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DATE:  March 3, 2021 
TO: Kate Merrill and Adrienne Chaillé, Central Eastside Industrial Council 
CC:  Rick Williams, Rick Williams Consulting 
FROM: Tyler Bump and Justin Sherrill, ECONorthwest 
SUBJECT: Central Eastside Parking Plan: Development Trends and Land Use Update  

The Central Eastside Industrial Council contracted with Rick Williams Consulting and 
ECONorthwest to develop a parking master plan for Portland’s Central Eastside Industrial 
District (CEID). This memorandum serves an update to the March 2020 Central Eastside 
Parking Plan: Land Use Policies memorandum for the Central Eastside Industrial Master 
Parking Plan that provided an overview of existing land uses and development trends in the 
district that could impact parking and transportation demand in the future. This update 
memorandum is intended to provide CEID stakeholders with updated development and 
market trends in the wake of the COVID-19 pandemic to understand the current environment 
for growth and the implications for near and long-term parking strategies in the district. As part 
of this update, ECONorthwest staff conducted interviews with various real estate stakeholders 
who work both inside the CEID, as well as outside the CEID to understand the current real 
estate environment and to help provide qualitative information about the prospects of the CEID 
in both the near and long term.  

Key Findings 
• There will be slower employment growth in the CEID over the next 2-5 years due to 

both macroeconomic trends as well as recent commercial developments completed 
during the pandemic that will absorb near term office demand in post-COVID recovery 
environment. There is unlikely to be a large amount of new commercial development 
occurring in the district until commercial absorption increases and vacancy rates decline.  

 
• While demand for residential development in the CEID will decrease below recent high 

volume activity, there will likely be continued demand for additional residential 
development in the CEID as recently delivered residential units are absorbed.  

 
• There was a broader slowdown in the market for new projects even before COVID hit. 

Many of the larger development projects on both the residential and commercial side 
were slated to absorb existing and near term demand in the district. These larger 
projects, especially commercial projects, will be slower to get occupancy rates up and 
will limit demand for new commercial demand for the next 2-3 years.  

 
• The current and future parking demand hot spots identified in the previous memo are 

still mostly the same, but some hot spots are coming into more focus as near term 
demand drivers than others. Specifically those hot spots that have more of a mix of both 
residential and office uses will be the near term hot spots.  

 
• The CEID is positioned better than other parts of the Central City given the diversity of 

uses and niche of the market for post-COVID recovery. The Burnside Bridge project 
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closure could lead to an increase the demand for the CEID as an office location over 
other Central City subdistricts on the west side of the river as employees are less likely 
to want to cross the river due to changes in travel behaviors and congestion during the 
bridge replacement project. This could be an upside to new commercial leases in a post-
COVID environment.  

 
• The near term future of the CEID still remains uncertain until pandemic related public 

health outcomes improve, and vaccinations are made more widely available.  
 

Development Trends 
This section describes development trends findings from the previous March 2020 Central 
Eastside Parking Plan: Land Use Policies memorandum and analyzes building permit data for 
projects that were in the pre-development and development in-process phases to understand 
how newly completed projects are influencing vacancy and absorption rates in the district. This 
analysis also serves to provide some quantitative background for the current supply available to 
meet demand to better understand the near term impacts for parking demand in the district.  

2010-2018 Employment and Development Trends 

As part of the Central City 2035 Plan, an employment forecast, used for long range planning 
efforts, estimated that 8,000 new jobs would be added to Central Eastside between 2010 and 
2035. The Central Eastside employment forecast is allocated to areas across the district based on 
capacity for new development on vacant and underutilized parcels.1 The forecast is a way to 
align infrastructure needs, including transportation, with areas that are likely to see 
development.  
ECONorthwest analyzed actual locations of employment growth over the first eight years of the 
forecast period to help inform programmatic decision making. Observed employment growth 
from 2010 to 2018 indicates that the Central Eastside was seeing employment growth at a much 
faster rate than what was anticipated during the Central City 2035 planning process. The 
Central Eastside saw about 6,100 new jobs added to the district in the last seven years, meaning 
the district has realized 76 percent of the forecast job growth in only a third of the 25-year 
forecast period.  

 
1 Analysis used a model developed by the City of Portland’s Bureau of Planning and Sustainability. The model is 
called the Buildable Land Inventory (BLI). 
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Exhibit 1. BPS Forecasted Job Growth vs Observed, Central City and Central Eastside, 2010-2018 
Source: Observed, Portland BPS; Oregon Employment Department, QCEW.  

 
 
The Central Eastside also saw a large increase in the number of housing units in the district over 
the last eight years. Between 2010 and 2018 there were almost 2,300 new residential units built 
in the district, a 70 percent increase from the 3,300 units that existed in the district in 2010. The 
majority of these new housing units are rental apartments in new multi-story residential and 
mixed-use development in the EX zone. As of 2018, the Central Eastside had realized about 48 
percent of the 25-year forecast residential growth in only eight years.  
 

However, compared to the Central City as a whole, the Central Eastside is seeing slightly less 
residential development than other sub-districts of the Central City. Since 2010 there have been 
over 9,300 new housing units built in the Central City outside the Central Eastside, a 28 percent 
increase from over 34,000 units that existed in the other Central City sub-districts in 2010. While 
other sub-districts in the Central City saw less of a dramatic increase in the number of new units 
over the last eight years, the area of the Central City (outside the Central Eastside) realized 52 
percent of the 25-year residential growth in only eight years (see Exhibit 2). 
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Exhibit 2. BPS Forecasted MFR Development vs Permitted Units, Central City and Central Eastside 
Industrial District, 2010-2019 
Source: Portland BPS. Note: Central City does not include Central Eastside Industrial Area.  

 
2019-2020 Employment and Development Trends 
 
Annual employment data from the Oregon Employment Department made available since the 
publishing of the last Land Use Policies memorandum in March 2020 shows that employment 
growth continued up through the beginning of the COVID-19 pandemic in early 2020. While 
this data is helpful in understanding broad impacts to employment in the district after COVID-
19, this data also has limitations and will be refined over time.2 In 2019, there were 22,430 jobs 
in the Central Eastside. Like other areas of Portland and other communities across the county, 
the impacts of the COVID-19 pandemic led to job losses in the Central Eastside. Between 2019 
and the third quarter of 2020, there was a loss of approximately 2,700 jobs in the district which 
represents a 12 percent reduction in total employment. The share of total job losses in the 
Central Eastside mirrors the scale of impacts to employment in the Central City as a whole. 
However, because employment growth in the Central Eastside increased at a much higher rate 
than forecast over the last ten years, employment in the third quarter of 2020 is still above 
expected employment in the district over the City of Portland’s 25 year forecast period.  
 

 
2 2020 data is incomplete (only Q1-Q3) and not geocoded by the Oregon Employment Department as is normally the case. The 2020 data 
was spatialized by ECONorthwest using a composite method of joining it back to 2019 locations and programmatically geocoding it with 
Google API services, and could therefore miss cases of businesses changing locations at some point between 2019Q4 and 2020Q1. There 
is also no way of knowing whether employment changes are the results of temporary or permanent changes in job totals. 2020 
employment data should be considered draft until annual employment totals are refined and released by the Oregon Employment 
Department.  
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Exhibit 3. BPS Forecasted Job Growth vs Observed, Central City and Central Eastside, 2010-
2020(Q3) 
Source: Observed, Portland BPS; Oregon Employment Department, QCEW.  

 
Job losses in the Central Eastside have not impacted all industries equally. The majority of the 
job losses that have occurred since 2019 are in the retail, food, accommodations, and 
entertainment sectors. Approximately 1,500 jobs were lost in these industries over this period of 
time which accounts for 57 percent of total job losses in the district.  
Figure 1. Central Eastside Annual Employment by Industry Category 2010-2020(Q3) 
Source: Portland BPS; Oregon Employment Department, QCEW.  
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This development trends analysis update evaluated permits from the previous summary permit 
activity identified in Exhibits 1 and 2 to understand how many projects in the permit pipeline 
have been completed in 2019 and 2020. This analysis indicates that of the previous permits 
evaluated, there have been 606 new residential units completed in four projects. This analysis 
also indicates that in 2019 and 2020 there was only one new building permit for residential 
development (220 units).  

Table 1. 2019-2020 Completed Residential Projects and New Building Permits 

  
Number of 

Projects New Units 

Residential Projects Completed 4 606 
New Residential Projects 1 220 

Source: ECONorthwest, City of Portland Bureau of Development Services 

Figure 2. Multifamily Housing Permit Activity and Status, 2010-2021 
Source: ECONorthwest, Bureau of Development Services  

 
 
This analysis indicates that of the previous permits evaluated, there has been 459,612 square feet 
of new commercial square feet completed. This analysis also found that there were nine new 
building permits for commercial development that includes both new construction and 
commercial renovations that have added new square footage totaling 69,319 new square feet. 
Notably, the average amount of new commercial square feet on a per project basis has 
decreased substantially in the 2019 to 2020 time frame with an average of only 7,700 new square 
feet per project. This data indicates that since 2019, the majority of new commercial permits are 
for commercial renovations that are only adding small amounts of new commercial space.  
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Table 2. 2019-2020 Completed Commercial Projects and New Building Permits 

  
Number of 

Projects 
New 

Square Feet 
Commercial Projects Completed 12 459,612 
New Commercial Projects 9 69,319 

Source: ECONorthwest, City of Portland Bureau of Development Services 

Figure 3. Commercial Permit Activity and Status, 2010-2021 
Source: ECONorthwest, Bureau of Development Services  
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Impacts for Parking Demand and Hot Spots 
 
The results of this updated development trends 
analysis indicates that the locations identified in the 
previous parking demand hot spot analysis still 
remain the same. However, it is now more likely that 
there will be more spatial variation in near term (3-5 
years) and long-term parking demand (5-10 years). 
Near term parking demand will be clustered in the 
red hot spots identified in Exhibit 3 where clusters are 
identified along the East Burnside/NE Couch couplet 
between SE 2nd Avenue and SE 8th Avenue and the 
SE Morrison/SE Belmont Couplet between SE Martin 
Luther King Jr. Boulevard and SE 12th Avenue.  
 
Long term parking demand will increase in the blue 
areas between the current hot spots along SE Martin 
Luther King Jr. Boulevard and SE Grand Avenue and 
in clusters in the IG1 zones throughout the district.  
 
 

 


