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Mayor Terry D. Schrunk
City of Portland

City Hall

Port jand, Oregon

Dear Mayor Schrunk:

Transmitted herewith is a report on the study and analysis of
the central Albina area of Portland, and including our recommendat fon
on the proposed location of a public housing project in the vicinity
of the Knott Street Community Center. This study was conducted by the
Planning Commission as you requested 1n your letter of February 20, 1962,

The ob ject of the study has been to dewelop a plan for the
future development of Central Albina, based on a firm foundat ion of facts
concerning present conditions, future trends, arterial traffic projections,
and fand economics. Within this framework of a carefully drafted general
development plan for the area, the proposal for a public housing develop~-
ment was then considereds.

The Housing Authority of Port land has been most helpful in every
phase of the study, providing information and consultation whenever
needed. Mr., W, R, Laidlaw was retained, at Housing Authority expense,
to develop, at Planning Commission request, the land marketability re-
search upon which many of the conclusions embodied in this report are
baseds

It Is hoped that this report will provide the basis, not only
for the decision as fo the location of the proposed housing development,
but for many future decisions affecting the long range deve lopment of
the Albina area as well.

Respect fully submitted,

J. Ho Sroufe, Chairman
Portland City Planning Commission
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BACKGROUND

Albina, once the name of an independent city which merged
with Portland in 1891, now applies, in common usage, to an inex-
actly defined area usually considered to be lying south of Fremont
Street between Union Avenue and the Willamette Rivers This section
of Portland, containing as it does, both low=-lying riverside land
and the adjacent hilltop plateau, was developed from the beginning
as an industrial community with an adjoining residential hinterland.
Today, ninety years affer Edwin Russell recorded the plat of fthe
original town site, much of this early division of function has
disappeared and deveiopments currently in the making are providing
further and more sweeping changes to the Albina area.

Inspection of a map depicting the present use of land in
the district (Plate I) reveals not only fhe early day concentration
of industrial-commercial development along the river, but a helter-
skelter conglamerate of residential, industrial, commercial, and
institutional activity atop the hill as well.

Gradually, over the years, a commercial strip has developed
along the length of Union Avenue. Another commercial area, strung
out along Williams Avenue, with its focus at the intersection of
Williams and Russell, developed, flourished, and then all but died.
Scattered industries, particularly in the southern and western por-
tions of the plateau, are very much in evidence today.

The remaining residential land is now concentrated in three
fairly distinct pockefs ... one lying between the edge of the hill
and Vancouver Avenue from Fremont Sfreet soufh to about Stanton
Street; a second lies between Williams and Union Avenues from Fremont
fo about Knott Street, and the third extends from Williams fto Unijon
Avenues between Russell and Hancock Streets. Each of these residential
enclaves is fairly well surrounded, not only by mixtures of non=
residential development, but also by distinct topographical change
or arferial traffic routes. Not only does the gradual expansion of
the non-residential uses of land produce mixtures of use, often to
the defriment of each, but also, since Albina is primarily a builf-up
area, the institfution of each new non-residential use decreases the
residential population, further shrinking the remaining resident ial
land concentrations.
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The most dramatic example of this sort of removal of
residential land is the present freeway construction program.
Right-of=way acquisition for the Eastbank Freeway, between Fre-
mont Street and Broadway, has removed approximately 125 dwellings,
dwellings that formerly housed nearly 300 persons.

Social change is also in evidence in the Albina area. The
1960 Census confirmed that this area contains the greatest concen-
tration of negro population within fhe city.

A recent proposal by the Housing Authority of Portland to
construct some 58-units of public housing near the center of fthe
residential portion of the Albina area has served to focus attention
on this section of the city, resulting in this investigation into
desirable public policy toward its future development.

THE STUDY AREA = DEFINITION AND APPROACH

As defined above, fhe area of major concern to this study
is the portion of the cify known as Albina. However none of fhe
problems, or problem generating factors, terminate at the arbitrarily
drawn Albina boundaries. To allow for the analysis of the problem
area within a realistic context, the entire area from Ki 1 lingsworth
Street to the Banfield Freeway between interstate Avenue and NE 16th
Avenue, was delineated for inspection. This entire area has been
sub jected to general investigation and analysis to provide a framework
for the intensive study of the area south of Fremont Street and west
of Union Avenue.

Much of the stafistical data utilized in developing an under-
standing of the Albina area was drawn from U. S. census reports. A
good deal of this census information is available for statistical
units called census fracts., While the census tracts do not corres-
pond exactly with fhe study area, or with the Albina area, if is be-
lieved that the correlation is adequate fo provide sound statistical
evidence as fo the general character of the Albina district. Other
data was available by city block and was compiled to correspond exact ly
with the appropriate area.

AREA CHARACTERISTICS

For the purpose of fhis study, the area bounded by Killings-
worth Street, 16th Avenue, Banfield Expressway, and Interstate Avenue,
will be termed the "Study Area", and the area bounded by Fremont Streef,



Union Avenue, Broadway, and Infterstate Avenue will be referred to

as the "Central Aibina Area™. Where census fract information is
referred to for the Central Albina Area, it has been drawn from
census tracts 22A, 228, and 2%A. The relationship befween census
tracts and the Study Area, as well as the Central Albina Area, is
shown on Plate 2. The Study Area contains 3,1, square miles, or about
L.75 percent of the area of the city. Within fhis area live approxi-
mately %1,500 persons, 8% percenf of the population of Portiand.

This area also contains 12,54k, or 80 percent, of fthe negro popula~-
tion of Portland.

Two hundred thirty-three of the 687 blocks in the Study
Area confain buildings of all types, with an average age of more than
50 years. Another 355 biocks contain structures with an average age
of befween 30 and 50 years. Thus approximately 86% of the blocks in
the Study Area contaln buildings, the average age of which is in ex=
cess of %0 years., Were it not for the heavy concentration of new con-
struction south of Broadway, these averages would be much higher.

Within Central Albina, which is almost entirely outside fhe
Lloyd Center-Memorial Coliseum new construction area, 88 blocks, or
66 percent of the total, contain buildings averaging at least 50 years
of age (Plate 3), Another 38 blocks, or 28 percent, confain buildings
between 30 and 50 years of age on the average. In the Central Albina
Area then, 9L percent of the blocks contain buildings averaging at
least %0 years of age.

The effects of this advanced age of fthe typical building can
be found in many directions. More than 105 percent of all fhe fire
calls within the city are reported in the Study Area. Nearly 124 percent
of the fires caused by faulty electric wiring for fthe entire city took
place within the Study Area, and 17 percent of fthe fire calls resulting
from faulty heating systems were reported here.

Plate li indicates the degree and dispersion of dilapidated
dwelling structures within the study area as determined by the 1960
Census of Housing., Dilapidated housing is defined by the Bureau of Cen-
sus as not providing safe and adequate shelter; such buildings have one
or more critical defects or a combination of intermediate defects in
sufficient number to require extensive repair or rebuitding, or are of
inadequate original construction. It will be noted from this plate that
the concentration of dilapidated buildings is highly pronounced within
the Central Albina Area, It should also be pointed out tha! experience
has shown that an appraisal of the quality of housing, measured against
the Portland Housing Code, results in a considerably higher incident of
substandard dwellings than census estimates indicate,

f-‘l boe
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The following tables compare a number of physical and
social characteristics in the Central Albina Area with simifar
characteristics within the Study Area and within the entire city.

TABLE |
SELECTED POPULATION CHARACTERISTICS

City Study Area Cenfral Albina

Population:

Total 372,676 26,174 Yyl

Non-wh ite 20,919 13,078 1,926

% Non-white 5.6% %6.2% 69.L%

Median Family lncome 8 6,333 § 5,065 $ %,0L6
TABLE 11

SELECTED HOUSING CHARACTERISTICS

City Study Area Central Albina

Number of ‘
Housing Units o + « « » 143,049 1%,977 2,963
Average

Confract Rent . + « « o $ 64,00 $ 59,00 $ 17,00

Deteriorating or Lacking
Some Plumbing Facilities:

Number o o o « . 23,249 2,889 1,095

% of Total o« o o o 1641% 20.6% 36.9%
Ditapidated:

Number . « « o o 3,984 5L9 357

% of Total o o o o 2.8% 3.,9% 12,0%

=8



Ci‘r\/ * L] L] * L] L
Study Area:
Number .

% of Total

Ci‘l‘y * ® L L * Ll
Study Area:
Number . o

% of City .

Central Albina:s
Number . .

% of City .

TABLE 111

FIRE CALLS -~ 1961
Number of Cause of Fire
Calls Elecfrical  Heating False Alarms
o o 5,436 1,30 1,50 LL2
e 576 53 76 gn
RN 10.6% 12.%% 17.0% V5, 7%
TABLE 1V
CRIMES AND ARRESTS ~= 1961

Crimes per Arrests per

Population Crimes Arrests Capita Capita
. 372,672 31,871 18,284 . 065 .0Lo
. 36,210 L,356  1,LL7 . 120 Lo
. 9.7% 1566  T.9% - .-
. YRR 1,519 796 213 A
. 1 9% Lo L3k - -



The conclusion to be drawn from fhe foregoing figures
and compar isons must obviously be that the Central Albina Area is
a physically deteriorated, economica l iy depressed section of the
city. A review of building permits issued over the past five
years shows almost no buiiding activity other than minor remodel=
ings with the exception of Emanuel Hospital additions and the
construct ion of the Knott Street Center. Over the five year period
from 1957 through 1961, the total building volume in the Centfral
Albina Area amounted to approximately 3.5 mitiion dollars, about one
per cent of the total city volume. Of this total, 2.8 mitlion was
accounted for by Emanuel Hospital and the Knott street Center pro=
jects. Commercial developments accounted for $61L,000, almost all o
which is located at the extreme southern edge of the area, along
Broadway, or west of the freeway. None of the commercial construce
$ion was located in the Williams Avenue commercial district. In=
dustrial construction amounted. to 813,000, and residential con-
struction totaled but $20,000. Were it not for construction gen-
erated by fthe hospital or by the City of Portland itself, the total
buitding volume within the Central Albina Area during the five year
per iod would account for approxXimately one=quarter of one percent
of the total volume in the city., Clearly then, there is no trend
towards new construction in Central Albina that might serve to
counteract the age and deterioration of the area.

TRAFEIC CIRCULAT 1ON

The present system of arterial streets, along with the free=
way system under construction, is shown on Platfe 5. The Eastbank
Freeway is presentiy under construct ion as shown, The Fremont Bridge,
the all=important connection between the Stadium Freeway and the East-
bank Freeway, will be located approximately as indicated although
actual construction details have not as yet been completed. The ramps
connecting this interchange with Fremont and Flint Streets have
neither federal financing nor official status at the moment but are
included in State Highway Deparfment and city plans for fufure con-
struction. |f constructed approximately as shown, these ramps will
remove approximately 160 dweltings, or L9o people from the Central
Albina Area. These proposed ramps will be in an elevated structure

"ahd most of the surface streetfs will remain, allowing circulation
beneath the ramps.

in addition to the north-south freeway traffic flow, Inter-
state Avenue, Union Avenue, and the Williams Avenue=Vancouver Avenue
couplet each run in a north=south direction fthrough both the Study
Area and the Central Albina Area. The fact that Witliams and Vancouver
Avenues, along with Flint Avenue, form the only north-south points of
access bridging the freeway, and form a cont inuous traffic arfery from

o §ie
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the Broadway and Steel Bridges north to the Interstate Bridge, im=
plies that their ftraffic volume can only increase in the future,
Their significance as arterials will undoubtedly be felt, particu=
larly in the Cenfral Albina Area, since they will be providing the
most direct means of access from Fremont Street to the Broadway and
Stee! Bridges. Traffic in the east-west direction is relatively
light in volume north of the Broadway-Weidler couplet with only
Killingsworth Street at the extreme northerly edge of fhe Study Area,
currently carrying in excess of 10,000 vehicles per day. Midway be-
tween Broadway and Killingsworth Street, Fremont Street is at present
a relatively major traffic carrier east of Union Avenue only.

West of Union Avenue, Fremont, like Stanton and Knott Streets
between Union and Williams Avenues, and |ike Russell Street from Union
to Interstate Avenues, ranks as: arsecondary drier jas, currently carrying
between 1,000 and 8,000 vehicles per day. With the completion of fhe
freeway and the access ramps, Fremont will undoubtedly attain a posi=
tion of greater import as far west as Vancouver Avenue, South of
Fremont Street, all of the east-west streets between Fremont and Broad=
way are discontinuous in nature, breaking either at Union Avenue or. -
7th Avenué and, in most cases, at the freeway as well. There is, o
therefore, littie tendency for extraneous eastwwest traffic to fiifer
through the Central Albina Area. With the completion of the freeway,
any tendency toward incidental traffic will probably even lessen be=
low its present volume,

Generally speaking, then, the traffic situation in the Central
Albina Area can be summed up as having excellent access fo the infer=
state Freeway system, but with the arterial surface streefts so concen-
trated as to leave only very small parcels of traffic-free land, AT
no point in the entire Central Albina Area is it possible to be more
than about 600 feet from a major traffic arterial.

LAND MARKETABILITY

, _ Since the goal of this study was to develop a plan for the
future use of land in the Albina area, it was felt necessary to develop
an understanding of the marketability of land, both at the present time
and for the long=-term future, Mr. W. R, Laidiaw, of the firm Ambrose,
Ek and Laidlaw, was retained by the Portland Housing Authority fo aid
this study by conducting a marketability survey and providing his pro=
fessional opinions on the following specific questions:

I, Considering the present paftern of zoning and fand
development, can it be assumed that there will be
a long=term market for residentially-zoned property
in the area bounded on the north by Fremont Streetf,

2=



on the east by Union Avenue, on the south by
Russell Street, and on the west by the Eastbank
Freeway?

2, Disregarding the present zoning, can it be as~
sumed that there would be a predictable mark et
for non=residential land developmentf, assuming:

(a) A continuation of the present pattern of land
divisions, building and vacant land which would

require private acquisition and demolition of
buildings and lots in order to assemble reasonably
sized parcels of developable land,

(b) Public urban renewal acfivity which would pre-
pare reasonably sized parceis of cleared land for
the market.

%, Can you suggest the probable types of non-residential
development that would be most ikely attracted to
this area under each of the foregoing assumptions?

. Can if be assumed that there would be a reasonable
market for residential land development, either
single family or aparfment, if public urban renewal
action were to prepare cleared land for fthe market?

5, On Williams Avenue af about Knott Street is a cluster
of vacant commercial building space, |f modern,
sound commercial structures existed here, would a de=
mand for such space be likely?

6. What would be the probable demand for the Eliott
School if it were to be put up for sale?

Laidlaw's conclusions can be briefly summarized as follows:

{. There is no long=term market for residentially zoned
property.

2, There could be a long=term market for non-residential
land use; however, urban renewal activify is necessary
to provide cleared land for fhis market .

%, The most probable types of non-residential development
would be light manufacturing, distribution, and service
industries,



li. There would be some market for multiple family
housing if urban renewal acfion were to prepare
cleared fand; such housing would, however, be
in the low rental category, presumably public
housing. Mr. Laidlaw further recommended that
the only appropriate location for such housing
would be in the exfreme northern portion of the
Central Albina area so that any such development
would not inferfere with the consolidation of
the remainder of the area as an industrial district.

5, There is neither present nor fufture demand for re=
tail businesses along Williams Avenue.

6. Eliot School is readily adaptable for many types
of commercial and industrial use and should have
a reasonable market if it were to be put up for sale.

in the course of his study, Mr, Laidlaw prepared a considerabie
body of factual information that appears to substantiate most of his
conclusions. In the development of his report, Mr. Laidlaw wenf well
beyond the s x questions posed by recommending the entire area be the
subject of urban renewal action and that the future use of fthe area
be reserved for industrial activities. I is his belief that If
housing appears desirable on fthe basis of factors other fthan fthose
he investigated, such housing should be confined to the area norfh of
Fargo Street. He further recommended against the proposed location of
the Daisy Williams housing project buf recognized that if the Central
Albina area were to be changed in use from residenfial to industrial,
additional housing would be necessary fo replace that removed by such
conversion, He suggested the possibility of locating some public
housing in the vicinity of Boise School.

CONCLUS IONS

The Central Albina Area can perhaps be characterized as a sect ion
of the city containing a disordered collection of mixed land uses, de-
teriorated and dilapidated buildings, divided by fopography and freeway
construction, and cut up infto small segments by a nefwork of ma jor
traffic arterials, but adequately served by schools and indoor recrea-
tional facilities. There has been practically no recenft construction
other than some minor industrial and commercial building, the Knott
Street Center, and a vigorous expansion program for Emanuel Hospital.
It is populated by low income people, The vacancy ratio in commercial
structures is exfremely high and the incident of crime is far above
the city average. In short, the Central Albina Area bears most of fthe
characteristics of a district in an advanced stage of urban blight.

- [L]_m



Bey~.nd the Central Albina Area, fhe remainder of the
Study Area is also composed of buildings of an advanced age. The
other symptoms of blight, however, are far less acute. The degree
of dilapidation is far lower and not nearly so concentrated. The
average value of dwellings is higher. The profusion of mixed jand
uses is not so evident, and fthe location of major traffic arterials
allows far greater expanses of land to be free from heavy fraffic.

Just to the north of the Central Albina Area, across Fre-
mont Street, a concerted effort is under way fo preserve and re=
habilitate a large residential section (the Albina Neighborhood
Improvement Pro ject). A porfion of the Cenfral Albina Area was
originally investigated for feasibilifty of fthis fype of urban re-
newal action but was discarded as being beyond rehabilitation.
Clearly, urban renewal, largely clearance, appears to be the only
solution fo, not _iily the blight that presenfly exists in centfral
Albina, but also to avoid the spread of thaf blight fo other sur-
rounding areas. Although for the purposes of this study a building-
by-building exterior survey of structures has not been conducted,
the evidence available from census and other sources leaves litfle
doubt as to the qualification of the Cenfral Albina Area for federal
urban renewal assistance.

PLAN CONSIDERATIONS

Certain fixed characteristics of the Central Albina Area
must be considered in developing any plan for the future use of land.
The district has a central location with respect fo the city as a
whole. |t is located practically at the juncture of fhe two inter-
state freeways and it is actually bisected by the access ramps to fhe
ma jor interchange joining the Eastbank Freeway, the Stadium Freeway,
and the proposed Fremont or Prescott Freeway. The area is also cut
up by major streets providing direct access, not only to the freeway
system, but to the entire major street system of Porfland. The
Central Albina Area is also divided by topography; fthe lower portion,
having both river and rail access in addition to freeway connections,
is predominantly industrially developed af the present time. The
upper portion is isolated from either rail or water transportation
potential.

Each of the aforementioned factors are, for all pract ical
purposes, fixed and unalterable. While it is within the limits of
economic feasibility to make certain alterations in the major street
system affecting the area, fthe overpass structures bridging the free-
way at Flint, Vancouver and Williams Avenues, and the fact that Van-
couver Avenue connects at its extreme northern end with Union Avenue
in the delta area, fairly well determine that these streets must re=
main despifte possible modificafions in their exact routing. These



fixed factors point to the fairly obvious conclusion that at least
a large portion of the Central Albina Area would find its mo st
logical future as industrial land.

INDUSTRIAL LAND USES

The primary characteristics of the Cenfral Albina Area, ex-
cellent freeway and major street acess, as well as the availability
of all normal utilities and the level, stable nature of the hilltop
land itself, make this area unusually well suited to transportation,
distribution, and service industries, It has been estimated by the
Metropolitan Planning Commission in the repar t, LAND FOR INDUSTRY,
that by 1975 an additional 700 fo 900 acres of land will be in use
by the transportation and warehousing industries in the Portland
metropo | itan area, The Metropotitan Planning Commission points ouf
that there is sufficient industrial land within the Portiand urban
area immediately available to permit a 100 percent expansion of
the present industrially used acreage. However, this agency also
notes that within the cenfral portion of the city there is buf ap-
proximately 200 acres of the 6000-acre total of available industrial
land in the urban area, and since a good portion of fhis 200 acres
is presently owned and held in reserve for expansion by existing
industries, the actual acreage available for sale within fthe central
portion of fthe city is relatively low. This low stock of centrally
located available industrial land, coupled with the 1975 industrial
fand need pro jections, and the fact that more fhan LO firms will be
displaced from northwest Portland by the Stadium Freeway, many of
Wwhich require or prefer a centralized location, leads fo the conclu-
sion that there is a solid market, both at the present time and in
the fufure within an area such as cenfral Albina, provided reasonably
sized land parcels were available at a reasonable price. Within the
Central Albina Area, east of the freeway and the Fremont=-lvy Street
ramps, there is a fofal net area, exclusive of streets, of 160 acres,
of which a large portion may be considered as having industrial po-
tential,

Mr. Laidlaw, in his marketability survey, concurs with fhis
conc lusion.

CONFLICTING ELEMENTS

By far the largest building complex of a non-industrial
nature in the entire Central Albina Area is Emanuel Hospifal. This
institution is, at present, one of the major hospitals in fhe state
and has vigorous expansion plans for both the immediate and long-
range future, Emanuel provides not only general hospital services

b



and a maternity hospital, but also provides out-patient services,
notably cancer freatment, mak ing it truly a regional facility,
serving not only Portland, buf much of The State of Oregon and
southern Washington, Certainly any plans for the future of fhe
Albina area must consider the needs of Emanuel Hospital. This
instituf ion is large enough and ifs plans are of such a magnitude
that it can, to some degree, be considered as creating its own
environment. However, the possibility of some nearby apartment
construction to provide housing facilities for both hospital em-
ployees and studenfs and also for out=patients coming from out

of town for therapy, plus fhe institufion of some satellite pro-
fessional offices and commercial establ ishments in the immediate
vicinity, are functionally desirables

ELEMENTS OF THE PLAN

The plan proposed for the Central Albina Area and portions
of the adjoining Study Area is shown on Plate 6, Following the I ine
of reasoning developed above, fhe bulk of the Central Albina Area
is proposed for industrial development., The total area east of the
freeway, suggested for industrial use, contains, exclusive of streets,
12% acres, Although impossible to predict with any degree of accuracy
what such an area, fully deve {oped, could mean to fthe economy of
Portland, if the present city-wide industrial averages were to be
applied, 123 acres of indusfrial property could provide space for 6L
separate firms employing a total of 2,200 people and having an
annual payroll of some $ 14,000,000,

North of Knott Street and wesf of Witliams Avenue, however,
industrial development is not being proposed on fhe plan. This rela=
tively traffic free island, bounded by these streets and fhe freeway
interchange, is being proposed for basically hospital and hospital=-
or jented activities. The nearly nine square blocks that represent
the long range hospital acquisition plans are indicated on the plan.

immediately to the north of this is an area proposed for
multiple family housing. To the east, between Williams and Vancouver
Avenues from Kknott Street norfth to Fremont Street, is a tier of blocks
well suited to both hospital=oriented businesses, such as medical
offices, clinics, pharmacies, medical equipment suppliers, and, of
course, other businesses of & more general nature separating the
hospifal=housing comp lex from the indusfrial tand to the east, while
providing at the same time a necessary functional adjunct to the
hospital complex.

The multiple family housing area occupies a posifion most
convenient to the hospital ifself and to the adjoining commercial
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facilities, as well as being located almost adjacent to Boise

School, The area is separated from Boise School by fthe freeway ramp.
However, access Will be avalilable beneath fhe ramps for safe communi=
cation between home and school. It is further suggested that this
multiple housing area be extended on the northerly side of the free=
way ramps fo include all of the land south of Fremont Street in the
vicinity of Boise School.

Boise School has a capacity of 98l pupils, and had an average
daily membership of 906 in 1961-62, |f the attendance district bounda=
ries were to be realigned to conform with the neighborhood pattern
proposed on Plate 6, the membership would be some 520 foday and about
620 at full development of the area. Consequently, Boise School fis
well able to serve the proposed pattern.

Eliot School would continue to serve the bulk of the Central
Albina Area during the fransition period between present development
and full industrial utilization of the area designated. At that time,
Eliot School, always badly located as a school, and never fully used,
can cease to function and can perhaps be sold for other uses.

ACHIEVING THE PLAN

in order to achieve such sweeping changes, no matter how
clear cut or desirable they may be, obviously requires far more
than merely the adoption of a paper plan. At least three tools
appear to be available fo assist in the accomp lishment of the plan
goals. Public capital expendifures must be coordinated so that any

developments within the area are in keeping with fthe long range cb joct Tves,

The zoning pattern in the Cenfral Albina Areu can be utilized to en-
courage suitable private development., Urban renewal can be utilized
to remove the existing blight and prepare land for the re-use market .
The three must, of course, all be brought into play; however, urban
renewal is obviously the most powerful force available. Public im=
provement coordination and zoning can serve to avoid or defer de-
velopments in actual conflict with fhe long term goals, but cannot
actively promote their achievment. Urban renewal, on the other hand,
offers a positive action tool.

Although the present state of deterioration and the probable
market for industrial land make central Albina appear exfremely appro-
priate for urban renewal, certain cautiousness should be emphasized.

in the first place, central Albina is a large area. Between
Fremont Street and Broadway, from Union Avenue to the freeway, is
near |y one-half square mile of land, of which approximately 190 acres,



including street areas, is being proposed for future industrial
deve lopment, Despite the fact that a relatively firm industrial
market appears to exist, the rate of absorption of land would ap-
pear to be such fhat a considerable span of years would be required
to put such & large area info productive use. Consequently, the
preparation of land for the markef should undoubtedly be staged
over a period of quite a few years rather than being attempted as
one large scale pro ject.

Secondly, fthe problems of rehousing displaced persons
from this area are of considerable magnitude. As noted previously,
central Albina contains a very large population of low income fami |-
ies and contains a minority racial concentration. Consequently,
the problem of finding or constructing sanitary, adequate, low
rental housing for displaced persons must be solved along with the
redevelopment of land, This factor also suggests the desirability
of staging renewal in this area over a period of several years.

Third, although there is little question of need for renewal
in central Albina, there is Iittle actual knowledge of what need eX-
ists in other portions of the city fo allow a valid judgment as fo
whether the focus of public effort at this locat jon would be in fact
a top priority item, The Communifv Rinewal Program, which is expected
to be initiated about the first of the year (1963), will provide the
necessary framework for such a judgment, The proper so lution, then,
to the problem of achieving a plan for central Albina appears fo be
the development of a General Neighborhood Renewal Program, an urban
renewal program, which allows the planning of a large renewal area
in one unified scheme, but allows the staging of fhe actual renewal
process over a period of up to fen years. Furthermore, the fiming
of the actual initiation of such a GNRP should be determined with
respect to the overall city needs as developed by the Community Re-
newal Program. It is therefore suggested fthat a ftwo to three year
period must be anticipated before a GNRP could be initiated, and
very likely as much as fifteen years before it could be completed.

In the interim period until a General eighborhood Renewal Pro=-
grem can be initiated, it is suggested nat the general deve iopment
plan, shown on Plate 6, be adopted as a guide for future development .
However, it is not recommended thaf any general changes in the zoning
pattern be effected at this time, but that the Planning Commission
develop a policy of favorable action in any petitions or changes in
zone, in accordance with fthe plan.

I+ would appear to be desirable, within the hospital expan=-
sion area and the adjoining apartment disfrict, to consider a general
revision of the street pattern, Unlike the industrial area with its
tong, relatively deep blodks, the blocks here are more nearly square.
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There is a greater proporfion of the gross area in street rights~
of-way ard topographic considerations and the alignment of fhe
freeway and its ramps all make the present gridiron street pattern
functionally obsolete. Vacation and replatting of streets within
this island would allow the development of a designed and infe-
grated apartment house area, and possibly a hospital campus. This
could be accomplished only through Urban Renewal. Any major capital
expenditures for new construction in this area should be carefully
considered to avoid thwarting such an eventuality,

fn most of the Central Albina Area, proposed for eventual
industrial development, the existing street pattern provides blocks
of a larger than average size which allow the possibility of
assembly of land parcels of adequate size for industrial purposes.
However, nearly all of the east-west streets are approximately 5l
feet in width, Certainly, 60 feet must be considered to be the
practical minimum for any industrial access street. Therefore,
if this policy is adopted, it will assure the review of access re-
quirements at the time of granting any change in zone and allow the
public fo acquire any necessary additional rights~of-way. Conse-
quently, industrial development, which may take place prior fo any
concerted renewal action, could be kept in keeping with the eventual
requirements of the area,

Caution must be exercised to assure that any public capital
expenditures within the area result in developments in keeping with
the long term goals, In this category would be such possible devel-
opments as additions to school or recreation facilities of ofher
than temporary nature that would be designed to serve @ residential
community that would, in the foreseeable future, no longer exist.

PUBLIC HOUSING

The proposal by the Housing Authority of Portland to construct
a 58-unit public housing development at N, Rodney and Knott Streets
appears at first inspection to have considerable merit, Nevertheless,
the long range future of the Central Albina Area, as discussed at
fength above, leads to the inevitable conclusion that the proposed lo-
cation is inappropriate for any construction of housing, designed for
a life span of more than, perhaps, fifteen years., |t appears obvious
that without public assistance, the Cenfral Albina Area can only con-
tinue to deteriorate, and if urban renewal action should be brought
into play, a plan such as fthat proposed on Plate 6 represents a reason-
able and desirabte future re-use of land and such a use~pattern, in
turn, renders the proposed location undesirable,
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Although it cannot be agreed that the proposed site at
Knott Street and Rodney Avenue is an appropriate focat fon, the
Planning Commission is prepared to assist the Housing Authority
in a search for an adequate site within areas having a long term
future as residential neighborhoods.

Job No, 6110
October 17, 1962
Revised November 16, 1962
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