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1. INTRODUCTION

The Assignment

As originally outlined, my assignment was as follows:

I" Review carefully all the existing
to determine their utility for making
future demand for 1and"

1oca1 studies
forecasts of the

2. Inventory and evaluate existing sources of data
(public and private) in terms of their relevance to
the problem.

3. Make a canvass of other Community Renewal Program
(cnp) groups faced with a similar situation in order
to obtain ideas as to how they are attempting to solve
the problem.

4. Based upon the findings of the above steps, a
report would be prepared which would detail the avail-
ability of loeal data, the approaches used in other
cities, and delineate the opportunities and problems
which might be encountered in making the various fore-
casts.

In the course of preparing this report, T have become suffi-
ciently familiar with certain aspects of the 1oca1 situation to
hazard a rough estimate of the probable future demand for certain
types of land uses i but these should not be consi-dered final fore-
casts. Actual forecasts need more supporting data and further
analysig, but I am of the opinion that much of this--as is so,
common with many of the con;ultant's reports for other citiesj-is
really i-cing on the cake.

Fundamental Forces Affectinq the Urban Spatial Strueture

An ideal situation, in this writer's opinion, to base any
community-wide urban renewal report, would be the existence of
a set of well-defined, well-tested theories regarding the present
and future urban spatial structure. It would then be possible to
know whether certain CRP projects were "flying in the face of the
wind" and whether other projects were predicted to enjoy success
because they ran with--rather than counLer to--trends in the
changing urban structure. Public policy could, of course, take
the positj-on that certain trends were undesirable, and measures
could be taken to resist and perhaps reverse these trends.
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Unfortunately, no set of well tested hypotheses linked
together into a well-developed and fu11y articulated theoretical
system, is yet available. In their absence we have set dovrn a
number of forces currently affecting the urban spatial structure
which, we believe, (but cannot necessarily prove) will have an
underlying influence upon specific urban renewal programs and
master plan proposals. (Postscript: lack of time prevented a
further elaboration as original-1y intended. The following two
whould be considered as examples. )

Automobile Undoubtedly the most powerful influence upon
the urban structure in the J-ast forty years has been the auto-
mobile. Its widespread use has resulted, in the words of one
observer, in "a pronounced l-oosening of the urban fabric".
While new federal programs may be ushering in a new era for
rapid transit systems in the larger eastern cities, it is believed
that these programs w111 not strongly.affect Portland for two
reasons: 1) the Portland urban area is not sufficiently large
to discourage automobile commr.lting, and 2) the population density
of most of the area is too 1ow to economically support a rapid
transit or mass transit system. These programs should, holrever,
stem the decline--and perhaps eventual collapse--of the Rose
@ transj-t line and Lhus preserve and posslbly improve mass
transit service in the city (an important consideration) .

Economic Surface For want of a better term, the economic
surface is used to express the concept of the distribution of
land values and population or other kinds of density over the
urban area. The surface has been likened to a tent with the peak
at the Central Business District (CaOtr. The followJ-ng diagram
expresses a simplified schematic cross-section.

A
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A-B represents the situation before the widespread use of the
automobile. Central sites commanded a premium because of the con-
vergence of the mass transit system, and their consequent hiqh
accessibility rating- With the general use of the automobile,
however, it became possible to substitute sites farther out for
central sites which has meant that central sites no longer can
bring such high prices. Establishments can nou/ consider a wider
variety of potential sites. This has resulted in the central
city losing some of its initial advantage--especially for certain
types of commercial and industriat activities.

Plan of the Report

The main body of the report deals with three major classes
of land use; i-ndustrial, conmercial, and residential, Each of
these major land use categories is considered in terms of its
principal components defined by such factors as function and
locational tendencies. Institutional or public land needs !,/ere
not considered within the scope of this investigation. A sugges-
tion for monitoring trends in buil-ding activity within the city
using buildinq permit data is outlined.

As this report is
kept in mind:

read, a number of conditions should be

1. My personal preferences lie in the direction of
a strong urban core and central city, but I have tried
to view the city's future role objectively. The Com-
munity Renewal Programs, geared as they are to the
central city, have perhaps a buiLt-in,bias in favor
of the central city. In the long run a disservice,
would be done to both the urban renewal program and
the identification of the problems of the central
city if unfavorable factors or trends are glossed
over in the process of painting an optimistic picture
of future prospects.

2. This report contains a number of statements which
are expressions of opinion or judgment. To fu1ly
elaborate the reasoning underlying these statements
would have increased the bulk of the report unduly.
and led to numerous gualifications. I shafl- be
happy to discuss, in greater detail, any specific
point which might be guestioned.
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2. INDUSTRIAL I,AND NEEDS

Introduction

It is fitting that present day Community Renewal Programs
have extended their concern beyond purei-y residential consid-
erations and norr,z include non-residential activities and land
uses within their scope. Of these, industrial developments
are of critical importance, not only in terms of their role
in the land use pattern, but in terms of their importance in
sustaining the economic life of the community. A community
economically strong has the potential to deal with problems
in a much more positive fashion than a community whose problems
are compounded by a weak economy. Furthermore, a vital indus-
trial sector contributes far more to the tax base than it con-
sumes, and thus it represents an important plus factor in the
local fiscal balance sheet.

Examination of the economic prospeets of the. community
are a prereguisite to virtualty any specific analysis of urban
problems and this includes renewal. A review of the economic
prospects of Oregon, the Portland Metropolitan Area, and the
City of Portland, will be made prior to an evaluation of the
demand for industrial land within the eity.

The Oregon Economy

Presently, the Oregon economy is enjoyj-ng a mild boom, as
evidenced by a number of economic indicators. The unemploy-
ment rate is low, relative to past years and to the United
States, and emplolzment, bank debits, and retail sa1es, are all
rising. Perhaps most important, personal- income gains have out-
paced the nation, according to Business Week estimates. A11 in
all, the economic picture is satisfaetory. Professor .rames D.
Tattersall, a close student of Oregon's economic history, in a
recent article in the
omy Since World War II

Oreqon
", (Ju1y 1962) d

Review, "The Oreqon Econ-
ivides Oregon's post war
46-L95L, L952-L956,
Ie he does not find the
does conclude " oregonr s
ficient to insure a con-
of per capital income

Business

economic history into four periods (fg
),957-L96O, and the early L960's) . whi
Oregon' economic picture cloudless, he
locational attributes appear to be suf
tinued steady growth rate with a level
close to the nationaL averag'e. "

One of the reasons for optimism concerning the Oregon
economy into the 1970's is the expected strong demand for wood
products during most of that period. while Oregon is less de-
pendent upon her forest products industries than in the late
1940's and 1950's, a strong demand for forest products is
still the most important single contributor to the state's
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economy. The post war-baby boom will reach the child-rearing home-
buying age near the end of the 1960's and this should virtually
assure a strong demand for new housing. This demand, unlike the
last 5 years, will be more oriented to single family housing which
uses significantJ-y greater guantities of wodd. Even if forest
products should lose further ground in the competitive struggle
with other materials, it is, nevertheless, expected that the
overall pie will increase sufficiently to mean the actual demand
will rise. The post war-baby boom will fuel the demand for hous-
ing which in turn will keep Oregon's forest products industry
busy. The major if is whether the national economy can absorb
the sharp rise in-the labor force at a time when automation has
reduced the need for workers in many industries - In other words,
can we find the jobs for these young people?

A number of economic studies of the State's economy are
due near the end of this year. They should provide further
understanding of the States economy and they will also include
forecasts. One is an economic study of Bonneville' s por^re r
market areas of the Northwest (including Oregon). The other is
an analysis conducted by the Oregon Department of Planning and
Development, and the Bureau of Business Research of the University
of Oregon.

The Portland lvletropolitan Area

The'economy of the Portland Metropolitan Area rests on a
diversified base which has seen steady growth in the 1950's.
Non-manufaeturing sources of employment such as trade, finanee,
service, and government contribute to the economic strength.
Among manufacturing categories, the fastest grcrvring components
have been electrical machinery and transportation eguipment which
bring further diversification to the rnanufacturing strubture pre-
viously dominated by lumber and wood products, food and kindred
products, and.paper. Unlike many oth.er communities in the I,Iest,
Portland's economy is not based on defense industries. An ex-
pected cutback in defense (and perhaps space) budgets wquld have
1itt1e direct effect. A marked cutback in these areas would,
however, indirectly-affect Portland, which would eventually feel
the shock waves from California and Seattle and the possible loss
of some subcontract work. The Port of Portland has commissioned
the Battelle Institute to conduct an economic survey which should
be availabl-e about the end of the year.
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Portlandrs Prospects

The above paragraphs have indicated (but not documented)
that the Oregon and Portland Metropolitan Area eeonomic grovrth
prospects are for a modest but well-sustained level at least
egual to the last ten years. These prospects, however, do not
automatically fo11o\^, for the City of Portland. In common with
many other central cities of major United States metropolitan
areas, Portland faces the future with a host of inherent problems.
Growth is restricted by the scarcity of vacant land; the inven-
tory of physical structures continues to age, and the lower in-
come and minority groups are eoncentrated within the City. Con-
cern over these conditions has, in fact, led to such programs
as the CRP in order to asslst the City to maintain its position
in the urban area. The nation-wide post war trends of the de-
centralization of commerce and industry within major metropoli-
tan centers are too well known to repeat here.

The guestion underlying any estimate of Portland's economic
future in terms of industrial prospects is whether Portland can
maintain its traditional position as the locus of industrial
employment in the face of competition from suburban sites? An
effort was therefore rnade to ascertain the proportion of metro-
politan area employment by individual industrial categorj-es
accounted for by the City. Unfortunately, for purposes of this
time series analysis, no data exist to answer this guestion
directly. The only data available.are State of Oregon Depart-
ment of Employment estimates which are published only on a
county 1eve1. AIso, the County figures were not readily
available on a yearly basis, so the second guarter was used to
represent the years. An additional problem was a change in
coverage to include one person establishments about 1959. It
was felt Multnomah County cou.Ld be used as a substitute for
the City, since it has been estimated that Portland accounted
for about 95 percent of the County's manufacturing employment
(this proportion was about 97 percent at the beginning of the
time period--1954).

Because of the above gualifications and the yearly fluctu-
ations inherent in the economy, slight yearly changes in Tab.I-e I
should not be considered significant. E.or manufacturing as a
whole, Multnomah's share of the SMSA has declined a number of
percentage points over the time span, but there have been no
signs of a drastic shift. Actual employment has remained about
the same. which indicates that the County's share has slipped,
not because of absolute decline but because other counties have
grown faster. Wholesale trade--which employs about half as
many people as all the manufacturing categories--has presumably
remained concentrated in Mu ltnomah County.
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In conclusion, these data--whj-1e imperfect and subject to
some possible error--do not indicate any wholesale exodus of indus-
triaL employment out of Multnomah County" The same conclusions--
to a somewhat l-esser degree--wou1d probably be true for the City.

Supply of Industrial l-,and

The MetropoJ-itan Planning Commission in its carefully done
report on f.,,and for Industry made an estimate of the amount of
vacant land for various parts of the metropolitan area. Vacant
land was classified by zoning and also in terms of whether im-
provements were needed. The report has been criticized in some
guarters as overstating the amount of land available. Conflict-
ing definitions of quantity of land available may occur, depend-
ing upon how a survey handles factors such as parcel size, topo-
graphic conditions, availability of util-ities, ownership patterns
(Iegal tang'les for example), and asking price. The major areas
of interest for the City of Portland are District A and District
which are shown on maps reproduced from the Land for Industry re-
port. District A essentially borders the Willamette River of the
inner harbor area from N. w. Nicolai and N. Russell on the north,
to the Sellwood Bridge on the south. District B includes the
lower Willamette as shown on the map, as well as that area north
of the City west of N. E. 33rd Avenue.

District A. Since our main interest--as explained later--is
with centraL sites, our primary concern is with the estimate of
vacant land in District A. Vacant land (with no improvement
needed) which was zoned industrially, was estimated at 211 acres.
Only half of this amount was in parcel sizes of one acre or more,
and it is important to note, therefore, that 105 acres are in
pareels of less than one acre. Unfortunately, the classification
system of parcel size gave but one class to all parcels over one
acre. ft was also estimated that an additional 223 acres were in
non-industrial use, but could be changed to industrial use. How-
ever, only 38 acres of this amount were over one acre in parcel
size. Pending an extensive field survey of those areas indicated
as vacant or considered as potentially industrial, it would be our
conclusion that the amount of land available for industrial devel-
opment in this distnict is guite limited.

B

Development of potential sites south of the Ross
should await a policy decision as to the ultimate use
front.

I s land
of the

Bridge
river-

In District B

The Swan Island--Mocks Bottom development of the Port of
Portland currently satisfies the need for centrally located high
value land. This supply of land should be close to exhaustion by

9



about 1970, which might be considered the approximate target date
for any industrial renewal site to be made available. Consider-
ing the long lead times neeessary to complete all phases of urban
renewal, it would not be too early to begin preliminary studies in
1965 to offer a number of alternative areas to the Portland Devel-op-
ment Commission as potential industrial renewal areas.

Once the Mocks Bottom land has been reclaimed, the Port, in the
course of its dredging operations, expects to fill about a total of
I00 acres in the inner harbor area in the foreseeable future, which
could be made available for industrial- use. This would just about
complete the potential industrial sites in the inner harbor.

The Future Demand for Industrial Land

A number of points should be made preliminary
of the demand for industrial land within the City

to any di-scussion
of Portland.

cities
not

1. Ivluch of the demand for land within cenLral
is for distribution and wholesaling purposes,
manufacturing.

2. Much of the demand is generated by
in the urban area not by new industries
area.

relocati-ons with-
locatinq in the

3. The larger the concern, the greater its space needs,
the more 1ike1y it will select a suburban site.

These are nation-wide trends and to my knowledge they apply in
the Portland area as wel-1. Conseguently, the typical firm rohich
represents a market for central city land is distribution oriented,
has already been established in the area, and is sma11 or medium
in size. This does not mean that other types of firms would not
be potential candidates for central sites, but the "best bet" would
be the above mentioned type of firm.

Implicit in our
for industrial land
tions. The reasons

discussion has been
in Portland will be
for this are:

the assumption that
in terms of central

demand
loea-

(a) Almost all existing i-ndustrially zoned land in
Portland is adjacent to the river and is thus central-
Iy located to a degree.

(b) Peripheral sites in the Cj.ty would be competing dir-
ectly with suburban sites, and it is rather unlikely
they would be selected.

10.



.a.
f,._

DISTRICT B

IJ USE EY
r'touSTY

VACAIII-IMPROVE
NEEDEO

VACATT'IIO MPROY€
ITIEEDEO

VACANT_XA,JOi.II'PROVE, NEEOEO

\
.9

I

I
'Y '...1

(
G't

",4. \

i

!

a
i!
;ll'

a

o

2

li'

)l
I ,/

x-"'

)

.i

T

t
t
I
I
T

T

t
I
T

T

I
I
I
I
t
t
I
T



(c) The types of firms most oriented to the city prefer
central locations.

The potential demand for industrial land within the city can
be approached in a number of ways. A review of the building per-
mits valued at $25,000 or more for the past ten years indicates
that most of the building for industrial purposes has been for
distribution and wholesale uses. It has been difficult to separ-
ate manufacturing from distribution and from storage with the in-
formation available on a building permit. It appears, however,
that there has been virtually no substantial new manufacturing
construction within the city, although there have been additions
and alterations. The available trend data we have thus indicate
rather limited prospects for growth in manufacturing under present
conditions.

The Metropolitan Planning Commission, in the process of com-
piling a report for the highway study (Growth Factors), made a
revis j-on and updating
sion study, Economic

of an earlier Portland City Planning Commis-
Prospects. The Commission's detailed work

sheets, which allocated aggregate employment changes by type of
industry to sub-areas of the metropolitan reg'ion, were consulted.
Because of the danger of misinterpreting projections for sma11
areas by i-ndustry, the actual data are not available for publi-
cation. However, if worker-density norms of 30 per acre for man-
ufaeturing and 15 for wholesaling are applied to the projected
increases for Industrial Districts A-west, A-East, and B-West,
the demand for manufacturing and wholesaling land aggregates to
345 acres for the period 1960-1980, or an absorption rate of
roughly 17 acres per year.

The Port of Portland, in developing their Swan Island and
Mocks Bottom industrial disttict, has priced this land at the
upper end of the industrial land price scaLe--about $40,000 per
acre. They have been guite satisfied with the indicated demand
for this land and feel that the area should be fu11y developed
about 7970, which would indicate an annual absorption rate of
about 50 acres a year. In my opinion, this rate is sustained in
part from relocations due to expressway acguisitions. Since most
of the industrial land which will be affected by expressway tak-
ings has been al-ready acguired, this generator of demand wilJ- not
be a factor in the future.

Based on the above considerations, it would appear that the
annual absorption rate for industrial land (including wholesaling)
would be in the neighborhood of 15 to 25 acres. It can, therefore,
be inferred. that, because it takes about five years to complete
a renewal project, industrial projects could be between 75 and I25
acres (this does not imply that this acreage would be in contigu-
ous areas). In a 20 year Community Renewal Program, it is con-
ceivable to envisag'e four projects that would make between 3OO and
500 acres of land available to industry. However, any serious

L2.



attempt to estimate the demand for acreage in connection with an
industrial renewal project would need some indieation of the
price at which the land would be offered. An interim plan for the
South Auditorium renewal- project indicated a price of $1.50 per
sguare foot, or about $65,000 an acre. There is, in other \^/ords,
a considerable latent demand for central sites if the price is
1ow enough. Conversely, the demand will evapor-ate if the price
for land is too far above alternative locations.

Conclusions and Reeommendations

Portland's efforts to retain her share of industrial activity
should be considered an uphi1l struggle. The days when central
cities were virtually unchallenged as sites for industry are long
past, and it thus becomes necessary for these cities to initiate
aggressive programs to maintain their industrial position. As
yet, there does not appear to be as much suburbanization of in-
dustry in the Portland area as j-n other netropolitan areas, which
gives the city time to inj-tiate preventive rather than palliative
measures. Urban renewal represents one means by which the indus-
trial plant may be improved and expanded. These renewal pro-
qrams should be pursued in two main directions.

1. Preserve and lai$ai_
of e s
should be made t o assl-g t existing industry to solve
problems conmon to eentral sites: lack of land for
expansion, congestion and parking problems, high
cost of land, unattractive and inefficient environ-
ment. etc. This program might involve spot acguisi-
tions and general public improvements plus a system
of determining specific and current complaints which
firms give as hampering their in-city operations.

2. Make available new industrial sites within the
citv. These sites should be strategically located,
well designed as industrial districts, integrated
within the City's overall pIan, and priced within
the capabilities of the potential users.

Among the specific recommendations are:

1. The Northwest and near Eastside areas (mentioned
in the Indust Phase I preliminary report produced
by the CRP staff shoul-d be surveyed to delimit
promising industrial renewal areas on the basis of
such factors as:
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a
b

C

d
e
f

) ttre degree of blight
) locationat gualities (e

access to expressway
type of existing land
assessed value
probable acguisition
relocation problems,

9., proximity and
system)

use

costs
etc.

2. on the completion of the initial survey, further
information should be obtained for the most promising
areas on the basis of rehabilitation and/or clear-
ance programs. The end result would be the selection
of a number of areas as prime prospects for indus-
trial renewal which the Portland Development Commis-
sion could then take under advisement.

3. Should the resources be available, it is highly
reconlmended that a study of the distribution and
wholesalj-ng functions of the City and Metropolitan
area be undertaken. These activities are unusually
important in the Portland area economy and deserve
study so that their efficiency might be improved,
if possible, by governmental programs. Attention
should be paid to the guestion of which firms are
central--site oriented and thus potential industrial
renewal prospects. Possibly other governmental
units and the Chamber of Commerce might \^/ant to par-
ticipate in the project.

4. Selection of potential industrial renewal sites
would be governed by certain policy decisions. If
the selection is made on the basis of l-east acguis-
ition costs, those areas with vacant l-ots and pri-
marj-Iy residential structures would be prime pros-
pects, If the removal of industrial blight is the
major concern, more acguisition costs could be ex-
pected. These two strategies need not be mutually
exclusive, but a clear understanding of the basic
goals of the j-ndustrial rbnewal program is necessary.

5. It might be worth the time and trouble to deter-
mine what happens to the properties vacated by firms
movj-ng to new guarters within and outside the City.
Does the development of new sites hasten blight be-
cause fj-rms relocate and leave obsolete buildings
vacant in older areas?

14.



3" COMMERCIAL LAND NEEDS

Before proceeding with this discussion, it will be necessary
to make cl-ear that we are considering the commercial needs of the
City of Portland with the assumption that the City's population
(exclusive of gains by annexations) will remain essentially con-
stant. The expected greater densities of some areas--multifamiJ-y
construction, the development of vacant lots, and somewhat more
intensive use of resj-dential land--wi11 be offset by freeway tak-
ings and conversion of residential areas to non-residential uses.
Quite 1ikely any change--either up or down--would be within a
range of five percent" The relatively static overall picture,
of eourse, Ray conceal dramatic changes in individual areas, but
these changes are beyond the scope of this discussion.

The activities making up the generalized land-use category
called commercial are highly diverse, with often conflicting
trends. Conseguently, a forecast of the need for eommercial
land is best approached by breaking up the overall category into
a number of components in terms of functions and characteristic
locations. The anticipated needs can then be discussed in terms
of each of these types"

Commercial Functions

Convenience Goods and Services
shopping Goods and Services
offices, and Business and Professional Services
Medical and Dental
Aut.omobile and Related Activities

Locations

Planned
or

Unplanned

The listing of functions is somewhat less complete than the
types of locations--other somewhat less important functions might
be added" Most of these functional types have certain locational
preferences, although they may be found in more than one type of
location. Each of the functional types will be discussed in terms
of its characteristics and its future prospects.

CBD - Core
CBD - Frame
Regional Shopping Centers
Community Shopping centers
Neighborhood Shopping Centers
Strip, Commercj-al Streets
Highway Oriented Uses
Isolated Sites
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Convenience Goods and Services

These goods and services are characterized by their freguency
of purchase and their standardized nature. Supermarkets, drug
stores, and dry cleaning establishments are c ommon representatives
of this category. Since they must be convenient to their customers,
most of whom usually live within two mi1es, they are located in
accordance with the population distribution and density. Neigh-
borhood shopping centers --planned and unplanned--are made up of
these establishments, although they are also found in the higher
ranked shopping centers.

Future Pros ects. Since the city is essentially built-up
and Iittle population change is expected, there should be a
limited demand for convenience goods commercial sites. In cer-
tain areas, some smaI1 shopping' centers may be built; but the
overall picture is for little if any demand. Indeed, because of
lower incomes and declining populations, some neighborhoods may
have a surplus of these kinds of commercial establishments.

Shoppincr Goods and Services

These goods and services are characterized by the consumer's
tendency to make a comparison shopping expedition in terms of
price and sty1e. Until recently, most of these establishments were
located in the CBD; but as the Lloyd center so well illustrates,
they are no!!, a feature of the larger shopping centers. They can
also be represented in highway oriented locations as exemplified
by automobile rows and furniture stores.

Future Prospects. The CBD's floor space in retailing is cap-
able of handling a considerably higher business volume than it
has now. No other regional or community shopping centers will
probably be built in Portland, although some neighborhood type
centers may be bui1t. In summation: the amount of buil-ding will
be small and difficult to identify by a particular nei-ghborhood
area.

Automobiles and Related Activities
Before the war, automobile agencies tended to concentrate in

automobile rows near the downtown district. After the war, hor,v-
ever, a decentralization pattern 1ed by General llotors has devel-
oped with most of the new agencies going into suburban locations,
No increase in dealerships in Portland is expected; in fact,
there may well be some decline in the W. Burnside auto row. Serv-
ice stations have been built in a significant volume in the past
ten years according to building permit data. The two principal
reasons--shifts in traffic patterns due to freeway construction
and. entrance of new companies into the marketing area--would seem
to be a less prominent factor j-n the future.
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Future Need" Relatively sma1l and scattered.

Medical and Dental

within this group we find a locational dichotomy" The general
specialist has generally located in clinics convenient to his cus-
tomers and v,rhich offer client parking facilities. These clinics
are larg,ely in suburban locations (especiatly in higher income areas)
The highly skilled special-ist working in a narrower field remains
in a central location because his market represents the area's pop-
ulation (even regional population), and he serves patients referred
to him by suburban doctors who are reluctant to treat the more dif-
ficult cases reguiring special treatment.

Future Need. fhe Real Estate Research Corporation reports on
the South Auditorium project and on the anticipated extension both
point out a surplus of space in CBD medical buildings. The space
need for centrally oriented specialists should be taken eare of by
existing buildings (unless closer investigation should reveal these
buildings are unsuitable for one reason or another) . Most of the
clinic construction will take place in middle and upper income
suburban loeations.

Offices Business and ProfessionaL Services

This category includes office functions of all kinds: head-
guarter offices, financial institutions, professional- and business
services (e"9", Iawyers and accountants, etc.). The office function
has had a historical tendency to prefer central sites (either the
CBD frame or core) and it appears that for the nation as a whole
there has been no significant decentralj.zing trend similar to that
found in retailing and manufacturing"

Future Prospects. Reports by the City Planning Commission and
the Real Estate Research Corporation on the urban renewal projects
both forecast an increased demand for new office space. The de-
cision to locate the new FederaL building in the CBD, Georgia
Pacific's large new headguarters to be built, and the construction
of a nuniber of other new office building's are good indications
that the office function will continue to be concentrated in the
CBD core or frame locations- Since the S. Auditorium project will
satisfy the need to 1970, and the proposed Extension until about
L975, there would not appear to be a significant demand left to be
satisfied by 1980" A post-war trend has seen smal1 offiees--especial-
J-y business service s --moving out of the CBD core to CBD frame loca-
tions" Part of this demand may be served by the urban renewal pro-
jects, but some of it will continue on an individual basis" Build-
ing permit data for the past ten years reveal a limiLed amount of
construction in other parts of the city exclusive of the I-,1oyd
Center area (where there will probably be further office facilities
constructed " )
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Conclusions and Recommendations

There will be little demand for
that is not satisfied by current or
large-scale private developers such
scattered developments on a smaller
local needs.

commercial land until 1980
contempJ-ated renewal programs,
as the Lloyd Corporation, or
scale designed to satisfy

The CBD wj-I1 continue to be the principal center of office
functions and its decline in retail sales should gradually
bottom out. Gror,vth of high rise apartments in the immediate
vicinity, urban renewal projects, and the emergence of Portland
State College, the proposed Graduate Center, and the Medical
Center should be positive factors in the future stability of the
CBD. The fact that the CBD lies in an interceptor position be-
tween the fast-growing western areas and the Lloyd Center gives
it some advantage. Aggressive merchandizing and better parking
facilities will be needed; hor,vever, actua1ly, in terms of the
city's finances, it is fortunate that the area's only reaI1y
large shopping center was built within the municipal'limits.

Volume II of the l"tetropolitan Planning Commission's Commer-
cial Pat.terns should be closely reviewed. The results of the
Census of Business will al-so furnish very important data (I
believe 1958, the last census-of-busine s s year, happened to give
a somewhat misleadingly unfavorable picture for Oregon).

One specific study, which might be undertaken if the resources
are available, should investigate developments in the CBD frame.
The CBD core has already been the objective of an intensive i.n-
vestigation. Further work on the CBD frame would complement the
existing study and give valuabte information on developments
within the area, especially as they relate to the characteris-
tics of firms which have moved into or out of the area.

There is one aspect of the commercial land use sj-tuation which
presumably would be of considerable interest as far as future
urban renewal programs are concerned. Blight is an aLL too com-
mon characteristic of the older shopping centers and the former
street-car, strip commercial developments. This problem has not
been mentioned, previously, simply because there is no easy or
feasible cure in sight to my knowledge for the follovuing reasons:

1. Many of these retail centers were built to serve
a mass transit oriented public which has now switched
to the auto.

2. Many of the neighborhoods served by these retail
establishments have lost population, and the remainirig
population is characterized by deelining incomes and
purchasing povrer.
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3. Many of the buildings are often obsolete; parking
is inadeguate; and vehicular congestion a problem.

4. Many of
tions.

the merchants are running marginal opera-

5. Financing for improvements on the private market
will be difficult to obtain.

6. The physical layout of these
make them difficuLt to handle on

centers and
their own.

strips

Conseguently, it is recommended that no direct action be
attempted now--probably the effort witl not bring a sufficient
return. However, these areas should be periodically examined
and efforts made to assist in the thinning-out process, the con-
version of some stores to other uses (possibly offices), and the
provision for o,ff-street parking facilities. A close watch
should be kept to see how other communities are handling this
cornmon problem. It would be better, however, if Portland left
the task of innovating and experimenting in this area to other
cities.
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4. RESIDENTIAI LAND NEEDS

Introduction

The importance of residential land use needs little elabor-
ation if for no other reason than the fact that it is the predom-
inate land use of the city. At this time, ho,vever, it is one of
the most difficult land uses for which to make-a forecast. Not
only are the usual pitfalls to predictions present, but the uncer-
tainty is increased because of the emergence of certain govern-
mental programs which may have a significant but as yet unknourn
impact. Thus, the very urban renewal- program for which a forecast
is commissioned is, in certain ways, a further handicap to fore-
casting. The extent of these programs and their degree of suc-
eess can only be hazarded at this time.

Selected Aspects of the Portland Housing Market--1960

As an aid to a better understanding of the Portland housing
market, a number of tables were prepared from 1960 Census of Hous-
ing data. They are not intended as a complete analysis, but
rather as a selected tabutar inguiry to complement the Phase I
cRP report on population and housing, and as a preliminary base
on which to place recomrnendations for forecasting.

Tab1es 2 and 3 present data on family income and on value of
owner oceupied housing units for Portland, the Portland SMSA,
and a1I Ilnited State's SMSATS. It would have been preferable to
compare Portland with the rest of the urban area (without the
rural- fringe areas) but this would have involved too many addi-
tional calculations. Conseguently, because the City is such an
important part of the Metropolitan tota1, there is l-ess differ-
ence between Portland and the Portland SMSA than would be antici-
pated.

Table 2 shows that distribution of family income is roughly
the same in Portland as the comparison areas for owner occupied
housing units (except for a slightly greater concentration in
the low income brackets). The most important finding, .however,
is the renter occupied income distrihution. Over a quarter of
Portland's renters had incomes of less than $2,000, and over
50 percent had incomes of less than $4,000. The housing problem
in PortLand is clearly dominated by the rental segment of the
market "

Turning to the value of ol'rner occupied housing units, the
first part of Table 3 represents the entire standing stock, while
the second part is limited to those houses built in the year 1959.
Notice that while the Portland income distribution corresponded
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Table 2--Family Income and Occupancy, 1959

Family Income Portland Portland
SMSA

United States
SMSA'S

I
T

t
T

I
I
I
T

I
T

T

T

I
t
T

T

T

I
I

ooo
999
999
999
999
999

Les
$2
$4
$6
$8

$10
$1s

Owner Occupied

Number of Units

s than $2,000
, ooo - $3,999
n000 - $5,999
,000 - $7,999
,000 - $9,999
,000 - $74,999
,000 or more,

Renter Occupied

Number of Units

L,,ess than

79,73L

L3.6%
12-8
20.3
2L.6
L4.2
L2.L
5.4

100.0%

5L,625

28.2%
23.7
22.1
L2.7

too.o%

L67 ,497

t2.2%
11.7
20.6
23.2
t4.6
L2.4
5.3

too.o%

80, 190

26.6%
23.O
23.9
L4.3
6.4
4.5
l_.3

100.0%

20 ,036,123

to.6%
11. 5
20.o
2]-.5
14. 5
14.8
7.1

100. o%

L3,963,92L

20.e%
22.A
24.9

LOO.O%

$2
$4
$6
$8

$10
$1s

000 -
oo0 -

Pz t
$3,
$s,
$7,
$e,

$14,

000
000
000
oo0

5
9
I
0

15
7
6
2

6.0
6.0
1.3or more

Source: U. S. Census
Final Report

of
HC

Housing 1960, Metropolitan Housing,
(2) -r47
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Table 3--Value of Otr'rner-Occupied Housing Units

Portland Portland
SMSA

United states
SMSA's

Value of all Units 1960

Number of Units

15,
$7,
$e,

$r2,
$14,
$17,
$Ie,
$24,

Les
$s
$7

$10
$12
$1s
$17
$20
$25

s than

or more

100. o%

Value of all Units built in 1959

Number of Units 475

s than

000
500
000
500
000
500
000
000

000
499
999
499
999
499
999
999

L4
9
5
5
5

t4 -8
8.2
4.O
3.9
11

79,73L

4.6%
L4 -4
23.9
22.5

L67 ,497

s.7%
13 .8
20.6
20.7

100.0%

5, 157

LOO.O%

L7 ,267 ,354

s.6%
9.0

72.6
16. 3
15. I

809, 151

LOO.O%

12.9
9.0
9.1
9.7

6
2
2
1
I

100. o%

500
000
500
000
000

Les
$s
$7

$10
$12
$1s
$17
$20
$2s

ooo -
500 '
000 -

7%
I
5
2
2
0
4
o
2

a%
4
6
1
B
2
3
7
1

$s
$7
$e

$12
$14
$12
$1e
$24

, OO0
,499
,999
,499
,999
,499
,999
,999

o%
0.9

16. 5
L3.7
15. 9
10.9
11. s
15.5
r5. o

LOO.O:%

o.
1.
5.

10.
19.
18.
13.
15.
15.

1.
1.
4.

10.
18.
18.
13.
15.
77.or more

Source:

.,.,

U. S. Census of Housing 1960, Metropolitan Housing,
Final Report HC(2)-141



Table l+--Va lue- lncone Rat lo and Condlt ion of Structure By Househotd
Composltlon for Orner Occupled Houelng Unlte, Portland
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5
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,7,1 15.
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1?-.6
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2
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roughl-y to the nation's metropolitan areas, the value of all homes
was markedly bel-ow that of the nation's SIvlSArs. Only about 2O per-
cent of Portl-and' s homes were valued at $15.000 or more, compared
to the nation's metropolitan areas proportion of 4O percent. Con-
versely, about 43 percent of Portland's homes were valued at less
than $IO,OOO, compared to the national metropolitan average of 27
percent. What accounts for this discrepancy? Part of it is probably
due to the higher home orr,rnership rate in Portland which seems to re-
sult i-n more lovrer income groups owning homes than other cities
whj-ch would find these same groups renting. Other reasons might
be advanced: l-ower land values compared with areas such as New
York City or California. I suspect, however, after a1I possible
explanations have been examined, there would still be a residual
difference which could be explained onl-y in terms of Portlanders
disinclination to put a substantial proportion of their income
in housing. Notice, however, the closer correspondence between
Portland and the nation in terms of the homes b,uiIt in 1959. The
onJ.y major deviations occur in the $7,500-$9,999 and $15,000 to
$17,50O categories. These discrepancies may be due to a sampling,
or typographical error.

Turning to an index used to indicate ability to pay for or,rzner-
occupied housing, Table 4 gives the value-income ratio by house-
hoJ-d composition. The traditional rule of thunbhas been 2.5; in
other words, households can generally afford a home valued at two-
and-a-tralf their annual income. As in the case of the renters,
this rule of thumb needs considerable gualifieation. It is, in
fact, of dubious value in many instances, since it takes no account
of the I) age of the householder; 2) the household composition;
3) their asset position; 4) use of income before rather than after
taxes, etc. Notice how poorly, in general, the overall total dis-
tribution represqnts individual household categories. Those house-
holds with male head under 45, or 45 to 65, have lorlr income-value
ratios (the 45 to 65 category has over 50 percent of households
with ratios of less thqn 1.5), while the older households, the
femal-e heads, anil o-ne person households have nelative].y high ratios.
On the basis of ability to pay, the income-value ratios would sug-
gest that a significant potential- existed to upgrade the housing
gual-ity of the majority of those households with a male head under
65. Many of the families in the 45 to 65 category are rel-uctant to
increase their housing costs because of a propensity to spend
money on other goods and services, the expense and difficulties of
moving to guarters they could afford, and neighborhood ties, all
of which may prevent a move.

Also given in Table 4 is the condition of structure by house-
hoLd composition. These data j-ndicate the most severe problem of
substandard housing (relatively speaking) is associated with one
person households, female head households, and households with
heads over 65. This is the hard core of owner occupied substandard
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Tablc !--Gross Rent
and 6ross Rent aa a Pcrccntage of lncome by Household Composltlon, Portland.
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Tablc 6-4ondltion of Structurc and lllrber of Unlts per Structuro
Renter Occupled, Houslng Unlts, Port l6nd, 1960
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housing without the financial resources (and occasionally a loss
of interest) to improve their dwellings.

Table 5 gives a closer look at the rental situation for the
City of Portland in 1960 by giving data on gross rent (which in-
cludes utilrties) and the proportion of total income accounted
for by gross rent outlays. Since the stage in the family life
cycle, the marital status, and the age of the renter are impor-
tant varial:les determining the amount and importance of rent in
the householder's budget, they are given (to a somewhat limited
extent) by stratifying by household composition. As these tables
are read, please remember that the size of the household will, of
course, have a bearing on the rentals paid. SmaIIer households-
-especially one person households--wiII obviously need less room
and conseguently pay a lower rent. Notice the variance in the
distribution of the total compared to individual household types.

Perhaps more important than the gross rent paid is an under-
standing of how much of the income goes to rent. The traditional
rule of thumb is 20 percent. Notice, however, the lack of concen-
tration about the two classes closest to 20 percent for the total
income distribution. Twenty pereent, from the standpoint of
proper statistical analysis, is an unsatisfactory average because
of a lack of concentration about the presumed average. Vlhen the
kind of household composition is included, then the rul-e of thumb
is even more inadeguate--if not misleading. This is especially
true of households with heads over 65, or female, or one person.
The most extreme example being the one person household over 65
where over 70 percent of the households spend more than 20 per-
cent of their income for rent. These data indicate the difficulty
inherent in attempting to induce these households to upgrade
their housing. From the standpoint of their personal finances,
the money simpJ-y isn't available.

Table 6 gives the condition of strueture and number of units
per structure by family composition for renter occupied housing
units. Notice the unsound substandard housing units have a rate
three times as large as for osrner occupied housing. As in the
case of owner occupied units, the femaLe head and single person
households have the highest proportion of substandard housing, and
these are numerically, as well- as relatively, important. A sur-
prising finding is the fact that age of the household head seems
to make Iitt1e difference in terms of the soundness of the rental
unit" Also given is the number of units in the structure which
reveals the tendency of older persons, female head, and one person
househol-ds to occupy units in structures of five units or more.

The above
no single real

should demonstrate the fact
market. One way of viewing

tables
estate

that there is
the market

27.



involves the division of the overall market into its components.
A suggested means of doing this follows in outline form.

COMPONENTS of the Residential Market

Family composition

Young couples--ehildless or with pre-school children
Middle aged couples--with school age chitdren
Ol-der couples--children no longer living at home
Retired couples
Single persons--young or middle aged
Single persons--elderIy
Single persons--one or more children
Mixed families--persons of various relations

Socio--Economic Status
upper r-ncome
middle income
lower income
minority groups

Type of Housin cI
high rise apartment.s
wa1k up apartments
garden apartments
single family homes

LOcation

Close-in
City
Suburban

Each tipe of family has certain housing needs which'are general-
1y fi1led by certain types of accommodations and certaj.n locations.
Families with two or more chi-Idren, for example, represent a neg-
ligible potential market for close-in high rise apartments.

Conclusions and Recommendations

As stated previously, the residential land-needs are especial-
ly difficult to predict at this time. If any phase of the land-
needs forecast reguires the help of consultants, it is the resi-
dential segment- It is interesting to note that many of the re-
ports prepared by consultants for other cities never really attempt
to forecast the entire residential market. Instead, they tend to
concentrate almost exclusively on close-in housing. The only
report which attempts to deal with the entire city is the one pre-
pared by Real Estate Research Corporation for the city of Syracuse.*

*A similar
also done

study for Denver using the same technigues was
by Real Estate Research Corporation.
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Should it not be possible to retain a consultant for tfre resi-
dential sector, the staff--with some coaehing--could probably pre-
pare an extimate modeled after the Syracuse report, which would be
reasonably acceptable to the HHEA-

A projection of the anticipated age distribution within the
city--similar to those prepared by the StaLe Board of Census--would
be especially helpful to the undertaking of a residential land needs
forecast.

The segment of the residential market which has already received
the most attention is the close-in, high rise apartment market.
Both the South Auditorium and the South Auditorium Extension reports
by Real Estate Research Corporation include the estimated demand
until 1970. The demand for this type of housing should be satisfied
in the immediate future by these projects, several private develop-
ments on the west side, and the Lloyd Corporation and another devel-
oper in that area. If anything, care should be taken to avoid an
oversupply of these units. The market can only satisfy a limited
demand for this type of housing--which is the cream of the residen-
tial market. A number of projects in other cities have badly over-
estimated the demand for these high rent accommodations.

In my judgment, should present trends continue, Portland will
have an increasing share of the urban arear s "problem housing,"
groups. These include 1ow income groups, racial minorities, and the
aged--a1l unable for one reason or another to afford or maintain
satisfactory housing. The middle and high income "child centered"
families will be concentrated in the suburbs" Programs, such as
middle income housing, are needed to retain the middle income group
within the city. Innovations in residential design, such as modern
row houses or atrium houses which conserve space, should be promoted-
perhaps in conjunction with the cooperation of Portland's architects.
Faculty and students at Portland State College offer a potential
group which might be receptive to these new (for Portland) ideas.
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5. SUGGESTIONS FOR UPDATING I,AND USE TRENDS

One of the major gaps in our understanding of the develop-
ment and structure of urban areas has been the lack of data on a
time series basis. These data would be useful to further our under-
standing of urban growth and change, establish trends, and serve as
the basis for crude forecasts by extrapolation. Economists have
long worked with time series as a foundation to their analyses of
the economy. It is often more important for forecast purposes to
know the present trends rather than the present pattern of land
uses, since the present pattern may give misleading impressions.
For example, estimates of land reguirements for the future based
on existing norms (e.9., acres per 1000 population) may simply be
averaging the o1d and new standards.

Building permits offer one source of time series data. They
have the advantage of being available without the problems of
data collection. The City of Portland Building Permit Department
compiles a monthly list of all building permits over $25,000. In-
formation given includes the va1ue, the use, and the address. For
permits valued over $100,000, the floor space has been included.
The number of units for each apartment building is not given, how-
ever. It is estimated that copying and tabulating these data would
take about two man days per year. Should the building permits be
assigned to census tracts or Locations within the city, more time
would be needed. This type of job lends itself to filling in slack
work periods (it need not be done at once) and ean be performed by
any clerk who has been properJ-y instructed.
Classification System

one of the principal decisions necessary to the setting up of
the program would be the establ-ishment of a classification system
which would enable the individual compiling the data to decide to
which category a given permit should be assigned and which kinds
of construction projects would be classed as unimportant and could
thus be ignored. Emphasis should be placed upon important projects
and the exclusion of chaff which has a tendency to clutLer the
analysi-s and increase the work of completion. This, of course,
raises the guestion of what is important and hour it can be logical-
Iy defined? The following variables should be considered in this
connection.

Size--already defined (to some extent) by $25,000 limit

Type of Use--construction of additional docks would not
be particularly relevant, for example

Effect upon Neighborhood--chan ges in uses would be
especially important

Trend Indicators--ke y land uses which generally preceded
development
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Traf fic Generation Characteristics

The final classification system should
Metropolitan Planning Cornmission's land use
variation thereon),

be consistent with
classification (or

the
some

Problems

1. The classification system has already been identified
as a major problem. unless different arrangements were
made, the program would be dependent on the building
permj-ts department designation of use. Such categories
as store, office, or shop are not too he1pfu1. This
might be changed at our reguest.

2" The additions and alterations class
significant share of total construction.
adequately handling these permits would
vised.

aceounts for a
A method of

have to be de-

3" While relatively complete j-nformation is available
for Portland, comparable data are not currently avail-
able for the remainder of the urban area. The highly
significant information on Portland's share of building,
over time, by different categories, is thus not avail-
ab1e.

As an experiment, in the nature of a trial run, building per-
mits (over$25,O00) were transcribed and tabulated for the ten year
period, 1954-1963 o for the City of Portland. The results are avail-
able in the original work sheets and have been summarized in Table 7
(for commercial only). The classification used was not meant as
definitive" Service stations o for example, were included to satis-
fy a curiosity as to the number bui1t. The real1y large permits
have been identifj-ed separately or by name where possible. The
perennial classification bugaboo makes.an appearance here. Should
the Eguitable Buil-ding be classed under banks or offices (I would
have placed it under offices). Even this table, in its incompl-ete
and perhaps debatable formo furnishes much more useful information
than a stngle category total simply labeled commercial"

Conclusions and Recommendations

Perhaps one of the principal reasons why more time-series data
have not been collected by planning offices in the past has been
due to the lack of an immediate "pay off" and the time and trouble
which must be invested to insure a well designed and smoothly
functioning program. Once this initial period is over, however,
the time needed for updating will be sma1l and the benefits well
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T.b le 7--Buildlng Permifsl, a9*-1961
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worth the effort. The building permit information published by the
Metropolitan Planning Commission has such broad non-residential-
categories as to be ineffective for useful trend analysis. One
of the objectives of this program would be the information it would
make available to prospective investors who could use this as a
basis for makj-ng investment decisions. Conseguently, the results
should be widely disseminated by publishing them in the Real Estate
Trends with office files availatle to inteiested parti"sf

In sum, it would appear that it would be well worth the effort
to attempt this program on a trial basis for a year or so to see
hovr it works out and the extent the results are found useful by
other agencies and individuals. If my schedule aIlows, I might be
able to do further work on this independently as a pilot project,
as a personal interest on my ov/n time.

Addendum

while on the topic of time series analysis and monitoring
trends, it may be of interest to note the results of an "Economic
Posture" study done for the city of Philadelphia. A consulting
firm was commissioned to provide a listing and discussion of econ-
omic indicators suitabl-e for taking the so-ca11ed "economic pulse'l
of the eity and region. Ehey were restrieted to assembling in
their report (for convenient reference) only those data which had
already been collected by federal, state, or Ioca1 grovernments.
As an indication of their results, which were essentially a series
of tables, a listing of these tables is provided below. Not all
of these tables would be available in Portland.

TIIE PHILADELPHIA "ECONOMIC POSTURE" STUDY TABLES

Personal Income
Personal Consumption Expenditures
Retail Sales
Number of New Housing Units (Including Public ttousing)
Number of Residential Building Permi-ts
Valuation of Building Permits
New Residential Housing Units by Type (single,

double, multiple) and Planning Analysis Section*
Dwelling Units Changes

Private Construction, and Public Construction
and Convers ion-Demolition

Number of and Valuation of New Non-Residential
BuiJ-ding Permits

Number and Valuation Building Permits for Additions
and Alterations, Residential--Nonresidential

Manufacturing Plant and Eguipment Expenditures
Manufacturing Plant and Equipment Expenditure by

Industry Type
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