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T he U.S. Census paints an intricate demographic portrait of the entire country, right down to the 
neighborhood level, and over time shows us how those neighborhoods have changed.

Few major metro areas have changed like Portland in the past decade. It added 287,000 residents 
between 2006 and 2016, an increase of 13 percent, most of them new arrivals from other parts of the coun-
try.  In that time, housing prices crashed, then soared beyond their previous heights. Oregon’s economy col-
lapsed, then grew for eight years straight before its growth streak ended in August. (The economy remains 
strong by historic standards.)

Against that backdrop, some Portlanders have thrived while others have been left behind. The inter-
vening years have likewise left some of the region’s neighborhoods unrecognizable, and it’s dramatically 
altered the fabric of others. 

The intervening years have likewise left some of its neighborhoods unrecognizable, and it’s dramatically 
altered the fabric of others.  Read stories from five that have undergone some of the most significant trans-
formations on Pages A12-14. 
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U.S. Census 
data analysis

Mark Friesen, David Cansler 
and Melissa Lewis of The 
Oregonian/OregonLive staff 
analyzed the data released as 
part of the Census Bureau’s 
American Community 
Survey. You can find our inter-
active graphic on population 
change at the census tract 
level at bit.ly/census16.

Multnomah

Washington

84

5

205

405

26

26

30

30

30

Portland

Vancouver

Gresham

Beaverton

Boring

Camas

Lake

Washougal

Troutdale

Maywood
Park

Happy
Valley

Wood
VillageFairview

Milwaukie

Folkenberg

Helvetia

Rafton Fern
Prairie

Farmington

Harborton

Mill Plain

West
Union

Burlington

Evergreen

Witch
Hazel

Valle Vista

Bethany

Jacktown

Whitwood
Court

Orenco

Fisher

Hazeldale

Image

East Saint
Johns

Orient

Kinton

Harbor
Track

Rockcreek

Hillsview

Reedville

Hazelwood

Bonny
Slope

Newton

Champ

Powell
Valley

Hemlock

McLoughlin
Heights

Elmonica

University
Park

Bowers
Junction

Jenne

Sewell

Powellhurst

Linnton

Ellsworth

Kenton

Marlene
Village

Oak Park

Graham
Merle

Bellrose

Ban Spur

Hogan

Aloha

Fir
Lake Yard

Lents

North
Portland

Quatama

Vermont
Hills

Rockwood

Clarnie
Oak Hills

Woodstock

McLoughlin

Sunnyside

West
Haven

Alameda

Robinson

Linnemann

Gasco

Huber

Faloma

Bendemeer

Battin
Capitol Hill

Willamette
Heights

Russellville

Piedmont

West
Portland Park

Gilbert

Sylvan

Forest Grove
Junction

Laurelhurst

Wichita

Tobias

Nesmith

Quarry

Miller

Cedar Mill

Westmoreland

Twelvemile
Corner

Albina

Montavilla

Raleigh
Hills

Arleta

Harmony
Point

Fanno

Englewood

Lents
Junction

Irvington

West
Slope

Brooklyn

Greton

Fulton

Hollywood

Villa Ridge

Errol

Cedar
Hills

Kings
Heights

Milwaukie
Heights

Parkrose

Bridlemile

Whitford

Hillsdale

Eastmoreland

Haig

Riverdale

Gilbert
Station

West
Portland

KendallFirlock

Portland
Heights

Oak Grove

Sellwood

Green
Hills

Greenburg

Arnaud

ArdenwaldMultnomah

FOREST
PARK

more than 20% loss more than 20% gain10 – 19.9% loss 0.1 – 9.9% loss 0.1 – 9.9% gain 10 – 19.9% gain

Population changes in Multnomah and Washington counties, Oregon

Most rent-
burdened, 

page 14

Pearl
District, 
page 14

Washington 
County, 
page 12

Orenco 
Station, 
page 12 Alberta, 

page 13

84

5

26

217

205

26

WASHINGTON

OREGON

BUSINESS

Tree growers’ 
lump of coal
With Mexico a huge buyer 
of Oregon Christmas trees, 
the U.S. threat to leave 
NAFTA could have big 
consequences.   D1

NATION

Alabama 
election nears
With 48 hours of 
campaigning still left 
in Alabama’s scandal-
shrouded U.S. Senate 
campaign, the outcome 
remains far from clear.    A17

HEISMAN TROPHY

Mayfield runs 
off with award
The Oklahoma QB gets the 
third-highest percentage 
of points received (86) in 
history, behind Troy Smith 
and Marcus Mariota   C12
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99.5 THE WOLF PRESENTS

TICKETS START AT $35 • thewolfonline.com

TUES, Dec. 12 • Chiles Center • 7:30PM

Presented by
Benefits the Union Gospel Mission’s LifeChange for Women & Their Children. 
Bring New or Gently Used Children’s Clothing and Toys to the Event and Donate to Families in Need.

O8444318-01
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Allan Brettman   The Oregonian/OregonLive

Yayun Tung reached for an errant ball during a tennis lesson at a 

Beaverton tennis center. One of the other four players in the drill 

was from Hong Kong by way of Australia. Another was from South 

Korea. Tung was born in Taiwan. The two others were born in the 

U.S. A majority-minority tennis drill, in other words.

Majority 
minority: 
Diversity in 
suburb surges
Whites are no longer the majority in adjacent 
tracts near Tualatin Hills tennis center

Jamie Hale   The Oregonian/OregonLive

Nick Olsen knew his Hillsboro neighbor-
hood when it was not much more than a big, 
empty field.

Growing up nearby, Olsen said, his mom 
taught at Orenco Elementary School, back 
when the school and a golf course were all 
that was there. The school is still around, 
but the rest of the land has dramatically 
changed.

Orenco Station was among the fast-
est-growing neighborhoods in the Port-
land metropolitan area, according to newly 
released census data. The population grew 
more than 43 percent between 2010 and 2016.

“It’s gotten insane,” he said, taking a 
break from a walk through the neighbor-
hood to marvel at how far and how fast it’s 
transformed. “I remember when there was 
nothing here.”

The growth is thanks to a boom in 
high-density housing projects around the 
Orenco Station MAX stop. Since 2012, five 
mid-rise apartment buildings have gone up, 
surrounded by smaller apartment buildings, 
condos, townhouses and tightly packed sin-
gle-family homes. 

Many of the residents are employed by 
Intel, which recently finished construction 
on the company’s massive D1X factory just a 
mile north of the train station.

The development has been a whirlwind 
for locals like Olsen, who still holds aspira-
tions for bigger homes but sees few options 
available in Washington County.

“We want to buy a house, but that’s impos-
sible right now,” Olsen said. “You can’t buy a 
back yard anymore.”

While Orenco Station lacks the bigger 
lots typical of other suburban neighbor-
hoods, residents are, on average, better off 
than most in Washington County. A major-

ity of locals are college educated, accord-
ing to the census data, and median house-
hold income is $85,000 — higher than 
the nearly $70,000 county average. The 
median age in Orenco Station is in the mid-
30s, and most households consist of mar-
ried couples with kids.

The growth has been a boon for local 
businesses like iSpark Toys, a small toy 
shop that opened two years ago on the 
ground floor of one of the new buildings. 
Owner Hande Buyuksahin said business 
has been buoyed by young families, grand-
parents and the local community that gath-
ers for events, like the recent pop-up ice 
skating rink by the MAX station.

“To be here, to see all that’s happened, it 
makes me really happy that (locals) come 
over and support us,” she said.

Storefronts on the ground floor of the 
larger apartment buildings house restau-
rants, fitness studios, bars and a New Sea-
sons Market, all within walking distance.

Marissa Loosli and her husband, Brent, 
moved to an apartment just south of the 
MAX station nine years ago, and now 
they’re raising their two kids, ages 4 and 
2. The area seems to be full of other young 
families, she said, and the parks and 
restaurants make it a great place to live.

Still, as they’ve watched the population 
boom, they can’t help but crave a little more 
peace and quiet. Both Loosli and her hus-
band grew up in small towns in the Pacific 
Northwest, and while they’re happy not to 
be in bustling Portland, she said the bigger 
population hasn’t been ideal.

“Some people like that it’s up and com-
ing here,” she said. “We’d like it to be more 
rural.”

jhale@oregonian.com 
@HaleJamesB

Fastest growing: Orenco Station’s 
population grows a robust  
43 percent, proving to be a boon 
for some and a bane for others

MAKING SENSE OF THE CENSUS

Several high-rise apartment buildings have gone up in the last five years around Orenco 
Station, a Hillsboro neighborhood near the Intel campus, to accommodate its rapid growth.   
Jamie Hale, staff

Yayun Tung lives in the Bethany area but spends hours each week at the Tualatin Hills Park & Recreation Department tennis center near Tanasbourne, where she 
can immerse herself in American culture. A neighborhood near Tanasbourne in Washington County has flipped from majority white to majority-minority over the 
past decade, with an influx of Asian and Hispanic residents.   Stephanie Yao Long, staff



Brian Store trims up Rodney Williams, who drove in from Vancouver to enjoy the black 
community at the Terrell Brandon Barber Shop, a community hub opened 25 years ago by 
Brandon, the NBA All-Star who attended Grant High School and the University of Oregon. 
The area surrounding Northeast Alberta Street and Martin Luther King Boulevard was 
narrowly majority-minority in 2009, with 50.6 percent of its population being nonwhite. By 
2016, it was only 32.1 percent nonwhite, and the black population was cut in half.   Stephanie 
Yao Long, staff
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Molly Harbarger    
The Oregonian/OregonLive

When Joseph Johnson was growing up 
in Northeast Portland’s Alberta neighbor-
hood, for every 10 black people he’d see, 
there would be three whites. Now, from his 
chair as a barber at Terrell Brandon Barber 
Shop, an institution of black social life, the 
ratio has flipped.

The exodus of black residents began 
more than 20 years ago, as Portland’s 
popularity surged and wealthier resi-
dents poured in from other states. Still, as 
recently as 2009, more than half the people 
living in the heart of Alberta — from Mar-
tin Luther King Jr. Boulevard to Northeast 
18th Avenue, bound by Northeast Killing-
sworth on the north and Prescott on the 
south — were nonwhite.

As Johnson detected, his neighborhood 
has seen one of the most dramatic exo-
duses of minority families of any in Oregon 
during the past decade. The black popula-
tion was cut in half — from about 900 in 
2009 to fewer than 400 as of last year, new 
census figures show. 

Official policy played a big role. For 
decades, the city of Portland and Mult-
nomah County focused on lifting up the 
area, once marked by boarded-up houses 
and an excess of taverns, to make it into the 
Alberta Arts District. They achieved rous-
ing success — for some. 

New boutiques, art galleries and hip 
restaurants moved in. Home values have 
soared. The neighborhood is sought after. 

At the barber shop now, Johnson’s clien-
tele is a lot like him: commuters who come 
back to a place out of reach for them to rent 
or buy in. 

“I like the change,” Johnson said. “I just 
wish we were involved in the change.” 

That sentiment fueled a 2014 contro-
versy. The city tapped Trader Joe’s to 
develop a vacant city-owned block. Out-

rage that the city would cater to wealthier 
newcomers rather than invest in affordable 
housing to allow black families to remain 
prompted Trader Joe’s to back out.

Chris Guinn III has been working since 
then to make sure black and other minority 
voices are heard.

For 20 years, he’s sold houses in Northeast 
Portland. Overwhelmingly, he said, sellers 
were black families and the buyers white.

Guinn, who is black, still owns in the 
neighborhood, including a house he bought 
for $71,000 in the early 1990s. Now, home 
prices in the neighborhood almost all exceed 
$400,000 and run to twice that.

Guinn also operates a property manage-
ment company. It rents out houses owned by 
both blacks and whites, at prices Guinn con-
cedes are outrageously high.

Renters are largely alike, he says: young, 
single whites who split the high rents among 
many roommates. Black families can’t or 
won’t pay that much, Guinn said. 

Latino residents in the area have felt the 
same crunch. 

St. Andrew’s Catholic Church holds two 
Spanish-language and one Mayan-lan-
guage mass each week. Only 17 percent of 
Latino parishioners live in the surround-
ing zip code, down from nearly 50 percent 
a decade ago. The majority now come from 
Clark County or far North Portland, church 
records show.

Diana Ruiz has attended and worked for 
St. Andrews for 25 years. She and the rest of 
her family of seven used to walk from the 
home they rented at Northeast Skidmore 
and Fifteenth Avenue. But high rents even-
tually forced them out. 

Ruiz can only think of three families who 
managed to weather the change in property 
values to remain housed within walking dis-
tance of the church. 

mharbarger@oregonian.com 
503-294-5923; @MollyHarbarger

Minority exodus: NE Portland’s 
Alberta neighborhood 
experiences dramatic drop-off  
in number of black residents

Over the past five years, a similar 
demographic picture has unfolded 
outside the walls of the Babette 
Horenstein Tennis Center. The cen-
ter, in a huge Tualatin Park & Rec-
reation District complex, sits in the 
middle of a census tract that has 
seen its racial minority population 
grow from about 36 percent in 2010 
to nearly 52 percent of its 2016 popu-
lation of 7,673.

Two adjacent tracts also have had 
their minority populations grow. 
The three Census tracts, with a com-
bined population of 20,756, are sand-
wiched between the commercial 
centers of Tanasbourne on the west 
and Cedar Hills on the east, with 
U.S. 26 as a northern border.

Tung, a Washington County resi-
dent for nearly two decades, has seen 
minority population growth since 
arriving with her husband, an engi-
neer at Intel.

As a young housewife with a new-
born daughter, seeing or hearing 
another person from Taiwan was a 
rarity in 2000, she said.

Around that time, she recalled 
overhearing someone speaking 
Mandarin Chinese at a local WinCo 
grocery store. Tung could tell the 
shopper was from Taiwan and 
rushed up to introduce herself, as if 
she’d located a long-lost friend.

Nearly two decades later, she 
laughed at the memory.

“Now, I don’t say hi,” she said, 
explaining the proliferation of Chi-
nese-speaking people in the Beaver-
ton area. “That’s a change. That’s a 
big change.”

Tung spoke while seated in the 
tennis center lounge of the Howard 
M. Terpenning Recreation Com-
plex. The 92-acre complex is itself 
a melting pot within a melting pot, 
located at the heart of a majori-
ty-minority census tract and serv-
ing Beaverton’s burgeoning diver-
sity.

At least 50 percent of the park dis-
trict’s population is minority, park 
district spokesman Bob Wayt said. 
And the district has adapted, taking 
several steps since 2012 to serve the 
diversifying population.

The park district is roughly the 
same as the Beaverton School Dis-
trict. The school district’s popula-
tion is 51.3 percent people of color, 
said Toshiko Maurizio, administra-
tor for multilingual programs.

The Beaverton public schools 
nearest to the tennis center reflect 
its diversity. All three schools had a 
minority white population in 2012. 
Those populations shrank during 
the ensuing five years with His-
panic/Latino and Asian populations 
growing in the same span. 

abrettman@oregonian.com  
503-294-5900; @allanbrettman

Yayun Tung lives in the Bethany area but spends hours each week at the Tualatin Hills Park & Recreation Department tennis center near Tanasbourne, where she 
can immerse herself in American culture. A neighborhood near Tanasbourne in Washington County has flipped from majority white to majority-minority over the 
past decade, with an influx of Asian and Hispanic residents.   Stephanie Yao Long, staff



James Ray, 47, has lived in the Pearl 15 years. The many ways the neighborhood has changed have affected his lifestyle. He 
doesn’t go out nearly as much. Finding a spot to park has become very hard, he said, and traffic sometimes become stop-
and-go. The Portland neighborhood that includes parts of the Pearl, Old Town and Chinatown has seen some of the highest 
income growth in the city, new census data show. The median household income here went up 65 percent, from less than 
$35,000 a year between 2006 and 2010 to $58,000 over the last five years.     Fedor Zarkhin, staff

Hector Castaneda, 28, has worked at Tienda El Grande in 
Southeast Portland for eight years. He’s lived within a block 
of the store for just as long and says residents complain 
about high rents straining income.   Eder Campuzano, staff

Eder Campuzano   The Oregonian/OregonLive

The pantries at Tienda El Grande on Southeast 122nd 
Avenue are stocked with colorful Mexican sweet breads. 
Piñatas featuring cartoon characters like SpongeBob 
SquarePants and Olaf the snowman hang between the 
aisles. And two shelves brim with candles in jars with por-
traits of the Virgin Mary and Pope John Paul II on the sides.

Héctor Castañeda, 28, has worked behind the counter at 
the specialty store for eight years. In that time, he said, the 
surrounding neighborhood has changed drastically.

Many of those changes are for the better, he said. Foot 
traffic has ticked up and Castañeda has made friends with 
return customers who invite him to birthdays, baptisms 
and other community events. The market for such busi-
nesses has grown as the neighborhood’s Hispanic popula-
tion has grown since 2010.

But customers also tell Castañeda that increasing rents 
have put a strain on their finances. Figures released this 
week by the U.S. Census estimate nearly 69 percent of 
the population in this parcel of Multnomah County are 
rent-burdened — that is, more than 30 percent of their 
household income goes toward the rent.

And even as rents increase, the median household 
income has declined by 20 percent since 2010. That’s 
shortly after Castañeda moved to the neighborhood, when 
the rent for the one-bedroom apartment he shares with his 
wife was $650.

It’s since increased by 30 percent. When he first moved 
into his place, many of his neighbors had been around for 
five, six years or more.

These days?
“You have somebody move in for one or two years and 

then they’re gone,” he said.
Ana Maria Ramirez has also noticed the neighborhood 

change in the 20 years she’s lived at the Evergreen Court 
mobile home park on Division Street.

The prospect of owning their home, rather than rent-
ing, is what lured the Ramirezes this far out in Southeast 
Portland. They rent the land their mobile home sits on, but 
those payments have only gone up by $150 in two decades.

“It’s never really been a problem for us,” she said. “We 
own the house. We just pay for the ground under our feet.” 

When she and her husband first bought the trailer they 
now share with their two young daughters, there was no 
other Hispanic family in the park.

“When we moved in, we were the only Hispanic family in 
the neighborhood,” she said. “Now, there are maybe three 
white families in the area.”

ecampuzano@oregonian.com 503-221-4344

Rent-burdened:  
SE Portland hit hard 
by increases in rent
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Fedor Zarkhin   The Oregonian/OregonLive

Amid a slow but steady stream of customers, Rich’s 
Cigar Store in the heart of the Pearl District turned tense 
and quiet. The owner, an employee, and a security guard 
watched a man meander through the displays. 

“It’s probably time for you to step outside,” said Elaine 
Moran, the owner of the shop. 

A security guard stood feet away from the man, fac-
ing him, her hands clasped in front of her. Classical music 
played in the background.

“I was gonna grab something,” said Tom Ely. He had cuts 
on his knuckles and there was dirt under his long nails. He 
paid for two packs of cigarettes and slowly left the store, 
spinning a display case with one finger on his way out as the 
three continued to watch.

This corner of the city, nestled between Northwest 11th 
Avenue, the Willamette River and Burnside Street, has seen 
one the biggest increases in average income in the metro 
area, reflecting the Pearl’s explosive growth and the accom-
panying influx of professionals. 

The area, which includes both a section of the Pearl Dis-
trict and Old Town/Chinatown, has seen the median house-
hold income rise 65 percent, from less than $35,000 a year 
between 2006 and 2010 to $58,000 over the last five years. 

Ely, 32, hitchhiked to Portland from Ashland four months 
ago, he said. He’s been staying with friends in the neighbor-
hood.

He didn’t appreciate Wednesday’s interaction in the cigar 
shop.

“Apparently, they don’t like the wandering around,” Ely 

said outside. 
Moran, the store owner, said Ely had previously made a 

customer uncomfortable to the point where she left. 
Soon after Ely stepped outside, Lynn Mitcham, 68, came 

into the store with her husband. Wearing a jacket made in 
Italy and with a fur collar — bought at a thrift store, her hus-
band said — she came to the register to chat with Moran as 
her husband picked up Macanudo miniature cigars. 

The pair lived in the Pearl for 12 years before they moved 
to Gearhart in 2014. They left the area for lots of reasons, not 
least of which were how the neighborhood had changed.

In the district’s early years, parking was free. It wasn’t 
as loud. She could keep the windows open in the morning 
without smells from all the restaurants that have opened. 

And there’s the increased presence of people who appear 
to be homeless. 

“They can be so annoying,” Mitcham said. 
James Ray, a freelance sign-language interpreter, sat out-

side a Starbucks in the Pearl Wednesday afternoon. 
The rising rents and influx of money has changed the 

place, he said, and it’s affected his lifestyle. There was an 
Italian restaurant he used to frequent. Now, like most of the 
other restaurants in the area, it’s out of his budget. 

But for all the changes, Ray said, the character of the dis-
trict has not changed. It’s young and upbeat, he said, and 
full of people who like “the finer things.” 

“I love to people watch,” he said. “If you’re into that, it’s a 
good place to sit and zone out.”

fzarkhin@oregonian.com 
503-294-7674; @fedorzarkhin

Income increase: Median 
pay spike plays out in Pearl
The cultural collision between the haves and have-nots sometimes leads to 
conflicts as the financial makeup of once-poor neighborhoods changes
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“You have somebody move 
in for one or two years 
and then they’re gone.”
Héctor Castañeda, 28


