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In 2010, Fregonese Associates was hired by the City of Portland to research
the relationship between public investment in urban amenities (such as
parks, streetscapes and transit, including streetcar) and development
feasibility of new housing projects in three distinct neighborhoods in the
Metro region. The goal of this analysis was to discover how to tap into
city’s potential capacity for infill and redevelopment, given that many of the
region’s designated centers and corridors are zoned for significantly higher
uses than are actually developed.
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Using Envision Tomorrow’s unique building-level pro formas, Fregonese
Associates was able to analyze the residual land value of a range of
prototype buildings under today’s achievable rent levels and again under a
rent level that could be justified based on a full package of urban amenities
in the area. In several instances, increasing the level of amenity in an area,
and thus the achievable rent, doubled the amount of land that was suitable
for redevelopment – which equates to dozens of potential new buildings
and thousands of potential new housing units. This type of analysis can
help agencies understand the extent to which public investments in urban
amenities in an area can leverage private investment in businesses and real
estate development.
The approach and methodology focused on answering key questions:
• How do public investments in community amenities impact the
feasibility of housing development in various Portland neighborhoods?
• How does the financial feasibility of different housing types change
with different public amenity levels in different neighborhoods?
• How does a market-driven approach to feasibility compare with the
City’s buildable lands inventory calculations?
Figure 8: Lents and Powellhurst-Gilbert Existing Conditions Housing Feasibility

LENTS AND
POWELLHURST-GILBERT
The Lents and Powellhurst-Gilbert areas include two connected 20-minute
neighborhoods that cross the east and west sides of I-205. Much of these
neighborhoods are in the Lents Town Center Urban Renewal Area, but new
development has remained a challenge. Our analysis modeled a shift from
existing to high amenity levels (from 80% to 100% achievable rents and sales
prices). We found that this shift would result in a large increase in the number
of housing units feasible—from 705 to 23,501. Investments that fully amentize
this area greatly expand development potential, particularly making mixed-use
residential products feasibly along some high priority corridors, including SE
Foster and SE 122nd.
We found that the City’s BLI targets for Lents will be difficult to achieve without
significant amenity improvements. However, as Lents moves toward increased
density, it will be important that the neighborhood preserves affordable units,
even as overall rents and sales prices rise.

Figure 9: Lents and Powellhurst-Gilbert Scenario 3, High Level of Amenities Housing Feasibility

Table 5: Lents and Powellhurst-Gilbert Housing Mix and Total Units by Scenario
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Displaying the impacts of amenity investment on housing feasibility.
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Public amenities are
defined as parks and open
space, commercial services,
and non-automobile
transportation improvements.

