
LeBlanc •  Downtown Condominium Market Analysis 
 

 

 

Downtown Condominium Market Analysis  
By Greg LeBlanc, MBA and Certificate of Real Estate Development Graduate Student 

 
The development of new high rise condominiums in Portland’s central city and the conversion 
of apartments to condominiums throughout inner Portland neighborhoods has led to an over 
supply of condominiums in Portland and a shortage of apartments.  In downtown Portland the 
apartment vacancy rate has dropped to 2.8 percent.1.  Additionally, with the tightening of 
lending regulations as a result of the sub-prime lending fallout, Portland is experiencing a 
declining market for not only condominiums marketed to first time home buyers, but also high 
end condominiums.  Prime markets to feel these effects have been in Northwest Portland, the 
South Waterfront, and in the Pearl District.   
 
In September it was announced that the 244-unit Wyatt Tower, currently under construction 
in the Pearl District and less than 60 days from completion, will be built as luxury apartments 
rather than condominiums as was originally planned.  This news followed the decision earlier 
this year that the 220-unit Ladd Tower, an OPUS condominium project in the South Blocks, 
will also be built as apartments. However, in August it was announced that the conversion of 
the 176-unit Harrison South tower, the third of the 537-unit Harrison Towers converted to 
from the Portland Center apartments, will continue to be converted to condominiums. With 
several other downtown condominium projects in the pipeline, including the 177-unit Encore 
and the 114-unit 937, and multiple smaller projects in inner city neighborhoods such as the 

                                                 
1Norris, Beggs & Simpson, Multifamily Report Portland Metro Area, Third Quarter 2007, http://www.nai-
nbs.com/MarketReports/qtrsummary.pdf  accessed online October 9, 2007.  
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123-unit 2121 Belmont, market analysts will closely observe whether more projects convert to 
apartments.  
 
An analysis of market trends in the Pearl District, South Waterfront, and Northwest Portland 
support the decisions of developers to build apartments in lieu of condominiums.  In this 
analysis, I found that (1) the number of condominiums sales is declining; (2) median sales 
prices are leveling; and (3) condominium sales over one million dollars are down for 2007. 
 
Historic sales figures for the Portland condominium market were obtained from First American 
Title Co.’s MetroScan database2 for 2004 through July 2007.  These figures were then 
compared against current condominium listings advertised on RMLS.   
 
(1) The number of condominium sales is declining. 
2005 was a booming year for condominium sales in Portland.  In the Pearl District, South 
Waterfront, and Northwest Portland there were over 1,000 sales, with over 800 sales occurring 
in the Pearl District alone.  Since then condominium sales have dropped, with less than 700 
sales projected for the three districts combined in 2007.3  Chart 1 below illustrates the annual 
sales by district since 2004.  Several new buildings came on the market in the Pearl in 2005 
and the South Waterfront in 2006.  So far in 2007, only a few new buildings have come on-line.  
As a result, the estimated sales for 2007 may reflect a decrease in annual new condominium 
inventory.  
 

Chart 1 
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2 First American Title tracks residential sales information through the MetroScan database, which obtains sales data 
from the Multnomah County Assessor.  Condominium sales information was extracted for all properties classified as 
condominiums by the county assessor.  Sales were tracked through the following zip codes for each neighborhood:  
97210 (NW Portland), 97209 (Pearl) and 97239 (So. Waterfront).  
3 Projected sales are based on the rate of sales for each neighborhood for the years 2004 – 2006.  E.g.: Between 2004 
and 2006 NW Portland condo sales for the first seven months averaged 59 percent of yearly sales.  There were 80 
condo sales in NW Portland from January through the end of July, 2007.  This figure, 80, was then divided by 59 
percent to arrive at the projected number of 135 sales for 2007 in NW Portland. 
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Still, this may only be part of the reason for the lag in sales.  Another, more probable reason, is 
the inability to sell units.  The Oregonian recently reported that the John Ross condominiums 
in South Waterfront have only sold 192 out of 303 available units.4  The building is not 
expected to sellout until the spring 2009, one year behind where the developers had hoped to 
be. 
 
On the other side of downtown in the Pearl, the Wyatt struggled with only 21 percent of 245 
condominiums sold less than two months before the building’s scheduled completion.5  The 
Wyatt’s developer, Bob Ball, announced in late September 2007 that the Wyatt would be 
converted to luxury apartments. Since then Mr. Ball has sold the building to an undisclosed 
buyer.   The decision to convert the condominiums to apartments may be the beginning of a 
trend that reflects that the market’s appetite for high rise condos has been quenched.   
 
Even if the projections for 2007 are wrong and one only compares the first seven months of the 
previous four years, we see that the trends changed very little.  Chart 2 shows historic sales for 
the first seven months of 2004 through 2007.  The first seven months of the year typically 
accounts for two thirds of the sales for the entire year.  For residential sales, the months of late 
March through the end of July represent the busiest sales period. 

 
Chart 2 

Number of Condo Sales by Neighborhood
(First Seven Months of Each Year)
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The seven month sales trends show very little deviation from the whole year trends.   By simply 
applying forward the sales trends of previous years, we see that there will certainly be fewer 
condo sales in 2007 and a late year jump in condo sales is not likely.   On top of the historical 
trend of declining sales in the latter part of year, demand for condominiums has observably 
subsided.   
 
What about 2008?  While 2007 has seen a slump in new inventory, the next wave of 
development will come on line in 2008.  With over 1,000 units scheduled to come into the 
market in 2008 in the Pearl alone, will the market absorb these units? 

                                                 
4 Ryan Frank and Jeff Manning, “Shadow Falls on the Condo Market”, The Oregonian, October  9, 2007 
5 Ibid. 
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 (2) Sales prices are leveling. 
 
Despite the increase in materials costs, sale prices leveled off in the Pearl at an average of $427 
per square foot, and declined in South Waterfront to an average $337.  Northwest Portland has 
steadily raised sale prices per square foot over the last four years to a current rate of $397. 
 

Chart 3 
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In addition, if we look at average 
condominium sales, the variation in sale prices among the three neighborhoods is about 
$79,000 per unit.  Average prices for condominiums in the three neighborhoods now range 
from $377,000 in Northwest Portland to $456,000 in the Pearl.  
 
 

Chart4

Average Sale Price by Neighborhood ($000)
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Chart 4 shows that between 2004 and 2006 the average South Waterfront condominium sale 
price nearly tripled from $216,000 to $548,000.  But in 2007, the sales price dropped to 
$443,000. The downturn in prices shows that supply appears to exceed demand and prices are 
declining.  Speculative buying has also exacerbated the declining sale price since developers 
are competing with buyers trying to resell their unit(s) increasing the excess market supply. 
 
As prices among the neighborhoods become more similar, the market may also be beginning to 
recognize a general homogeneity of the new condominium developments. Although locations 
vary, all seemingly offer similar features of granite countertops, stainless steel appliances, 
LEED construction and comparable parking ratios.  It may be more difficult for developers to 
attract buyers based on their ability to differentiate new luxury condominium towers from one 
another. 
 
 (3) Condominium sales over one million dollars are down for 2007. 
 
While we only have sales figures for the first seven months of 2007, so far there have only been 
15 condominiums sold for one million dollars or more in the three neighborhoods combined.  
Even if the number of sales doubles before the year’s end, sales will still fall short of the record 
37 units sold in 2006 for more than one million dollars. 
 

Chart 5 

Number of Condo Sales
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We have heard about the market’s insatiable appetite for luxury condominiums, but 2007 
figures appear to show that the demand for luxury condos is slowing down.  This statistic is 
particularly concerning for many of the new buildings currently under construction and 
nearing completion in the Pearl District and downtown.  Many of these new buildings 
anticipated pricing multiple units above one million dollars. 
   
A recent search of RMLS revealed that there are currently 49 condominiums priced at one 
million dollars or more in the Pearl District, Northwest Portland and the South Waterfront.6  

                                                 
6 RMLS, http://www.rmls.com/RC2/UI/Home.asp, accessed on September 11, 2007.   
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Chart 6 details the number of current condominium listings for the three featured 
neighborhoods.  There are also nine condominiums currently listed at two million dollars or 
more. 
 

Chart 6 
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(4) New construction continues: By the end of 2008 there will be over 
1,000 condominiums added in the Pearl District alone.   
 
Current Pearl District condominium inventory is estimated at over 4,000 units.  Nearly all of 
these new units have been added in the last 15 years, and the majority added in the last nine 
years.  Including the projects currently in the pipeline, Pearl District inventory will increase by 
over 25 percent in the next year.  Will the market absorb these new units?  The condominium 
market will be tested in the next two years.   
 
Conclusion 
 
In past year, the data show that the downtown condominium market strength has weakened. 
The number of condominium sales in the first seven months is down by 21 percent compared 
to the same time period in 2006.  Median sales prices have declined 19 percent in South 
Waterfront to $337 per square foot and have leveled off in the Pearl to $427.  The market’s 
appetite for downtown penthouse condominiums priced for more then one million dollars also 
has dramatically declined. 
 
The data support the recent decisions of developers to alter development programs from 
condominiums to apartments.  With a large supply of condominiums downtown still in the 
pipeline, other developers will need to decide if they have the patience and financial resources 
to market high end condominiums in downtown Portland. 
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