
12725 SW 66th Avenue, Suite 107 Portland, OR 97223 Tel: (503) 223-1766 Fax: (503) 597-3668

Officers

President, Greg Manning
Banner Bank

Pres.-Elect, Mike Wells
CresaPartners

Treasurer, Dietra Stivahtis
Fidelity National Title

Secretary, Dave Kotansky
Felton Properties

Past-Pres., Steve Roselli
HARSCH Investment Properties

Board of Directors

Mike Bernatz
Ashforth Pacific

J. Benjamin Chessar
Pacific Realty Associates LP

Mark Clemons
Group Mackenzie

Matt Cole
Shorenstein Realty Services, LP

Joe Curran
Macadam Forbes

Jim Dulcich
Schwabe Williamson & Wyatt

Monte Haynes
GVA Kidder Mathews

Dana Krawczuk
Ball Janik LLP

Scott MacLean
Norris Beggs & Simpson

Kirk Olsen
DP Partners

Brian Owendoff
CBRE

Frank Pierson
Howard S. Wright Constructors

Jeff Reaves
Group Mackenzie

Alex Vulic
ProLogis

Ann Young
US Bank

Executive Director

Kelly Ross

December 2, 2010

The Hon. Carlotta Collette
Metro Council
600 NE Grand Ave.
Portland, OR

RE: UGB Capacity Ordinance No. 10-1244

Dear President Collette 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. The economy is more than an
outcome; rather it is the requirement for the region’s livability, efficiency and
sustainability goals.

General Industrial Land Need:
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 focus of the
Capacity Analysis and the COO’s recommendations is on industrial sites greater
than 50 acres. 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
less than 50 acres, and in many cases, much less than 25 acres.  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.
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.
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As to availability, CBRE found that there are currently 142 parcels under 25 acres for sale in
Greater Portland (Oregon only). Capacity Commercial, another local brokerage firm, determined
from their analysis that there are currently 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 than a 20-year
supply for these smaller, market viable industrial sites. We look forward to the next UGR
process to ensure the region is competitive for all sizes of parcels for new jobs.

Large Industrial Sites Need:
The Employment UGR has rightly identified a lack of these sites, estimating a need for between
200 and 1,500 acres of these larger parcels.  The COO has recommended adding 310 gross acres
of industrial land north of Hillsboro to meet this need.  We firmly believe that this is an
insufficient amount of land to meet the identified need.

In many of the other analyses done by Metro, the mid-point of range was used.  The COO
recommended in his 9/09 report, “Strategies for a Sustainable and Prosperous Region” that the
Metro Council focus in 2010 on the middle third of the population and employment forecasts.
This concept of the middle third was incorporated into the recently completed urban/rural
reserves process.  The middle third of the population projection was also used to identify a need
for residential land to accommodate in the range of approximately 48,000 – 58,000 new dwelling
units.

A recent survey of other US regions that compete with this region for large new companies done
by Johnson Reid found  that the Portland Region needs a constant inventory of about 1200 acres
of suitable and available large industrial sites (50-100 acres) in order to be globally competitive
for larger “anchor” companies. Thus, we strongly recommend this same “middle third” measure
be used for large lot industrial land.  We recommend that at a minimum the Employment UGR
find and declare a need for 800 – 900 acres of large lot industrial land to be added to the UGB in
locations that are suitable for the different types of traded sectors in the Region for which there
are now a lack of large site; can be serviced; and, have the local governance in place to bring
these sites to market expeditiously.

We support the recommendation in a proposed amended Title 4 in the Capacity Ordinance that
these large industrial parcels in Regionally Significant Industrial Areas be protected from
incursion by schools, places of assembly and parks.

UGB Large Industrial Sites Replenishment System:
We cautiously endorse the concept of an inventory system to replenish large sites as they are
taken out of the inventory; however we believe this concept requires significant more discussion,
which we would be pleased to participate in.

Two of our members participated on an MPAC Employment Site Subcommittee that
recommended the creation of a land-metering mechanism to maintain the region’s inventory of
larger sites.  The recommendation is that “as large sites inside the UGB get developed, they
would be replenished through fast-track UGB expansions or through action that makes land
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inside the UGB available…” The recommendation includes elements of the mechanism and
consistently refers to “vacant, buildable large sites” and states the “when the supply drops below
the target (large sites are no longer vacant or buildable),  the Metro Council has one year to
return the baseline supply of large sites to its target.”

We understand that, while there is general consensus about the merits of a large site
replenishment system and a need to further develop and refine its details of in 2011, right now
interested parties have very different views on what those details should say. We look forward
to helping shape those details next year.

We restate our understanding of the intent of MPAC subcommittee recommendation that the
region would have an inventory of 50 acre and larger sites for traded sector investment.  Simply
having an inventory of vacant 50 acre or larger pieces of land, regardless of whether they are
available for development, does not meet the identified need for attracting and retaining those
firms that are critical to the region’s economic prosperity.

Oregon NAIOP chapter, and its members, is 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,

Mark Clemons
2010 Chair, Public Affairs Committee


