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After a more than two year process,  
the Portland City Council voted on  
February 6th to create an Enhanced 
Services District in the Central Eastside. 
Known also as Business Improvement 
Districts in many other cities around  
the world, these organizations have 
been around for decades and generally 
have been very successful and they  
come in many varieties and make-ups. 
Basically the process is that businesses, 
property owners and residents come 
together in a defined area or neighbor-
hood to essentially assess themselves 
fees to fund programs and efforts that 
will directly deal with issues and prob-
lems that are not being addressed by 
their local government. At the core of 
these efforts is that it gives those  
stakeholders in a given area CONTROL  
of resources that they can directly  
invest into programs and hopefully  
solutions to solve their unique  
challenges and problems. We have  
two long term and mostly successful  
ESD programs in the city: The Clean  
and Safe Program downtown and  
one smaller organization in the  
Lloyd District. These programs have 
shown to preserve and enhance  
property values.  

It has been a bit of journey to going 
from lots of whispers of frustration to 
a growing cacophony and momentum 
among many businesses, residents, 
property owners and stakeholders in the 
Central Eastside regarding how best to 
address some deteriorating conditions 
and problems that have been build-
ing for more than a decade. Escalating 
challenges have been revolving around 
safety, cleanliness/garbage, camping, 
graffiti, parking, workforce development, 
business promotion/retention, transit 
options and a what many experience 
every day as a worsening living and busi-
ness environment in the Central Eastside 
especially over the last few years. It has 
been somewhat a tale of two neighbor-
hoods; unprecedented development and 
investment with over 2000 new apart-
ments; half million square feet of new 
or coming office space; creation of 2500 
new jobs; dozens of new innovative 
and exciting businesses moving in and 
two huge game changing development 
projects in the ODOT Blocks and OMSI’s 
campus as part of the cutting edge  
Innovation Quadrant moving forward.  
As the Central Eastside has become a 
diverse and innovative job engine for 
Portland, this growth and investment

About this Newsletter and Me…
Greetings and thank you for taking the time 
to read, peruse, skim, study, scan or even just 
glance at this mostly well researched and en-
ergetically written newsletter about all that is 
going on in the close in eastside. I have been 
putting this together every year for 6 years as 
a way to dive a bit deeper into issues, devel-
opments, projects, topics and also challenges 
in one of the most dynamic and rapidly shift-
ing commercial neighborhoods on the West 
Coast: The Central Eastside. Sandwiched be-
tween the river and some of the most classic 
and picturesque residential neighborhoods 
to the east, this area has been a eclectic and 
dynamic business and employment engine for 
the city of Portland for over 150 years. It is a 
neighborhood that has such a compelling col-
lage of businesses, buildings, people, uses and 
potential that is undergoing amazing growth 
and expansion at a swift pace.  This newslet-
ter is a way to promulgate, inform and educate 
those who work, live and own businesses and 
properties in the district  about all this is going 
on as well as to show those looking in from the 
outside what a unique and exciting area this is. 

I welcome your questions, input, corrections, 
criticisms and if appropriate... accolades re-
garding all that is in here. And I apologize as 
to its length and size as I have been trying 
for a couple years to pare this down but have 
not been all that successful (much to my de-
signer/printers chagrin) but there is so much 
happening it has been hard to leave anything 
out.  Having successfully represented a variety 
of property owners, businesses, organizations, 
tenants, developers, the city and more with 
their space, facility and property requirements 
for over 25 years in the Central Eastside, I also 
welcome your questions or need for assistance 
as it relates to: property valuations; develop-
ment ideas, opportunities and trends; sell-
ing/buying properties; finding space; leasing;  
redevelopment; financing; construction; land 
use and more. I may not be an expert in all of 
these topics but I have the connections and re-
sources to usually get your questions answered 
and your needs addressed if I am not the best 
match for the assignment. 

Thanks,
 Todd

Todd DeNeffe 503-705-6380
todd@cascadecre.com
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has brought consequent and increasing problems that 
has threatened to undermine the recent successes, 
prosperity and progress in the area. There was not a 
“Eureka” moment that led to trying to organize and de-
velop an Enhanced Services District in the Central East-
side but the denial by the Land Use Board of Appeals 
to allow the Right to Dream Too homeless camps move 
to the Central Eastside from Northwest Portland in the 
summer of 2016 probably was the starting point. Mayor 
Hales, at the time after this decision, suggested to the 
Central Eastside Industrial District which resisted the 
R2DToo move that they may consider forming an ESD 
to help the area deal with some of the on-going issues 
in the area. The Enhanced Services idea gained trac-
tion over the ensuing months with the Central Eastside 
Industrial Council (CEIC) along with other stakeholders 
in the district taking the lead. In order to minimize the 
financial burden for businesses and property owners 
like in many ESD’s it was decided to look at tapping 
into some city resources so as to partner with the city 
which many thought should be addressing the issues all 
along. There were some rather lengthy discussions with 
the Portland Bureau of Transportation about potential 
funding from increases in the parking permit fees in 
the district to help provide resources and get the city to 
have some “skin in the game” on the ESD. As you know 
parking permits fees have increased substantially but 
arguably had been too low for years and was maybe 
a disincentive for businesses to seek more efficient 
transportation options because parking on street was 
cheap. PBOT got on board eventually and so with that 
commitment of $ 1.4 million the outreach effort to get 
support to match that amount with an assessment on 
property owners began in the spring of 2017. The city 
set the goal of having over 50% of the assessed value 
of properties to sign a letter of support for a three year 
program as the bar that needed to be cleared for an 
ESD to be adopted which means of course large proper-
ties with big assessments such as a 200 unit apartment 
will carry significant weight while a smaller say 10,000 
sf industrial building would be much less of the percent-
age. While larger properties will provide a large chunk 
of the dollars it was always the goal from the begin-
ning to get support from a wide range of business and 
property owners from small, medium and large as well 
as non-profits and government entities so as to have 
diverse and democratic support. 

Over the next two years, those involved with this effort 
led by a steering committee of stakeholders led by the 
CEIC conducted over 230 in-depth conversations with 
property owners and businesses (who would pay the 
fee) that was helpful in creating a focused and desired 
wish list of services the ESD would provide. Other im-
provement districts were also studied including the two 
in Portland to discern what works and does not while 

understanding the Central Eastside’s mix of residents, 
businesses and types of properties are quite unique. 
Multiple conversations were held with the surrounding 
neighborhoods of Kerns, Buckman and Hosford Aber-
nethy to get their input and address their concerns. 
Pilot projects (mostly by vaunted social service provider 
Central City Concern)surrounding clean up, graffiti and 
engagement with the houseless population were estab-
lished in parts of the Central to gain valuable knowl-
edge. There were 25 outreach meetings, and mailings 
and emails were sent out to over 1500 businesses and 
property owners outlining the goals of the program and 
eliciting feedback to understand what those who live, 
work and invest in the Central Eastside valued. 

As letters of support for the ESD started reaching the 
50% goal line early last fall, a consortium of advocacy 
groups formed mainly around the issue of potentially 
negative effects such a program may have on the  
growing houseless population in the district was 
formed. There were strong feelings that ESDs in other 
cities and even in the 26 year old Clean and Safe pro-
gram in downtown Portland have been overly zealous 
and uncaring towards those sleeping in the street by 
moving camps, confiscating personal items and basically 
exacerbated their plight, causing more suffering and 
generally making the problems worse. They also felt the 
governance of the Central Eastside was undemocratic: 
the overall program too expensive and would be inef-
fective as currently proposed. These concerns coalesced 
into an organized set of concerns and requests for 
changes in the ESD program called; Compassionate 
Change District (CCD) and was supported by over a doz-
en advocacy groups. Their suggested program generally 
revolves around many different policies but would allow 
for representation on the ESD board by advocates of 
the Houseless Community; provide for better hygiene 
access by those living in the streets such as showers, ac-
cess to clean water, personal item storage, bathrooms 
and garbage service but generally centers around the 
“right to sleep and exist” in public spaces with the cur-
rent successful Right to Dream Too (R2D Too) model
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took the lead last year after reviewing the worsening state of affairs 
and made an important decision to form a ESD as the best most 
proven solution to obtain the resources that are matched dollar 
for dollar by the city which will be directed specifically towards 
addressing the issues within the district. The ESD when adopted will 
be in force for a 5 year period and has to be renewed by vote of the 
stakeholders in the district. 

What sort of services will the  
ESD provide?  
It is up to the Board of the ESD with input from stakeholders in the 
district on how best to spend the dollars available but the following 
services are anticipated.

• District Wide Security, Cleaning and Safety Strategy: This will 
entail trucks staffed with a cleaning team: Consistent and robust 
trash and debris removal; Graffiti abatement; Private Security 
officers working closely with Portland Police: Bio-waste cleanup; 
One on One Contacts with Homeless to direct them to services.  
A hallmark will be quickly responding to requests for assistance 
with any of these issues.

• Workforce Development. Program to target initiatives to connect 
companies to employing, vetting and retaining skilled employees 
through established partnerships with educational resources 
(PCC) and other employment entities.

• Transportation and Parking: Structured Parking 
implementation; Help and assistance for businesses to help 
them employ multi-modal (Transit, bike) transportation use to 
reduce vehicle and parking usage; Cultivate more off-street 
parking options; Continuation and possible expansion of the 
District Shuttle.  Advocate and provide input for responsible 
freight movement solutions.

How is the Assessment Calculated?  
The yearly assessment will be based upon a well vetted formula 
used by the other ESDs that is based upon the assessed value of the 

property.  Staff at the CEIC can quickly give any property owner their 
yearly cost which will be handled by the city of Portland’s Revenue 
Department and will be mailed yearly to the property owner or 
management company. It is considered a tax just like property taxes.  
The assessment will rise 2.3% every year.

What is the Budget? 
The current projected budget is $2,800,000 with half being raised 
by the assessment and the other half being the city’s match. There 
will be a concerted effort to keep administrative costs low so that as 
many dollars as possible go towards services in the district.

What is the status and when will it go 
to effect?  
The city council which has been supportive of this effort requires 
support from property owners that represent 50% or more of 
the assessed value in the district so large property owners do 
carry more weight but will also pay more.  There are currently 
commitments of over 50% of the assessed value with a goal of 
getting to 60% before going in front of City Council in November for 
approval.  The following months will entail putting the staff, Board 
and structure in place based upon “Best Practices” and using the 
other two other successful ESDs as models.  Assessments should 
go out next spring and though there will be a period of ramping up, 
services and contractors should be in place by next summer. 

TODD DENEFFE
todd@cascadecre.com

www.cascadecommercialnw.com
2828 SE 14th Avenue, Portland, Ore. 97202

503-705-6380

Questions or Input:  kate@ceic.cc or juliana@ceic.cc
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being used as an example. Also finding a location in the 
Central Eastside in the near term for a similar concen-
trated safe sleep area like R2DToo was also a center-
piece request. It was a bit of a blindside and late in the 
process but since the ESD process from the beginning 
had at its core values: Collaboration; Innovation; Equity 
and Transparency, engagement with those proposing 
the CCD was necessary and encouraged by city com-
missioners who would have the ultimate vote on the 
ESD to see if there was some common ground. There 
was some emotional and intense discussions those last 
60 days leading up to the City Council presentation and 
vote in early February. While many of the Compassion-
ate Change District requests were impractical and be-
yond the capabilities of the Central Eastside ESD there 
were some real compromises and inclusion of certain 
feasible ideas to create a more emphatic, innovative, 
and sensitive set of policies dealing with the houseless 
population was forged. 

There was over 40 different people giving testimony 
at the February 6th City Council meeting from those 
representing and supporting the ESD like OMSI, Franz 
Bakeries, AMR, Escuela Viva Daycare, as well as multiple 
property owners but also many citizens and those from 
the Compassionate Change group that felt the compro-
mise did not go far enough. After after all was said and 
done, I was uniquely bolstered by the thoughtfulness, 
positivity and support given by all the commissioners 
but was most impressed by Commissioner Hardesty’s 
practicality and judgement. It was 5-0 vote in favor!!

It has to be stated that while figuring out innovative and 
sustained tools to deal with the camping issue  
in the Central Eastside had dominated the publicity 
and discussions towards the end of this long thoughtful 
process, the ESD is much more than that with  
goals of finding solutions to parking/transit; safety, 
graffiti removal, branding, beautification, workforce 
development, business retention/promotion and more 
to make the district cleaner, safer, more livable, healthy 
and prosperous are also an important part of the ESD.

 
Here are the basics of the Enhances Services  
District Program.

• Services Plan to include: Sidewalk Operations  
 and Safety; Streetscape Improvement and  
 District Identity; Parking and Transportation;  
 Community and Workforce Innovation;  
 Advocacy and Administration; Contingency/ 
 Reserve.

• Boundaries are Division on the South; I-84 on  
 the north; Willamette River on the west and SE 
 12th to Stark then SE 10th to Division on the east.

• Initial $2,800,000 budget with half of the  
 resources coming from parking permit fees  
 and half from property assessments which  
 will increase 2.6% yearly. Administrative  
 Costs estimated to be under 12%.

• Assessments to be mailed yearly in June by  
 the City Revenue Division.

• It will be a 3 Year Initial Program with estab- 
 lished specific tracking, metric and goals that  
 can be measured. The ESD will need to be  
 renewed by vote of the City Council only after   
 demonstrated benefits and sucess.

• There will be a board of approximately  
 15-20 stakeholders including those representing  
 the houseless community with a transparent  
 and best practices governing structure.
 
 
While estimated assessments were mailed to all  
property owners (twice) if you are a property owner 
and still don’t know your assessment you can email 
kate@ceic.cc.  
 
 
 
What is next? Now the real work begins in earnest as 
there will considerable time and effort needed to estab-
lish a more detailed services plan that will involve RFP’s 
for the numerous services; establishment of a gover-
nance structure and selection of a board to hopefully 
have a roll-out of services this summer. 
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Burnside Bridge Needs to Be Rebuilt  
for the BIG ONE

The big one is coming! No this is not some sort 
of 2 lb gourmet free range hamburger some indie 
Portland food company is touting or a huge Country 
Western Festival in some obscure Willamette Valley 
town, it is the much discussed and warned about 
big earthquake that almost every nerdy geologist 
says that Portland is overdue in experiencing. 
Planning for this inevitability has been going on 
for decades so that if the big shake comes we are 
not totally helpless and part of this is preserving 
transportation connections to bring much needed 
help and services afterwards as we huddle with 
our guns and top ramen in basements of buildings. 
The Burnside Bridge which is the main arterial 
from the westside into the Central Eastside is 
designated as the main emergency route over to 
the eastside. Constructed over a century ago, the 
Burnside Bridge will not survive even a moderate 
quake which makes it the weak link in the regional 
transportation lifeline for such emergencies. There 
has been an on-going study of how best to make 
the Burnside Bridge survive this coming apocalypse 
and four options have come to the forefront as 
the most feasible to study further but all of these 
alternatives have their challenges. One of these 
options is an “Enhanced Seismic Retrofit” of the 
existing structure but still would require much of 
the eastside landing areas to be rebuilt over I-5 
and the railroad. The other three revolve around a 
complete new bridge but all of these options are 
very expensive and have logistical issues revolving 
around how the bridge would “land” on the west-
side given the bridge will be higher and longer and 
would hit the westside around 4th avenue and how 
that fits with the existing transportation network 
is very problematic. Not to mention the 3-4 year 
basic shutdown of traffic on this corridor as the new 
bridge has to go into the exact same place as the 
existing structure. This would be No Bueno for many 
of the businesses on either side. Multnomah County 

which owns the bridge has even floated a temporary 
bridge to ease traffic concerns while a new one is built 
but this adds another $150 million on to a price tag 
that is already thought to be over $500 million when 
the project is anticipated to take place which would be 
in the 2024 timeframe. “There are not easy or cheap 
options when looking at retrofitting or replacing such 
a key transportation facility in the middle of a large 
city. That is why we need to be extremely diligent and 
analytical about this process and really get input from 
as many people and stakeholders as possible to select 
the best economic and feasible option” says project 
manager at the County: Mike Pulliam. The process is 
moving into the all- important Environmental Impact 
phase with lots of public input and outreach over the 
next 24 months. You will see lots of opportunities 
coming to weigh in

Key Development Squeezes in Another 
Project at Burnside Bridgehead

When I saw the plans for another project at the 
Burnside Bridgehead on a small area in front of the 
behemoth Yard Apartment sentinel I thought “How the 
hell is there any room for this?” But I guess there was 
as I see construction going on for what is called play-
fully enough SideYard, being developed by the Yards 
developer Jeff Pickhardt. At 23,000 sf on four levels 
this mixed use office project really looks to be tightly 
shoehorned into already a busy area with the Slate 
and Dumbell nearby and lots of traffic around some 
very heavily travelled streets. “It really is not meant to 
be a little sister of the Yard as what the concept was 
meant to be but a stand-alone classic Central Eastside 
building with a striking contemporary design that will 
complement the Yard and other projects at the Bridge-
head” says Key Development’s development manager. 
They are going with what everyone seems to like con-
struction wise these days, which is the cross laminated 
timber model. The first couple of floors are slated to 
be home to a new brew pub operation called Ferment 
which like Key is Hood River based and is an off-shoot 

to the highly successfully and much awarded Pfriem 
Brewery in Hood River. This project is the epitome of 
density and since there is no parking, I guess they are 
thinking with all the apartments and Gerding Edlen’s 
big project across Burnside and the people it will bring 
will make this a walking and biking sort of access 
type of development. I hope they are right but know 
there has been some tough lease up issues of both 
office space and apartments with the lack of parking 
and access being one of the reasons in the area. 

Housing Bureau proposes Funding  
for Affordable Housing in the  
Central Eastside

The Portland Housing Bureau proposed in August a 
“Notice of Funding Availability” or often referred to 
as NOFA for a $5.5 million subsidy to be used to 
support a minimum of 45 units of affordable housing 
in the Central Eastside. As you know we have an 
Urban Renewal Area in the Central Eastside that was 
established in 1986 and was extended back in 2015 
to 2023 allowing for an additional $21 million be 
available for projects in the Central Eastside. Past 
projects that Urban Renewal funds have been used for 
include the Eastbank Esplanade; Burnside Bridgehead; 
Street Car and Light Rail along with lots of smaller 
storefront improvement and business development 
loans/grants. A few years back with growing concern 
about escalating housing costs, the city changed the 
requirement that 30% of all urban renewal funds 
be used to fund affordable housing. With the Urban 
Renewal Area sun-setting in the Central Eastside in 
less than 5 years, the dollars that are coming already 
are committed to projects like the ODOT Blocks; OMSI 
and the Clinton Triangle along with other successful 
and well established employee and business develop-
ment programs overseen by Prosper Portland. With 
the Clinton Triangle’s development now stalled to a 
point where deploying dollars there for affordable 
housing may be after the URA closes, the Housing 
Bureau made the smart decision to get these dollars 
out the door and get a project going rather than wait 
as affordable housing is such a huge issue and need. 
By the time you read this, the proposals will be in and 
a decision will be made. I think it will be interesting to 
see what sort of proposals they receive because it is 
really difficult to find sites in the district and make the 
numbers pencil because land costs can exceed $200 
psf for properties with EX zonings. 

Deals, Projects, DeveloPments,  
transactions, anD more…
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Fire Bureau Move Stalls Clinton  
Triangle Redevelopment

OMSI and the ODOT Blocks have rightfully received 
more of the press recently as game changing sites 
for redevelopment in the Central Eastside as the 
plans for these sites have shifted into a higher gear 
with the selection of development partners and the 
subsequent start-up on design, uses, density and 
development planning. The Clinton Triangle on the 
south end of the district seems to be the red-headed 
step child of redevelopment sites as it sits a bit 
unloved with its transmission in park and its engine 
sputtering a bit.

As you will recall back in 2014 with the pending 
opening of the Milwaukie Light Rail line and the 
close by Clinton Station, a triangle shaped property 
along SE Powell to the south and SE Milwaukie to 
the west and commonly referred to as the Clinton 
Triangle was targeted after some outreach and 
feedback from the Southeast Quadrant Stakeholder 
Group in the Central City Plan as a key develop-
ment opportunity site. Led by the PDC and strongly 
encouraged by then Mayor Hales, there was 
motivation to think about how this little lost area 
can be something big and bold. What also helps is 
that there are only two really big landowners as a 
3.5 acre part of the site was purchased by Stacy 
Witbeck who are national contractors specializing 
in building transit systems and who built the 
Milwaukie light rail line. This combined with the 
6 acre part of the property occupied by the Fire 
Bureau and owned by the city helped consolidate 
ownership which helps a ton in getting consensus 
on any moves. The Clinton Triangle with this city 
support then successfully zig and zagged its way 
through the Central City Process by achieving two 
major development benefits: It had its industrial 
zoning upgraded to the mixed use Central Employ-
ment Zoning and secondly the property was brought 
into the soon to sunset Central Eastside Urban 
Renewal Area thus making potentially up to $6 
million of funds available for redevelopment to help 
soften what will be tens of millions of investment 
needed to make something happen on this key 11 
acre property. With these key components in place, 
Prosper Portland (PDC) had the ammo it needed 
to move forward on doing some homework to 
understand the potential and also to understand the 
challenges to redevelopment. With a bunch of city 
bureaus involved and some outside architects and 
consultants they put together a preliminary develop-
ment plan for the whole site which was completed 
in 2015 which showed 500 units of residential; 
200,000 sf of offices; 40,000 sf of retail and 375 
parking spaces and liberal pedestrian and bike  

access and plazas and open space through the middle 
of the site. Again it was a very preliminary satellite 
view.  Part of this visioning was understanding some 
of the constraints, the biggest of which is access 
into the site from eastbound traffic on Powell but 
also found that providing adequate parking; interior 
circulation, scale and massing and dealing with a large 
underground utility pipe which cannot be built upon 
would also be challenges but all seemingly having 
workable solutions with of course the lubricant for all 
these urban core projects…MONEY! In this study 
came a pretty darn aggressive timeline to get to a 
Request for Proposal and align with a developer by 
2017 while on a simultaneous track there was going 
to be progress towards the relocation of the Fire 
Bureau’s logistics and training operations on the site to 
better facilities at alternative locations. Obviously, that 
timeline was way too ambitious. 
 
Last year there came the opportunity to get this site 
incorporated into a “global competition to look at 
selected key urban development sites to drive carbon 
neutral resilient regeneration” called Reinventing Cit-
ies. Whatever that means. Prosper submitted and got 
the Clinton Triangle accepted last year which helped 
push ahead more detailed planning and potential 
pre-development work. “It was a great opportunity to 
get aligned with some amazing thinkers, designers 
and planners to give some really ground breaking 
insight on how the Clinton Triangle can meet some 
rather ambitious and forward thinking goals” says 
Amy Nagy, project manager at Prosper Portland. In 
hindsight it was maybe a bit too early as the Clinton 
Triangle after getting halfway through this process 
was found to have just too many answered questions 
to go forward with the Fire Bureau’s relocation plans 
and capabilities being front and center. So the brakes 
have been applied and the city has pulled back and 
out of this planning effort. “We figured that it was a 
bit too early and there needed to be more work done 
on the site especially as it relates to the Fire Bureau’s 
plans and timing” said Nagy. The Fire Bureau is the 
lynchpin and after a couple of years of them trying to 
figure where and how they will move their operations 
off their Clinton Triangle site, it has become apparent 
that most likely they will need to float a substantial 
bond ($100 million or so) to help finance this project 
along with other capital needs most likely in the 2020 
election cycle. It also allows for more engagement on 
transportation and access issues which will take time 
and analysis especially in light of the fact Powell is 
an ODOT road and they can be notoriously tough to 
engage. So the Clinton Triangle has been put in the 
refrigerator for now but overall I think it was the right 
logical call to get this key site right even if it takes a 
few more years. 

Bridge Housing Sells MLK  
Salvation Army Site

The real estate world in the Central Eastside was very 
different 5 years ago when affordable housing devel-
oper Bridge Housing bought two key sites on SE MLK 
just south of the Burnside Bridge. Looking back, to say 
they made a good deal is quite an understatement. 
Over the ensuing years, Bridge Housing, which is the 
largest affordable housing developer in California and 
who has multiple projects going in Portland, had vi-
sions for a large affordable housing project in the close 
in eastside and proposed several concepts on the site 
with one stretching up to 12 stories at one point. But 
after multiple unsuccessful efforts to get the Portland 
Housing Bureau to partner and invest on a project 
and then seeing values soar, the siren song to take 
some profits was hard to ignore so selling the site to 
potentially redirect towards more feasible projects in 
Portland was made. Like many appealing sites in the 
Central Eastside they had considerable interest before 
the property even hit the market and they went 
under contract late last summer with a private equity 
group: LJJ Ventures from San Diego. The site entails 
a 30,000 sf zoned EX on SE MLK and a 15,700 sf 
adjacent site zoned IG1 on SE 3rd and Ankeny and 
pricing was $10,300,000 for both parcels which was 
close to a 4 fold increase!!! LLJ Ventures bills itself 
as “seeking opportunistic investments to maximize 
risk-adjusted returns” and interestingly funds for this 
purchase came from large real estate owning family 
in Mexico that was re-positioning and diversifying 
their portfolios out of that country into the US, which 
is deemed to be a safer longer term market. Another 
part of the deal is that LLJ’s interest and purchase is 
part of the hot new real estate investment vehicle: Op-
portunity Zones/Funds. The idea is to get the property 
entitled and development-ready for an investor who 
has a large “equity” event and wants to invest in 
an Opportunity Zone which allows for some very 
beneficial capital gains treatment if held for 10 years. 
A partner with LLJ mentioned his affinity for Portland 
“We are loving Portland long term. While it may be 
over-built in the short term in terms of office and Class 
A apartments, we like it. It’s favored by millennials 
and its setting trends”. Bridge Housing is staying the 
course in Portland with big plans for continuing to 
develop affordable housing projects both in the  
Central Eastside and the Portland metro area.

––  Continue on next page  ––
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Local Groups along with Denver Architect 
Partner on Innovative Development

Two local groups, the Bruun family who owns and 
operates Lorentz-Bruun Construction along with big 
hitter private real estate investment firm, SKB have 
partnered with an innovative architecture firm from 
Denver, Tryba Architects to acquire a 46,000 sf cool 
older warehouse building at 1805 SE MLK. The 
1940’s building which was long ago the home of 
Morehouse glass and still owned by the family has 
had a bit of checkered history over the last few years 
after their tenant Eastside Distilling who had big plans 
for making the building into a huge high end spirits 
distillery fell on hard times and was floundering. The 
search for a another tenant was unsuccessful after 
almost a year so the long term family owners seeing 
some healthy valuation increases elected to move 
ahead and sell the building for $6.3 million ($136 
psf) to the partnership. The buyers are looking to 
create an innovative maker and technology hub that 
hopefully plays off of the near-by Innovation Quadrant 
and OMSI redevelopment just down the hill from the 
property. Here is some further explanation from the 
press release on the project:

“We are striving to be a leader in bringing 
education and industry together in a way that is 
programmatically reflective of real life experi-
ences. Given the financial incentives in place with 
Proper Portland’s Enterprise Zone and the project’s 
proximity to OMSI and Portland Community 
College’s innovative Climb Center, SKB and our 
partners anticipates attracting tenants that see the 
significant long term benefit in socially responsible 
business practices, particularly those that support 
community oriented educational opportunities in 
Science, Technology, Engineering, Arts and Math 
(STEAM) and Career Technical Education.”

That is some great real estate development project 
spin but it is also something that can make a ton 
of sense given what OMSI nearby is trying to do on 
their campus and the massive similar investments just 
across the river being made by OHSU and Portland 
State University. John Oliver local investment director 
for SKB expanded a bit on the goals and thinking 
behind the acquisition and what they envision over 
a cup of coffee recently “We are just really bullish 
on the intersection of education, technology and the 
maker movement in Portland and it is also happen-
ing world-wide and this property with its proximity 
to the Innovation Quadrant and OMSI seem to align 
geographically with that”. He went on to say that this 
project would be very flexible with the ability to cater 
to an assortment of spaces and type of uses from 
more industrial to a higher end build out for more 

traditional offices. SKB picked up an orphan triangular 
site across the street from ODOT last year that sits on 
the bank above the rail tracks and OMSI that they 
are moving ahead with design and permitting for a 
larger 140,000 sf plus creative office building that 
he thinks will be very complimentary and go towards 
creating somewhat of a flexible urban campus or 
village “We see where we can offer a real gamut of 
types and sizes of spaces that will really complement 
each other and where successful and growing firms 
can graduate from smaller to larger or firms that have 
quite different uses like some industrial R & D and 
also has needs for a good chunk of more traditional 
office that they can do it in one complex.” Oliver says 
they are not done yet and want to add to their Central 
Eastside holdings.

Beam Breaks Bigger Hotel and Apartment 
Development Into Phases

 
 
 
 
 
 
 
 
As their 90,000 sf mass timber office building starts 
rising above street level at the corner of SE Grand and 
Stark across the street, Central Eastside development 
pioneers, Beam Development with their long term 
partners Urban Development Partners, are hitting 
the pause button on their larger 14 story hotel and 
apartment project across the street that encompasses 
the cool old Chamberlain hotel building that was 
home to Shleifer Furniture for decades. “It was a 
large project that with construction costs rising and 
changes in the market, we wanted to re-look at our 
original plans to best understand the market, design 
and scale of our project. We still are fully committed 
but thought it made more sense to move ahead with 
getting the older Chamberlain building going as a 
Phase I and then look at the remainder of the block 
as a later Phase II and now with the office building 
going, how best to complement that development 
better just across the street” adds Jonathan Malsin 
at Beam.  He says they have a great hotel operator 
on board for the Chamberlain that he says will be a 
great addition to the area that will start with around 
40 rooms and most likely a restaurant and other 
hospitality amenities. Knowing Malsin and Beam and 
Portland’s attraction to the hotel industry that it seems 
is continually trying to out-hip (is that a word?) itself 
that this will not be some sort bland corporate concept 
but rather something exciting, different and cutting 

edge. In effect very “Central Eastsidesy”. The team 
have construction crews peeling back the building to 
bring out the centuries old cool architectural details 
of the Chamberlain. More concrete details for the 
rest of the block and of course the announcement of 
the hotel operator will be coming soon. More hotel 
development is a no-brainer for the Central Eastside.

Weatherly Building Sold to Seattle Based 
Big Boy…Unico Properties

When you mention the Weatherly Building in the 
Central Eastside to anyone you often get a quizzical 
look and maybe “What is that” but upon further 
explanation everyone knows what you mean. It is 
hard to miss this 12 story Romanesque brick and terra 
cotta sentinel that really defines a by gone area of the 
close in eastside that at one time was envisioned to 
be a vertical “second” downtown to its cousin across 
the river. But it gets very little love and is often gets 
ignored as a symbol on the Central Eastside. You 
know me I like the history of places and real estate 
so briefly here is the story because usually there is a 
really interesting story behind lots of Portland’s older 
buildings and this one is no exception with some 
“sweet” facts. It starts with a guy named George War-
ren Weatherly who had a creamery business started 
with a second hand freezer in a candy shop in 1890 
and grew to produce 
90% of the ice cream 
sold in Oregon. He 
was credited with in-
venting the ice cream 
cone and by the turn 
of the century was 
turning out 15,000 
gallons of ice cream 
being delivered all 
over Oregon with 
his fleet of 100 
trucks. One great 
little factoid is that one of his inventive employees, 
Frederick Bruckman, invented the machine for making 
ice cream cones which Weatherly patented and was a 
big hit enough, so much so, that Nabisco bought the 
patent in 1928 and Bruckman retired on his winnings. 
Weatherly’s ice cream conglomerate merged with 
Seattle’s Western Dairy Products in 1928 but Weath-
erly for years prior had his sights on other ventures, 
namely real estate where he felt the eastside needed 
a building that was iconic and bold to rival the rising 
structures across the river. He wanted to put the area 
he loved, the close in eastside “on the map”. He did 
not spare any expense hiring a re-known Portland 
architecture firm and local contractor Robertson, Hay
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and Wallace. It took almost three years to complete 
and as the structure reached skyward it got tongues 
wagging by Portland’s tycoons and real estate barons 
downtown who remained in the dark about the 
buildings creation and size which I am sure Weatherly 
loved as he seemed to have a fun and devilish bent 
to tweak the noses of the real estate guys on the 
westside. 

The story gets better. The 12 story office building 
with a small floorplate structure has three elevators 
and two rooftop penthouses was not enough for 

Weatherly as he added 
to the development with 
one of the biggest and 
to what many considered 
the most gaudy theaters 
on the West Coast next 
door. Convinced by movie 
mogul operator at the 
time, Walter Tebetts, for 

the need for a huge eastside movie venue, Weatherly 
constructed the Oriental Theater adjacent to his tall 
office building. It had seating for over 2000 and 
Tebetts who had travelled all around the world wanted 
a theater designed to look like a grandiose one he 
saw in India…in little Portland of all places. It had 
a crazy design. Here are some descriptions of what it 
was like. “There were huge Asian theme arches with 
life sized plaster elephants, as well as apes, fishes 
and mythological creatures some baring fangs and 
eyes lit by red light bulbs that would glow demonically 
before the show began. The auditorium was also deco-
rated with Hindu deities, a huge tree sized chandelier 
with 3000 light bulbs and music was provided by the 
biggest Wurlitzer organ on the West Coast. The stage 
was large enough to accommodate the biggest shows 
of the day and there were luxurious lounges, smoking 
rooms and even a nursery in its basement called 
the Kiddie Circus.” Sounds like something out of the 
Great Gatsby. This cinematic endeavor never was very 
successful but remained a city showplace for years but 
started to fall into disrepair and neglect and met the 
wrecking ball in 1970 to make room for a parking 
lot much to the despair of many that organized to try 
and save this weird yet wildly interesting place. The 
Weatherly was bought by local investors during this 
time from the Weatherly family, but the new owners 
really did nothing to upgrade the building that was 
starting to look a bit worn. It was sold to a California 
investment group, Mayfield in 2002 for a cheap 
price and they milked it along until they saw values 
skyrocket in the Central Eastside as a time to reap 
some profits. In steps Seattle based Unico properties 
who has had an active presence in Portland over the 
last 10-15 years owning the 44 story big pink US 

Bank building among other large investments and 
developments in the Pearl and downtown. “We really 
wanted to get something in the Central Eastside and 
this building is similar to an older small floorplate 
building we own in Seattle plus it has land for future 
development.” Says acquisitions VP Robert Penny of 
Unico. They see an opportunity to upgrade and make 
the Weatherly cool again “Portland has lots of smaller 
users who can use 5000-8000 sf and have a full floor 
and have 360 degree views and a reasonable rent 
and our experience in repositioning these older build-
ings for the new creative type of tenant is something 
we have done before not to mention we get a nice 
chunk of land at a low basis for further development 
down the road. It made sense on multiple levels for 
us” Penny adds  They paid the nice round figure of 
$20 million for the 70,000 sf office building and 
three quarters block of land that has frontage on three 
great streets; Belmont/Morrison and Grand. I think 
the Weatherly is in good hands and will continue to 
stand with its wild and strange history as our little 
statue of liberty here in the Central Eastside.

Custom Stamping Blocks  
Gets First Tenants

The transformation from a grimy heavy industrial 
building to a light filled airy open works space is 
impressive. Long home to metal stamping shop 
Custom Stamping, this 72,000 sf metamorphosis 
by local developer gurus Capstone Partners has been 
admittedly slow in its lease-up but now it seems the 
project has shifted into second gear with a couple 
of good creative firms claiming space. Roundhouse 
Agency, a growing, independent full-service creative 
agency is relocating and expanding into 16,000 sf 
and taking what is called the north building. “We have 
had tons of interest almost from the day we started 
construction but we just could not get anything to stick 
and as much as real estate is location, timing is also 
very important but I think now is the time we will 
see the buildings fill up and we could not be happier 
with the type and quality of tenants we have signed” 
says Chris Nelson, managing partner at Capstone. 
Roundhouse moves from the older Eastbank Lofts up 
near Wentworth Subaru. They have been around since 
2001 and provide a wide array of services across 
strategy, advertising, branding, social media, and retail 
for their clients. “A primary reason we selected the 
Custom Blocks for our headquarters is its exceptional 
identity in the heart of the Central Eastside which 
aligns creatively with who we are and where we want 
to go. We also like being part of an old manufactur-
ing building as we consider ourselves a bit “blue 
collar” and we build and execute exciting concepts for 
companies that make quality products that people can 

touch, use, feel and be proud of.” says Joe Sundby, 
one of Roundhouse’s enthusiastic founders. They have 
a real outdoorsy and fun bent to their culture and 
their personal outside company pursuits. They have 
and continue to do work for some iconic brands like 
Adidas; Sage Fly Rods, Yeti Coolers, Reebok, Leather-
man and 10 Barrel Brewing that just seems to fit their 
Portland vibe. The other founder, Dana Bainbridge 
continued the giddiness, “Our new HQ will comfort-
ably accommodate our entire team plus provide plenty 
of room for expected growth. We love the old growth 
timber, concrete floors and the light all lending to our 
brand aesthetic. The tall ceilings will allow vertical ex-
pansion within the space and we have room to maybe 
display work by local artists. Plus the great location 
puts us in the nexus of having some great restaurants, 
old and new brewpubs and other amenities to step 
out and enjoy while further ingraining into this vibrant 
and emerging community” Wow, I could not have said 
it better and we have to get this guy on an advertising 
campaign for the Central Eastside. 

Next up... Mahlum Architects took 10,000 sf in the 
larger building and will spend the next 6 months  
putting their architectural touches on what will be 
their digs reflecting their collaborative and community 
oriented approaches to the buildings they design much 
of which is centered in education and healthcare. They 
like many firms in technology and design, are making 
the move from the Westside to across the river to 
be part of the revitalization of the Central Eastside 
while also paying homage to its industrial roots. As a 
my tennis playing buddy Dave who is an architect at 
Mahlum related to me after one of our many tennis 
sessions “It will be a great change for us as a firm to 
come to what is the early and exciting transformation 
happening in the Central Eastside. We really take a 
community oriented approach to our projects and our 
company culture so seeing and being part of new 
neighborhood and building community is a great 
opportunity.” Then he added that the only downside 
is it will increase his bike commute a few miles but I 
assured him he will find it an easy transition and his 
calves will get bigger.
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project was the empty chair for Simple. Not long af-
ter the ink was dry on this deal, their hubris towards 
further growth continued, as almost before they 
moved into their new big space they committed to 
taking almost all of an adjacent phase II building 
next door that had just broken ground  bringing 
their space count pass 100,000 sf. Fast forward a 
couple of years and times have changed and Simple 
is backtracking on its plans and growth and has 
been steadily drinking from the hose of humility 
as they have laid off 20% of its staff, replaced its 
entire executive team and generally rethought their 
business plans. “Honestly I think one of the things 
that happened is we became a little complacent” 
says new CEO Dickson Chu. Simple is trying to 
reboot and get their mojo back. Few people 
remember that Simple started in Brooklyn and was 
a darling of the fin-tech universe and was readily 
trying to tap into mostly the younger demographic 
who were tired and often reviled what they saw 
as the old school avaricious behemoth banking 
options that almost killed the economy in the last 
recession. Simple though got caught in whether it 
was a bank or just a place to store cash and be the 
anti-bank but could not offer the convenience and 

other services that people need in a bank. They 
got stuck and that is where BBVA a huge Spanish 
bank came in and threw over $100 million at them 
to grow their mission but it became apparent that 
their execution was lacking in a very competitive 
environment. They got lost as a small part of a 
big financial services company with all its plodding 
rules, reporting and moribund decision making. It 
is a story often repeated in the business world: A 
tech savvy, nimble and creative small company gets 
swallowed by big company…then loses in way 
and retrenches. It did not help that the big boys like 
Chase and B of A caught on and have been steadily 
upgrading their mobile banking apps and services 
that Simple thought they had cornered. Simple hit 
over 300 employees and envisioned over 1000 but 
they have backtracked to 250 and now have given 
up their 72,000 sf of space and currently occupy 
just 50,000 sf in the Phase II building. A lot of the 
smart and idealistic managers and employees have 
moved on as their culture required serious surgery 
and add to the drama, there have been employees’ 
lawsuits and lots of sniping and hard feelings during 
this implosion. But the building blocks for a viable 
business are still there and CEO Chu is making some 
tough calls and trying to establish a “new day” 
for Simple with more focus, better execution and 
a viable product roadmap which they never really 
had. “BBVA has our backs and is committed and 
Simple has enormous potential as a standalone 
business but if you are here you have to want to 
build a great business. If not, don’t let the door hit 
you on the way out. We are not a charity.” Sounds 
like some tough love which may be needed  
to get Simple back on track.

An Interesting Tidbit of News

Long time bastion of the Central Eastside Wentworth Chevrolet/Subaru sold their dealerships to 
aggressive and rapidly growing Seattle based O’Brien auto group this past summer. It was a bit of 
a sad day but also had its feeling of relief when the deal got done “It was bit of a tough decision 
as we have been in the car business for close to 100 years in the core of Portland and for many 
years in the Central Eastside, but when I lost my brother Greg a couple years back it just was not 
as much fun anymore and we found a real good buyer in O’Brien,” says leader Bob Wentworth. 
The family kept some of the real estate which they will manage and upgrade as time and energy 
requires. Most of the real estate went with the purchase, but Chevy pulled their brand from the 
location, which may mean the remaining Subaru dealership may relocate in the not too distant 
future? Given O’Brien’s aggressive and grandiose tendencies and ownership of a Toyota/Kia 
dealership nearby, it will be interesting how long this stand alone dealership of a smaller brand 
(Subaru) stays put.

Simple…Downsizing…Re-Focusing…

When Simple the homegrown mobile banking 
software company committed to a big chunk of 
space in the Central Eastside it was a watershed 
even for the creative office market in the area. It 
was kind of good housekeeping stamp of approval 
for the Central Eastside being a viable location for 
a cutting edge technology company. Up till then 
many mostly software firms in Portland’s burgeon-
ing tech sector were concentrating downtown or in 
the Pearl but Simple busted open the door for the 
Central Eastside as a viable option for what many 
people thought would be a long and deep cadre of 
firms that are both homegrown or relocating into 
Portland. They took the entire 72,000 building at 
SE 3rd and Clay that was under construction by pre-
scient developer Killian Pacific who was the first to 
really bet big on a new creative office project in the 
industrial zone. It was a case of timing as Simple 
needed big space (partly fueled by deep pockets 
of a big Spanish bank that bought them in 2014) 
in one facility and the current avalanche of the 
development of new office space was in its infancy 
and could not accommodate them anywhere in the 
core in 2016. The music had stopped and Killian’s 
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A Few Fun  

Central Eastside  

Apartment Facts:  
1743 Apartments have been built 
in the Central Eastside since 2014. 
There currently are 1339 units 
under construction. There are only 
316 units either in planning or 
permitting. The vacancy rate mar-
ket wide as of mid-2018 has ticked 
up to just under 5% with rents 
falling last quarter which is the 

first time that has occurred since 
the recession so we are seeing more 
rent concessions for the new now 
more picky tenants especially in the 
higher end units. It is not uncom-
mon to see one and sometimes two 
months of free rent for a year lease 
and though they will not tell you 
there have been some “price adjust-
ments” off initial asking rates in 
many projects. The parking spaces 
ratio was .38 spaces per unit for 

the apartments that have been 
completed and has dropped to .34 
but there are a couple develop-
ments that are being constructed 
with very little or no parking in the 
Central Eastside. If you take out 
the parking heavy Alliance Devel-
opments just outside the district up 
on SE Sandy/13th/14th the parking 
space per unit ratio drops to .28, 
which is not uncommon for core 
projects.

tHE CORNER
APARTMENT

You probably have been reading 
about how the apartment market in 
the central core of Portland is head-
ing for a bit of “pause” and if you 
listen to some who are a bit more 
dire, it could be a big stop signal. 
When you drive around and look 
at all the cranes still up in the air 
and construction materials moving 
around sites throughout the city, you 
would not think so but yes it is hap-
pening because the pipeline of new 
proposed projects has definitely hit a 
bump and in some people’s minds…
it could be a wall. Since it takes up 
to three years (many times longer) 
to get projects from site acquisi-
tion through design, approvals and 
construction, most every new apart-
ment project you see under construc-
tion was in the works long ago when 
the landscape for apartments looked 
quite rosy. Not so much these days. 
There are more than one reason 
for this occurrence with some be-
ing macro-economic such as rising 
interest rates and construction costs 
that seem to be up and up but some 
are specific to Portland, namely a 
large amount of product that has or 
is coming on the market that has 

dampened rental rates (Yes, vacancy 
rates have increased and rents are flat 
or have even seen a small decline) 
but most importantly it is the imple-
mentation of Portland’s Inclusionary 
Zoning (IZ) mandate which took 
effect in February of 2017.  This 
requires developers to include up 
to 10-20% of units to be rented for 
monthly rates that are significantly 
less than market which combined 
with the other aforementioned fac-
tors has tipped the scales towards a 
market reflecting much more uncer-
tainty and risk to guys with the fuel 
that makes the apartment engine go 
namely; equity and financing sources. 
Without confidence from the dudes 
controlling the purse strings where 
they feel risk is high, returns are get-
ting squeezed and there is a danger 
of a saturated market, means money 
goes elsewhere or sits on the side-
lines which translates to the new de-
velopment machinery grinding down 
or even halting. As one major apart-
ment developer offered, “The impact 
of inclusionary zoning is big enough 
that most deals that already were on 
the fringe fall below the threshold to 
become financeable. Most projects of 
late have been on the fringe anyway 
because of higher costs so IZ has 
really pushed a lot of projects over 
the edge.” Developers anticipating 
the city’s inclusionary zoning policy 
rushed to get their projects “vested” 
prior to the date when it went into 
effect so as not to have to adhere to 

these rent restrictions. Some of these 
projects are under construction but 
many sites are sitting on the sidelines 
taking a “wait and see” attitude and 
watching closely how absorption is 
occurring on those projects coming 
on line and if rents are still strong 
and also calling their contractors ev-
ery month to see if costs are still are 
rising. 2017 was the highest year on 
record for multifamily permits at just 
over 10,000, 3000 more than 2016. 
Permits for 2018 are down more 
than 50% with almost all of these 
projects vested before the IZ zoning 
requirement. What is more telling 
is applications for projects which 
are in the early stage of develop-
ment, are down more than 80% with 
inclusionary zoning of course being 
the cause but also with the afore-
mentioned vacancy rate creep, rental 
rates being flat, construction costs 
way up and just the ton of product 
coming on line. The Central East-
side is no exception as while we are 
still seeing construction still occur-
ring from projects that were vested 
and planned under the old rules, the 
applications for new projects has 
basically fallen off a cliff with two 
projects by Fairfield Residential at 
NE MLK/Grand/Davis currently 
proposed for 160 units and VWR 
Developments Alder 8 apartments  
at 156 units at 8th and Morrison 
moving past drawing boards to a 
shovel in ground sometime this  
summer or fall.  

––  Continue on next page  ––
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Aura Burnside is a 164 unit 
project at the busy corner of East 
Burnside/MLk/Grand. Trinsic  
Development, a large regional 
developer had been working on this 
site for close to 4 years when they 
went under contract on a former 
used car lot then took another 2 
years getting approvals and increas-
ing their project with a quarter 
block purchase next door from 
Central City Concern. Now leasing 
up for close to 12 months now, it 
has been hit and miss with sign-
ing up new tenants. “We have had 
good months and bad months.” 
says Trinsic development partner 
Bryce Snyder who said as of De-
cember they were just north of 80% 
leased. Of the half dozen retail 
spaces he has three leased with two 
more with “strong” interest. He 
went on to reveal that there has 
been some rental rate “adjustments” 
to try and perk interest along with 
the favorite concession of develop-
ers which is free rent, that now is 
up to two months for a 12 month 
lease. Snyder also admitted that 
parking is an issue where he says 
all of their 40 parking spaces are 
spoken for and it has been a barrier 
for many of his interested renters. 
“Parking is expensive and we have 
great transit nearby so we thought 
we had the right mix of parking 
but we have seen that there is a bit 
more demand for parking then an-
ticipated” he said. This is not an un-
common refrain I am hearing out 

there by other apart-
ment developers and 
compound that with 
the fact that tenants in 
apartments no longer 
can get parking permits 
for on-street parking 
in the Central Eastside 
and their tenant pool 
gets further narrowed 

in an already bumpy market as for 
some parking is still a need. 

UAA Belmont  

Project Rises!

Tim O’Brien at Urban Asset Advi-
sors (UAA) is one persistent dude. 
He is now under construction with 
an apartment project at the corner 
of Belmont and Grand that has 
had more costume changes than a 
Beyonce concert as he tried to find 
the right scale and mix of develop-
ment that he could sneak past the 
goalies at the city to get approval. 
Once slated to be as high as 22 
stories to provide a counterpoint 
to the historic nearby Weatherly 
Building, O’Brien had not one, 
or two but three runs at getting a 
bigger project approved through 
the inflexible Landmarks Commis-
sion because the property is in the 
Grand Avenue Historic district. 
It was a bit of hypocrisy as the 
Bridgehead areas are one of the few 
areas in the Central Eastside where 
the city encourages tall and dense 
development and overall the city 
preaches “density, density,”  
especially is those areas where 
transit and services are abundant.  
Check and Check. But the Land-
marks guys think otherwise. So 
retreat and counterattack with  
another scaled down and much 
more mundane design and now 
everyone is happy, but maybe not 

O’Brien, who at certain times won-
ders how cool a taller iconic project 
could have been a real eye catching 
placeholder on this bridgehead site. 
I agree I would have loved to see 
it. But then again with the mar-
ket a bit wobbly his sleep habits 
are probably better with not such 
a large development bet. His 131 
unit Grand-Belmont project that is 
slated for 7 stories is topped out for 
a summer 2019 opening. I know 
the development guys hate when I 
harp on this but his parking count 
at under 20 at ground spaces just 
seems very “skimpy” and maybe 
very constraining given the afore-
mentioned issues Trinsic is having 
up the street. I know parking is 
expensive especially underground 
and sometimes impossible in our 
sketchy soils in the Central East-
side. But????

Fairfield Residential 

Bucks the Trend  

with large IZ project in 

the Central Eastside

With the recent challenges in the 
multi-family market with too many 
units coming on line, demand 
flattening and construction costs 
on a consistent upward trajectory, 
no wonder some developers have 
called it a day in Portland. Fairfield 
Residential, which is always in the 
top ten list of national apartment 
developers though feels they can 
make it work. “We still are fairly 
bullish on Portland and we have 
found a way to work within the 
inclusionary zoning restrictions to 
deliver projects and we think our 
site in the Central Eastside will 
prove that” says their development 
manager Jason Martin. They closed 
on a 23,000 sf site on NE MLK/
Grand and Davis where they are 
planning a 6 story 156 unit project 
with ground floor retail which they

Here we go with some updates:
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Here is a run-down of the other 9 other apart-
ment projects under construction in the district 
and all these were vested under the old rules 
before inclusionary zoning which went into  
effect February 2017 and requires either 10-20% 
of the apartments in any project over 20 units  
be rented to renters at 60-80% of Portland’s 
average AFI which can mean rents up to 30% 
off asking rates. 

Burnside Delta: Located at a triangular site at 
E. Burnside and SE 12th. 85 units being built  
by Urban Development Group/Sackhoff.   
Summer 2019 completion.

5 SE MLK/Former Fishels site: Located at the 
Burnside Bridgehead by Gerding-Edlen. 17 
stories with 220 apartments along with  
120,000 sf of offices. Q1 2020 completion.

Central Eastside Apartments: 310 SE 12th on 
the old Portland Compressor site. NBP Capital 
is building 4 story apartments with 90 units.  
Spring 2019 completion.

Ankeny Micros: Koz Development is a Seattle 
based pioneer in building micro apartments  
(as small as 250 sf ) is building a 87 unit  
development on 1331 SE Ankeny with no  
parking. Summer 2019 Completion.

Abernethy Flats: 34 Units being built by  
Grand and Belmont Developer Urban Asset 
Advisors at 2014 S.E. 12th Avenue. Spring 2019 
completion.

Ella Marie: A 39 unit development at SE 12th 
and Morrison by Spada Development on half 
block is now leasing up.

Modera Buckman: Another project by uber-
developer Mill Creek. 170 units on a half block 
at SE 12th & Belmont and looks like summer 
completion.

Alliance Development one of the largest  
national apartment developers, has two huge  
full block projects under construction with  
406 units in the two adjacent projects at East 
Burnside 13th/14th. Their first phase will be  
complete this spring with the second phase  
to be completed in late 2019.

As you can see the bulk of over 1100 apartments 
currently under construction with all becoming 
available around the same time of this spring 
and early summer. So it should be an interesting 
“competition”.

hope to have going this summer. 
Their recipe that other develop-
ers have not quite sold into yet is a 
combination of factors: getting real 
sharp with the cost pencil, having 
patient and aggressive equity inves-
tors and picking the right size and 
bedroom mix that works under the 
rent stipulations of the inclusionary 
zoning rules. The big thing that also 
helps is that inside the Central City 

of Portland, the inclusionary zoning rules allows for a 10 year tax abatement on all units where outside 
the central city that abatement is only on the affordable units. Without this Martin and Fairfield said it 
would be close to impossible to get his investors on-board and a project done. 

––  END of Corner Apartment stories  ––
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Office Projects  
Moving Ahead…
As apartment development starts 
to wane somewhat, office devel-
opment is picking up the baton 
but it too is experiencing a bit of 
the economic flu affecting apart-
ments. Namely there is currently 
a bit of saturation of office space 
coming on the market without 
the demand to match along with 
some higher and tighter financ-
ing costs. There is roughly over 
1.5 million square feet of office 
space both new and renovated 
scheduled to hit the market in the 
core areas in 2019 with almost 
all of this in the Pearl, downtown 
and Central Eastside. This does 
not bode well as most brokers are 
lamenting the slackening activity 
of tenants in the market. “We are 
just not seeing that many larger 
tenants out actively looking in 
the market. I think some of these 
tenants understand how much 
space is coming on so if they are 
flexible they may be looking to 
wait to see if this puts pressure 
on rates and a better deal can 
be made in late 2019 or 2020.” 
Said one major downtown office 
broker. Almost everyone believes 
vacancy rates will go up into the 
mid-teens from 10% now and 
rates which are in the $32-$36 
psf range will soften slightly and 
landlords will drop their shorts 
for large long term quality ten-
ants…if they exist. I feel pretty 
positive that this space will get 
absorbed and my prediction is we 
will see substantial out of state 
firms being at the head of this 
demand. I still think there will be 
a continued S. F. Bay area migra-
tion north by tech and other firms 
escaping $70 psf office rents and 
median home prices well over a 
$1 million.

The Central Eastside is a bit 
behind in delivering office or 
many times referred to as cre-
ative space which is the over-used 
moniker of what is being built 
with much of the space coming 

into the market in late 2019. Cur-
rently there are 4 office projects 
currently under construction in the 
Central Eastside. 

5 SE MLK is a massive 17 story 
tower being developed by Gerd-
ing-Edlen along with partners from 
SoCal just south of the Burnside 
Bridgehead and really is the last 
piece in the game of Tetris that 
began over 12 years ago with the 
assemblage of multiple parcels to 
the north of the bridge by PDC/
Prosper Portland which resulted in 
four very distinct and different proj-
ects; Slate; Dumbbell; the Yard and  
 
 
 
 
 
 
 
 
 
 
 
Convention Plaza. The structure 
is now starting to rise well above 
street level but still has a year 
and half before it hits the market. 
Though they went through Design 
review a ridiculous three (maybe it 
was four) times, I have loved their 
design from the start. It has tons 
of glass, and is a bright and mod-
ernly striking and at night I think 
it will light up the whole area and 
serve as a sort of active sentinel 
entrance to the Central Eastside. 
It could not be any more different 
than the darker and ominous Yard 
(aka Darth Vader’s Lair) across the 
bridge. The project has a six story 
retail and office podium on the 
bottom that will have 112,000 sf 
of space with much of it opening 
out to some really innovative and 
pleasing rooftop landscaped ter-
races that look really cool and will 
be a great place to hang out and 
gives a little nature to the place. 
Floors 7-17 are going to be high 
end apartments totaling 220 units 
with 160 parking spaces. Here are 
some quotes from Gerding-Edlen’s 
principle Kelly Saito “It’s a true 

mixed use project; you have signifi-
cant commercial components for 
jobs and daytime activity and it’s 
got residential that will bring more 
evening activity so it will be a real 
24-7 type of project. There are also 
lots of common areas for residents 
and office and commercial people 
to share.“ He goes on to talk about 
design, “We think it will upgrade 
and add to the neighborhood 
architecturally. We spent a lot of 
time trying to be thoughtful around 
design, expression and how it 
serves as a sort of entrance to the 
eastside over the Burnside Bridge 
so we wanted something bright, 
positive and hopeful and I think we 
accomplished that.”

Harsch Investment Tops out 
70,000 Office Project… 
Has Tons of Parking!

Not too often can I say that a 
development in the Central East-
side has much more parking than 
it needs but Harsch Investments 
office project at the corner of 
SE Water and Stark has that in…
spades. 265 parking spaces to be 
exact. “We really think parking will 
be a big issue and a very impor-
tant amenity for our creative office 
building plus we have three other 
buildings nearby that really don’t 
have much parking so we felt it was 
a smart investment” says Harsch’s 
Portland Regional Manager Steve 
Roselli. I agree as he who has park-
ing wins many times in the leasing 
space game. Designed by Works 
Partnership, the building looks like 
a bunch of glass cubes stacked on 
top of each other which when lit up 
at night should really be something 
to see and really be kind of beacon 
for the Produce Row area. Harsch, 
more known for downtown and 
suburban real estate (and now is in 
6 states) had been eyeing the com-
ing transformation of the Central 
so they bought 3 blocks from Deal-
ers Supply (Humble brag- I helped 
put that deal together) 4 years 
ago when Dealers had outgrown 
their buildings and migrated to the 
northwest industrial area to a new
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150,000 sf building. It was great 
timing as land prices skyrocketed 
soon thereafter. Harsch did a 
light revamp on two older indus-
trial buildings to accommodate 
two very iconic Portland type of 
tenants: Vaunted Tea Company, 
known the world over, Steve 
Smith Tea and House Spirits 
which is a much awarded craft 
distillery with their best known 
alcoholic concoction being Avia-
tion Gin which is one of the best 
selling craft gins in the world 
(and a good little factoid is that 
now Aviation is partly owned 
by actor Ryan Reynolds. Who 
knew?) Harsch seeing the wave 
of office users eying the Central 
Eastside decided to get in on the 
action with the only vacant lot in 
their assemblage so with Hoff-
man providing the construction 
expertise their 7 Stark project is 
now 75% done with completion 
slated for August. The building 
looks to sit dangerously close to 
the off ramp on to I-84 from I-5 
which has proved to be a con-
struction challenge but will not be 
an impediment when done as the 
office floors will be high enough 
on top of the four decks of park-
ing to have a real sweet view of 
downtown. Asking rents are in 
the $32-$34 psf range triple net. 

Beam and Urban Development 
Partners MLK project Rises 

The development tag team of 
Beam Development and Urban 
Development Partners are joined 
at the hip on multiple projects 
in the Central Eastside and their 
most ambitious to date is what 
they are calling the District Office 
is at 525 SE MLK. To get this site 

going they entered into a joint 
venture with the owner of Portland 
Music Company for this 90,000 sf 
creative office building. Designed 
by Hacker Architects which is going 
to take a full floor on a lease, the 
building will be made mostly of 
the material du jour lately which 
is cross laminated timber or CLT 
which is an innovative, exception-
ally strong and durable engineered 
timber product with wood from 
sustainably managed forests. CLT 
has a lighter carbon footprint, 
superior thermal performance and 
better energy efficiency. Also CLT 
gives you that homey wood feel 
inside and also with heights of 12’ 
and mostly open floorplans this 
development will be the epitome 
of creative office development with 
the wood giving it a Northwest 
sort of bent. Playing into this is the 
growing list of restaurants, distill-

eries, bars, and more in the gentri-
fying commercial corridors near the 
District Office which is a real draw 
for tenants plus when you get up 
just a couple floors on the Central 
Eastside the views of downtown 
are pretty cool... The area nearby 
is really starting to have a much 
active sort of  feel with new apart-
ments nearby and all the places to 
eat and drink and listen to music 
too. “We think employees will ap-
preciate this and a fair amount will 
live nearby so car parking will not 
be as important,” says Jake Ledes-
ma of Beam Development who was 
explaining their limited parking 
on how it won’t be a big deal. The 
building has a fairly stark but clean 
boxy look and will have 9000 sf of 
retail on MLK and of course tons of 
bike parking/amenities in the base-
ment. Completion is scheduled to 
be late 2019.

Tree Farm…One Giant Chia Pet of an Office Building

Ok. I have a bit of a real estate man crush on idea a minute guy, Kevin 
Cavanaugh. I just like guys that go right when everyone goes left and 
then look at real estate development through the lens of public and 
community benefits rather than how it maximizes the almighty dollar. 
And even more compelling he likes to take design and whimsy to a 
higher level when too much what is built can be staid, repetitious and  
just too darn safe. He questions almost everything and I know he 
thinks, “If something has been done a certain way for years and years 
does not mean that it is the only way.” But lastly he is not building to 
his own uber-funky tastes but to his uncanny ability to perceive what 
his tenants and investors value from a function and design standpoint.
So on many levels, his projects, while being revolutionary and to some 
a bit goofy…they succeed.  
Alleluia! His Dumbbell office  
project on an orphan site at  
the Burnside bridgehead is  
a good example where the  
Christmas present facade  
and unorthodox angles  
and windows was a big  
bet eliciting a lot of  
opinions, discussion  
and feedback which  
is I think part of the  
grandiose plan to

(Continue on page 14)
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Tree Farm… Continued 
create buzz and get people talk-
ing and thinking which in turn 
caters (especially in Portland) to 
people and businesses that want 
to be part of something new, 
different and be part of our stick 
in the eye of tradition. Portland 
is perfect for this maverick and 
agitator attitude and Cavanaugh 
knows it, expands on it and uses 
it to his advantage. His latest 
project, Tree Farm, which cozies 
up to the Morrison Bridge at SE 
3rd is no exception to this rebel-
lious bent as he will have over 56 
trees growing out of cantilevered 
metal containers off three sides 
of building. “It is going to be 
one big Chia Pet that as these 
trees grow will really make the 
people in there feel part of na-
ture and something that is living 
and growing,” Cavanaugh says. 
This 40,000 sf building which will 
be six stories on a quarter block 
site has no parking which Cava-
naugh addresses. “We looked 
at some on-grade parking of 

On the Drawing Boards

 
SKB Nibbling Big at the Fringes 
of the Central Eastside with big 
Office Project

SKB is really coming in big with a 
few different bold developments 
in the Central Eastside centered 
mostly on the south end of the 
district. They picked up an or-
phaned parcel on SE 3rd street 
next to Oregon Tile and Marble 
on SE 3rd last year for the unheard 
of price of $35 psf from ODOT.  
Earlier this year they bought the 
former Morehouse Glass Building 
nearby that was leased to East-
side Distillery for an innovative 
higher end maker project SKB is 
renovating called the Glass Lab. 

around 26 spaces in mechanical 
parking and at close to $70,000 
a stall it was kind of stupid, plus 
I think in ten years many of us 
are going to be thinking what 
should we be doing with all these 
empty parking spaces and lots 
that are not being used. That is 
not the way cities and places are 
headed which is out of the car to 
more economical and sustainable 
transportation modes. Whether it 
be our legs, bikes, now scooters, 
skateboards, electric car share and 
who knows what it will be but cars 
are not the answer and generally 
the tenants value that sort of the 
thinking and want to be part of 
that solution.” His construction 
is rather typical bowing to be-
ing economical as he eschewed 
the construction du-jour of mass 
timber construction to standard 
stick frame wood construction but 
with tall 14-16’ ceilings and tons 
of glass and light. “We will have a 
real flexible layout which will cater 
to small entrepreneurial firms of 

“We think the area around OMSI 
at the south end of the district has 
lots of potential and will be more 
of a value option for many firms 
and we also think there may be 
some great synergy with our Glass 
Lab project a block away” says SKB 
VP of Development, John Oliver. 
To back this up SKB came out in 
September with some early de-
signs on 140,000 sf office project 
that sits on a bluff looking down 
towards OMSI and the River. With 
Simple Software’s commitment in 
Killian Pacific’s Clay Creative build-
ing there is some precedent for this 
being a smart bet. SKB says they 
are close to 50% into design with 
anticipation of ground breaking 
this year which is aggressive not to 

a couple people up to having the 
ability to take a whole floor and 
have light on four sides and re-
ally create your own ecosystem.” 
Cavanaugh has an uncanny abil-
ity of selling his vision and soul 
bending real estate altruism where 
investors are willing to grab on 
to his coattails for a fun but yet 
profitable ride, but accepting less 
than industry standard returns to 
be part of something bigger and 
more community inclusive. So  
his rent ask will be 20% or more 
under other current buildings 
under construction in the Central 
Eastside. “We are trying to hit 
$25.00 psf with lower nets, so that 
if the market burps we will have a 
real cost advantage. We hope to 
catch people going down the lad-
der from the glitzy more expensive 
space options and also capture 
those coming up from working out 
of crappy cheap space, or their 
garage,” Kevin predicts. “Long 
Live Cavanaugh” and his commer-
cial real estate revolution!

mention they will push ahead on a 
total speculative basis if necessary.

One thing that is somewhat unique 
about this development is SKB 
is angling to buy a lot across the 
street on SE 3rd from the city that 
was the controversial option for 
Right to Dream homeless camp 
that got everyone’s undies in a 
bundle (for good reason) and was 
shut down at the State at LUBA. 
They plan on putting a nice size 
parking garage on the site to serve 
both their projects with 130 park-
ing spaces which I am sure is a big 
relief to their neighbors and I think 
will be a real amenity that has value 
in our parking constrained district.
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Project^ Pursues  
Stunning Design on  
Project at 1120 SE MLK

It is not too often that project 
goes through Design Review 
(Advice) at the city of Portland 
and comes out the first time 
around with glowing responses 
from the persnickety reviewers, 
but a 140,000 sf office building 
called the Platform at 1120 SE 
MLK just south of the Morrison 
Bridge cloverleaf did just that. No 
matter how cool the design there 
is usually multiple picky opinions 
at the Design Commission, of 
such unspecific nature such as 
“the building fails to be coherent 
in context and massing with the 

neighborhood” or, “the façade and 
street level design fails to bring 
consistency to the overall scale of 
the project” I usually say “What the 
hell does that mean?”  Anyhow this 
one they loved. It is being devel-
oped on a half block by innovative 
building creator, Tom Cody at Proj-
ect ^ in conjunction with property 
owner Bill Floberg and designed 
by Allied Works Architecture. The 
building faces MLK and is broken 
up by what the bow tie crowd calls 
a “Vertical Street” with a two level 
garden terrace and a series of 
porches and bridges and of course 
what everyone loves is the large 
roof deck on top that will have 
some great views downtown and 
even east to see the mountains.  

I am not quite the design nerd but 
I admit it does have a slick modern 
feel with a good combo of glass 
and metal which I think at night will 
have a nice warm glowing feel. I 
caught up with Mr. Cody who add-
ed some comments and status. “It 
is on a slow burn. We are still mov-
ing but we are probably in second 
gear not fourth. It is a somewhat 
crowded market in the office area 
so we are looking at what projects 
are real and delivering and which 
ones are not.” Not an uncommon 
viewpoint with over 300,000 sf 
of offices under construction and 
another 200,000 proposed in the 
Central Eastside, caution is the key 
word right now.

$
Opportunity Zones…What are They? 

It seems like the mention of Opportunity Zones is 
the flavor of the month these days in the real estate 
world…kind of like Crowd Funding but newer and 
shinier. Then of course you remember another past 
program where developers soliciting funds in what 
was the EB-5 program from foreigners who could 
basically buy a “green card” if they invested $500,000 
in projects in the US. That seemed ages ago. This new 
program was part of the Trump tax plan enacted in 
late 2017. These zones which are designated by the 
governors of each state are located in lower income 
census tracts that are perceived to need new and 
progressive investment. Mainly organized as funds by 
investment companies which provides the paperwork 
and due diligence, these vehicles are designed to 
provide incentives for investors to reinvest unrealized 
capital gains in these funds and zones and then real 
estate developments as way to receive tax deferral or 
other benefits tied to long term holdings. There is

supposedly trillions of dollars “sitting on the side-
lines” due to owners not wanting to sell and pay 
capital gains so this is projected to be a way to push 
those dollars into property and other investments in 
areas that need this injection of capital and develop-
ment. For this, the investor gets a certain percentage 
of “forgiveness” on the capital gains they owe while 
also potentially getting returns on these investments. 
Most of the Central Eastside is designated at an 
Opportunity Fund and we are already seeing invest-
ment and purchasing activity in the district coming 
from these Opportunity funds with the biggest being 
the recent purchase of the Bridge Housing/Salvation 
Army site on SE MLK. Others are sure to follow but 
it is still too early and unknown as to what the long 
term sustainability of this incentive program will  
be but looks to be another tool to keep; the  
development pipeline churning. 
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You know we have a Transportation 
and Parking Advisory Committee 
(TPAC) since 2012 that is part of the 
Central Eastside Industrial Council that 
partners with the city of Portland to 
set policy to manage parking resources 
in the district right? Probably not and 
it is pretty geeky stuff and most of you 
that hang out, work, own a property 
and business in the district just know 
we have a bear of a parking issue and 
it really has ramped up over the last 
few years with all the new develop-
ment. Though I have covered this 
before I will give you a quick primer 
on where we are and how we got to 
where we are in this whole parking 
rubix cube. 
 
In 2010, seeing the coming parking 
issues, a stakeholder advisory com-
mittee representing Central Eastside 
property owners, businesses, public 
institutions and adjacent neighbor-
hoods (HAND & Buckman) worked 
with the Portland Bureau of Trans-
portation (PBOT) to develop an action 
plan to find the best ways to preserve, 
allocate and improve parking within 
the Central Eastside Commercial and 
Industrial District. It was like making 
sausage and was a bit of a grind but 
was a good start with the City Council 
adopting the initial parking manage-
ment plan back in 2012. This helped to 
bring some organization and formality 
to the permit system where busi-
ness owners could obtain monthly 
permits for their employees for the 
very reasonable price of $75 a year to 
park basically anywhere on the street 
throughout the district but that soon 
became a much more challenging 
situation as the district grew and more 
spaces were dedicated to time stays 
and meters. Here is good explanation 
of the goals from Parking guru and 
consultant to the CEIC, Rick Williams at 
the time the plan was adopted.

all the new development was occurring, 
it was decided to align parking better 
with the two predominant land use 
designations in the district; Industrial 
(IG1) and Employment (EX which allows 
residential). So two parking zones were 
designated, Zone G for industrial zones 
(IG1) parcels and N for Employment 
(EX) which then set up policy decisions 
on how best to manage these on street 
parking resources given increasing de-
mand and the different uses that come 
with each zoning. This is further com-
plicated by the placement of meters by 
PBOT along mostly major commercial 
corridors to provide the necessary turn-
over of spaces for retail businesses and 
users along these areas.   Yearly permit 
fees were increased substantially to 
where a permit would cost $300 this 
year and businesses would only be 
eligible for only 70% (down from 80%) 
of the full time employees with the 
possibility of this being reduced further. 
The increased revenues mainly from the 
increase in permit fees will be avail-
able for future parking management 
programs and investments (parking 
structure; transit discounts; incentivize 
people to take other transit options, 
etc). The employment or EX zoned 
permit holders were restricted to those 
who bought permits the preceding year 
which was a calculated mechanism 
to reduce those demand factors so a 
new apartment with say 200 residents 
or a new office building will not have 
the ability to buy permits for those 
residents and employees with planned 
phase out of permits in these EX (park-
ing Zone N) zones. That has been a 
necessary tough policy implementa-
tion especially in light of all the new 
developments in these areas. Overall 
the policy is designed to find the best 
ways to allocate on-street parking in the 
best way possible but also to incentiv-
ize and figure out ways for residents 
and employees to find acceptable ways 
for their transportation options. It is a 
situation occurring in other districts of 
Portland, just ask anyone in northwest 
Portland or for that matter in any major 
city in the US which has seen their 
once moribund downtown and core 
areas experiencing a much needed and 
welcomed renaissance of development 
and investment and with it a cascading 
wave of demand for parking.

Transportation and 
parking updates

PARKING  The Parking plan was  
  adopted with the  
  goals of supporting 
  greater use of off  
  street services;  
  encourage users to 
take other methods of transport, 
better manage the parking permit 
program while recognizing access for 
a growing visitor base and then using 
incentives for users to make more 
efficient decisions about parking and 
transportation into and around the 
district while taking into account the 
importance of freight mobility with  
all of this based on much more  
precise data. 
 
That is a mouth full and takes a bit to 
digest but hits all the right buttons 
but basically some tough decisions lay 
ahead which we are in the midst of 
making. 
 
As more intense development has ap-
peared in every nook and cranny of the 
district bringing scads of apartments, 
redevelopment of older warehouses to 
more employee intensive creative uses 
and traditional office buildings being 
built over the last 4-5 years (and more 
on the way!) parking on the street is at 
a premium. 
 
The demands on the finite and im-
portant parking resources have been 
intense so some tough choices were 
necessary to manage a rapid increase 
in demand for the parking resources we 
have. It has been a difficult balance and 
almost a no-win situation to find cre-
ative, fair and flexible ways to basically 
ration parking in way that forges a way 
to support both existing businesses as 
well as to meet the needs of the many 
new developments, firms, residents and 
employees that have come to call the 
Central Eastside home in the last few 
years. First the task was to get good 
data as we really never knew basic stuff 
like how many parking spaces we have; 
where they are located and how they 
are used. So with the help of PBOT and 
an outside consultant, a good under-
standing of demand and how people 
utilize parking in the district, along 
with some excellent data was obtained 
which established a baseline to make 
some of these hard decisions. After 
reviewing this info and looking at where 



Here is a good policy statement:  
 
As permit stalls are replaced with time stays  
and meters following best practices for  
managing parking systems, permit parking  
spaces will experienced managed attrition  
over time. Portland Bureau of Transportation  
will conduct on-going occupancy counts of  

the on-street system and determine with input 
from the TPAC what blocks will shift from permit 
to time stay and meters. There is not a sunset date 
for either zone but there will be a diminishing 
amount of on-street parking available over  
the next three years. 

• There are 7210 on street parking stalls which is an  
 increase from what was believed to be 6710 stalls.  
 Don’t get excited about this as this was a case of  
 better information and we did not suddenly create  
 more on-street parking. District is about 50-50 permit   
 parking versus time stay spaces.

• A reminder that the Zone N Permit Parking Area which  
 is basically located along the commercial corridors such  
 as MLK; Grand; Sandy; Morrison; Belmont and Burnside  
 goes away in 2019 with these spaces are going to 2  
 hour time stays. No new permits for residents of  
 businesses in this zone will be issued and are re- 
 stricted to those users who had permits the  
 preceding year.

• There are currently 6753 permits allocated with a  
 breakdown of 4969 G Zone Permits and 1726 N  
 permits. If you have a permit you can park in either  
 zone.

• Permits are available for 70% of Full time Employees  
 and will be a yearly fee of $300 in 2019. Permits are  
 issued to businesses who are responsible for their use  
 of their permits and if you lose one it will cost you $15.  

• There are currently 101 Parking meters in the district  
 with all of them along EX zoned areas and commercial  
 corridors like Hawthorne/MLK/Grand/Burnside. About 
60 more meters are being contemplated and that will not   

 be the end of it. As sure as it will rain in Portland in   
 January there will be more meters in our future. It is   
 just a many of when, how many and where which as 
 mentioned is fortunately data driven and hopefully 
 by consensus.

• Guest permits have been discontinued but there is the  
 ability to buy daily scratch off permits that are designed  
 to accommodate users like hotels/motels; Airbnb and  
 bed and breakfast businesses. Call administration for  
 further guidance.

• You see all those new apartments, those residents can 
 not get parking permits as this parking Zone (N) has  
 been severely restricted.

• The Permit Program year runs May 1st to April 30th  
 and it operates 7 AM to 6 PM year round Monday - 
 Friday with the exceptions of holidays. 

• Here are some valuable numbers: 
       Parking Enforcement: 
       503-823-5195  
   
       Program Administration  
       for general questions:  
         503-823-2777  
   
       Abandoned Auto:  
       503-823-6814

We just went through our third wave of data collection which will be used to make the best possible decisions  
going forward concerning parking in the district. Here are a few nuggets and fun facts from the recent data  
collection along with some parking rule reminders.

PARKING
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First the exits...

Kennedy Restoration: These guys 
have been in the district since 1950 
and really have established one of the 
best reputations as the go to company 
for restoration services of your home 
or commercial property when unfortu-
nate events occur related to fire, storm, 
water or just about any natural or 
man-made event you can think of. Lo-
cated on SE 7th and Pine, they are the 
johnny-on-the-spot for these unfore-
seen problems and really take care of 
their customers to return their proper-
ties to the prior (or even better) condi-
tion. I have had several friends and 
clients use them and they had nothing 
but good experiences. “We really have 
just out-grown our buildings and we 
are located in very efficient spaces 
across the street from each other and 
it was just time to find something more 
modern and easier to work with from 
an operational standpoint” says third 
generation Tanner Kennedy. With over 
40 employees 
 
 
 
 
and doing jobs from Longview to 
Eugene they did not need to be in 
the middle of the city not to mention 
in some older chopped up buildings. 
“While we like the central location 
here, we are moving to a business 
park by the airport and the warehouse 
and office set up is just so much bet-
ter that we really are not taking much 
more space. It is just so much more 
efficient” Kennedy did mention that 
some of the problems we are all seeing 
in the Central Eastside was a part of 
the decision. “I have to admit that with 
all the vagrancy, camping, parking and 
safety issues, it has been difficult on 
days to think we had a long term future 
in the Central Eastside. We have been 

here for over 60 years but the quality 
of life and business climate has really 
deteriorated over the last few years”. 
Unfortunately not a surprising or  
unfamiliar observation. 
 
Lemma Wine:  
This wine  
distributor which 
was located in 
30,000 sf in a 
warehouse tucked into the south  
end of the district has basically disap-
peared. They have been in business for 
generations and their website has shut 
down. They went big into wine distribu-
tion when 27 year old Greg Lemma 
started emphasizing wonderful and 
tasty Italian vintages in the early 80’s 
and really helped introduce Portland 
to some great wines that so many had 
tasted. The Central Eastside has had a 
history of wine guys and we still have 
several purveyors of the grape like 
Case Bruno and some of those higher 
end wine vaults but sad to see some-
one in this biz call it quits. 
 
Orchards Supply: When I heard in 
late summer, Lowes which owns the 
Orchard Hardware chain of 100 stores, 
was bailing on all these stores and I 
thought “What took them so long!” 
Whenever I went in there, it was like 
a library with bored and uninterested 
employees and zero customers. Lowes 
bought 80 year old Orchards out of  
bankruptcy in 2013 as a way to get 
into a smaller hardware store concept  
in urban areas 
and invested to 
expand the chain 
in many markets. 
It never really 
gained traction  
as the sales per  
customer were 

tiny as parking is tough in these core 
areas and apartment dwellers really 
don’t spend on home stuff and the 
homeowners still seem to like the trek 
to the big boxes on weekends. Lowes 
gave good corporate speak on the 
closure “Orchards was a small part of 
our sales and we soon saw it has not a 
profitable business model and we want 
to focus more on our more established 
core retail experience in our larger 
stores.” Located in the snazzy Goat 
Blocks development, this presents a 
big 40,000 sf hole in the project but 
the broker Mert Meeker says activity 
on some cool concepts was immedi-
ate after the market found out that 
Orchards was shutting down. He says 
an announcement is coming soon on 
a new tenant for the whole space that 
will be a great addition to the area. 
 
 
 
 
 
 
 
Green Depot: This was a 20 year old 
small chain of home improvement 
products and materials all focusing on 
non-toxic and uber-green products in 
the floor coverings, tile, counter-tops, 
cabinets sort of categories for both 
residential and commercial spaces 
and properties. Located on SE 8th in 
12,000 sf of warehouse and show-
room, Green Depot gave up the ghost 
last summer but just vacated last No-
vember. Talking to the local manager 
he related “The ownership really never 
had the scale to make it long term and 
they did not have the money to really 
invest to improve the stores and the 
offerings so it died a slow death plus 
many of the larger sellers into the 
home/office materials products

Some Business Going Away… New Ones Coming In Some Business Going Away… New Ones Coming In 
It is always interesting to see the types, scale and character of the natural transitions of businesses 

that come and go as it gives insight into the changing nature of the Central Eastside and why  
firms move in and out. I especially like to quiz those firms about some of the challenges we  

all know that is affecting businesses and property owners in the district surrounding  
camping, graffiti, safety, parking and more and how it may play into these important decisions.  

When I looked around this fall, I unfortunately found a few more firms moving out then moving in.    
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category have been carrying similar 
products and can sell cheaper”. The 
building has some great classic indus-
trial bones and I am sure will not stand 
vacant for long. 
 
AJP: “Hey do  
you need some  
cigarettes?” I  
looked back at  
the questioner a  
bit quizzically and replied “I am good”. 
I forgot that I was in old warehouse 
at 1120 SE Morrison at a little goofy 
company AJP, who basically is a small 
scale distributor of tobacco products 
mostly to convenience stores. Just 
one of these funny throwback little 
companies from it seems a day gone 
by that gives the Central Eastside its 
funky character, but are quickly fading 
away. Run by a warm septuagenarian 
Alan Campf who keeps rigorous hand 
written ledgers and notes about the 
business in an office that feels and 
smells like something from the 50’s. 
Obviously, tobacco is not a growing 
business, but with the advent of vaping 
and other new products he has been 
able to survive. For Alan, he admits it 
keeps him “thinking, active and a place 
to go every day” plus he has deep al-
legiance to his employees, some who 
have been with him for over 20 years. 
His property though is a full block with 
EX zoning on a key site surrounded by 
new development and has been lusted 
after by many a developer for going on 
five years now. The big catalyst was 
the Goat Blocks redevelopment across 
the street that started up 5 years ago 
and that is when the offers to buy his 
property started being slipped monthly 
under the door. Alan stiff-armed all 
this interest with cagey aplomb that for 
many brokers and buyers shifted him 
into the “not a real seller category” but 
he finally admitted to me recently that 
the “time has come” to enjoy the sun-
sets a bit more. With the help of his ac-
countant, Alan is picking through a pile 
of offers this past December mostly 
by the bigger national apartment guys 
who still think the Central Eastside 
has considerable room to run for more 
multi-family development. Look for a 
price exceeding $10 million... That is a 
lot of cigarettes. 
 

Coming In... 
 
New Tenants in the Solterra  
Building on SE Division at 8th:  
You have admit the 30’ high image of 
a women with more than 1000 plants 
blooming out of the side of the building 
for her hair is one of the most stylish 
looking building facades in the city or 
anywhere for that matter. The image 
actually are “pockets” that filter rain 
water and also reduces the amount 
of space to heat and cool on that side 
of the 35,000 sf office project. It is 
just so unique and eye-catching. This 
uber-green project will have toilets 
flushed with grey water, solar panels, 
an eco-roof, expanded foam walls for 
better insulation; operable windows 
and more green sustainable features 
that only an engineer can explain. I al-
ways come back to the striking women 
mural done by a London based maker 
who does not use his real name (of 
course he does) and goes by Fin DAC “I 
didn’t grasp how big the wall was until 
I got there. I wanted detail that would 
relate to Portland and the tenants that 
were going to be there. The women in 
the image is a model I have used for 
other projects in other cities, Marissa 
Ng. I use a computer for most of it but 
lots of the detail is just from a paper 
print out. She is just in this peaceful, 
gratitude pose. I wanted people to look 
at it and have a real serene and calm 
reaction to it” he related. Everyone 
I know loves it and almost all of the 
reaction has been extremely positive. A 
great Cuban fused restaurant Palomar 
is on the street level space and has 
been open since last spring. The space 
has an island feel with a floral pat-
terned floor, leather bound bar stools 
and a breezy feel which goes well with 
their emphasis on all sorts of takes on 
the much maligned tropical drink – the 
daiquiri. Their menu is simple, easy 

and light with 
sandwiches, 
salads and 
plates reflect-
ing the Miami 
Cuban diner 
cuisine. It just 
makes you 
happy after a 
while hanging 
out enjoying 

a few sips and bites. They also are wel-
coming Phylos Biosciences, which is an 
agricultural genomics company that is 
using modern genetics and computa-
tional biology to better understand and 
cultivate – you guessed it Cannabis. 
Basically they are into using technology 
to grow weed more efficiently and I am 
sure a “growing” list of clients. 
 
Signs…Signs..Signs: A Canadian 
based digital sign company called 
10net is setting up shop in the south 
end of the Central Eastside at 11th 
and Division. These guys are very tech 
savvy and will be employing 12 mostly 
engineers and was drawn to Portland 
because “the region’s low cost of doing 
business, exceptional livability and 
culture of fostering a robust creative 
class”. Pretty standard stuff we hear 
about Portland but never get tired of 
seeing it espoused by companies com-
ing here. You have seen digital signs 
now everywhere from freeways to how 
you order one of 40 IPA’s on a sign at 
your local bottle shop. But these guys 
go way beyond that to some flashy and 
crystal clear image boards at places 
like NikeTowns’, corporate reception  
areas, sporting events and more. 
These video panelscans often can be 
10 feet tall and have overlapping pan-
els with moving high def images that 
make you just go “wow’ and provide 
companies with some eye-popping 
branding optical works of art.  
 
The Laundry Service: No these aren’t 
guys who developed an algorithm to 
improve dry cleaning, but rather is 
another growing cog in Portland’s grow-
ing circle of firms involved in branding, 
advertising, media and marketing. A 
full service firm with a cast of clients 
like Fox, Amazon, Jordan Brand at 
Nike, and Adobe; they are really on fire 
and with that they needed more space 
and have taken a big chunk of space in 
space given up by Simple at Clay Cre-
ative. With a head count over 50 and 
10,000 sf of space they are one  
of close to  
half a dozen  
firms in this 
market segment 
in the Central 
Eastside.
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Home Grown AltSource 
Moves in to  

Beautiful CE H.Q.
 
We always get enamored by that “new shiny thing”. In recent moves by technology companies into the Central Eastside like 
Simple and Autodesk who took big chunks of the vaunted and overused term, creative space, the fanfare was deservedly significant 
as a validation of the Central Eastside being a tech hub. But similarly large investments by often times smaller but more importantly 
home grown companies gets a bit of short shrift. I find this to be the case with Portland born and voraciously growing AltSource 
which is a great (from their website) fully cross-functional driven development team focused on delivering custom software  
applications of exceptional quality across enterprise. Yeah I know a bit undefined and tech-speak but that is part of their 
secret sauce of knowing that no one software solution or vendor fits every company just right which means they really get to 
know every aspect of their clients operations and needs then builds something unique, responsive, flexible and endemic to that 
particular company’s requirements. Not off the shelve stuff but rather ingenious solutions geared to the nuances, goals and more 
importantly the specific needs of a company. Growing now for over a decade and 
constantly adding mostly local clients (and more importantly employees), Altsource 
was spread out in several un-connected buildings in the Central Eastside which I 
am sure made collaboration and coordination harder than it should be. A few years 
ago they scored a great deal on a full block with an older but cool older warehouse 
building at SE 11th/12th and Hawthorne that had a very mundane and pedestrian 
use as a parts warehouse for home appliances. The real work began over 3 years 
ago with architects and another Central Eastside firm; SiteWorks doing the design 
and construction, in what I am sure what was a laborious process to transform the 
building into an open and beautiful workspace for Altsource’s growing headcount. 
I drove by the beehive of construction almost every day and saw the transformation 
that often times seemed to go on and on. Well finally this past November I was able 
to drink a few Pinots and see the results at an Open House and though I have seen some of these so called cutting edge older 
building remakes, this one was eye-popping with a great combination of wood, steel and light. With a center open “marketplace” 
sort of feel and then multiple break out spaces and collaboration rooms, it was simple yet warm. Dave Moore, the driver of the 

AltSource bus admitted that budgets and timelines may not have been completely adhered 
to but was exuberant as a software engineer can be with the result. “It was a process with 
changes along the way but everyone on our team from our employees to everyone who put 
this building together really loves it”. With tons of created mezzanine space in the 1930’s 
bow strung warehouse, an outside terrace looking out to downtown and lots of windows, 
the building is a great showpiece for how taking an older tired building and then be able to 
curate an efficient and thoughtful work environment. At over 30,000 sf, the building has 
considerable room for this steady home grown custom software enterprise to move into as 
they continue to expand. While we love to laud the great larger outside tech commitments, 
AltSource is a good example of the necessity to foment, encourage and assist these invalu-
able local firms as their impacts to the city and especially the Central Eastside are huge. 



It was an ambitious idea to create a work-
ing food hub and nucleus for the regional 
economy in the heart of one of Portland’s 
dense core neighborhoods. Give it to 
the super-sustainable group at EcoTrust 
and their idea a minute conservation 
activist Spencer Bebee to put together a 
grandiose collaborative food enterprise 
to connect local farmers, ranchers and 
fisherman in the region to those who 
want and treasure the food bounty of 
the Northwest. Ecotrust’s description of 
the project: The Redd was spawned by 
Ecotrust, where we believe the best solu-
tions are regionals, restorative, universally 
accessible, and co-created by the citizens 
of the place. The Redd is founded on the 
belief that creative food producers can 
work in concert with the farmers, ranch-
ers and fisherman to increase demand 
for regional food whose productions not 
only does not deplete, but regenerates 
the soil, water and air while at the same 
time creating delicious, healthy food that 
is affordable and accessible to everyone.  
“Alleluia!!!”

The Redd, which as all you Northwestern-
ers know, is the term for the spawning 
area created by salmon in streams and 
rivers. It is a perfect metaphor for this 
development. This vision turned into a 
plan and with buy-in from investors it 

turned into action where 
now after three years the 
two building complex in  
the Central Eastside is  
now completely operational. 
The first phase was the purchase of the 
Intrepid Marble and Tile building and full 
block on SE 7th which was turned into 
several commissary kitchens for Soup-
Cycle and Wilder Land & Sea and home 
for the last mile food distributor B-line 
which delivers locally to food consum-
ers mostly by bike (or in their case they 
call it their trikes). FoodCorps, a local 
non-profit, that connects and educates 
kids about healthy foods in schools in 
Portland rounded out the tenants in this 
first 25,000 sf initial development that 
opened in 2016. Ecotrust soon thereafter 
picked up the adjacent block that was 
home to a 1918 dilapidated old wood iron-
works building which was a perfect blank 
canvas for Ecotrust’s sustainable creativ-
ity to take it one step further. Walking 
through this almost complete stunning 
reimagined building with project director 
Nathan Kadish recently, I saw the soaring 
space, light and artistic wood details and 
had to admit it is one of the cooler spaces 
in the city. Called Red East, this elevated 
space called the Redd Hall, using both 
recycled and sustainably sourced materi-
als, will be geared as more of a connector 
and flexible event space rather than its 
“working” cousin across the street.  
With a large adjacent plaza, events in  
the Hall will easily spill into the outdoors 
as needed and a Community kitchen, 
tech enabled board room and a couple of 
smaller foodie maker spaces also are part 
of the puzzle here that will all bond into 

one big food centered entrepreneurial 
living organism. “Redd East is ready for 
take off and will have inspiring spaces 
that will be a Launchpad for great ideas 
and meaningful milestones. It will be a 
platform for partnerships as we are work-
ing with diverse and creative caterers and 
community partners who are ready to 
pair their talents with the quality ingredi-
ents pouring into the Redd West from the 
region’s best producers.” Says Ecotrust’s 
Director of Events. Visioning events like 
cooking demos and classes, festivals, 
national conferences, pop-ups and more 
are planned. Nathan mentions, “I can see 
vineyards in the fall bringing in loads of 
grapes for a wine crushing or cider mak-
ers hauling in loads of local fruit to show 
and teach the art of cider making. The 
possibilities of food education, out-reach 
and connections are enormous”. All told 
there will be 69,000 sf of space in the 
whole complex. My personal like was the 
funny yet smartly designed bathroom 
facility which has 7-8 simply elegant 
“toilet rooms” all lined up with adjacent 
bank of faucets and sinks that smacked 
of a euro-designed similar feature I saw 
last summer at the Amsterdam airport…
makes a ton of sense for events and yes 
I am a bit weird. The Redd is just a great 
earthly and energetic addition to our 
diverse and vibrant milieu of the Central 
Eastside where food impresarios, culture 
and businesses are a foundational com-
ponent of the economy.

THE REDD IS READY!!!

Food Carts are Not Passé… Just Changing
A few naysayers lately thought the food 
cart thing was starting to fade away and be 
yesterday’s news and a worn out phenom-
enon but in Portland: NO WAY! They are 
just too tasty, fun and creative to not be 
ingrained into the psyche of Portland and 
its citizens, but then again I am a food 
cart junkie because the fare is always 
changing, affordable, amazingly diverse 
especially when you are on the move and 
sitting down and eating lunch for an hour 
just will not work. Plus it is a quick less 
expensive way for food entrepreneurs to 
get their wonderful food ideas out there 
and appreciated, which often times moves 
to a bigger and more successful bricks 
and mortar existence all adding to the lo-
cal economy. But with real estate pricing 
jacked upwards and many key sites being 
sucked up by often times antiseptic mixed 
use projects, food carts are finding fewer 

niches in which to exist which really kind 
of sucks. In the Central Eastside we have a 
hub at 12th and Hawthorne but then other 
carts are smattered around the district with 
little synergy but now there is an awesome, 
well designed and big food cart lalapoolo-
za option on a half block on SE Madison 
sporting up to 20 carts, an outdoor movie 
theater,  fire pits and more. Steve Johnson 
is behind this burning man sort of food 
operation and he is a can-do character 
and sporting the build of a former football 
player and lovable but gruff attitude, this 
is a guy that does not understand the word 
“No”. “It took me almost two years to get 
this off the ground but it will be the best 
and most fun food cart operation in the 
city. It will have some great operators and 
a fun and festival like feel as we are going 
to have custom designed tables, cool artful 
canopies to keep people out of rain and a 

big theater wall to show movies and inside 
event space.” Steve is a dude that likes to 
get dirty and into every detail and when I 
stopped by in January I had to coax him off 
a back hoe to talk to me. He says from a 
small sign on the property and other con-
nections the demand has been overwhelm-
ing. “I just think most of the food cart 
areas are boring and not well thought out 
and many vendors are getting displaced, 
especially downtown. We will make this 
a place where people will want to be and 
hang out beyond just eating and our loca-
tion is really at the nexus of the Central 
Eastside at  11th/12th and Hawthorne” says 
Steve who has penchant for hyperbole, but 
I think he is right on as given our high food 
pedigree in the Central Eastside. I think we 
have had a long term C grade in the food 
cart class even with the Cartopia pod we 
can do much better and bigger and I think 
given all the apartments nearby and several 
new employee laden firms that this new 
food pod will be a great hit! 



This is kind of a big deal and for many 
who don’t follow the wonky planning 
and transportation initiatives at the 
city was kind of a secret. It was in many 
eyes a program that was “slipped by 
the goalie” on how it will affect how 
we move around the central city. When 
city council approved this extensive 
project list of these more than a dozen 
transportation projects in November 
it amounts to one of the most signifi-
cant council actions on mostly bike and 
transit projects in recent memory. The 
$36 million project list mainly is touted 
as a critical way to give Portlanders 
safe and efficient alternatives to driving 
in a region that continues to grapple 
with how to reduce traffic, congestion 
and reach carbon emission reduction 
goals. To many though it is more of a 
way to restrict car and freight mobility 
which was basically verified by Com-
mission Chole Eudaly’s comment on the 
process. “For too long we have been 
addressing one end of the spectrum 
which are car drivers and now we are 
concentrating more on bike, transit 
and pedestrian options” In the Central 
Eastside there are some significant 
concerns about these projects which 

currently are not completely funded 
but are “on the list” so that when fund-
ing is available they can be done with 
little or no further input from stake-
holders in those areas where these 
projects will have the most impact. 
While the city says these projects have 
been “in the works” for years, the rush 
to get these projects approved was felt 
to have been done too quickly without 
understanding all the ramifications 
and effects it will have on a district like 
the Central Eastside that has a diverse 
array of businesses and uses that still 
needs to have adequate car and freight 
facilities to exist and prosper. Those of 
us in the Central Eastside (including the 
CEIC) were not obstinate or vehemently 
against the transportation projects 
proposed but just felt the process did 
not take into account some of the 
inevitable “collateral damage” that may 
occur once these projects are imple-
mented. The biggest effects center 
around the fact that a couple of these 
projects will restrict travel lanes for cars 
and freight along major arterials like 
Belmont/Morrison; 11th and 12th and 
SE 7th that will obliterate over 250 very 
valuable on-street parking stalls, reduce 

loading and unloading zone capabili-
ties and introduce a separated huge 
bike facility on SE 7th that has many 
freight dependent companies wincing. 
The owner of Elephant’s Deli which has 
huge operations along SE 7th and tons 
of trucks testified that losing freight 
access to their warehouses “would be 
devastating”. Many other businesses 
have voiced the same not to mention 
the danger of introducing more bike 
traffic in the middle of areas where 
trucks and freight are omni-present. No 
Bueno. Don’t get me wrong. We really 
need to “evolve” and figure out how 
to blend better transportation options 
in the Central Eastside, but we need 
to be aware of the business’ needs to 
move in puts/outputs in and out of the 
district. The whole feeling was that this 
was a “done deal” no matter what the 
serious concerns and lack of real plan-
ning and understanding of the adverse 
effect that these projects may have on 
the most robust employment center in 
the City; The Central Eastside. The city 
says they will work with the CEIC and 
businesses in the district to help lessen 
any detrimental impacts when it comes 
time to implement…           We hope so.

Central City in Motion (CCIM) Passed by City Council…changes for the Central Eastside

Property Values and Rents Stablizing…
As always in my newsletters I try to devote a bit of effort, analysis and crystal ball gazing at what is taking place in 
the Close in Eastside Markets regarding property values and to a bit lesser extent on rents. As I have always tried 
to make clear in this commercial real estate submarket, there has to be certain degree of qualification due to the 
fact that the close in eastside there is such a diverse mix of buildings and properties which always make it difficult 
to make market wide declarations or predictions. There are buildings of every type, size, construction (don’t for-
get seismic issues) age, layout etc. Additionally a property located in certain areas of the close in eastside or along 
certain streets can have a fairly different pricing and rent parameter than a building only a half dozen blocks away 
and of course zoning plays heavily into the mix, as we have two distinct zonings in the close in eastside; mixed use 
(General Employment/EX) and Industrial (IG1). With its extreme flexibility of use options, EX zoned buildings and 
land command a premium but less so lately since we now have the industrial overlay district wide which has allows 
now a considerable amount of office and now more retail square footage. The one real wildcard is the coming train 
of Opportunity Zone money that may fuel increased demand for sites for projects that may be on the edge of 
feasibility under current conditions but with this long term capital injection become more economically feasible 
thus providing a bit more octane for valuations in the Central Eastside and city wide.  
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There has been a steady and very healthy run up in property values and rents in the close eastside since coming 
out of the recession in the 2010-2011 timeframe that in some limited cases was a whopping 300%. That has to be 
tempered with the fact that many properties came from a very low valuation so those big increases don’t look so 
eye-popping many times but still this is fairly amazing in such a short period of time. Those price escalations seem 
to be slowing and in some cases “stuck”. This is not all bad as everyone has had a pretty good run over the last 6-7 
years and the types of increases are not sustainable and can be unhealthy (can you say “bubble” well not yet). Sta-
bility albeit at higher valuations and rent levels is a good thing. 
 
There are more properties on the market now than almost any time before which I attribute to a host of genera-
tional changes where multiple long term property owners are getting up there in age and are retiring, selling, relo-
cating or shutting down businesses or trying to cash in the aforementioned price increases over the last half decade 
and are seeking an opportunity to “take some chips off the table”. 
 
Macro-economic factors are at work as always. Interest rates are rising which often effects property values negative-
ly as costs of acquisition and redevelopment rise thus putting pressure on valuations. This effects developers, inves-
tors and users. Also there is growing feelings that we are nearing the end of the current development cycle so when 
it can take considerable time to redevelop a property the feeling is that in a year or two this cycle may be over or 
at least stalled. Users see it slightly different but then again don’t want to make building investments when the eco-
nomic tarot cards say the economy may not be so rosy as present in a year or two and do not want to have a larger 
financial stone to carry when their business might not be as robust. From a development perspective, there is also 
growing data that both the office and apartment markets are nearing saturation and with everything in the pipeline 
the chances of this exacerbating are increasing. Additionally, the city’s 2017 inclusionary zoning stipulations are 
starting to take hold along with considerable product in both the multi-family and office market are coming on line 
that in most cases is outpacing demand which is giving buyers and developers in this segment pause and a “sitting 
on the sidelines” posture which is winnowing down the depth of demand for sites and properties. This can really be 
property by property as perceived “A” properties are still enthusiastically sought after.
 
Additionally construction costs have been steadily increasing at close to 10% a year over the last few years thus 
adding more dollars to any project whether you are a developer or a user thus again putting pressure on what can 
be paid for properties especially in the Central Eastside with lots of older building stock that is most cases needs 
significant improvements to make usable for many uses. Seismic concerns are part of this especially in light of the 
cities more stringent posture on pressuring unreinforced masonry (URM) buildings to get upgraded in the coming 
years.
 
On the more positive side, there is increased interest from out of state buyers that have both been here or are just 
coming into the market. Portland still looks affordable to many other mostly west coast cities and many feel Port-
land with its location, quality of life, strong start up and entrepreneurial climate and with continued in migration, 
will have steady and increasing real estate valuations over the long term. And again as mentioned Opportunity 
Zone capital may keep valuations strong due to potentially new scads of capital chasing real estate investments.
 
Land Values: With the recent passage this past summer of the Central City Plan which expanded the industrial 
office overlay to all industrially zoned parcels in the Central Eastside, industrial land (IG1) became more flexible 
and desirable which has been occurring and priced in over the last 2-3 years as everyone knew this was coming so 
owner and buyers were already pushing up industrial land prices significantly since 2016. Recent industrial land 
sales are exceeding $100 psf (there are a couple comparables at $150 but I feel they are a bit of outliers) whereas 
only a few years ago it was a third of this price. There are now a couple full block industrially zoned parcels in the 
middle of the Central Eastside, which is more desirable, asking $150 psf due to the fact that office buildings of mul-
tiple stories can be constructed on these sites now with the overlay. The pending sale for $160 psf plus for close to 
full block on SE Stark by Summit Development (for a major biotechnology development) along with the $150 psf 
sale at 700 SE Belmont a couple years back for $150 psf for a large storage project proves this run up in land values 
for “selected” IG1 zoned parcels but this may be a tougher go for other similar and more “fringe” properties in the 
close in eastside for some of the aforementioned factors. EX zoned properties face the same fate and there are fewer 
pure EX zoned land parcels traded in the last year since Gerding Edlen bought the Fishels site for $290 psf almost 
two years ago which probably represents the crest of valuations for EX values. Demand remains especially for good 
sites larger than a half block and bigger sites by mostly the larger national apartment guys who think there is a 
pipeline void out 3 years in that product. This is substantiated by multiple $275 psf offers for a full block site at SE 
11th and Morrison. EX sites off the beaten path a bit or not full blocks will head down closer to the lower 200’s psf.
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Here are some observations... 
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Building prices probably hit their top last year with several smaller (10,000 sf and under) hitting over $300 psf. But 
again it is not going backward but mostly flattening especially in that much sought after 10-15,000 sf range and if you 
have almost any parking that helps strengthen pricing. Again pricing is going to be a factor of building conditions 
and thus costs to repurpose as aforementioned construction costs are coming into play as many industrial buildings 
are of the older variety and require significant upgrades which are costly thus putting pressure on these higher build-
ing values. There are multiple buildings in this size range on the market right now at these $300 psf plus valuations 
which as of writing are experiencing somewhat tempered responses. They will trade but not for the top shelf mar-
keting prices being sought. There have been several multi-story buildings traded in 2018. Of note the former Coast 
Auto building at 75,000 sf building on three levels at 125 SE Stark that Harsch bought for $115 psf (I include the 
basement which almost always has lesser value and utilization) which will be redeveloped into creative office down 
the road. Then there was the sale of a 30,000 sf older warehouse on three levels at SE 9th and Alder for $130 psf by 
Summit Development for a cutting edge biotechnology development. Both of these are zoned IG but there seems 
to be little differentiation price wise on multi-story buildings based on zoning now with the overlay. This pricing 
has and will flatten given some of the aforementioned factors of costs of renovation and market forces plus very few 
multi-story buildings are left that are candidates for coming to market as most have been redeveloped and the others 
are in long term ownerships.

Rents are following the same trend. Generally older warehouse space with limited improvements hover around $1.00 
NNN and will go up from there if there is some other desirable amenities such as good distributed power; higher ceil-
ings; some cool vintage characteristics; decent loading and the much sought after parking. Smaller spaces in the 4000 
sf and below like always can command a bit more of a premium. More dialed out and redeveloped industrial spaces 
which often go by the moniker of “maker spaces” and can have asking rents up around $1.50 psf but again that varies 
due to amenities and location. Office rents in the several new Class A projects coming on line such as District Office 
and 7 SE Stark are at the top of the rental heap with rents up to $35 psf plus with nets adding another $7-8 which 
is pretty much close to what they are asking across the river in the Pearl and downtown. These like in all deals can 
vary with the size of the space, quality and name of the tenant, and TI needs. Custom Blocks is doing deals at around 
$30 psf with TI’s in the $40 psf range. Older second generation office space in some of the renovated older buildings 
like Olympic Mills and Ford land in the mid $20’s psf. Retail really is the most unruly product to make substantive 
rental observations about as conditions of this space can vary wildly but retail spaces under all the new apartments 
(office too) is somewhat homogenous and depending on size and what street you are on can land in the mid $20’s psf. 
Again it can vary wildly, depending on location, (street) parking and characteristics such as the Class A Goat Blocks 
development where rents go into the mid $30’s and above.
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Hope this helps give you a bit of clarity on rents and values in the Central Eastside which are still very healthy 
after some rather strong increases since the Great Recession but are taking a bit of a “breather” going into 
2019. Email me and I can send you my “book” of recent sales. todd@cascadecre.com
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