
 
 

THE PEARL DISTRICT 
 AN URBAN DEVELOPMENT CASE STUDY OF THE PEARL 

DISTRICT AND BREWERY BLOCKS IN PORTLAND, OREGON  
 

/5./Ω{ Dw99b !b5 {a!w¢ URBAN DEVELOPMENT GUIDELINES 

 

OCTOBER 2015 

DRAFT FOR COMMENT  



 

 

China Development Bank Capital (CDBC) was established in August 2009 and is the wholly-owned 

subsidiary of China Development Bank, approved by State Council, with registered capital of RMB 50 

billion. CDB Capital is primarily involved in equity investment and has a total value RMB 300 billion assets 

under its management. CDBC is a comprehensive and strategic investment platform with domestic and 

international business. /5./Ωǎ ŦƻǳǊ major business segments are urban development, industrial 

investment, and overseas investment and fund management. The first three segments (urban 

development, industrial investment, and overseas investment) ŀƭƭ ǎŜǊǾŜ /ƘƛƴŀΩǎ ǳǊōŀƴƛȊŀǘƛƻƴΣ 

industrialization, and globalization. 
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effectively reduce greenhouse gas emissions. Through customized research and analysis for decision 

makers, we uncover the strategies that will produce the largest results. We work closely with other 

experts, NGOs, the media, and the private sector to ensure that our work complements theirs.  
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Foundation Beijing Representative office and supervised by the National Development and Reform 

Commission of China. It is a part of the Energy Foundation, which is based in San Francisco, California, 

U.S.A. 

Our mission is to assist in China's transition to a sustainable energy future by promoting energy efficiency 

and renewable energy. We support policy research, standard development, capacity building, and best 

practices dissemination in the eight sectors of buildings, electric utilities, environmental 

management, industry, low-carbon development, renewable energy, sustainable cities and 

transportation. 
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FOREWORD  
At the United Nations General Assembly session in September 2015, President Xi Jinping committed 

China to being a global leader in tackling climate change. Green, low-carbon, and smart new-type urban 

development will play an important role in alleviating climate change. This development strategy has also 

ōŜŜƴ ǘƘŜ ŎƻǊŜ ƻōƧŜŎǘƛǾŜ ƻŦ /Ƙƛƴŀ 5ŜǾŜƭƻǇƳŜƴǘ .ŀƴƪ /ŀǇƛǘŀƭΩǎ ό/5./ύ ŜŦŦƻǊǘǎ ǘƻǿŀǊŘǎ ƴŜǿ-type 

urbanization in the past few years.  

As urban development practices have evolved, we profoundly feel that the ideals behind green and smart 

development have already become common belief. Everyone wants to realize these ideals, but there is 

still the question of how it can be done. Not only are there no successful case studies in China, there are 

few internationally, and many of these experiences have been limited and dispersed in scope. We need to 

ƛƴǘŜƎǊŀǘŜ ŜȄƛǎǘƛƴƎ ŘƻƳŜǎǘƛŎ ŀƴŘ ƛƴǘŜǊƴŀǘƛƻƴŀƭ ŜȄǇŜǊƛŜƴŎŜ ǿƛǘƘ ǘƘŜ ŎƻƴŘƛǘƛƻƴǎ ƻŦ /ƘƛƴŀΩǎ ƴŜǿ-type urban 

development to create a comprehensive and working model. Only then can we rapidly expand this model 

and achieve significant progress.    

IŜƴŎŜΣ ǘǿƻ ȅŜŀǊǎ ŀƎƻΣ /5./Ωǎ LƴǘŜǊƴŀǘƛƻƴŀƭ !ŘǾƛǎƻǊȅ DǊƻǳǇ ŦƻǊ DǊŜŜƴ ŀƴŘ {ƳŀǊǘ ¦ǊōŀƴƛȊŀǘƛƻƴ ōŜƎŀƴ 

work on /5./Ωǎ Dreen and Smart Urban Development Guidelines with the intent to create a benchmark 

for green and smart urban development to be used in China and internationally. In these two years, we 

have gathered input from over a hundred urban planners, mayors, developers, experts, and other 

ƛƴŘǳǎǘǊȅ ǇƭŀȅŜǊǎΦ ²Ŝ ŀƭǎƻ ǎǳǊǾŜȅŜŘ ƛƴǘŜǊƴŀǘƛƻƴŀƭ ōŜǎǘ ǇǊŀŎǘƛŎŜǎ ƛƴ ǘƘŜ ŎƻƴǘŜȄǘ ƻŦ /ƘƛƴŀΩǎ ǳƴƛǉǳŜ ŜŎƻƴƻƳƛŎΣ 

environmental, and social conditions. With this foundation, we created the 12 Green Guidelines and the 

Six Smart Guidelines. We were careful not to create a long list of desirable options, but instead focused on 

the most critical and foundational design elements of green, smart, livable, and economically successful 

urban development. The design elements featured in the Green and Smart Urban Development 

Guidelines are already in practice in a number of cities in both developed and developing countries. A 

well-designed city can reduce congestion, improve air quality, reduce noise pollution, and decrease 

energy use. It can create enjoyable spaces for everyone, from children to the elderly, and increases 

options for daily life. It makes neighborhoods more attractive and livable, and creates cities with more 

vitality and economic prosperity.      

These guidelines include two case studies, one on the Pearl District and Brewery Blocks in Portland, 

Oregon and the other on Hammarby Sjöstad in Stockholm, Sweden. These two cases show that our 

guidelines can achieve both economic and environmental benefits. The case studies detail the 

process to success, including the regulatory, financing, and technical mechanisms that were part of each 

ǳǊōŀƴ ŀǊŜŀΩǎ ŘŜǾŜƭƻǇƳŜƴǘ ǎǘǊŀǘŜƎȅΦ  

12 GREEN GUIDELINES  

The 12 Green Guidelines fall into three key categories: urban form, transportation, and energy and 
resources. These guidelines are measurable and practical, and they concisely describe the foundations of 
sustainable urban development:  

¶ Urban Form: Urban growth boundary, Transit-Oriented Development, Mixed-Use, Small 
Blocks, Public Green Space 

¶ Transportation: Non-motorized Transit, Public Transit, Car Control 



 

¶ Energy and Resources: Green Buildings, Renewable and Distributed Energy, Waste 
Management, Water Efficiency  

 

SIX SMART GUIDELINES  

The Six Smart Guidelines are designed to optimize the green guidelines. ά{ƳŀǊǘέ ǇǊƻǾƛŘŜǎ ŦƻǊ ƳƻǊŜ 

optimal ways to achieve green results. When done in addition to the 12 Green Guidelines, smart 

technologies can capture additional economic, environmental, and social benefits. The Smart Guidelines 

fall into six key categories: 

 

¶ Smart Telecommunications 

¶ Smart Mobility 

¶ Smart Energy Management 

¶ Smart Governance 

¶ Smart Public Services 

¶ Smart Safety  
 

The Six Smart Guidelines emphasize the importance data analysis and optimization. We focus on case 

studies with returns on investment to demonstrate the application of these smart technologies.  

As our time and experience is limited, this edition of /5./Ωǎ DǊŜŜƴ ŀƴŘ {Ƴŀrt Urban Development 

Guidelines is still in development. Particularly as global green and smart practices evolve, these guidelines 

ǿƛƭƭ ƴŜŜŘ ǘƻ ōŜ ŀŘŘŜŘ ǘƻ ŀƴŘ ƛƳǇǊƻǾŜŘ ƻƴΦ /5./ ƛǎ ŀƴ ƛƳǇƻǊǘŀƴǘ ǇƭŀȅŜǊ ƛƴ /ƘƛƴŀΩǎ ǳǊōŀƴƛȊŀǘƛƻƴΣ ŀƴŘ ǿŜ 

hope to collaborate with other players in China and internationally to put these guidelines into practice 

and advance, for the long-term, the sustainable urban development of China. Moreover, we hope that 

Chinese and international partners will continue to introduce us to global best practices and potential 

collaborators. We hope to expand the perspective of Chinese urban developers and involve world-class 

ƛƴǘŜǊƴŀǘƛƻƴŀƭ ŘŜǾŜƭƻǇŜǊǎ ƛƴ /ƘƛƴŀΩǎ ǳǊōŀƴƛȊŀǘƛƻƴ ǇǊƻŎŜǎǎ ǘƻ ŎǊŜŀǘŜ ƻǇǇƻǊǘǳƴƛǘƛŜǎ ŀƴŘ ŀŎƘƛŜǾŜ Ƴǳǘǳŀƭ 

benefits.  

 

 

Zuo Kun  

Vice-President, China Development Bank Capital  

October 2015
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LIST OF ACRONYMS  
BPS: Bureau of Planning and Sustainability  

BRT: Bus Rapid Transit 

CDBC: China Development Bank Capital  

CHP: Combined Heat and Power  

DEQ: Department of Environmental Quality (Oregon) 

FAR: Floor Area Ratio 

HSP: Hoyt Street Properties  

LEED: Leadership in Energy & Environmental Design  

LID: Local Improvement Districts  

MFI: Median Family Income 

MPR: Maximum Parking Ratio  

MOHURD: Ministry of Housing and Urban-Rural Development (China) 

NMT: Non-motorized Transit 

NMTC: New Market Tax Credits     

PBOT: Portland Bureau of Transportation  

PCS: Portland Center Stage  

PDC: Portland Development Commission  

PDDP: Pearl District Development Plan  

PDNA: Portland District Neighborhood Association  

PPP: Private Public Partnership  

TIF: Tax Increment Financing  

TOD: Transit-Oriented Development 

TSP: Transportation System Plan  

UGB: Urban Growth Boundary 

URA: Urban Renewal Area  

USGBC: United States Green Building Council 

USPS: United States Postal Service  

VMT: Vehicle Miles Traveled  
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1. EXECUTIVE SUMMARY  
¢ƘŜ tŜŀǊƭ 5ƛǎǘǊƛŎǘ ƛƴ tƻǊǘƭŀƴŘΣ hǊŜƎƻƴ ƛǎ ŀ ƳƻŘŜƭ ŦƻǊ ǿƘȅ /Ƙƛƴŀ 5ŜǾŜƭƻǇƳŜƴǘ .ŀƴƪ /ŀǇƛǘŀƭΩǎ DǊŜŜƴ ŀƴŘ 

Smart Urban Development Guidelines are key to economically prosperous and sustainable urban 

development. This case study reveals the regulatory, technical, and financial elements that bolster the 

guidelines.  

The Pearl District in Portland is a world-renowned urban redevelopment project. Its development strategy 

is consistent with the Green and Smart Urban Development Guidelines.  

The major environmental, social, and economic achievements of the Pearl District and Brewery Blocks are 

discussed below. A summary on the major lessons for future development in China follows the sections 

on achievements. The rest of the report provides an in-depth examination of how these achievements 

were accomplished, including the development, planning and implementation process, and financing 

schemes. 

1.1. MAJOR ENVIRONMENTAL ACHIEVEMENTS  

The major environmental achievements of the Pearl District include reduced automobile use and 

associated pollution, lower energy use in buildings, renewable energy generation, preservation of existing 

historic buildings, open space preservation, brownfield remediation and redevelopment, infill 

development, and ecological restoration.  The major environmental achievements are consistent with 

/Ƙƛƴŀ 5ŜǾŜƭƻǇƳŜƴǘ .ŀƴƪ /ŀǇƛǘŀƭΩǎ мн DǊŜŜƴ DǳƛŘŜƭƛƴŜǎ. These achievements in the Pearl District also 

reveal that the 12 Green Guidelines are key for developing successful urban areas.  

Table 1: Summary of Pearl Distr ict Environmental Achievements 

Description 
Benchmark in Green 

Guidelines 
Metric Result in Pearl District/Brewery Blocks 

1. Urban 
Growth 
Boundary 

Every city should establish 
an enforced urban growth 
boundary (UGB). The UGB 
should be set based upon a 
rigorous analysis of 
ecological sensitivities, 
environmental capacity, 
and the efficiency and 
productivities of various 
land uses. The boundary 
can expand beyond the 
existing urban footprint 
only if there are no suitable 
infill locations as indicated 
by an intensity of urban 
land use of at least 10,000 
residents km2.  

 

Existing system 
and regulations 

¶ tƻǊǘƭŀƴŘΩǎ ¦D. ǿŀǎ ŜǎǘŀōƭƛǎƘŜŘ 
and implemented in 1979. 
Statewide land use planning in 
Oregon has been a guide for 
sustainable urban development. 
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2. Transit 
Oriented 
Development 

Cities should be built 
around their public transit 
systems. The area within 
500-800 m of major transit 
stations, such as the metro 
or bus rapid transit (BRT), 
or within 500 m of major 
bus corridors (in case BRT 
or Metro is not available) 
should have FAR at least 
50% higher than the 
average of the district. For 
big cities, at least 70% of 
residents should live in TOD 
areas characterized by 
convenient mass transit 
service. Great accessibility 
(pleasant walking 
accessibilities to transit 
system within 500-m 
radium) must also be 
offered.  

 

% residents 
within TOD 
(within 500 m 
of transit stop) 

¶ All areas of the Pearl are within 
at least 500 m (~8 blocks) of a 
transit stop.1  

3. Mixed Use  All residential units should 
be close to at least six kinds 
of amenities within a 500-m 
radius of building entrance 
(amenities include schools, 
post offices, banks, retails, 
clinics, activity centers, 
restaurants, etc.). The job-
resident ratio (the number 
of people employed divided 
by the number of residents) 
should be between 0.5 and 
0.7 over every commuting 
district, which should have a 
spatial area that is no more 
than 15 km2. Normally, 
these commuting districts 
are bounded by physical 
barriers for pedestrians. 

Six kinds of 
amenities 
within 500-m 
radius of 
building 
entrance  

¶ Most of the buildings in the Pearl 
District are mixed use, with retail 
or office space on the ground 
floor, and residential or 
commercial space above.  

¶ Approximately 26% of ground 
floor uses are for retail.  

 
FAR in district 
overall 

¶ The FAR in the Pearl varies from 
9:1 to 2:1. The FAR decreases 
slowly as development 
approaches the riverfront.  The 
average FAR in the Pearl is 
approximately 5:1. FAR bonuses 
are available for residential 
buildings, buildings with eco-
roofs, through transfers, or many 
other options.2  

                                                           

1 Pearl District Access and Circulation Plan Existing Conditions Report, 2012. Accessed at 
http://www.portlandoregon.gov/transportation/article/306707 
2 Citywide Height Limits and FAR, 2012. Accessed at https://www.portlandoregon.gov/bps/article/150480. A study 
was recently commissioned on the value of height bonuses for the City of Portland illustrating that affordable 
housing could be financed through profits gained through greater building density. That study is available here: 
https://www.portlandoregon.gov/bps/67939 .  

http://www.portlandoregon.gov/transportation/article/306707
https://www.portlandoregon.gov/bps/article/150480
https://www.portlandoregon.gov/bps/67939
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Job-housing 
ratio 
 

¶ There are approximately 6,934 
residents and approximately 
11,932 jobs. This yields a job-
housing ratio of 1.72.3 

4. Small 
blocks 

Blocks should be less than 
or equal to 2 hectares and 
70% of the blocks should 
comply with this standard. 
Exceptions made for 
industrial areas.  

 

% of blocks 2 
hectare or less 
in area 

¶ All blocks are 200 ft by 200 ft. 
This is roughly equivalent to 0.37 
hectares.  The total area of the 
Pearl District is roughly 1.21 km2 
or 0.47 m2.  

5. Public 
Green Space  

Publicly accessible and 
usable green space should 
comprise 20-40% of the 
construction areas 
(residential area should have 
more coverage). All 
residences should have 
accessible public space 
within 500 m.  

% of residents 
within 500 m of 
publicly 
accessible 
green space 

¶ Any area within the Pearl district 
is within approximately 500 m of 
an open space zone or public 
park.  

% of land area 
devoted to 
publicly 
accessible 
green space 
 

¶ North Park Blocks = 3.11 acres 

¶ Jamison Square = 0.94 acres 

¶ Tanner Springs Park = 0.92 acres 

¶ The Fields Park = 3.2 acres 

¶ Total park space = 8.17 acres 

¶ Open space zones are 
approximately 5% of total area.   

6. Prioritizing 
Non- 
Motorized 
Transit 

There should be walking 
paths of at least 10 km in 
length per km2, and biking 
paths of least 10 km in 
length per km2.  
 

Density of 
walking 
paths  (km/km2) 
 

¶ Approximately 5.12 km of 
sidewalk per km2 

¶ Sidewalks are between 12 and 15 
feet wide by regulation.4  As of 
2009, 84% of blockfaces in the 
Pearl have complete sidewalks.5  

7. Public 
Transit 

All new developments must 
be within a 500-m radius of 
a mass transit station. For 
the city as a whole, at least 
90% of developments 
should be within a 800-m 
radius of a public transit 
station.  

 

Mode Split ¶ Numerous transit options are 
available in the Pearl.  

¶ In 2005, the mode split was 
69.5% auto, 11.2% transit, 1.7% 
bike, 17.6% walking. By 2035, 
this is projected to be 57.3% 
auto, 18.9% transit, 2.3% bike, 
and 21.5% walking. 

¶ In 2008, a survey of Pearl 
residents was performed, and 

                                                           

3 Data accessed via the Bureau of Planning and Sustainability memo report for the Pearl District Business 
Association. Available at  http://explorethepearl.com/downloads/PDBA_market_analysis_memo_7-8-2015.pdf . The 
employment to population ratio of a single district may be slightly less useful than a larger geographic area. 
However, what this metric shows is the growth in economic development in the Pearl.  
4 This is mandatory in the River District Right of Way Standards, updated August 2012. Report accessed at 
http://www.portlandoregon.gov/transportation/article/195434  
5 This data is available in the Pearl District Access and Circulation Plan Existing Conditions Report, 2012. Accessed at 
http://www.portlandoregon.gov/transportation/article/306707 

http://explorethepearl.com/downloads/PDBA_market_analysis_memo_7-8-2015.pdf
http://www.portlandoregon.gov/transportation/article/195434
http://www.portlandoregon.gov/transportation/article/306707
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58% of respondents indicated 
that they usually walk, bike, or 
take transit to work.  Three out 
of four residents stated that they 
drove less since moving to the 
Pearl.6 

 

8. Car 
Control 

Every city should have a 
strategy to cap car use. 
Where high-quality transit 
exists, there should be limits 
on parking.  
 

Maximum 
parking ratios  

¶ In the Central City District: 
residential parking ratio is 1 stall 
per unit; commercial/office ratio 
in areas with maximums are 1.5 
stalls per 1,000 ft2 and in areas 
without maximums is 2.5 stalls 
per 1,000 ft2.7 

9. Green 
Buildings 

At least 70% of buildings 
should be MOHURD One-
Star, 20-40% of buildings 
should be MOHURD Two-
Star, and 5-15% of buildings 
should be MOHURD Three-
Star within any 
development.  
 

# of buildings 
with USGBC 
LEED 
Certification 

¶ Block 1: Whole Foods LEED Silver 

¶ Block 2: Brewhouse and Cellar 
Building LEED Gold 

¶ Block 3: Gerding Theater LEED 
Platinum 

¶ Block 3: The Henry LEED Gold 

¶ Block 4: M Financial LEED Gold 

¶ Block 5: The Louisa LEED Gold 
% construction 
waste recycled 
or reused 

¶ In the Brewery Blocks, 94% of 
construction waste was sorted, 
salvaged, and recycled through a 
program and tracking system set 
up prior to construction. 

10. 
Renewable 
and District 
Energy 

Every project should analyze 
the potential for district 
energy, such as combined 
heat and power (CHP), 
waste to energy, and waste 
heat re-use. There should be 
5-15% local renewable 
energy generation for 
residential areas and 2-5% 
for commercial areas.  
 

District energy 
systems 
present, and 
percentage of 
local renewable 
energy 
generation  

¶ The Brewery Blocks utilizes a 
district cooling system to meet 
all cooling needs.  The 4,000 
cooling tons system is managed 
and operated by Portland District 
Cooling Company, a subsidiary of 
Veolia. The system helped each 
of the Brewery Blocks buildings 
meet energy efficiency goals to 
reduce energy usage by 25% in 
office/commercial spaces and 
40% in residential spaces.   

¶ Photovoltaics are integrated into 
the façade of Brewery Block 4. 
There is one 4-square array 

                                                           

6 άtŜŀǊƭ 5ƛǎǘǊƛŎǘ !ŎŎŜǎǎ ŀƴŘ /ƛǊŎǳƭŀǘƛƻƴ tƭŀƴΦέ !ŎŎŜǎǎŜŘ ŀǘΥ 
http://www.portlandoregon.gov/transportation/article/306707 
7 /ƛǘȅ ƻŦ tƻǊǘƭŀƴŘ άhŦŦ-street Parking: Management & DǳƛŘƛƴƎ tƻƭƛŎƛŜǎέΦ !ŎŎŜǎǎŜŘ ŀǘ 
http://www.portlandoregon.gov/transportation/article/509796  

http://www.portlandoregon.gov/transportation/article/509796
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located at each spandrel with a 
total of 192 individual modules (2 
of which are inactive) that are 
expected to generate an annual 
output of 8,200 kWh, or 43.1 
kWh per active module. The 
extensions create the ability to 
increase the angle of the arrays 
greater than 90 degrees and 
hence generate more power.  

¶ The rooftop array on Brewery 
Block 4 includes 77 
polycrystalline modules (BP Solar 
BP3160) powering a grid-
connected inverter (Trace 
PV15208) and is expected to 
generate an annual output of 
13,400 kWh at 174 kWh per 
module. 

¶ Total annual system output is 
expected to be 21,600 kWh. 

12. Water 
Efficiency 

All buildings must have 
100% adoption of water 
saving appliances, and green 
spaces surrounding buildings 
must adopt low water-use 
plants. All water 
consumption should be 
metered and at least 20-30% 
of water supply must be 
recycled from either 
wastewater or rainwater.  
 

% of water 
reused or 
recycled 

¶ The Henry Condominiums 
achieved a 35% water use 
reduction, saving 1,233,294 
gallons of potable water per year 
through low-flow fixtures.8 

¶ Brewery Block 4 was designed to 
use 30% less water through low-
flow fixtures. Water efficient 
landscaping was also used to 
reduce the use of potable water 
for landscaping. Reductions of 
greater than 50% were achieved 
through use of captured 
rainwater, species selection, and 
irrigation efficiency. 

¶ Other buildings in the Brewery 
Blocks are also good examples, 
please see Section XI.C. for more 
information. 

                                                           

8 This is reported based on LEED Certification process: 
http://www.pdc.us/Libraries/Document_Library/The_Henry_building_profile_pdf.sflb.ashx .  

http://www.pdc.us/Libraries/Document_Library/The_Henry_building_profile_pdf.sflb.ashx


 

 
 

7 

1.2 MAJOR SOCIAL AND ECONOMIC ACHIEVEMENTS  

In addition to the environmental achievements, the Pearl District had social and economic co-benefits. 

These include: 

¶ Employment growth: The Pearl District is increasingly attracting the growth of άsecond-ƭŜǾŜƭέ 
professional service businesses in addition to arts, recreation, and entertainment. Growth in 
employment of high-paying jobs leads to increases in cash flows in the local economy. Between 
2006 and 2013, employment in the Pearl District grew by an annual average rate of 4.6%, and total 
employment jumped from 8,717 to 11,932.9 

¶ Growth in human capital: The Pearl District is a destination for young, college-educated residents. 
This group of migrants to Portland creates a demand for residential spaces, and there have been 
approximately 6,500 new housing units built in the Pearl since 1990.  The per capita income of the 
Pearl District residents is well above the City average.  

¶ Value of real estate/property: The office market in the Pearl District is performing exceptionally well 
in a post-recession economy. Lease rates are currently around $27 per square foot, which is the top 
of the range for the office market in the Central City. Pearl District retail lease rates have remained 
relatively flat over the last ten years at around $20 per square foot. Vacancy rates are decreasing 
which indicates a possible increase in lease rates if demand stays strong.10 

¶ Increased Tax Assessment Values:  The Pearl District is located within a larger urban renewal area 
called the River District. When the River District was formed in 1998, the value of property was 
assessed at $446 million, and in 2014 it was assessed at $2.2 billion.  

1.3 MAJOR LESSONS 

The Pearl District and Brewery Blocks provide developers and city governments with four major lessons:  

1.  The 12 Green Guidelines should be the foundation of a successful and sustainable economic 
development strategy. 

2.  A financing mechanism is well-designed if it encourages private investment with a view towards 
long-term returns.  

3.  Long-term growth must prioritize building high-quality human capital, which means putting 
livability and sustainability at the forefront.  

4.  Involving all key stakeholders can help the local government and developers understand the 
nuances of the local market, which ensures economic success.  

 

1. The 12 Green Guidelines form the foundation of a successful and sustainable economic development 

strategy.   

The 12 Green Guidelines cover the key categories of urban form, transportation, and energy and 
resources. As the environmental achievements above indicate, the Pearl District and the Brewery Blocks 

                                                           

9 Please see complete business analysis of Pearl at: 

http://explorethepearl.com/downloads/PDBA_market_analysis_memo_7-8-2015.pdf 
10 Ibid.  
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placed a heavy emphasis on these 12 criteria. The Pearl District and the Brewery Blocks show that, 
combined, the 12 are a powerful framework to increase livability, urban resilience, and economic growth.  

An anchor of the 12 Green Guidelines is transit-oriented development. In the Central City of Portland, 
transit-oriented development has been a catalyst for further private development. The fixity of rail public 
transit ensures developers that their properties will have good access to public transit for a long period of 
time. In Portland, between 1997 and 2008, former Mayor Sam Adams noted that within three blocks of 
the streetcar, more than $3.5 billion in private investment occurred. The original cost of the streetcar 
system was approximately $100 million. Similarly, Trimet notes that nearly $10 billion worth of 
investment has occurred alongside or near the light rail system.   

Transit-oriented development also encourages infill development ς development within existing urban 
areas. Proximity to transit and downtown amenities made the Pearl District a key site for redevelopment. 
Infill development benefits from the existing population of businesses, residents, and consumer bases. In 
addition, the extra linkage of new bus lines and the Central City Streetcar project provided the district 
with transit service to meet the growing demand. These factors signal growth in demand for commercial 
and retail properties giving developers more of an incentive to develop new projects. Developers can rely 
on the steady and existing base of customers while also encouraging new residents and commercial 
clients.  

2. A well-designed financing mechanism encourages private investment with a view towards long-term 

returns.  

The Pearl District benefited from a mixture of public and private investment.  In the 1990s, local 

community members, residents, and artists revitalized the area. Building on this community-driven 

growth, the City and Portland Development Commission (PDC) worked together with local developers and 

business owners to create a vision for redevelopment. This eventually influenced the creation of the River 

District Urban Renewal Area. PDC was then able to provide tax increment financing (TIF) for development 

of infrastructure, parks, and streetscapes among other uses. Tax incentives and credits, loans, and grants 

were also used to encourage private development in the Pearl.  

¶ Public amenities, such as parks and other necessary infrastructure, can spur private investment: 
Public expenditures on infrastructure can often initiate tremendous private investment, providing 
the City with increased tax revenues, while developers get favorable returns on investments in 
property through increased market value. Parks, for example, help enliven depressed areas and 
bring economic development in the form of new jobs and businesses, which leads to further 
residential and commercial development. 

¶ Tax incentives and credits can be used to offset capital costs of new developments: For example, 
excellent tax benefits are provided to developers that restore and renovate historic properties. The 
developer receives benefits for preserving important historical buildings while also creating a 
neighborhood with character that draws more pedestrians and residents. This is important for both 
retail providers and for increasing the ridership of public transit. In Portland, economic 
development has dramatically increased in the Pearl where historic resources are valued. 

¶ These strategies work for both the City and private developers by offering long-term benefits: The 
City gains tax revenues over the long term through increases in property tax revenues in the 
redeveloped district. The developer gains from the same increases in assessed and market values of 
their property. State law limits the lifetime of TIF funding: usually approximately 20 years. This 
means that any bonds taken on projected future tax revenues over the frozen base must be paid in 
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approximately 20 years (i.e lifespan of the TIF district). This method of financing and encouraging 
development in the TIF district requires long-term vision and development. 

 

3. Long-term growth must prioritize building high-quality human capital, which means putting livability and 

sustainability at the forefront.  

In the late 1980s and early 1990s, the Pearl District was as an underutilized warehouse district that 

provided inexpensive spaces for artists and entrepreneurs to start galleries and businesses with low lease 

rates. The loft spaces were transformed into residential spaces to accommodate the growth in demand 

for the area. As a budding district, the City and large-scale developers wanted to capitalize on the growing 

popularity of the district and its proximity to transit and the City Center.  

The success of the Pearl District, however, was based upon the ability to attract and retain highly skilled, 

creative, and talenteŘ ƭŀōƻǊΦ  9ƴǘǊŜǇǊŜƴŜǳǊƛŀƭ ŀƴŘ άŎǊŜŀǘƛǾŜέ ƛƴŘǳǎǘǊƛŜǎ ŀǊŜ ƻŦǘŜƴ ŘǊŀǿƴ ǘƻ ǇƭŀŎŜǎ ǿƛǘƘ 

character and distinctivenessΣ ǎǳŎƘ ŀǎ ǘƘŜ tŜŀǊƭ 5ƛǎǘǊƛŎǘΣ ǎŜǊǾƛƴƎ ŀǎ tƻǊǘƭŀƴŘΩǎ arts and cultural district with 

a gritty industrial edge. Therefore, the City and developers wanted to preserve this character while 

ŀƭƭƻǿƛƴƎ ƎǊƻǿǘƘΦ ¢Ƙƛǎ ǿŀǎ ƪŜȅ ǘƻ ǘƘŜ 5ƛǎǘǊƛŎǘΩǎ ǎǳŎŎŜǎǎΦ bŜǿ ŘŜǾŜƭƻǇƳŜƴǘ ōǊƻǳƎƘǘ ƴŜǿ ƘƻǳǎƛƴƎ ǳƴƛǘǎΣ 

retail and office space, and new cultural amenities that attracted high-income, young, and middle age 

populations who wanted to invest in the area. 

Portland economist Joe Cortright explains that the single most important factor driving urban economic 

ǎǳŎŎŜǎǎ ƛǎ ǘƘŜ ŜŘǳŎŀǘƛƻƴŀƭ ŀǘǘŀƛƴƳŜƴǘ ƻŦ ŀ ŎƛǘȅΩǎ ǇƻǇǳƭŀǘƛƻƴΦ ¢ƘŜ tŜŀǊƭ 5ƛǎǘǊƛŎǘΣ ŦƻǊ ŜȄŀƳǇƭŜΣ ŀǘǘǊŀŎǘǎ 

young, college-educated adults who have greater incomes and are able to invest in the local economy. 

These factors have contributed to the success of the district and its long-term strategy for growth. 

4. Involving all key stakeholders can help the local government and developers understand the nuances of 

the local market, which ensures economic success.  

The processes of collaboration between the City, local developers, and residents were a key to the 
success of the Pearl District. Including the local community not only helps the local government and 
developers grasp the nuances of the local market, it also ensures that both private and public interests 
are taken into consideration in the planning process. 

Local community members ς property owners, businesses, and residents created the Pearl District 
Development Plan (2001) and earlier plans and visions for urban renewal. They desired certain things for 
their neighborhood including livability, walkability, new public amenities, social services, affordable 
housing, historic transportation, and economic development. Through a community planning process, 
supported by the City, they were able to integrate their visions into the plans for future development 
early on. This was important for both investors and developers, who valued good urban spaces and 
favorable returns on investment, and local residents who valued livable and sustainable neighborhoods.  

Engaging key stakeholders helps developers build alliances in districts with the local community and other 
businesses. This ensures that developments meet the needs, desires, and demands of the consumers of 
these spaces, whether it be future tenants, future owners, retail customers, or the general public.  This 
ensures that long-term growth can be sustained.  

In addition, consulting with key stakeholders ensured that the neighborhood would retain its character, a 
commonly cited success of the Pearl District. The physical characteristics of the Pearl, such as block size, 
surface area of streets, variation in building height and design, density, and mixed-use provide an inviting 
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atmosphere. The desirability of a neighborhood with good pedestrian access, a mixture of working, living, 
retail, and recreational uses is very high for residents who value walkability, and businesses who value 
high Ŧƻƻǘ ǘǊŀŦŦƛŎ ŀƴŘ ǇŜŘŜǎǘǊƛŀƴ ŀŎǘƛǾƛǘȅΦ wŜǘŀƛƭ ŀƴŎƘƻǊǎΣ ǎǳŎƘ ŀǎ tƻǿŜƭƭΩǎ .ƻƻƪǎΣ ǇǊƻǾƛŘŜŘ ŀ ōŀǎŜ ƻŦ ǊŜǘŀƛƭ 
activity on which the Brewery Blocks could expand. By maintaining the historic character of the area and 
creating a diversity of uses, the Brewery Blocks in particular, and the Pearl District in general, were able to 
attract some of the highest commercial and residential rents in the city.  
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2. INTRODUCTION  
¢Ƙƛǎ ǎŜŎǘƛƻƴ ŘƛǎŎǳǎǎŜǎ ǘƘŜ tŜŀǊƭ 5ƛǎǘǊƛŎǘΩǎ ƘƛǎǘƻǊȅ ŀƴŘ ǇǊƻǾƛŘŜǎ ōŀǎƛŎ ǎƻŎƛƻ-economic data. A brief history of 

the Brewery Blocks is also provided. A short section explains the significance of these development projects 

for learning about urban sustainability and economic development.  

2.1. GENERAL INTRODUCTION 

The Pearl District is an urban redevelopment project in inner northwest Portland, Oregon. Stemming from 

ŀ ŘƛǎƛƴǾŜǎǘŜŘΣ ŘŜƛƴŘǳǎǘǊƛŀƭƛȊŜŘ ŀǊŜŀΣ ǘƘŜ tŜŀǊƭ ǿŀǎ ǘǊŀƴǎŦƻǊƳŜŘ ƛƴǘƻ ƻƴŜ ƻŦ tƻǊǘƭŀƴŘΩǎ ǇǊŜƳƛŜǊ ǊŜǎƛŘŜƴǘƛŀƭΣ 

commercial, and entertainment areas. The combined efforts of private investors, local businesses, the 

City of Portland, Metro (the regional government), the state and federal governments, and local 

communities made this transformation of the former warehouse and industrial district possible.   

Figure 1: Aerial view of the Pearl Distr ict in 1988 before redevelopment.11 The railyards, 

warehouses, and industr ial facilit ies pictured here were largely abandoned by the 1980s. The 

Lovejoy Viaduct is also pictured. It was later demolished to make space for development of parks, 

                                                           

11Photographs accessed at: http://www.oregonlive.com/portland/index.ssf/2014/11/river_district_--

_a_look_at_ho.html#0  

http://www.oregonlive.com/portland/index.ssf/2014/11/river_district_--_a_look_at_ho.html#0
http://www.oregonlive.com/portland/index.ssf/2014/11/river_district_--_a_look_at_ho.html#0
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condos, retail spaces, and offices. However, many of the original columns stil l remain as a 

historical relic. The smaller red bridge on the left is the Broadway Bridge for reference. 

 

Figure 2: Aerial view of the Pearl Distr ict in 2012. This view is closer in than the previous to show 

detail of the new Fields Park and several development projects on the site of the old railyards. In 

the middle left of the picture is the Broadway bridge for reference and comparison to the 

previous picture.  

Much of the redevelopment of the Pearl District was the result of collaboration between the city and 

private sectors. In the early 1980s, the Pearl District became the focus of planning efforts by the Portland 

Development Commission. Work that ensued included an urban design study, followed by the 1988 

Central City Plan, the 1992 River District Vision Plan, and 1994 River District Development Plan. Those 

efforts culminated in the River District Urban Renewal Plan, which was adopted in 1998 and provided tax 

increment financing for improvements within the district. In 2000, a 26-member steering committee, 

comprised of city officials, developers, community leaders, planners, designers, and others representing a 

wide range of viewpoints, met monthly over the course of a year to discuss the future of the Pearl 

District, to re-evaluate current plans and policies, and to focus on the development priorities for the 

neighborhood. As a result, the ultimate vision for the Pearl was espoused in a 105-page document 

ŘǳōōŜŘ ǘƘŜ άtŜŀǊƭ 5ƛǎǘǊƛŎǘ 5ŜǾŜƭƻǇƳŜƴǘ tƭŀƴΣ ! CǳǘǳǊŜ ±ƛǎƛƻƴ ŦƻǊ ŀ bŜƛƎƘōƻǊƘƻƻŘ ƛƴ ¢Ǌŀƴǎƛǘƛƻƴ, έ ŀƴŘ ǘƘŜ 

plan was adopted in October of 2001 by the City Council.12 

                                                           

12 άIƛǎǘƻǊȅ ƻŦ ǘƘŜ tŜŀǊƭ 5ƛǎǘǊƛŎǘ μ 9ȄǇƭƻǊŜ ¢ƘŜ tŜŀǊƭΦέ This paragraph is an excerpt from the online article which 
provides a good, concise overview of the planning efforts that shaped the Pearl District.  
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The Pearl District is bordered by W Burnside Street on the south, NW Naito Parkway (and the Willamette 

River) in the north, NW 15th Avenue on the west, and NW Broadway Avenue on the east (Figure 3).  For 

some, these boundaries are sometimes expanded to include the Old Town ς Chinatown neighborhood 

directly east of the Pearl.  In this report, the boundaries shown in Figure 3 are used to comply with the 

/ƛǘȅΩǎ ŘŜŦƛƴƛǘƛƻƴǎΦ  

Figure 3: Pearl Distr ict Boundary 
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Figure 4Υ tŜŀǊƭ 5ƛǎǘǊƛŎǘ .ǳǎƛƴŜǎǎ !ǎǎƻŎƛŀǘƛƻƴΩǎ aŀǇ ƻŦ ǘƘŜ tŜŀǊƭΩǎ [ŀƴŘƳŀǊƪǎ 

 

  
















































































































































































































































