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October 20, 2011 

 

 

The Hon. Tom Hughes, Council President 

Metro Council 

600 NE Grand Ave. 

Portland, OR 

 

Dear President Hughes and Councilors: 

 

NAIOP has been an active participant in the urban growth planning and 

development process and we are committed to working with Metro policy makers 

and staff to achieve the goals of employment, economic development and revenue 

creation in the region.  A vibrant, creative and sustainable economy is the 

foundation upon which the region will achieve the Council’s desired outcomes. 

Livable communities; reliable, efficient and clean transportation and 

infrastructure; and social equity will require the region to have a globally 

competitive economy.  The economy is more than an outcome; rather, it is the 

requirement for the region’s livability, efficiency and sustainability goals.   

 

To achieve the “Greatest Place,” to move from great plans to great communities, 

we must have the financial resources that are created by investment and jobs.  

And to create jobs, we must have the infrastructure and the land resources 

required for companies to locate and prosper.  We believe it is critical for the 

Council to focus on these basic economic inputs as you proceed with your 

deliberations regarding the current Urban Growth Boundary expansion process.   

 

An inventory of industrial sites to meet the needs of expanding local companies 

and the requirements of firms wanting to locate in the Portland metropolitan 

region is a prerequisite for competitiveness.  We realize that the exclusive focus 

of this UGB expansion is on industrial sites greater than 50 acres, due to the 

conclusions in the Urban Growth Report that the region did not lack industrial 

sites less than 50 acres.  The current UGR has rightly identified a lack of these 

sites, estimating a need for between 200 and 1,500 acres of these larger parcels.  

We recommend that between 800 – 900 acres of large lot industrial land 

should be added to the UGB.  At a minimum, we support Ord. 11-1264 that 

will add 330 acres in the North Hillsboro Area.  If additional large lot 

industrial land is included in the UGB, we support adding the land in 

locations that can be serviced and have the local governance in place to bring 

these sites to market expeditiously. 

 

But before we comment on that recommendation, we’d like to provide a few 

market realities that the region currently faces regarding sites for new jobs.   

 

As is commonly assumed, the majority of new jobs and economic growth is 

created by small and medium size businesses.  These firms require parcels much 
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We think there is wide agreement that simply having an inventory of vacant land designated for 

industrial uses is not enough to meet the region’s economic development and job creation goals.  

We need to move past a gross acreage inventory, to one that is more reflective of development 

readiness to meet market demands.  To contribute a better understanding of development 

readiness, the region is currently engaged in the Industrial Lands Inventory and Site Readiness 

Project (the “Project”).  This Project has been introduced in other testimony and communication 

and, since NAIOP is a financial contributor to the Project, we wanted to take this opportunity to 

report on a few of the current findings of the inventory that have been referenced in other 

testimony. 

 

Phase 1 findings identify 57 sites in the metro region that are larger than 25 acres and 

zoned/concept planned/or designated for future industrial uses.  Of these 57 sites, 53 are 

currently in the UGB and 4 are outside the UGB (located in Urban Reserve Areas).  The 

methodology makes a distinction between sites and parcels. Since the purpose of the Project is to 

identify sites that could be used by companies, who would aggregate parcels,  the methodology 

went beyond looking only at individual parcels and included parcels that would need to be 

aggregated into sites. Thirteen of the 57 sites are in multiple ownerships and require aggregation, 

and in some cases, such as one site in the Coffee Creek area, have up to 15 individual property 

owners.   

 

The Project has put the site inventory into 3 tiers, depending on the time required to develop.  

Tier 1 sites, of which there are 10, can be shovel ready within 6 months.  Of these 10 Tier 1 sites, 

there are only two greater than 50 acres - one greater that 100 acres and one greater than 50.  

Eight of the Tier 1 sites are less than 50 acres.  There are 16 Tier 2 sites, which would require 

between 7 and 30 months to be development ready.  Of these 16, only four are over 50 acres, 

with none being greater than 100 acres.  Using 50 acres as the minimum definition of “large lot 

industrial”, the region has six sites that can be development ready over the next three years.  And 

these six sites have their own complications that affect their marketability. 

 

Of the 57 sites included in the Project, 31 are in the Tier 3 category, meaning that they will 

require more than 30 months to be development ready; in some cases much more that 30 months.  

This category includes West Hayden Island; three brownfield sites located adjacent to the 

Willamette River; four separate sites in the Coffee Creek area with multiple ownerships; and the 

330 acres in North Hillsboro that you are considering tonight for inclusion in the UGB.  

 

The Study provides many insights into the market readiness of the regional land inventory and 

work continues on the project.  A more complete discussion of the findings will be coming in the 

next few months.  We are optimistic that the Project can inform future discussions on regional 

infrastructure investments and provide more detail for future regional land decisions. 

 

While we support the inclusion of parcels over 50 acres suitable for employment purposes in the 

UGB, we must emphasize the additional land needs that are necessary to support a robust 

economy.  We request that as the region embarks on the next land supply and needs analysis in 

the next few years, that Metro carefully consider the market realities that the region faces 

regarding sites for new jobs.   
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As is commonly assumed, the majority of new jobs and economic growth is created by small and 

medium size businesses.  These firms require parcels much less than 50 acres, and in many 

cases, much less than 25 acres.  Last year we asked two of our real estate brokerage members to 

use their internal site databases to analyze market activity and availability of sites equal to or less 

than 25 acres in the metropolitan area.  CB Richard Ellis’ (CBRE) local office determined that 

over the last 10 years, the region has averaged 30 sales of land parcels less than 25 acres per 

year; the average parcel size per sale was 5.4 acres; and the average price per square foot was 

$5.42. 

 

As to availability of these size parcels, CBRE found that there were 142 parcels under 25 acres 

for sale in Greater Portland (Oregon only).  Capacity Commercial, another local brokerage firm, 

determined from their analysis that there were 11 sites 25 acres in size that are viable sites for a 

company to purchase and construct a facility today.  Assuming historical absorption rates, it is 

fair to assume that the region has less that a 20 year supply for these smaller, market viable 

industrial sites. While 50 and greater acre sites are an important component of our industrial land 

base, we look forward to the next UGR process to ensure the region is competitive for all sizes of 

parcels for new jobs. 

 

In closing, our Oregon NAIOP chapter and its members are committed to a partnership with the 

public sector to ensure that we have the resources necessary to build a strong, competitive and 

sustainable economic foundation in this region.  Without this foundation, we will not have the 

jobs, tax revenue and quality of life that we need and deserve from such a great place.  This 

partnership requires policies and decisions at the public level that will ensure that we have the 

tools and the basic requirements for a competitive economy.  We trust you will make those hard 

choices.  

 

Sincerely, 

 
Mike Wells 

CB Richard Ellis 

2011 Chapter President 
 
 
 
 
 


