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East Portland Action Plan:  Economic Development Assessment 
Executive Summary 

East Portland is a large urban area made up of several 

residential neighborhoods and  commercial districts.  At 29 

square miles, it is a fifth of Portlandõs area.  If East Portland 

incorporated as its own city, it would be the fourth largest in 

Oregon.  With a population of 146,000 residents, it is roughly 

the same size as Beaverton, Lake Oswego and Milwaukie 

combined.  East Portland is home to 3,750 businesses and 

46,000 employees.  

 

In February 2009  Portland adopted the East Portland Action 

Plan (EPAP) and the EPAP Economic Development 

Subcommittee began work on the Economic Development 

Assessment in 2011.  The overarching goals for the Assessment 

are to provide a meaningful analysis of East Portlandõs 

competitive advant ages for family -wage job growth and  a 

clear list of priority initiatives  for implementation.    

§ Central regional location with excellent access to highways, transit 

and the Portland International Airport  

§ Strong  population growth, at a rate faster than the Portland region 

overall  

§ Concentration of h ealth care employers  

§ Large immigrant community and entrepreneurship, with over 7 0 

languages spoken by residents  

§ Real estate affordability  

§ Low cost of doing business  

  ŞŴƆƇ ũƂƅƇſŴƁŷLƆ ŭƂƃ ŞŶƂƁƂƀżŶ ŚƆƆŸƇƆ 

For more information about the EPAP and the Economic Development Assessment:  http://eastportlandactionplan.org  

East Portland Study Area 

Portland  
Airport 



 

 

 

§ Employment grew by 4.4 percent p er year in East Portland from  2005 to 2009.  Highest growth industries 

were information; professional, scientific and technical services; education services; accommodation and 

food services ; and a rts, entertainment and recreation . 

§ As of 2011, the top East Portland industries by number of employees included health care and social 

assistance, retail trade, educational services , and accommodations and food services.  

§ Most employed residents (89 percent ) commute out of East Portland to work.  This  percentage is higher 

than that  of most other employment centers in the region.  

§ Strong population growth in East Portland from 2000 to 2011 has outpaced the C ity as a whole.   

§ East Portland residents are less li kely to hold college degrees than City of Portland residents overall.  The 

percentage of the adult population (age 25 and over) that completed high school is slightly lower in East 

Portland than in the City.   

§ Available commercial and industrial space is l imited with few ôready to goõ industrial sites in East Portland.  

Compared to the city overall, East Portland has a lower percentage of land zoned for employment uses 

and a higher proportion of land zoned for residential.  

§ Retail opportunity categories,  in which de mand currently outweighs supply,  include apparel, groceries, 

furniture/appliances and personal care items.  

 Major Assessment Findings  

Based on the Assessment research, stakeholder intervi ews and the Economic Developers  Roundtable, the 

EPAP Economic Development Subcommittee identified the following key  initiatives for action in the next one -

to -three years:  

§ Market East Portland as a place to do business  

§ Encourage  existing business growth through outreach to top employers  

§ Get East Portland ready for  business with an up -to -date real estate inventory  

§ Maximize East Portlandõs economic benefits from major public projects  

§ Promote catalyst workforce development projects in East Portland, such as the Gateway Education 

Center   

 Strategic Initiatives for Economic Development 
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Introduction & Guiding Strategies 
 

In fall 2011, the Portland Development Commission contracted with Marketek, Inc. to prepare an 

Economic Developme nt Assessment for the East Portland Action Plan  (EPAP).  Based on input 

from the EPAP Economic Development Subcommittee, Marketek identified the following project 

goals:   

 

 

This report summarizes East Portlandõs competitive position for a variety of indicators in the 

following categories: business climate and vitality, workforce and education, real estate, quality 

of life, other business decision factors and economic development resources.  Results are based 

on a review of previous plans, studies and strate gies (listed in Appendix A); reflections of the 

EPAP Economic Development Subcommittee; and secondary research from sources such as the 

Oregon Employment Department, the City of Portland ð Bureau of Planning and Sustainability, 

the U.S. Census Bureau and E SRI Business Information Solutions, among others.  

 

Using results of the competitive indicators research and a series of stakeholder interviews, 

Marketek identifies  East Portlandõs top assets and barriers for economic develop ment and 

strategic initiatives f or capitalizing on strengths.  Figure 2 outlines the Econ omic Development 

Assessment pro cess.  

 

Figure 1. East Portland Study Area P Regional Context 

 Figure 2. East Portland Economic Development Process 

 

Source: Marketek, Inc.  
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Guiding Strategies 
The competitive assessment together with existing neighborhood and citywide economic 

development plans will provide the Economic Developmen t Subcommittee with a foundation to 

prepare strategic initiatives for job growth and business recruitment in East Portland.  Key guiding 

strategies follow.  

 

 

 

 

 

Source: Marketek, Inc.  

East Portland 
Action Plan 

PDC Strategies 

The Portland Plan 
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Retail & Industrial Business Attraction Factors 

To successfully attract new businesses, East  Portland must identify, develop and market 

characteristics demonstrating that the area meets the nee ds of recruitment targets.  East 

Portland  must provide business owners with compelling answers to the question òWhy should I 

locate here?ó   

 

Four overridi ng factors drive business expansion and attraction:  cost of doing business, proximity 

to markets, quality workforce and access to materials.  The competitive assessment measures 

how East Portland stacks up from the perspective of business prospects and in vestors considering 

factors such as those listed below.   

 

Figure 4. Retail Attraction Factors 

Figure 3. Industrial Attraction Factors 

Source: Marketek, Inc. and Chabin Concepts  



 

East Portland Competitive Assessment Report | Business Climate & Vitality 4 

 

Business Climate & Vitality  

 

The first set of indicators evaluates business and employment activity in East Portland, including 

top industries, job centers, wages, historic and projected emplo yment growth and retail activity.  

   

Existing Business & Employment Trends 
East Portland was home to 3,748 businesses employing 46,397 persons as of 2010.  The largest 

share of businesses (59 percent) were  small businesses with fewer than ten employees.  Top 

industries include d  health care and social assistance, which made up 21 percent of jobs in 2010, 

retail trade (17 percent) and educational services (9 percent).  Within the health care and social 

assistance industry, health care wa s the larger secto r in East Portland; it comprised  17 percent of 

total jobs.  

 
Figure 5. East Portland Businesses by Size, 2010 

 

Figure 6. Top East Portland Industries, 2010 

 East Portland  Metro Portland  

Business Establishments  by Industry    

Health Care & Social Assistance  

Other Services  

Retail Trade  

Construction  

15% 

13% 

12% 

11% 

9% 

13% 

10% 

10% 

Employment  by Industry    

Health Care & Social Assistance  

     Health Care  

     Social Assistance  

Retail Trade  

Accommodation & Food Services  

Educational Services  

21% 

17% 

4% 

17% 

9% 

9% 

13% 

--- 

--- 

12% 

10% 

3% 

Source: Oregon Employment Department, 2010 QCEW  

 

Source:  Oregon Employment 

Department, 2010 Quarterly 

Census of Employment and 

Wages (QCEW)  

East Portland 
Businesses: 3,748 
 
East Portland 
Employment: 46,397 
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Compared to statewide employment by industry, East Portland has a higher concentration of 

educational services employment and healthcare and social assistance, with location quotients  

of 4.5 and 1.4, respectively.  

 

Location Quotient (LQ):  Ratio between an industryõs share of local employment and its share of 

employment statewide.  

 

Example: Educational service jobs make up 4.5 times as high a share of East Portland 

employment as they do  statewide (2 percent).  

 

Top 2010 East Portland LQs       East Portland       City of Portland  

Educational Services:               4.52              1.32  

Health Care & Social Assistance             1.43     0.91 

Transportation, Warehousing, Utilities                   1.39     1.06 

Retail Trade                1.22     0.87 
 

Source:  Oregon Employment Department, 2010 QCEW  

 

 

Average Annual Wages 

 

 
 
Home-Based Businesses 

The City of Portland Bureau of Planning and 

Sustainability compared small business locat ions with 

zoning to determine the number of small businesses 

(those with zero to one employee ) in non -

employment zones.  In East Portland, 21 percent of 

businesses are located in non -employment zones.  In 

comparison, home -based businesses constitute 29 

per cent of inner Portland neighborhoods and 41 

percent of western neighborhoods.  Note that these 

numbers do not include unpermitted or unlicensed 

businesses. 

  

  Source: Oregon Employment Department, 2010 QCEW  

Highest East Portland Wages: 

¶ Management of Companies:  $79,100 

¶ Construction:  $49,600 

¶ Wholesale Trade:  $48,800 
 

East Portland Industries with Wages above MSA: 

¶ Educational Services:  $36,500 

¶ Other Services:  $34,000 
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Growth Industries 
From 2005 to 2009, employment in East Portland grew by 7,440 jobs, from 42,483 t o 49,923, with 

an average annual growth rate of 4.4 percent.  Top expansion industries were educational 

services (+1,510 jobs), accommodation and food services (+1,344 jobs) and health care and 

social assistance (+1,170 jobs).  Other large gains were seen in the arts, entertainment and 

recreation industry, which grew by 15.3 percent per year; the information sector (+13.5 percent 

per year); and professional, scientific and technical services (+12.9 percent per year).  

 
Figure 7. East Portland Employment Growth by Industry, 2005-2009 

Industry  2005 2009 Change  % Change  

Arts, Entertainment & Recreation  533 859 326 61.2% 

Information  758 1,166 408 53.8% 

Professional, Scientific & Technical Services  1,843 2,795 952 51.7% 

Educational Services  2,955 4,465 1,510 51.1% 

Accommodation & Food Services  3,473 4,817 1,344 38.7% 

Public Administration  1,068 1,420 352 33.0% 

Wholesale Trade  2,460 3,039 579 23.5% 

Health Care & Social Assistance  5,023 6,193 1,170 23.3% 

Other Services  1,675 1,919 244 14.6% 

Agriculture, For estry, Fishing & Hunting  377 429 52 13.8% 

Retail Trade  5,156 5,854 698 13.5% 

Management of Companies  954 1,061 107 11.2% 

Real Estate  874 936 62 7.1% 

Finance & Insurance  1,824 1,926 102 5.6% 

Manufacturing  5,882 6,168 286 4.9% 

Transportation, Warehouse  & Utilities 2,131 2,075 -56 -2.6% 

Construction  2,518 2,338 -180 -7.1% 

Administrative Support & Waste Remediation  2,951 2,448 -503 -17.0% 

Mining  28 15 -13 -46.4% 

                                                          Total 42,483 49,923 7,440 17.5% 

Note:  Because 2010 employment data were provided by a separate source (the Quarterly Census of Employment 

and Wages), 2010 data is not shown in this figure and instead growth rates are calculated using 2005 and 2009 data.  

Source:  Oregon Employment Depa rtment, U.S. Census Bureau Local Employment Dynamics    

 

 

Figure 8 on the following page shows Oregon Employment Department projected job growth by 

industry for 2010 to 2020 for Multnomah and Washington Counties (the lowest geography for 

whic h projections  are available).  The b iggest gains are anticipated in:  (1) health care and 

social assistance (+24,300 jobs or 3.2 percent average increase per year); (2) administrative 

support and waste remediation (+13,000 jobs/+3.5 percent); and (3) accommodation and food 

services (+12,600 jobs/+2.3 percent).   While the first and the third were high growth industries in 

East Portland from 2005 to 2009, the administrative support and waste remediation industry lost 

employment over that period.    
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Figure 8. Projected Employment Growth, Multnomah & Washington Counties, 2010-2020 

Industry  2010 2020 Change  % Change  

Administrative Support & Waste Remediation  37,300 50,300 13,000 34.9% 

Construction  26,100 34,900 8,800 33.7% 

Health Care & Social Assistance  75,100 99,400 24,300 32.4% 

Educational Services  18,500 23,800 5,300 28.6% 

Professional, Scientific & Technical Services  37,600 47,900 10,300 27.4% 

Accommodation & Food Services  55,800 68,400 12,600 22.6% 

Wholesale Trade  37,000 45,300 8,300 22.4% 

Information  17,300 20,800 3,500 20.2% 

Transportation, Warehousing & Utilities  23,900 28,600 4,700 19.7% 

Arts, Entertainment & Recreation  9,200 10,900 1,700 18.5% 

Other Services  23,800 27,900 4,100 17.2% 

Natural Resources & Mining  5,400 6,300 900 16.7% 

Finance & Insurance  30,200 35,200 5,000 16.6% 

Retail Trade  65,500 76,300 10,800 16.5% 

Management of Companies  20,300 23,400 3,100 15.3% 

Manufacturing  72,800 83,800 10,500 14.4% 

Real Estate  14,600 16,000 1,400 9.6% 

Public Administration  97,000 105,600 8,600 8.9% 

                                                          Total 667,400 804,300 136,900 20.5% 

Source:  Oregon Employment Department  

 

 

Job Centers 
Total East Portland employment by location is shown in Figure 9 on the following page.

1
  The 

greatest concentrations  of jobs are in the Columbia Corridor in the northern portion of the Study 

Area and along 102 nd  and 122 nd  Avenue s in the Gateway area .  Subsequent maps identify top 

employment locations for health care and social assistance and for educational services job s. 

  

                                                           
1 The methodology for the employment density model assesses proximity to employment, creating a smoothed surface 

with minor variations of increased and decreased values, represented by a color scheme.  Thus , specific numbers are 

not assigned to each color in the color band used in the map.  Lower employment levels ð shown in green to light yellow 

areas ð have job densities in the range of 50 to 300 employees.  Orange and light red colors represent areas with  300 to 

500 jobs and dark red areas have over 1,000 employees.  
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Figure 9: Employment Concentrations: All Jobs, East Portland, 2010 
 
  

Source:  2010 QCEW and Portland Development Commission  

Columbia Corridor 

Gateway 


