, or restaurants but could
accommodate office and institutional jobs.
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Hybrid Mixed-Use and Industrial Scenario — The Hybrid Mixed-Use and Industrial Scenario
creates the second highest amount of residual land value, $103 million, that could be captured
for community benefits. This scenario generates 2,030 new market rate residential units in
addition to 190 affordable units through the inclusionary housing program.

While this scenario creates 1,790 new jobs, a lot of which are in retail, personal services, and
restaurants, it also sees a moderate increase to the total number of industrial jobs in the district.
Notably, by excluding residential allowances in the area east of Highway 30 and allowing for
intensification of industrial uses in current IG1 zones in combination with applying mixed-use
allowances to larger sites on the west side of the study area, this scenario has a moderate net
impact to the industrial jobs in the district.

Table 1: Land Use Scenario Results (Net Changes from Baseline Zoning)

Mixed Use Hybrid
Enhanced Scenario Industrial and
Industrial Employment (10% set- Mixed Use (10%
Scenario Scenario aside) set-aside)
Residual Land
Value $22 M $60 M $150 M $103 M
Industrial Jobs 930 930 250 560
Office Jobs 1,390 1,390 490 960
Retail /
Restaurant Jobs 10 50 340 270
Net Job
Changes 2,330 2,370 1,080 1,790
Market Rate
Housing Unit
Changes 190 820 3,110 2,030
Net Affordable
Unit Changes 20 50 315 190
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Table 2. Land Use Scenario Results (Total Values for Each Scenario Evaluated)

Hybrid
Mixed Use Industrial
Enhanced Scenario and Mixed
Industrial Employment (10% set- Use (10%
Baseline Scenario Scenario aside) set-aside)
Residual Land
Value $607 M $629 M $667 M $757 M $710 M
Industrial Jobs 370 1,300 1,300 630 930
Office Jobs 550 1,940 1,940 1,040 1,510
Retail /
Restaurant Jobs 400 410 450 730 660
Market Rate
Housing Units 10,810 10,990 11,630 13,920 12,840
Affordable
Housing Units 940 960 990 1,250 1,130

This analysis also evaluated the impact of increasing the height maximum allowed in the EX
zone in the study area in both the Mixed Use and Hybrid Industrial and Mixed Use Scenarios to
be aligned with the height bonus option in the CM3 zone. This additional height analysis
evaluated allowing development prototypes to access heights up to 75 feet compared to 65 feet
in the EX base zone allowances. Increasing the height maximum results in an increase in the
residual land value as well as an increase in housing units that are feasible to produce under
current market conditions. Allowing buildings up to 75 feet in all scenarios allows a more
feasible development type, five-over-two podium development, than what is allowed in 65-foot
height maximum. While six-story buildings are permitted and physically possible within a 65-
foot height maximum, in most cases a five-story development is identified as the most feasible
development type. Allowing additional height up to 75 feet to get to seven-story development
improves feasibility and development outcomes across the study area.
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Table 3: Scenario Results Comparing a Height Increase to 75 Feet (Net Changes from Baseline

Zoning)
Mixed Use Hybrid
Mixed Use Scenario Hybrid Industrial and
Scenario (10% set- Industrial and Mixed Use (10%
(10% set- aside) - more = Mixed Use (10% set-aside) -
aside) height set-aside) more height
Residual Land
Value $150 M $186 M $103 M $140 M
Industrial Jobs 250 250 560 560
Office Jobs 490 490 960 960
Retail /
Restaurant Jobs 340 560 270 480
Net Job
Changes 1,080 1,300 1,790 2,000
Market Rate
Housing Unit
Changes 3,110 6,130 2,030 5,060
Net Affordable
Unit Changes 315 670 190 550

5. Analysis Approach and Methodology

ECONorthwest utilized MapCraft labs to run financial pro formas to test the impact of changes
to zoning and land use allowances within the study area defined as % mile from the proposed
Northwest Industrial streetcar alignment. To do this, we modeled development prototypes
which conform to various land uses and entitlements currently present in the study areas. We
will also model prototypes that conform to potential future entitlements in the study areas for
the sensitivity testing of alternative scenarios. The analysis area for Scenario 4 is based on the
original study area used for the initial three scenarios and is valid as a point of comparison
because only the changes in land use were evaluated between scenarios. Additional analysis
would need to be conducted to analyze full development outcomes with a revised study area

based on a new transit alignment.

To understand the impact to development, given the factors of the alternative scenarios, our pro
forma models evaluated changes to the residual land value (RLV) of the prototypes under both
the existing zoning allowances (base scenario) and potential future zoning scenarios defined by
the Perkins+Will urban design concepts and in discussion with City of Portland staff. RLV is an
estimate of what a developer would be able to pay for land given the property’s income from
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leases or sales, the cost to build as well as operate the building, and the investment returns
needed to attract capital for the project. In other words, it is the budget that developers have
remaining for land after all the other development constraints have been analyzed. While there
are other quantitative methods for calculating value created from land use changes and
calibrating public benefit requirements, such as an internal rate of return (IRR) threshold
approach, all of the potential methods share drawbacks regarding the quality of inputs and
sensitivity to those inputs. An advantage of the RLV approach is that it does not rely on land
prices as an input. Rather, observed land prices can be compared with the model outputs to
help calibrate the model and ensure it reflects reality. The residual land value results presented
in this memo are the true residuals after subtracting the Multnomah County Assessor’s
estimates of real market value on each parcel.

We used RLV to identify the prototypical development with the highest value for each site in
the study area. This reflects the likely market conditions where land will sell to whichever
developer is able to pay the highest price. As a second filter for site level development
feasibility, we applied debt service coverage thresholds to identify if projects could overcome
financing requirements, even with positive RLVs. The RLV analysis is an estimate of the
teasibility for the market to produce housing and commercial space — it is used to compare
policy choices but does not produce a precise answer for every site due to variations in property
conditions and property owner decisions. It is best to use these results to understand the
direction and scale of policy choices relative to desired outcomes (e.g. more affordable housing
or less impact on industrial jobs). The outputs of this analysis are not intended to be the final
recommendation, but to help ground future recommendations and policy decisions in the
context of market realities and how private investment decisions are made.

Additionally, this analysis relies heavily on recent trends and observed development within
and around the study area. The near and mid-term impacts of COVID-19 on investment in
residential and commercial development are unclear but will affect how and when the scenarios
evaluated in this analysis might be realized. It is important to understand that there is still long-
term demand for residential and commercial development in the City of Portland and that the
location of the study area along with investment in infrastructure and public-realm
improvements make the area well positioned for longer term investment.

Zoning Designations and Development Prototypes

ECONorthwest worked with city staff to identify the zoning designations that could implement
the urban design scenarios. City of Portland Bureau of Planning and Sustainability provided
information to translate the urban design concepts to zoning designations, floor area ratio (FAR)
allowances, and heights that were used to develop the development prototypes that were
evaluated. These development prototypes represent a typical development that could occur in
zones throughout the district and under all land use scenarios. This analysis also evaluated both
base and bonus FAR, density, and height bonuses by zone as applicable. Development
prototypes that reflect bonus allowances account for current inclusionary housing obligations.
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Table 4: Zones from all scenarios plus respective prototypes evaluated

Zone Prototypes allowed by base Prototypes allowed by bonus
entitlements entitlements

IH Traditional low-rise industrial: N/A
warehouse and manufacturing
1 story, 0.6 FAR

IG1 Traditional low-rise industrial: N/A
warehouse, manufacturing, and flex
1 story, 0.6 FAR

IG1 Central City - Traditional low-rise industrial: N/A

IG1 zone with warehouse, manufacturing, and flex;

industrial office Central City office; urban flex

allowance 4 stories, 3.4 FAR

EG1 Traditional low-rise industrial: N/A
warehouse, manufacturing, and flex;
urban flex; low-rise office
6 stories, 2.1 FAR

EG2 Traditional low-rise industrial: N/A
warehouse, manufacturing, and flex;
urban flex; low-rise office
6 stories, 2.1 FAR

EX Traditional low-rise industrial: Traditional low-rise industrial:

warehouse, manufacturing, and flex;
urban flex; low-rise office; low to mid-
rise residential

6 stories, 2.1 FAR - Flex

4 stories, 3.4 FAR - CC Indus.

warehouse, manufacturing, and
flex; urban flex; low-rise office; low
to mid-rise residential

5 stories, 4.6 FAR

EX - Pearl district
height/FAR

Traditional low-rise industrial:
warehouse, manufacturing, and flex;
urban flex; low-rise office; low to mid-
rise residential

6 stories, 2.1 FAR - Flex

4 stories, 3.4 FAR - CC Indus.

Traditional low-rise industrial:
warehouse, manufacturing, and
flex; urban flex; low to high-rise
office; low to high-rise residential
10 stories, 9.3 FAR

EX - no housing

Traditional low-rise industrial:
warehouse, manufacturing, and flex;
Central City office; urban flex; low-rise
office

6 stories, 2.1 FAR - Flex

4 stories, 3.4 FAR - CC Indus.

Traditional low-rise industrial:
warehouse, manufacturing, and
flex; Central City office; urban flex;
low-rise office

6 stories, 3.4 FAR - Flex

5 stories, 4.4 FAR - CC Indus

EX - 7 stories Traditional low-rise industrial: Traditional low-rise industrial:
(testing height warehouse, manufacturing, and flex; warehouse, manufacturing, and
bonus allowed in Central City office; urban flex; low-rise flex; Central City office; urban flex;
EX zone) office low-rise office
6 stories, 2.1 FAR - Flex 7 stories, 6.5 FAR - MU Res
4 stories, 3.4 FAR - CC Indus.
CcM1 Low-rise residential; low-rise office Low-rise residential; low-rise office
3 stories, 1.3 FAR 3 stories, 2.0 FAR
CM2 Low to mid-rise residential; low-rise Low to mid-rise residential; low-rise
office office
4 stories, 2.1 FAR 5 stories, 4.0 FAR
CM3 Low to mid-rise residential; low-rise Low to mid-rise residential; low-rise

office
4 stories, 2.1 FAR

office
5 stories, 4.6 FAR

ECONorthwest
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CX Low to mid-rise residential; low-rise Low to mid-rise residential; low to
office mid-rise office
4 stories, 1.6 FAR 8 stories, 7.6 FAR

RM1 Low-rise residential Low-rise residential
2 stories, 1 FAR 3 stories, 1.3 FAR

RM2 Low-rise residential Low to mid-rise residential
3 stories, 1.3 FAR 4 stories, 2.1 FAR

RM3 Low-rise residential Low to mid-rise residential
4 stories, 1.6 FAR 4 stories, 2.1 FAR

RM4 Low to mid-rise residential Low to mid-rise residential
5 stories, 4.0 FAR 5 stories, 4.6 FAR

RX Low to mid-rise residential Low to mid-rise residential
4 stories, 1.6 FAR 7 stories, 6.5 FAR

Zoning Designations Analyzed by Land Use Scenario

For all of the land use scenarios, we tested numerous development prototypes within each of
the zoning allowances for each scenario. For example, in the mixed-use scenario we evaluated
multiple development prototypes (e.g.-three story wood frame construction, podium, and
steel/concrete towers) and multiple land uses (e.g.- mixed-use, residential, and office uses all
within a single type of