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This thesis is concerned with riverfront land use in Albany, 

Oregon, and is addressed to the possibility of orderly development 

and redevelopment of the riverfront. It appraises the present situa- 

tion particularly in regard to the renewal cycle and the problem of 

floods on the river borders. Finally this thesis provides plans for 

redevelopment of the CBD fringe including development of the natural 

assets of the Willamette River for its aesthetic and recreational 

values to the community. 

Throughout Albany's history the riverfront has been an impor- 

tant functional area; however, its role has changed as Albany develop- 

ed away from the river. The result has been a declining municipal 

riverfront characterized by commercial and industrial obsolescence. 

The thesis evaluates the obsolescence which occurs in this riverfront 

fringe area. The conclusion is reached that the area needs 
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redevelopment to bring it back to standards compatible with the total 

city. 

During the two decades since the Second World War, urbaniza- 

tion has encroached on the lower ground of the north bank across the 

Willamette River. Residential development has occurred over a wide 

expanse of the flood plain. This occupance on the flood plain places 

increasing numbers of structures, particularly residential, in or ad- 

jacent to the natural floodway of the river. The result has been a 

rising level of flood damage and an increasing potential for exposure 

of people and facilities to flood dangers. Since the flood plain lands 

continue to be subdivided for extensive residential use, justification 

is evident for public intervention through regulation to assure more 

rational development. 

Both areas of the riverfront, the older industrial and commer- 

cial fringe area, and the newer flood plain development, need special 

attention if they are to continue to provide a worthy urban environ- 

ment. Therefore, the thesis is summed up in proposed plans which 

might act as guide lines for rational ordering of riverfront renewal 

and development of Albany. One plan deals with broad categories of 

land use for the total riverfront, another in more detail is a redevel- 

opment plan for the CBD riverfront fringe area. 
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RENEWAL AND DEVELOPMENT OF URBAN RIVERFRONT 
OCCUPANCE: THE CASE OF ALBANY, OREGON 

INTRODUCTION 

This thesis is an evaluation of the Willamette riverfront of Al- 

bany, Oregon, with emphasis on the time -space continuum of the re- 

newal cycle. Special consideration is given to present day conditions 

of obsolescence. The thesis in conclusion offers a suggested plan for 

renewal and development of the Albany riverfront. 

The Thesis Area 

Riverfront sites have been favorable locations for settlement 

from the earliest times. The specific locations chosen were ones 

which offered easy access to the river and the hinterland, yet were 

free from flood danger. Albany was founded at such a site, where 

high ground stood above flood level and access to the navigable Willa- 

mette and Calapooia rivers favored the initial settlement. 

Throughout Albany's history the riverfront has been an impor- 

tant functional area; however, its role in the total city and the char- 

acteristics of its use have changed through time. In the early days 

the riverfront served as a locus for industrial development, but the 

attraction of the riverfront as an industrial site has diminished great- 

ly in the present day. Two technological innovations are primarily 
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responsible for the changing locus of the industrial area in the city. 

First, the development of overland transport, and second, the in- 

creasing use of electricity as a source of power led to decreasing 

industrial dependence on the transportation and the mechanical water 

power available from the river. Today the two watercourses, the 

Willamette and Calapooia rivers which form the apex of the original 

townsite, have little significance to the economic functions of the city. 

Thus, Albany in recent decades has developed away from the rivers, 

leaving a portion of the municipal riverfront as a declining industrial 

and commercial fringe area. 

Later after the industrial development, residential land use 

spread to fill the remaining high ground east of the original industrial 

and commercial segment, leaving only an occasional vacant property. 

By the 1940's, the only portions of the riverfront left for development 

were the lower flood plain areas on both banks of the river. Recent- 

ly, industrial and recreational land uses have taken some of this low 

land on the south bank, but most has remained in agricultural and un- 

used open space status. 

During the two decades since the Second World War, urbaniza- 

tion has encroached on the lower ground of the north bank across the 

Willamette River. Residential development has occurred over a wide 

expanse of the flood plain and onto the higher ground overlooking the 

river, adding an area of less dense rural -urban fringe settlement to 
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Albany's early established riverfront occupance patterns. 

Present trends indicate that Albany's riverfront lands will be 

utilized more intensively in the future by continued expansion onto the 

relatively open flood plain and redevelopment of the existing land uses 

in the older riverfront segment adjacent to the CBD. 

This thesis, therefore, is basically concerned with the need and 

the possibility for orderly development of Albany's riverfront. It ap- 

praises the present situation particularly in regards to the renewal 

cycle and the problem of floods on the river borders. In addition, 

this thesis examines the possibility that the natural assets of the ri- 

ver could be developed as an aesthetic value to the community. 

The System of Research 

This study began in the winter of 1964. Intensive library re- 

search was conducted to acquaint the writer with the urban environ- 

ment, especially the processes of planning and redevelopment. The 

Oregon State University Library and the Albany City Library provided 

ample information concerning urbanism in general and more specifi- 

cally, the development of Albany. The Oregon and Albany historical 

file at the Albany City Library provided a special contribution for the 

background of the sequent occupance analysis. 

In the spring and summer of 1965, after library research was 

completed, a detailed field investigation was carried out. Standard 
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geographic field methods were employed to map and code the land use. 

The Linn County planner, the tax assessor, and Albany city officials 

gave of their time freely, contributing general background data. Ad- 

ditional information was obtained through interviews with private citi- 

zens interested in and knowledgeable about the riverfront and its prob- 

lems. The riverfront sequent occupance maps in Chapter IV were 

compiled from Sandborn maps. The character of what constitutes 

obsolescence in non -residential land use and structures was evaluated 

in the field, and a map was constructed which reveals spatial relation- 

ships and the degree of obsolescence. The analysis was developed on 

the basis of interviews with some thirty property owners and manag- 

ers. In particular, the information received from the interviews pro- 

vided the basis for evaluation of obsolescence. The plan presented in 

Chapter VI was conceived, for the most part, by the author after 

careful consideration of the problems of the past and present land 

uses and the prospects for future use. 

Thesis Organization 

Following this introduction, the thesis contains five chapters. 

The second chapter presents background on the growth of Albany to 

the present, including an analysis of the city's relationships to the 

riverfront and the river. Chapter III narrows the study to the river' - 

front in terms of occupance. It contains a description of the present 
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land use for the area within the municipal boundaries and also for ad- 

jacent areas on the flood plain, both on the north and the south bank. 

Chapter IV develops the historical sequent occupance of the riverfront 

along the CBD fringe. It presents a sequence of four land use maps 

for different periods of riverfront development. Chapter V evaluates 

the present land use of the CBD fringe in more detail, especially with 

reference to the process of deterioration. A system for measuring 

obsolescence was applied to reveal the extent of decline in this non- 

residential area. Finally, Chapter VI discusses the proposed land 

use plan to guide future development. Two maps were constructed, 

one showing the future general land use of the total riverfront and the 

other presenting a redevelopment plan for the CBD fringe. 



Figure I. An Air View of Albany, Oregon. cr 
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ALBANY PROFILE: PAST AND PRESENT 

Albany had its beginning soon after Abner Hackleman and Hiram 

Smeed came to the Willamette Valley in search of homesteads. After 

arriving in the valley, the two began a search for a site suitable for 

farming and possibly one where a city might be established. In the 

winter of 1845 -1846 these two pioneers finally took up donation land 

claims at the confluence of the Willamette and Calapooia rivers (17, 

p. 21). The site was nearly flat and raised above the river level with 

no obvious signs of flooding. Access to the river was easy, power 

could be generated from several small streams which fell to the two 

rivers, but the most important factor was the agricultural potential 

of the broadprairies which stretched eastward to the Cascades. 

In 1848 the Montieth brothers from New York state arrived in 

the Willamette Valley and began their search for desirable home- 

steads. The brothers, judging that one day the location next to the 

river would be a large shipping center, bought out Hiram Smeed. Im- 

mediately they laid out sixty acres of land adjacent to the river as 

town lots and called the new venture Albany, after their home town, 

Albany, New York (17, p. 22). 

Stages of Sequent Occupance 

Albany's occupance patterns reflect the typical genesis of 
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riverfront towns in the Willamette Valley. Four periods may be rec- 

ognized in the sequence of development, each having been typified by 

particular characteristics encouraged by the changing technological and 

social environment. 

The Pre -Steamboat Period 

The first period extends from the founding of Albany to the 

emergence of the steamboat as the prime means of transport. During 

this period, from 1845 to 1860, Albany grew from a frontier settle- 

ment characterized by isolation and self- dependence to a prosperous 

river town, with regular steamboat service transporting goods and 

acting as a communication media with the outside world. In the 

spring of 1852, the Magnolia Flour Mill, starting its stone burrs 

turning, became the first industry in the city. The very same year 

the "Multnomah" steamed up the upper Willamette and docked at Al- 

bany (17, p. 26). 

The Era of Water Transport 

The second period, 1860 to 1880, was the era when the steam- 

boat fostered an active and growing commerce. Processing bulk 

goods at the point where a change of transportation was necessary 

brought industry to the city and emphasized the riverfront as the cen- 

tral focus of the town. 
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The construction of the Santiam Ditch Canal between Albany and 

Lebanon in 1873 expedited the movement of grain into Albany from 

the Lebanon area. In addition to providing for barge transportation, 

the canal water generated the power for riverfront industry and pro- 

vided domestic water (17, p. 27, 28). The water source for the ca- 

nal was the Santiam River which was tapped just below Lebanon. 

From this point the canal flowed a distance of twelve miles directly 

to the south side of Albany, entered the city and divided at what is 

now Eight and Vine Street. One branch continued down Vine Street 

falling thirty -six feet into the Willamette River. Here the drop to 

the rivers provided the needed power for the riverfront industries. 

Thereafter, steam was no longer necessary for generation of power. 

In 1878 only two steam engines were used in the city. In contrast, 

fourteen turbine wheels were propelled by water from the canal. 

The main trunks of the canal still traverse the city. 

So forward looking was the city in 1878 that prominent men of 

the community anticipated the number of inhabitants in ten years to 

be 10, 000 to 13, 000 (17, p. 29). Although this rapid growth did not 

occur, general prosperity continued. The first general census re- 

port which recorded the population of Oregon cities came in 1880, 

and for the first time Albany, with a population of 1,867, appeared 

in an official report (22, p. 1). 



10 

The Overland Transport Period --1880 -1940 

The emergence of the third stage was fostered by the railroad. 

On December 8, 1870, the first locomotive arrived in Albany (28, p. 

20). The period that followed was characterized by the rapid rise of 

railway transport and the gradual decline of the steamboat. After 

1880 steamboats became secondary to the railways as the most im- 

portant means of transportation for the city. 

The railroad brought a new era in the history of the city. Pros- 

perity was evident from the increase of business and real property 

values. Shipping rates decreased as active competition between ri- 

ver and rail transport increased. The new mode of transportation 

permitted increased agricultural production, especially in the small 

grains. Grain exports increased and new processing mills were es- 

tablished. In 1878, three flour mills were processing the wheat from 

the region (17, p. 36, 37). 

A change in the economic orientation occurred after the first 

decade of the present century. Forest and forest products industries 

assumed much greater economic significance for the city as saw tim- 

ber operations shifted from the East to the Pacific Northwest. By 

1930 trucks were in operation, greatly expanding timber cutting which 

was previously restricted to areas along streams where water served 

as the transportation media for logs. Also characteristic of the 
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period was the steady expansion of the city into new lands outside of 

the original plots and the steady decline of the riverfront as an impor- 

tant functional area of the city. Between 1880 and 1890, Albany's 

population increased 65 percent to over three thousand. For the re- 

mainder of the period the rate of growth was moderate. 

The Period of World War II to the Present 

The fourth period which began during World War II has been 

characterized by increasing prosperity, lasting to the present. 

The five year period during World War II was a time of tremen- 

dous expansion for Albany. In the years from 1942 to 1947 the popu- 

lation more than doubled, matching the total growth of the previous 

ninety years. At the close of the war, Albany boasted of numerous 

new industries, many of which were wood products oriented. 

Two natural developments were particularly important for stim- 

ulation of the city's growth. The first was the movement of the lumber 

industry southward from western Washington and northeastern Ore- 

gon. Eleven industrial firms drew from the abundant supply of tim- 

ber in the area for their raw material (5, p. 6). 

As important as lumbering was to the economy at the close of 

the war and in the immediate post war years, agriculture still ranked 

first in income as it had from early days (5, p. 6). Over the previous 

fifteen years there had been a gradual change from small grains and 
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corn as the principal farm crops in the county to grass seeds. The 

acreage devoted to seed crops increased from 3 to 36 percent of the 

total acreage in agricultural production over this period. 

After this war period, Albany leveled out to a steady but not 

spectacular growth pattern. The city's continuing prosperity may 

be attributed to its diversified industrial development, in which ag- 

riculture and forest products are still dominant. Based on these 

fundamental resources, many related industries have been developed, 

such as veneer plants, sash and door manufacturing, paper products, 

and additional food and seed processing companies. Two rare metals 

production corporations complement the U. S. Bureau of Mines Ex- 

perimental Station and play a substantial part in the community's 

economy. 

From the early dreams and hard work of the pioneers, Albany 

has moved through periods of growth to attain a population of over 

15, 000 in an economically stable community. 

The Growth of Population 

Albany's population has increased steadily but the pattern of 

growth has fluctuated as shown in Table I. One outstanding period of 

growth was the 1940 -1950 decade during which the city's population 

increased from 5,654 to 10, 115 a gain of almost 80 percent. 
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From 1940 to 1960, a period of twenty years, the population in- 

creased at an average rate of 2.5 percent per year. The following 

table lists the decennial population census of Albany from 1870 to the 

present, including the January, 1964 estimate. 

Table I. Population Growth Albany, Linn County, Oregon 
1870 -1964 

Census Population % Growth /Decade 

1880 1,867 

1890 3,079 64.9 

1900 3,149 02.3 

1910 4,275 35.7 

1920 4,840 13.2 

1930 5,325 10.0 

1940 5,645 06.2 

1950 10,115 78.9 

1960 12,926 13.3 

1965 Est. 15,388 

* Source: U. S. Census; 1965 Estimate by City of Albany 

The 1960 population census listed 22,926 persons living in the 

Greater Albany Area. This figure included the city of Albany and its 

adjoining areas, extending three to five miles from the city center. 

The same factors which caused the original settlement to per- 

sist have influenced its progress. Survival and growth can be attri- 

buted to several outstanding factors: the centrality of Albany amidst 

a richly endowed agricultural region; the location at the crossing of 
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railways and highways; the accessibility to timber resources to the 

east and west; and the site upon high ground safe from the worst of 

the river floods. 

Albany continues to show signs of progress and future expan- 

sion. The Willamette Basin Task Force has developed population 

projections for the Willamette Basin. A growth rate of 3.5 percent 

was projected for the Mid -Willamette Basin for the next twenty -five 

years. The projected Albany growth rate was 4.5 percent per year 

for the 1960 to 1985 period. Cornell, Howland, Hayes, and Merry - 

field, engineers and planners, used the more conservative figure of 

3.5 percent per year in a recent sewage treatment plant study for 

the city (Figure II). On this basis a population of 30,500 persons has 

been assumed for 1985 (8, p. 17). If Albany is to double her popula- 

tion in the next twenty years, serious thought must be given to plan- 

ning for the accomodation of these people in the most harmonious ur- 

ban atmosphere possible. 

The Functional Zones 

The urban area of Albany encompasses a large number of peo- 

ple living in a confined land space. To properly carry out the many 

functions ascribed to the urban unit, land use is ordered for the pur- 

pose of providing compatible and harmonious patterns within the ur- 

ban structure. A general observation of Albany's internal structure 
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reveals three distinct functional zones: commercial, residential, 

and industrial (Figure III). 

The CBD 

The Central Business District (CBD), also referred to as the 

commercial or core area, is the heart of the city. It is located south 

and east of the confluence of the Calapooia River with the Willamette 

River. The Calapooia River serves as a natural western boundary, 

and the Willamette River limits the core area to the north. The dis- 

trict occupies an area which extends seven blocks east and west and 

almost eight blocks north and south. The core area and the contigu- 

ous residential area show a neat rectangular block design. This de- 

sign reflects the plotting of the original two surveys carried out by 

Abner Hackleman and the Montieth brothers. The CBD has been oc- 

cupied longer than any other section of the city. Old brick buildings 

still stand on many of these core blocks. 

Industrial 

A mixture of industrial and commercial firms occur along the 

Calapooia and Willamette rivers adjacent to the CBD, extending 

eastward along the Willamette to Sherman Street. Most of Albany's 

industry is located in the main industrial zones of the city. These 

include the north, central, and south industrial parks within the city 
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boundaries. An area devoted mostly to heavy industry lies northeast 

of the city between Interstate Highway 5 and the Willamette River. 

These industrial areas are served by main line highway and rail 

transportation. 

Residential 

Residential Albany extends in a semi - circular pattern from the 

business core, with settlement within the city being restricted north- 

ward by the Willamette River. Residential expansion has been domi- 

nantly in an east -west direction with new subdividing to the south. 

Older residential Albany lies adjacent to the CBD. Growth of the 

core area has caused stores to be interspersed among residences. 

Here residential buildings appear as multi -story structures in con- 

trast to the ranch type homes in the newer residential sections. 

North Albany, the area north of the city and across the Willa- 

mette River, has been increasingly favorable for residential location. 

The higher ground above the flood plain affords particular attraction 

for home sites. Although subdivisions have encroached upon the 

flood plain here, the city is now recognizing the need for regulating 

this growth. 

Present Trends 

Albany's present growth patterns reflect a shift away from the 
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central core area. The once thriving riverfront, long neglected, has 

continued to decline, while new suburbs have stretched far to the 

south and east and to the newly settled lands of the flood plain. Con- 

comitantly, many suburban commercial developments have been lo- 

cated along the major arterials which radiate eastward and southward 

from the CBD. Industrial expansion likewise has found the open 

spaces in these directions favorable locational sites. 

The trend toward decentralization has created problems of 

great significance for the core area and the core fringe adjacent to 

the river. In this transitional zone is found the oldest portion.-; of the 

city, the area which has had to withstand the greatest pressures dur- 

ing the transition to the modern city. Incompatible and mixed land 

uses are found in this narrow strip between the commercial core and 

the riverbank. 

The solution to the problem of the riverfront fringe area is the 

most difficult. The land use has been devoted to industry from the 

early periods of settlement. Currently, however, the majority of 

modern industrial location requirements no longer include riverfront 

sites as necessary for efficient operations, but some industrialists 

are tenaciously holding on, reluctant to move because they lack a 

clear guide to the comparison of moving expense and efficiency gains. 

These industries suffer in varying degrees from obsolescence. Many 

of the firms are housed in buildings which were not originally 
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designed for them, and some buildings are physically antiquated and 

in poor condition. These factors of obsolescence are important con- 

siderations in a country where manufacturing competition is keenly 

woven into the economic fabric of the free enterprise system. A 

clear awareness of the problems of present land use and the potentials 

for remolding this section of the city will provide the basis for future 

action necessary to reinforce the core and the core fringe as a stable 

segment of the community. 



21 

THE RIVERFRONT SITE AND CURRENT LAND USE 

Natural features of the landscape have played a significant role 

in the development of Albany's riverfront occupance patterns. The 

most important natural feature has been the topography carved by the 

two water courses. Topography adjacent to the river has also greatly 

influenced the initial settlement and subsequent development of the 

whole urban area. Although the development of the riverfront is in- 

separable from the situation of the city in general, this chapter is 

concerned only with the riverfront. 

The Physical Character of the Site 

At Albany the river has entrenched itself through the old valley 

alluvials and has begun cutting into the underlying older deposits. 

Along the Albany stretch of the river, a great meander loop has form- 

ed, making a sweeping arc around a ridge of Eocene sediments which 

projects through the alluvials of the old valley fill (3, p. 5). These 

higher elevations lie across the Willamette River in the area present- 

ly known as North Albany. As the river swept around these low hills, 

its course moved progressively eastward and southward leaving a 

large area of flood plain exposed with elevations only a few feet above 

the bank of the Willamette River. This area is subject to inundation 

an average of once each year. Floods exceeding bankfull stage (16. 5 
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feet) by 8. 5 feet or more have occurred at "frequencies of from five 

to ten years" (21, p. 74). For this reason Albany has not developed 

equally on both banks of the river. Dense occupance exists only on 

the higher bank, that is, the outside bank of the meander loop. 

Albany's waterfront begins on the flood plain at the west end of 

Bryant Park, crosses the Calapooia River, then continues east 9,500 

feet ending at River Avenue overlooking the flood plain. A recent an- 

nexation brought a portion of the North Albany area within the corpo- 

rate boundaries, adding another 1, 800 feet on the north bank to the 

municipal riverfront property. 

Beginning at the east bank of the Calapooia River, the river - 

front bank rises in elevation. This bank is the terrace edge where 

the flood plain meets the high ground of the old valley fill, forming a 

steep scarp to the river's edge. At the confluence, the Calapooia has 

eroded the corner to a smooth even slope, but the bank immediately 

becomes steep and continues its steepness along most of the river - 

front. The upper level of the terrace is the flat alluvial surface 

which stretches to the south. Along the riverfront from the Calapooia 

to Baker Street, a distance of 2, 100 feet, the rivers have cut a ter- 

race which begins its slope between First Street and Water Avenue. 

From the north side of Water Avenue the slope continues to the bank 

of the river, dropping rapidly to the river's edge. Water Avenue oc- 

cupies the level portion of the terrace. 
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The terrace is quite distinct in the western extreme, especially 

at the foot of Washington Street, but gradually merges with the river- 

bank slope at Baker Street. This portion of the riverfront has been 

flooded during two years of extremely high water, 1861 and 1890. 

However no water has reached Water Avenue since the turn of the 

century. 

The meander in the Willamette River makes the riverfront a 

long curve rather than a straight line. The bank is closest to Water 

Avenue at the Baker Street intersection. The two adjoining blocks 

are short to allow room for Water Avenue, and the railroad tracks to 

curve with the river. 

From Baker Street the riverfront level remains at about the 

same elevation as the general level of the city except for two areas. 

The first one lies between Sherman and Oak Streets. Here, a small 

draw twenty feet deep cuts into the surface. The other low area fol- 

lows Periwinkle Creek which has eroded a deeper gully approximately 

thirty -five feet deep. Both these erosional features traverse residen- 

tial areas. With good reason, residents have accommodated by avoid- 

ing the building of homes in these lower areas. At high flood stage, 

water backs up into these low areas. The residential area east of 

Geary Street is generally at city elevation except for the northeast 

portion which is slightly lower. The dashed lines in Figure VII refer 

to the upper edge of the riverbank. Approximately eighteen acres of 



24 

land adjacent to the river from Main to Burkhart streets lie below this 

upper bank and is considered part of the Willamette River flood plain. 

River Avenue exists only on the city plat and marks the extreme of 

the upper bank as well as the present city limits; to the northeast the 

flood plain continues. 

Northeast of the eastern municipal boundaries lies an area 

which at one time was the main Willamette stream channel. Rem- 

nants of the channel are indicated by the First and Second Lakes. 

These two oxbow lakes probably were the extreme eastern limits of 

the river channel because immediately eastward the terrace level of 

the old valley fill rises to the level of the valley floor. Three creeks 

discharge into this low area and during high water much of the area 

adjacent to these drainage systems is inundated from back -up water. 

Most of the properties, especially those between the lakes and the 

river are marginal for development since the river does have an al- 

most yearly claim on the land. 

West of Bryant Park the flood plain broadens from a wedge ex- 

tending between Bryant Road and the river. The land is low and roll- 

ing, having desirable characteristics for intensive agriculture. 

An investigation of the area north of the Willamette River re- 

veals several topographic peculiarities common to the riverfront. 

The flood plain extends in an ellipse beginning at a point where U.S. 

Highway 20 intersects Blossom Lane. It then curves northward 
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crossing Spring Hill Road along the east edge of Cloverdale Lane and 

around the eastern loop of Nebergall Loop Road. The area is identi- 

cal in its physical characteristics to the flood plain west of Bryant 

Park. A distinct scarp marks this boundary (Figure IV). North 

and west lies the terrace of the old valley fill. The terrace occupies 

the area between the lower flood plain and the low hills to the west. 

Generally the terrace is level with gentle swales formed from drain - 

ageways. One exception is the low area along Thornton Lake. This 

narrow strip was perhaps developed from stream erosion and subse- 

quent channel deepening during times of flood. As indicated by the 

areas flooded in Figure V, the terrace is not high enough above flood 

stages to be free from inundation. The photograph of the December, 

1964 flood indicates that much of the lower area of the terrace does 

have a problem of flooding (Figure IV). 

Elevations increase rapidly north of Thornton Drive and west 

of Walnut Road. These hills are Eocene sediments and are consid- 

ered outliers of the Oregon Coast Range and have an elevation of 450 

feet, about 225 feet above the terrace. 

The 1965 Total Rive rf r ont Land Use 

The following section considers the present day land use of the 

riverfront under the headings: agricultural, recreational, residen- 

tial, industrial, and commercial (See Figure VI). 
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Figure V. Area covered by 1943 flood. The map shows the approximate area 
which flooded during the 1943 flood stage of thirty -one feet. This 
flood was the highest in the present century. The plan proposed in 
this thesis recognizes that a flood of such magnitude is not likely to 
occur again because of flood control facilities completed since 1943. 
The high ground not flooded represents the core area for residential 
development in North Albany. More detailed topographic and hydro- 
logic data are needed to correct these flood boundaries. The 1965 

flood of twenty -nine feet represented in Figure IV served as the basis 
for the proposed land use plan. 
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Agricultural 

Two areas devoted exclusively to agricultural use are outstand- 

ing. Both occupy the lowest land of the flood plain. One area is lo- 

cated west of Bryant Park, the other occurs on the north bank of the 

Willamette River. Since flooding does occur regularly, urban occu- 

pance is not encouraged, and hence farming has continued. The Che- 

halis and Newberg soils of these bottom lands are used for the pro- 

duction of feed, seed, and truck crops. 

Agricultural land use is also found on the terrace of the north 

bank. An estimated two -thirds of the land is devoted to agriculture, 

most of which is commercial. Since urbanization is occurring rapid- 

ly, it can be expected that much of this commercial farming will give 

way to the more intensive rural -urban occupance. At present land 

ownership on the terrace is in small acreages, especially that in sub- 

divisions. The larger agricultural properties are now in the process 

of being subdivided to accommodate new home sites. 

Recreational 

Albany riverfront lands incorporate some recreational areas. 

One area is in public ownership, one is semipublic, and one is pri- 

vate. 

Bryant Park under municipal ownership lies along the western 
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boundary and faces the Willamette and Calapooia rivers. Albany's 

only riverfront park was acquired in 1919 by donation from Hub Bry- 

ant, an early Albany pioneer. Because of the ideal location and the 

excellent facilities provided, the citizens of Albany are able to make 

intensive use of the park during the warm season. Flooding does not 

damage the facilities. Only a spring cleanup is needed to put the park 

back in shape for spring and summer recreation. 

A public golf course utilizes another area of the flood plain. 

The links are bounded by the river, the railroad tracks, and the 

Spring Hill Road. Several reasons make this location ideal: it is 

close to the center of the city; it has easy access by main arterials; 

and it makes use of land unsuitable for intensive development. 

The private recreation area is the Spring Hill Country Club. 

The club occupies terrace acreage farther away from urban activity. 

Membership limits the number of participants using the facilities. 

Residential 

At Main Street on the south bank the transition between residen- 

tial and industrial activity begins. Residences continue along Water 

Avenue in an easterly direction as the river curves to the north. 

Several secondary residential streets separate Water Avenue from 

the river. The land use is interrupted in many places along this sec- 

tion of the riverfront by the irregularity of the riverbank and a 
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number of street right -of -ways dedicated, but not open to use. Gen- 

erally, homes in the area are old single family units, but occasional- 

ly a new structure interrupts the average and below average class of 

homes in the area. 

Increased residential land use is indicated in the North Albany 

area. Subdividing has been rapid in the last several years. Most of 

the subdivisions have been built on ground which is slightly higher 

than the surrounding area, although several platted areas have ex- 

tended into the flood danger zone. The majority of homes on the ter- 

race are not associated with subdivision development, but are either 

newer, individually located, and built non -farm homes or older farm 

homes and associated structures dating since and from the first quar- 

ter of the century. 

Industrial and Commercial 

All of Albany's riverfront industrial and commercial activity 

is located on the south bank except for a small local commercial unit 

at the junction of U. S. Highway 20 and Spring Hill Road in North Al- 

bany. The map shows that there are four industrialized areas, two 

of which are in the city. In particular the western stretch of the riv- 

erfront adjacent to the CBD is devoted to commercial and industrial 

uses. For the first eight blocks eastward from the Calapooia, the 

land use is divided between these two activities. Beginning at Jackson 
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Street, industrial uses dominate the riverfront activity. 

A sand and gravel firm occupies a several acre tract north of 

River Avenue. Farther east the municipal sewage treatment plant and 

several industrial firms have located on a portion of the flood plain 

near Waverly Drive (represented by green shading on Figure VI). 

Two large heavy industrial areas are developed north and east 

of the city. The industries are diversified and include meat packing, 

wood processing and fabrication, and rare metal refining. 

Little commercial development has occurred on the flood plain, 

although the North Albany Shopping Center, mentioned above, is 

scheduled for additions in the future. 

All the property within the municipal boundaries on the upper 

terrace is densely occupied. Since these properties are completely 

developed, future changes can only reinforce or replace existing land 

use. Where the terrace drops to the flood plain at both ends of the 

municipal riverfront, dense urban occupance is inhibited. Some 

kinds of industry, especially saw milling operations, are suited to 

some of the land on the east end, while agriculture fits better into the 

land use scheme in the west end. 
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SEQUENT OCCUPANCE OF ALBANY' S CBD RIVERFRONT 

The physical characteristics of the site combined with the chang- 

ing technological and societal influences have resulted in changes of 

the CBD riverfront occupance. Measurement of these influencing fac- 

tors is not within the scope of this thesis, but an analysis of the Se- 

quent occupance of Albany's riverfront is essential background to un- 

derstanding the present condition. Thus, four maps were compiled 

from Sandborn maps to show the land use characteristic in 1884, 

1908, 1925, and 1965 (Figure VII). These years were selected not 

because they best represent the general trends, but because of the 

availability of information. The table accompanying the map is a list 

of the firms and specific land -use in numbered sequence. 

The 1884 Map 

The 1884 map reveals two important characteristics of the riv- 

erfront activity. The first was water power from the riverfront in- 

dustry as indicated by the canals and races which directed water to 

the various structures. It is suggested that mechanical water power 

was perhaps, in the beginning, the strongest locational factor for 

those industries not relying on river transportation for the direct 

shipment of goods. The construction of the Santiam Canal enhanced 

the desirability of the riverfront as a location for new industries by 
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providing a steady supply of water. The second characteristic, as 

evidenced from the map, was the direct access to river transport. 

This kind of transportation was vital for the agricultural processing 

industries, primarily wheat milling. Albany was one of the main ex- 

port points in the Willamette Valley. 

First to be established on the industrial waterfront was the 

Magnolia Flouring Mill, which began operations in 1852 (See Figure 

VII, No. 1). Water power for the mill was developed by damming 

the Calapooia River. Before the turn of the century, the Magnolia 

Mill was the largest mill of its kind in the heart of the wheat growing 

area of the Willamette Valley. In 1925 most of the building was torn 

down; the remaining portion was used for grain storage until 1959 

when the old building was demolished. All that remains is a vacant 

lot. 

So important was wheat processing at this time that two more 

mills were erected. The Albany City Mill was built in 1865, grinding 

for export while the Albany Custom Mill built in 1866 processed 

wheat for local people, taking part of the wheat as payment for the 

service. Throughout the latter part of the 19th century, Albany was 

one of the principal points in the valley for shipping wheat. In 1872, 

there were five warehouses with a storage capacity of 600, 000 bush- 

els (17, p. 36). 

During the 19th century period, both before and after the canal 



37 

was in operation, more industries were founded along the waterfront 

adding to the diversification of the city's economy. Albany's water - 

powered industries, twenty years before the turn of the century, in- 

cluded two sash and door factories, a planer and lath mill, saw mill, 

brewery, flax mill, a foundry, a bag factory, and the Red Crown 

Flour Mill at the foot of Thurston. The 1884 map reveals fifteen in- 

dustrial or commercial enterprises introduced along the riverfront. 

Industrial diversification is evident, but emphasis is on grain and 

wood processing. 

The 1908 and 1925 Maps 

After the first period, two occurrences had a profound influence 

on the future development of Albany's waterfront land use. The first 

was the change from direct water power to electric power; the second 

was the establishment of rail transport and subsequent decline of riv- 

er transportation. Several wood storage sheds, which supplied the 

wood burning locomotives, are shown near the railroad tracks on the 

1908 map. During the period 1908 to 1925 the second wharf had dis- 

appeared. Also by 1925 the wood storage sheds had disappeared as 

coal had taken the place of wood. The Oregon Electric Railroad laid 

main line tracks along Water Avenue shortly after 1908, reinforcing 

the riverfront as an industrial area. Flexibility offered by electric 

power and the railroad allowed industry to break away from 
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dependence on the riverfront locational advantages. As a result the 

water races which laced the city soon disappeared. 

Another earmark of these trends is the decline of intensively 

used water front properties in the western section noticeable on the 

1908, and more so on the 1925 map. Considering the proximity to 

the central core of the city, one would expect to see a denser occu- 

pance. Tradition, however, has played an important role here. Once 

an area has been used for a single purpose the tendency is to keep to 

these same kinds of development. In this case, industrial develop- 

ment was probably considered as the only proper use of this river - 

front property; therefore, encroachment by commercial establish- 

ments, even though the properties were vacant, was not attempted 

to any degree. Another consideration which might have reinforced 

this reluctance to use the land was the results of the 1892 flood which 

covered Water Avenue. 

The 1965 Map 

The general land use in the industrial section is shown not to 

have changed appreciably, and still reflects the type of industries 

which have been the backbone of the city's economy throughout its 

history. However, there is revealed a notable reorientation in the 

specific types of industries as well as in their concentration. Flour 

mills and warehouses have disappeared, having been replaced by 
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grass seed processing and food preserving and processing industries. 

Woodworking industries have been in a dominant position along the 

waterfront and diversification has, in this type of industry, been no- 

ticeable up to the present time. In earlier days, more of the every- 

day implements were made of wood, as represented by the several 

woodworking firms including the machine shop and foundry which was 

noted for its manufacture of wooden farm implements and transporta- 

tion vehicles. 

The Albany Planing Mill, which was among the first industries 

along the riverfront, still operates today in expanded facilities. This 

industrial plant appears on all four maps. Another "old timer" 

which survived until very recently was the Albany Foundry. The red 

brick building had remained little changed in appearance since the 

last expansion in 1890. Today the portion of the structure remaining 

is being utilized as a storage facility for a local oil company. 

Generally there has been a concentration of the heavier indus- 

tries requiring larger plant facilities. This type of industry, includ- 

ing food and seed processing, has been located toward the eastern 

extreme of the industrial section. Here more land has been available 

for the larger floor and yard space required. 

The series of maps shows the expansion of residential develop- 

ment eastward along the riverfront. Residents in the core area have 

gradually disappeared. Only two homes appear west of the railroad 
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bridge. The one adjacent to the bridge is a mobile home, replacing 

the residence that appeared on the previous three maps. Most of the 

blocks east of building fifty -nine, Charles Lilly Seed Co. , are com- 

pletely filled with homes. The large number which appear on the 1925 

map and also on the 1965 map suggest the general age of homes in the 

area. 

Thus, through the years the municipal riverfront has progressed 

through the complete evolutionary sequence characterized by youth, 

maturity and old age. The latter years have been marked by steady 

decline so that today the area is in a state of general obsolescence. 

The problem of measuring the extent or degree of obsolescence is 

discussed in the next chapter. 



Table II.. Sequent Occupance 

Code No. Firm Or Use Classification 1884 1908 1925 1965 Code No. Firm Or Use Classification 1884 1908 1925 1965 

1 Magnolia Flour Mill Food Processing x x x 13 Oregon Wire Works & Light Industrial x x 

2 St. Charles Hotel Commercial 

3 Albany City Flour Mill Food Processing 

4 Brewery Food Processing 

5 Albany Custom Flour Food Processing 

x 

x 

x 

x 

x 

x 

x 
Spring Factory 

14 Farmer's Warehouse 

15 Red Crown Flour Mill 

15 Seed Cleaning & 

Storage 

Warehouse 

Food Processing 

Light Industrial 

x 

x x 

x x 

Mill 

6 Copland Grain Clean- Warehouse 
ing Warehouse 

x 
16 Spink's Lumber Yard 

17 Commercial Shops 

Commercial 

Commercial 

x 

x x 

7 Albany Planing Mill Wood Processing 

8 Cherry & Parker Machine 
Shop & Foundry Medium Industrial 

9 Albany Foundry Medium Industrial 

9 Truax Oil Storage Warehouse 

10 Carter Planing Mill Wood Processing 
Robinson & West Planing Mill 

11 Crab & Fromm Furniture 
Factory Light Industrial 

12 Putnam Chair F actory Light Industrial 

x 

x 

x 

x 

x 

x 

x 

x 

x 

x 

x 

x 

x 

17 Public Parking 

18 He arold Printing 

19 Commercial Shops 

20 Tenant House 

21 Warehouse 

21 Glass Glazing 

21 Warehouse 

22 Warehouse 

22 Neon Signs 

Commercial 

Commercial 

Commercial 

Commercial 

Warehouse 

Light Industrial 

Warehouse 

Warehouse 

Commercial 

x 

x 

x 

x 

x 

x 

x 

x 

x 

x 

x 



Code No. Firm Or Use Classification 1884 1908 1925 1965 Code No. Firm Or Use Classification 1884 1908 1925 1965 

23 Feed Supply Commercial x 34 Commercial Shops Commercial x 

23 Lodge Commercial x 34 Warehouses Warehouse x 

24 Haynes Fruit Dryer Food Processing x 35 Albany Sand & Medium Industrial x x 

Company Gravel Co. 

25 Brandenberg & Wheeler 36 Bottling Works Food Processing x 

Lumber Yard Commercial x 
37 Carpenter & Cabinet 

25 Hamond Lumber Yard Commercial x Shop Wood Processing x 

26 Albany Mills & Ele- 38 Lumber Shed Box 

vator Co. Food Processing x Factory Wood Processing x 

26 Senders Seed Co. Seed Processing x x x 38 E -Z Build Homes Wood Processing x 

27 Tompson & Kramer 39 Oregon Electric 
Shingle Co. Wood Processing x Freight Depot Commercial x 

28 Woolen Mill Light Industrial x 40 Feed Mill Commercial x 

29 Fruit Dryer Food Processing x 40 Seed Warehouse Warehouse x 

30 Star Tanning Co. Light Industrial x x 41 Wool Shed Warehouse x 

31 Albany Tannery Co. Light Industrial x x 42 Hunt's Brothers Food Processing x 

Packing & Cannery 
32 Bark Shed Warehouse x 

43 Veal & Sons Saw Mill Wood Processing x 

32 Wagon Shed Warehouse x 
44 Hub City Concrete 4 

33 Grain & Hay Warehouse Warehouse x Mix Co. Medium Industrial x x N 



Code No. Firm Or Use Classification 1884 1908 1925 1965 Code No. Firm Or Use Classification 1884 1908 1925 1965 

45 Construction Co. Commercial x 52 Murphy's Logging Co. Wood Processing x 

46 Albers Feed & Farm 53 Nisson Motors Used 
Supply Commercial x Cars Commercial x 

47 Warehouse Warehouse x 54 Oregon Egg Producers Commercial x 

48 Ryals Feed & Seed 55 Jenks -White Seed Co. Seed Processing x 
Warehouse Warehouse x 

56 Borden's Vacant Plant Food Processing x 
49 Smith Glass Co. Commercial x 

57 Roth's Furniture Ware - 
50 Burk's Heating & house Warehouse x 

Sheet Metal Commercial x 

58 Stokley Van Camp Co. Food Processing x 
51 Warehouse Warehouse x 

59 Charles Lilly Seed Co. Seed Processing x 
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EVALUATING COMMERCIAL AND INDUSTRIAL 
OBSOLESCENCE 

This chapter deals with the development and use of a system of 

standards and measurements by which to evaluate commercial and in- 

dustrial obsolescence. The methods developed were applied to those 

industries, warehouses, and commercial establishments which lay on 

the north and south side of Water Avenue from the Calapooia River 

east to Main Street. 

The Problem 

Since the beginning settlement in this zone, occupance has re- 

flected a dominant usage by commercial and industrial activity. But 

since Albany's remarkable economic expansion after World War II, 

new criteria for industrial location have made the riverfront an in- 

creasingly unattractive site for prospective industrialists. New in- 

dustries and commercial enterprises have located in other areas, 

and with few exceptions the narrow band of properties on either side 

of Water Avenue appear as though they have completed their evolu- 

tionary cycle to old age. There seems to be little effort given to re- 

newing structures, or changing the apparent incompatibility of land 

use. Commercial and industrial buildings hang precariously over 

the river bank, lacking all appearances as a functional zone of a mod- 

ern city (Figure VIII). Old unpainted wooden or concrete structures 
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are located along the riverfront in mixed and incompatible land uses 

(Figure XII). The natural vegetation stands high along the bank, 

brambled and unkept, adding to the overall ugliness of the riverfront 

buildings. Open spaces are numerous with no attempt to utilize the 

land. Railroad tracks which once provided train service for most 

riverfront industries now have only minor functional value (Figure 

XIII). Water Avenue is narrow, interrupted, and only partially paved. 

Cross streets are narrow and dead end at Water Avenue on the river 

bank (Figure X). These undesirable arterial conditions make access 

and egress difficult. Insufficient loading and parking space add to the 

disorder. Description of conditions as they appear to the eye is not 

enough. There is need for some objective measurement or system 

of classifying the extent of decline or blight. Among the criteria used 

for defining obsolescence are those suggested by the planner, Miles 

Colean. 

Colean states that, 

...a problem of renewal exists whenever a building is 
left standing after (1) there is no longer demand in the 
locality for the use for which the building was designed 
and the building cannot be economically converted to a 
new use; (2) the building has deteriorated to a point 
where its maintenance in a safe condition, or its re- 
storation to such a condition, would cost more than would 
be warranted by the potential income from the property; 
or (3) its arrangement and equipment have become so ob- 
solete that the building cannot be brought up to acceptable 
standards of health, amenity, or efficient operation within 
a cost justified by the existing or potential income that it 
can produce.(7, p. 37,38). 



Figure VIII. A view of the riverfront from the Albany Bridge looking downstream. 
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The problems increase in complexity if streets, utilities and other 

improvements are run down or obsolete in relation to modern needs. 

These conditions in themselves may create obsolescence irrespective 

of the conditions of structure. Colean points out that if many proper- 

ties in an area are obsolete under these criteria and no plans have 

been made for restoration or removal, a serious problem exists for 

the property owners and the community (7, p. 38). 

A Method of Evaluation 

According to Colean and others (7, p. 37, 38; 20, p. 27, 28), 

obsolescence has four distinct aspects. These are: (1) location, 

(2) physical or structural, (3) functional, and (4) site obsolescence 

(See Table III). Developing a system of measurements applicable to 

non - residential blight presents two basic problems. The first is how 

to measure the symptoms of obsolescence; the second problem is 

that of defining the point at which an element becomes obsolete. Both 

problems involve value judgements. 

One approach has been presented by the St. Louis Demonstra- 

tion Study which considered the two problems. An arbitrary system 

of evaluation was carefully worked out (24). A detailed scoring cri- 

teria was applied to reduce subjectivity to a minimum. 

The present study followed the approach used for the St. Louis 

study, by trying to establish the degree to which each element 
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approaches the optimum standards. This was accomplished by set- 

ting the standard from several of the best of the same general type of 

structures throughout the city. 

The Questionnaires 

Two measurement questionnaires were prepared (Appendix I). 

The first is related to structural deterioration and general building 

obsolescence since it is generally agreed that these two factors are 

the important elements of non -residential blight. The second mea- 

surement questionnaire reflects the data concerning occupancy. The 

items included attempt to describe the character and type of occupant. 

The two questionnaires were completed by each owner or manager of 

Albany's CBD fringe study area. The information compiled from 

these questionnaires was then evaluated in terms of the degree of ob- 

solescence for a particular land use. 

The Fractional Code 

To provide a comprehensive summary without presenting a 

lengthy descriptive commentary for each establishment a fractional 

code system for presenting the necessary information was devised. 

This code readily shows information necessary in describing the spe- 

cific occupant type, general use, and the degree and type of obsoles- 

cence. It has the attribute of simplicity, legibility, and clarity, 
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combined to give quick, easy reference to the data intended for pre- 

sentation. Table IV summarizes the code system. The numerator 

contains the identification information such as type of use, while the 

denominator presents the type and degree of obsolescence. Using 

the code system for evaluation each specific unit of land use was map- 

ped. The code was placed on the property or building area on the 

land use map (Figure IX). A color code is also used as an aid to 

identify at a glance the general conditions of obsolescence as sum- 

marized from the denominator of the fractional code. 

The Evaluation of Commercial and Industrial Obsolescence 

The following section is a report on the evaluation of the degree 

of obsolescence. The evaluation begins with the conditions of zoning, 

followed by vacancy, and the four catagories of obsolescence: struc- 

tural, site, functional and locational. 

Zoning Conformity 

The riverfront is zoned for both industrial and residential use 

(Figure III). The industrial zones include a light industrial area (MI) 

immediately north of the CBD, and a medium industrial area (M2) 

immediately east of MI zone. The difference between the types of 

industries allowed in either zone is contingent upon the nuisance 

factors of the particular industries. These include noise and air 
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pollutants. The zones are also delimited by their relative location 

with respect to residential areas (2, p. 15). 

Comparing the present uses in M1 zone with those allowed in 

the Cl or CBD reveals similarities so consistent that this zone might 

better be designated Cl. Referring to Figure III, uses conforming to 

Ml zone are absent. Two industrial uses do appear, Albany's Sand 

and Gravel and Murphy's Logging, but these are classified as medium 

industries. Both of these firms detract from the appearance of the 

riverfront and neither conforms to the overall land use in this zone 

(Figure X). 

In the M2 zone the present land use conforms more closely. 

Several instances of non - conforming uses exist, but these present no 

distressing problems as in M1 zone. The non - conforming uses in- 

clude commercial, commercial storage and residential. Those uses 

designated commercial, which include retail and warehouse firms, 

have to some degree the negative factor of locational obsolescence. 

For instance, Roth Furniture and Appliances owns a warehouse at 

Thurston Street and Water Avenue. A distance of sixteen blocks 

must be traveled roundtrip from the downtown store to the warehouse 

in the process of moving goods. The warehouse would better be lo- 

cated at or near the store for a more efficient operation (Figure XIII). 
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Table III. Criteria used in judgement of industrial and commercial 
obsolescence. Condensed from (20, p. 27, 28). 

Physical or Structural Obsolescence 

1. Building is not susceptible to ready alteration or enlargement. 
2. Physical deterioration has proceeded to a point where repair is 

not justified. 
3. Modern services are either absent or are of low quality, i.e. , 

sanitation, elevator, air- conditioning. 

Site Obsolescence 

1. Parking facilities inadequate or lacking. 

2. Absence of off street truck loading and maneuvering space. 

3. Excessive land coverage ratio. 
4. Poor ground conditions, flooding and general foundation problems. 
5. Absence of space for expansion. 

Functional Obsolescence 

1. Difficulty of adapting to the changing requirements of the firm' s 
material inputs, interior circulation, and physical production 
system. 

2. Difficulty of adapting to changing purchasing and distributing 
pattern. 

Locational Obsolescence 

1. No longer suitable due to change in product or because size of 
firm has altered or because mode of operation has been revised. 

2. Surrounding land uses have changed. 

3. From the public standpoint an alternative land use has greater 
general advantage to growth and improvement of the community's 
living standard. 

4. Present use deters more desirable or more remunerative uses 
of neighborhood land. 

5. Transportation access is inadequate or very expensive. 



First Digit 

Firm Identification 
Code Number 

1 or 2 Digits (See 
Table V). 

First Digit 

Structural 
1 Good 
2 Standard 
3 Substandard 
4 Poor 
5 Not Applicable 

or 
Undetermined 

Table IV. Land use and obsolescence 

Fractional Code 

Numerator 
Second Digit 

Land Use 
1 Commercial 
2 Warehouse & Storage 
3 Light Industrial 
4 Medium Industrial 

Second Digit 

Site 
1 Good 
2 Standard 
3 Substandard 
4 Poor 
5 Not Applicable 

or 
Undetermined 

Third Digit 

Vacancy 
1 Vacant 
2 Occupied 
3 Partially Occupied 

Denominator 

Third Digit 

Locational 
1 Good 
2 Standard 
3 Substandard 
4 Poor 
5 Not Applicable 

or 
Undetermined 

Fourth Digit 

Zoning Conformity 
1 Conforming 
2 Non - conforming 

Fourth Digit 
Functional 

1 Good 
2 Standard 
3 Substandard 
4 Poor 
5 Not Applicable 

or 
Undetermined 
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Table V. Firm Identification Code Number 

First Digit 
1 Senders Warehouse 
2 Starlight Neon Sign Warehouse 
3 Sears Warehouse 
4 Albany Sand and Gravel Warehouse 
5 Max Kelley Warehouse 
6 Ryals Feed & Seed Warehouse 
7 Albany Sand & Gravel Office and Warehouse 
8 Albany Saw Shop 
9 Max Kelley Supply Company 

10 Eagles Lodge 
11 Roth Furniture and Auction House 
12 Edwards Warehouse 
13 Edwards Albany Planing Mill 
14 Albany Plumbing and Edwards Warehouse 
15 Smith Glass Service 

16 Burk Heating & Appliances & Senders Warehouse 
17 Jack Wentworth Warehouse 
18 Murphy' s Logging Boom and Dump 
19 Truax Oil Warehouse 
20 J. N. Copland Lumber Yard 
21 E -Z Built Homes 
22 Tompson Seed & Grain Storage 
23 Oregon Egg Producers 
24 Jenks -White Seed Warehouse 
25 Borden Company- -Hub Valley Industries 
26 Roth's Furniture Warehouse 
27 Red Crown Mill Warehouse 
28 Stokely Van Camp Company 
29 Jenks -White Seed Company 
30 Charles Lilly Seed Company 
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Building Vacancy 

Building vacancies or semi -vacancies are excessively high 

along the waterfront in both zones. These vacancies exist primarily 

in warehouse and other storage facilities not directly associated with 

industrial or commercial operations (Figure XII). 

Seven of the eleven warehouse or storage facilities in this 

category were vacant or only partially used. Three commercial and 

industrial buildings were vacant. Three of the structures now only 

partially used will be vacated within the next four months (June, 

1965). This would give a total of five vacant structures. Combining 

the preceeding totals reveals that one -third of the buildings were 

under -utilized. The majority of buildings used for storage were not 

designed for this purpose, but have come to this use primarily be- 

cause commercial or industrial activity could not adequately utilize 

the space. This phenomenon occurs in old delapidated buildings as 

well as those of more recent construction. 

Structural Obsolescence 

A high degree of structural obsolescence is indicated for 

many buildings along the waterfront. Substandard conditions pre- 

vailed in fourteen structures; of these six were rated poor and only 

five were designated good, and eleven standard. Age is the primary 
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factor contributing to this type of obsolescence. Four of the struc- 

tures were built in the late 1800's; four others were constructed 

since the Second World War. The majority date from the 1920's and 

1930's. Not one building is considered fireproof under the Sandborn 

Classification. Fifteen of the major buildings are wood frame; some 

have all or a partial wall covering of corrugated iron. Ten buildings 

are constructed of masonery; three of these are brick units and pre- 

date the present century. 

Recently, Charles Lilly Seed Company sustained extensive 

fire damage to two -thirds of its buildings. This is unfortunate be- 

cause this firm generally rated higher than other industries along 

the riverfront in aspects of efficient industrial operations. 

Site Obsolescence 

Site obsolescence is generally high. More negative values 

were recorded under this category than for structural obsolescence. 

Nineteen of the thirty units were rated substandard or lower. The 

major considerations under this category are the detrimental effects 

of riverbank topography on wharf lots (wharf lots are those which 

abut the Willamette River); the lack of space for operations and for 

future expansion; and the limited facilities for access, egress, and 

parking. Many of the industrialists and owners readily admitted 
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these were major obstacles to more efficient operations. Only one 

firm indicated intentions of relocating because of these limitations. 

Eastward, as the river curves to the north, more property is 

available for industrial sites between Water Avenue and the river 

bank. Structures also increase in size with floor spaces up to 80, 000 

square feet, contrasting with about 5,000 square feet for the western 

end of the riverfront. Site obsolescence is still a major factor for 

this section, although it has decreased somewhat as compared to 

those properties adjacent to the CBD. 

Functional Obsolescence 

Functional obsolescence is measured by the suitability of the 

structure to accommodate itself to the material and the mechanical 

requirements of specific industries (20, p. 27). Unequivocally, this 

category was the most difficult to measure. Only eleven structures 

can be considered industrial; two were vacant and two were not oper- 

ational (June, 1965). 

The two dominant industries are wood and grass seed proces- 

sing. Wood processing included four operations: Albany Planning 

Mill, E -Z Built Homes, Copland Lumber and Murphy's Logging. Al- 

bany Planning Mill and E -Z Built Homes both operate in substandard 

structures which detract from efficient plant layout. Grass seed 

processing and storage includes Senders, Jenks -White and Charles 
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Lilly. Senders structure, built before this century, was judged to be 

substandard because of age and obsolete internal operation. Both Lil- 

ly and Jenks -White have efficient operations, but are suffering with 

the changing structure of the seed industry. The present trend indi- 

cates that many of the larger seed growers are processing and stor- 

ing more seed, reducing the need for larger collection and processing 

operations. Under these conditions large seed companies need to di- 

versify. One area of diversification involves commercial fertilizer 

distribution. 

Locational Obsolescence 

One indicator of locational obsolescence is the inefficient use 

of space relative to the surrounding uses. In this case, an alterna- 

tive land use might offer a greater general advantage to the growth 

and improvement of the community (20, p. 27). Along the CBD 

fringe in M1 zone the old deteriorated buildings, the majority being 

warehouses or storage, do not reflect the highest and best use of this 

valuable land. The character of use along this section is reflected 

in the locational obsolescence, and is reinforced by the reluctance 

of prospective developers to initiate improvements. So much of 

the area is in such poor condition that any new development, espe- 

cially commercial, would be out of place in the isolation and obsoles- 

cence of the riverfront. 
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Figure X. Murphy's logging boom pictured at the right is a non- 
conforming land use where logs are dumped into the 
river and rafted downstream. Log trucks must pass 
through a portion of the CBD to unload here. At this 
point vehicular traffic cannot proceed eastward along 
Water Avenue. Traffic must bypass to Second Street 
then back to Water Avenue via Montgomery Street. 
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Figure XI. This building belonging to Mr. Jack Wentworth was 
originally built as a poultry processing plant. The 
physical condition is standard, but the building has 
been vacant since 1959. The sign on the door -- For 
Sale or Lease -- indicates the occupance status of 

the building. 
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Figure XII. In the foreground are two buildings which predate the 
present century, Senders Warehouse and Starlight 
Neon Sign Warehouse. Both structures are badly de- 
teriorated. These buildings are located at the extreme 

western end of Water Avenue. 
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Figure XIII. A view from the Southern Pacific railroad bridge 
looking west along Water Avenue. From left to right 
is Roth's Furniture Warehouse, Jenks -White Seed 
Warehouse and the vacant Borden's Evaporated Milk 
plant. Vacant lots occur on both sides of Water Ave- 
nue in the lower portion of the photo. The seed ware- 
house is formerly the Oregon Electric Freight Office. 

c + 

r 
r. 
,- _,.+ 

'.fi jei 
;.`;Or + 

ro, 

_ :- 
,'. ',IA 

: 
ILII 

.,-- _ RÏr. 
_. 'n` s ¡-, . 

\ 
' - ,, 6. 

'k?çç}f C'y' `, Ê ;' `ars 
;a 



65 

Figure XIV. This is a view of Water Avenue westward from the 
Albany Bridge. The building in the right foreground, 
built in the late 1800's, served as a wharf warehouse. 
It is now partially occupied by Albany Sand and Gravel 
Company. Four railroad tracks traverse Water Ave- 
nue, two each belong to Oregon Electric and Southern 
Pacific railroads. The avenue is used as a switching 

yard for freight cars. 
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The factor of inadequate space is the most influential in deter- 

mining the locational obsolescence. If a firm cannot operate at max- 

imum efficiency because of site limitations, then location obsoles- 

cence is increased, to the extent that another use could utilize the 

land more efficiently. 

Another factor which must be considered in evaluating location - 

al obsolescence is relative land values. The complaint has been 

voiced by industrialists that land values in both the M1 and M2 zones 

are too high for industry. These values reflect the location of this 

land with respect to the CBD and the riverfront. These properties in 

the M1 zone are valued in relationship to their centrality within the 

core area. On the north side of Water Avenue land valuations range 

from 30 cents to $1.00 per square foot. While those on the south 

side of Water Avenue range from 85 cents to $1.40 per square foot. 

The average for M1 zone is approximately 70 cents per square foot. 

Values increase to a maximum of $6.50 per square foot at the corner 

of Washington and Second Street which is the central point of the CBD. 

Land values in the M2 zone range from 20 cents to 40 cents per 

square foot. In contrast the land values in the South Industrial Park 

average 10 to 15 cents per square foot or 50 to 100 percent less than 

the value for land in the M2 zone and approximately 600 percent less 

than the M1 zone. These figures show that the valuable riverfront 

industrial land is not priced competitively with the newer developed 
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open lands lying away from the river. Land prices in the riverfront 

area are from two to five times higher than in the new industrial 

areas. 

In the early days the riverfront site was easily adapted to the 

river boat traffic. As this mode of transportation declined railroads 

became the most important transporter of goods. Currently, how- 

ever, trucks have become the primary movers. This change is re- 

flected in the locational obsolescence characteristic of many busi- 

nesses and industries adjacent to the river. Information from the 

questionnaire shows that twelve firms use the railroad; four indica- 

ted an occasional use; three indicated about 20 percent use; and five 

claimed that about half of their goods were shipped by rail. 

Since less than one -third of the firms include the railroad as 

an important part of their transportation component, the location of 

the majority of the firms is not fostered because of the availability 

of this medium of transport. Nor are the industries favored because 

of the location adjacent to the river, since only one firm uses the riv- 

er for transportation and none for water supply or sewage disposal. 

Railroad tracks traversing Water Avenue inhibit vehicular traffic. 

Railroad cars standing along the tracks often cause major delays of 

vehicular access and egress. 

The Willamette River limits properties on one side while resi- 

dential land use imposes restriction on the other side. This 
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isolation is emphasized by the absence of major arterials capable of 

carrying the heavy industrial traffic to the zone. Traffic from the 

south must travel through residential and /or commercial areas to 

reach the zone adding to the general nuisance and congestion in the 

city. As the city expands to the south and east these problems may 

be expected to increase. 

Conclusion 

This chapter attempted to portray Albany's CBD riverfront as 

a functional area in the community. The field study clearly shows 

that the riverfront has declined and reached a point of overall obso- 

lescence. There is an obvious need for redevelopment. Several con- 

clusions have been reached with respect to land use and commercial 

and industrial obsolescence: 

1. An unusual amount of land is vacant with no attempt 
at utilization. 

2. Land use does not generally conform to the zoning 
laws. 

3. Structural vacancies are high with little prospect 
for full utilization. 

4. The rail facilities are a nuisance to many occupants 
along Water Avenue. 

5. Structural obsolescence is remarkably high. 

6. The river restricts expansion to the north, residential 
land use restricts expansion southward. 
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7. Site features for most firms are below standard. 

8. Increasing truck transportation and decreasing 
rail transportation has increased the area's iso- 
lation. 

9. Land values are high in proportion to other in- 
dustrial districts. 

10. Most firms operate in buildings which were not 
designated for their particular needs, or the 
structures are so old that internal operations 
are inefficient. 

11. Most of the occupants are aware that land use 
should be changed to an alternate and more bene- 
ficial use. 

The final chapter which follows is a proposal for redevelop- 

ment and development of the CBD fringe and associated riverfront. 

It has been deemed appropriate to develop a land use plan which in- 

corporates the whole riverfront including those areas which influ- 

ence the overall urban structure and might be incorporated within 

the municipal boundaries at some future time. The plan considers 

the potential aesthetic and open space benefits of the riverfront. 
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THE FUTURE OF ALBANY'S RIVERFRONT LAND USE 

During the occupance period, Albany's riverfront has evolved 

into an important segment of the total urban structure serving to high- 

light the functional and aesthetic values of the Willamette River. A 

major part of the riverfront, however, has proceeded to the stage of 

old age in the urban evolutionary cycle and is characterized by deteri- 

oration, incompatible land uses, and general neglect. Another por- 

tion of the riverfront is presently in the stage of youth where urban 

occupance is new. Areas that are in either of these stages of river - 

front development need special attention if they are to continue to pro- 

vide a worthy urban environment. The riverfront is one specific area 

toward which the people of Albany should direct the necessary com- 

munity resources to plan and implement a sound land use scheme. 

This chapter proposes plans for land use which might act as 

guide lines for a more concise ordering of riverfront renewal and 

development for Albany. The plans suggest major categories of land 

use deemed appropriate for specific sections of the riverfront. These 

areas are then described in terms of the present land uses, and dis- 

cussed either in terms of changes needed or of maintenance of pre- 

sent uses. Major problems are defined which might be encountered 

in re- ordering the land use. One plan deals with broad categories 

of land use for the total riverfront, another in more detail is a 
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redevelopment plan for the CBD riverfront fringe area. 

Planning Guide Lines 

In developing the proposed plans for Albany's riverfront lands, 

the following planning guidelines were used: 

1. Land should be devoted to the use for which is 
physically adapted. 

Z. Specific utilization should be chosen carefully in a 
general class of land use. 

3. Land use should be developed to its optimum. 

4. Reasonable consideration should be given to present 
and projected uses of adjacent properties. 

5. Unified development or redevelopment should have 
priority over the development of individual parcels. 

6. Aesthetic considerations should be given full appraisal. 

7. Full consideration should be given to the realization 
that the riverfront is only part of the municipality and 
land uses are related to the whole city structure. 

8. The plan should be conceived to provide for future 
growth. 

9, The plan should be considered flexible. 

A Scheme for Development of the Albany Riverfront 

The first plan is a proposal for development of the total Albany 

riverfront (Figure XV). The area considered might be termed 

greater Albany, since both sides of the river are included, and some 

i'. 
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areas are outside the municipal boundaries. The areas considered 

are now devoted to industrial, agricultural, residential, recreational 

use and open unimproved land. 

Easy cross reference to maps is facilitated by the use of a col- 

or code identical to the one used on the current land use map (Figure 

VI). The numbers refer to the sub -headings in the text. Alterations 

proposed in present land use fall within a continuum from none or lit- 

tle change to completely redirecting the use of an entire area. The 

following section provides an analysis of the plan together with com- 

ments on proposed changes from present land use and possible major 

problems. 

Industrial Land (I) 

Lands currently devoted to industry in the area northeast of the 

present municipal boundaries are proposed to continue in the indus- 

trial category. The area is bounded by the Willamette River on the 

west side and Interstate Highway 5 on the east. These boundaries 

provide the isolation needed by the heavier industries located in the 

area. The need appears to be for a more concerted effort toward a 

comprehensively planned and organized industrial district, one with 

paved streets, sewage and water mains, and power and lighting facil- 

ities. This would make the district a more efficient and attractive 

place for a wide variety of industrial establishments. 
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Six medium and heavy industrial firms presently utilize a por- 

tion of the land west of the Southern Pacific Railroad tracks. The 

mill pond and First and Second Lakes afford ideal ponding for logs 

utilized by the several lumber products industries. A large meat 

packing plant, a foundry, Southern Pacific Railroad switching yard 

and a metallurgical plant also occupy large tracts of land in the sec- 

tion. The properties stretching north to south between Interstate 

Highway 5 and the railroad tracks should also be included under the 

current industrial zoning scheme applicable to the area west of the 

railroad tracks. The present development is one of sparcely scat- 

tered and generally substandard residential structures. Kathryn 

Street is proposed to be the southern limit for industrial development. 

The northern limit of the industrial zone is established by pre- 

sent zoning regulations which provide smaller industrial sites located 

as much as four miles north of the city. These smaller industrial 

zoned areas occupy approximately 900 acres between Interstate High- 

way 5 and the Willamette River. Since the area lies outside the city 

boundaries the problems of service are complicated because special 

districts would have to provide the necessary services. Annexation 

would allow beneficial land use controls as well as provide municipal 

services to the area. 
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Agricultural Land (A) 

The plan proposes that the majority of the riverfront agricultur- 

al land use be preserved by continuing this type of use. Most of this 

land is located on the lower areas of the floodplain; that is, the bot- 

tom land below the terrace on both sides of the Willamette River. 

The land above the terrace on the north side has traditionally been 

devoted to agriculture, but much land has been taken out of commer- 

cial agriculture by encroaching urbanization (Figure VI). 

Both agricultural areas are subject to flooding. The bottom 

lands are completely covered by water for short periods of time al- 

most every year, especially on the south bank. Some of the lands 

above the terrace on the north side have flooded at frequencies of 5 

to 10 years. The fact that this land floods at close frequencies pre- 

sents problems of significant magnitude in attempting future develop- 

ment of the flood plain and terrace lands. The antithesis to the idea 

that flooding creates problems for future development is the concept 

that flooding inhibits development and aids in reinforcing the existing 

land use. Both ideas work directly and naturally toward the sugges- 

tion that agricultural zoning and the open space approach should be 

advocated for these lands. 

The agricultural lands below the terrace are almost assured of 

remaining in this use, through any forseeable future times, because 
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floods occur at such frequencies that people are continuously aware 

of the inherent potential danger of urban type development. Yearly 

flooding is a cogent reminder that those who violate the natural 

boundaries of the river and encroach onto the flood plain will suffer 

the consequences. 

On the other hand, agricultural land on the terrace is infre- 

quently flooded. In Figure IV the vast amount of terrace land sub- 

jected to flooding at the northern extremity of North Albany is clearly 

shown. This land is inundated only at extremely high water. The 

danger in developing this land is soon forgotten after the flood waters 

receed and thus, suburban occupance continues to push northward on 

to these vulnerable agricultural lands. 

At present there is no economically feasible combination of 

flood control measures which will prevent all future flooding along 

the Willamette, nor is it likely that such a degree of protection be 

provided within the forseeable future (21, p. 80). Control works are 

capable of regulating a small percentage of the total run -off in the 

Willamette River System. At present only 5 percent of total run- 

off is controlled. This ratio may reach 10 percent at some time in 

the future, but even this level of control will be inadequate for high 

magnitude floods such as occurred in December, 1964. Control 

measures for maximum floods are not economically feasible because 

these floods occur so rarely; yet, these are the floods that cover the 
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most area and create the greatest damage. 

It is suggested that flood prone agricultural lands be kept in ag- 

ricultural use as a "green belt" area through the instrument of zoning. 

The zoning could well be of two kinds, flood plain zoning which would 

prohibit structural development and zoning for exclusive agricultural 

use. 

Carefully designed regulations could serve to protect the agri- 

cultural community from pressure of the urban environment, guide 

urban expansion into the most desirable channels, and prevent fur- 

ther increase in flood damage potential by reserving the lower flood 

plain and associated terrace lands for open space use, primarily ag- 

ricultural. 

Residential Land (R) 

Two areas of residential riverfront land are proposed to be con- 

tinued in this use, but certain modifications are suggested which can 

be carried out by renewal and flood plain management. 

The first and older residential section stretches eastward from 

Main Street (Rl). The general substandard condition of this residen- 

tial area is reflected by the age of most of the structures. Since the 

type of occupance is well established, it is not feasible or economi- 

cally possible to direct the land use toward another land use priority. 

The continued residential use for this land is recommended; however 
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there needs to be upgrading of the character of the homes in the area. 

New homes are replacing old, but replacement does not seem to be 

rapid enough for upgrading to compensate for the general deteriora- 

tion. This plan suggests a program of residential urban renewal 

which would provide the basis for invigorating the area to new devel- 

opment. 

The residential blocks between First Street and Water Avenue 

facing the proposed riverfront park and open space area should be 

developed into multi -unit apartments (Figure XVI). 

The second area proposed for continued residential development 

lies on the terrace in North Albany (R2). Most of the existing rural - 

urban type occupance has occurred within the last ten years and most 

of the sub -division development within the last five years. Approxi- 

mately two- thirds of the terrace area still remains in commercial 

agriculture and only one -third has been built up with suburban devel- 

opment. The land has several desirable residential qualities charac- 

terized by rolling land, trees, and rural atmosphere, free from ex- 

cessive traffic, noise, and industrial nuisances. 

Most of the urban development has taken place on the higher 

areas of old valley fill. In between there are low areas which fre- 

quently flood, inhibiting development in two ways: potable ground 

water available for wells has generally been poor in quality; and 

periodic flooding of the Willamette River has reduced the amount of 
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land free from flood hazard to approximately 60 percent of the terrace 

land. 

Flooding has undesirable implications for all of the residents 

and many of the structures. During the high flood period North Al- 

bany is isolated from Albany by flood water which covers much of 

that portion of Highway 20 lying on the lower flood plain. Only very 

severe floods have caused concern for physical structures. One such 

flood occurred in December, 1964, causing damage to many newer 

residential structures. As well as causing physical damage to the 

structures, the flood waters contaminated many of the wells and 

caused septic tanks to overflow. Many occupants were dislocated by 

isolation or actual flooding at their homes. 

Donald B. Parker, a North Albany realtor and member of the 

Benton County Planning Commission, has indicated that perhaps one - 

third or more of the terrace land should be restricted because of 

flood danger. He also states that presently only 50 percent of the 

area which is free from floods has been intensively developed for ur- 

ban occupance. These estimates reveal that there is room for expan- 

sion, but he cautions against the present practice by some developers 

of ignoring the flood boundaries. 

All of North Albany probably will one day be incorporated as 

part of the city of Albany. At the present time, though, resistance 

to annexation has been strongly expressed by property owners. The 
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feeling is that the city has nothing to offer since the service needs of 

the community are being met through private companies and service 

districts. 

In spite of the potential hazards, it is reasonable to propose 

that the flood plain offers enough advantage for suburban development 

to be continued, within limits. The high demand for this land and the 

potential hazard that accrues from flood plain settlement suggests 

that the concept of flood plain management be instigated. This thesis 

proposes that regulations in the public interest be applied through 

land use controls which would assure the guidance of further develop- 

ment of residential and commercial structures. Regulation ought to 

conform with a comprehensive program to manage the North Albany 

flood plain in such a manner so as to make the maximum contribution 

to the overall goal of flood damage reduction with the rational pro- 

motion of an ordered land use scheme. 

Initiation of a flood plain management program is the most 

practical and desirable supplement to the flood control measures be- 

ing carried out for the Willamette River watershed area. The city 

of Albany and Benton County will need to assume increasing responsi- 

bility to regulate suburban development in the North Albany area. It 

will behoove the city of Albany to include the area in a comprehensive 

plan for future development to reduce the many problems associated 

with land use and duplication of services. 
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Recreational Land (P) 

The land use scheme (Figure XV) proposes that most of the riv- 

erfront lands be retained in recreational use. Riverfront lands can be 

specifically designed to take advantage of the natural beauty of the 

river landscape and provide open space where future residents of the 

community would be able to enjoy the beauty and tranquility of nature. 

Acquiring control of open space sites amenable to recreational 

development well in advance of the time they are actually needed will 

reduce the expense and problems involved in acquisition while assur- 

ing selection of the most suitable locations. The riverfront lands se- 

lected as potential recreation sites and open space sites should be un- 

der public control either by direct acquisition for future park develop- 

ment, or through purchase of "conservation easements" to protect 

the land from future undesirable development (26). 

The area adjacent to the river, north and east of the North Al- 

bany golf links, should be purchased as a "conservation easement" 

(Pl). This method of land control will provide the city with options 

for future development as well as conserve the land in open space. 

The narrow strip of unimproved open land acts as a buffer between 

'William H. Whyte, Jr. defines conservation easements as 
"...the purchase from a landowner of one or more of his 
rights in land so that the public interest may be served with- 
out acquiring the land in fee simple" (26, p. 11). 
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the river and the agricultural lands of the flood plain and enhances 

the natural beauty of the river. The area has great potential for a 

reservation which would be retained in the natural state. Physical 

development should be limited to access roads, foot paths, bridle 

trails, and scattered picnic facilities and perhaps overnight camping 

sites. 

Another area worthy of public ownership or public land use con- 

trol is the predominantly open land between First and Second Lake 

and the Willamette. River (P2). A conservation easement could also 

be applied to this land. Should the wood processing industries utili- 

lizing the lakes for log storage be displaced at some future time the 

lakes could be easily converted to recreational use without dis turbing 

new industrial development. 

The smaller acreage between the Willamette River and Highway 

20 is ideally suited for a neighborhood park (P3). It is anticipated 

that the area circumscribed by Spring Hill Road, Walnut Road, Gib- 

son Hill Road, and Highway 20 will be commercially developed on 

twelve feet of fill which would raise the area above flood level. A 

passive recreational park would significantly enhance the future 

large suburban shopping center and complement the aesthetic value 

of the river and the golf course. 
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A Scheme for Redevelopment of the CBD Fringe 

This section deals with a plan for redevelopment of the indus- 

trial- commercial waterfront fringe area between Main Street and the 

Calapooia River. Chapter IV has shown that most of the present land 

uses along this section are incongruous with the dynamic nature of 

Albany's urban structure. The problem seems to be that the obsolete 

and worn out parts are not being removed fast enough and are being 

allowed to stand in a so- called "urban vacuum," while the flow of 

change and development takes place in surrounding areas. Maintain- 

ing the continuity of the renewal cycle, then, is the key to the preven- 

tion of economic stagnation and the accumulation of buildings which 

are deteriorated beyond repair. 

The proposed plan for riverfront redevelopment utilizes a por- 

tion of the proposed plan presented to the city in 1959 by Lutes and 

Amundson, AIA Architects and Town Planners. The 1959 plan in - 

cluded a complete revitalization and modernization of the "Core Area" 

including redevelopment of the waterfront adjacent to the CBD. The 

program involved all the factors relating to the CBD and CBD fringe: 

parking, physical environment, traffic, merchandising, and econom- 

ics. In summary, the recommendations were: 

1. Acquisition and conversion of certain strategically 
located properties into offstreet parking lots. 

2. Development of a perimeter road around the CBD 
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which would integrate the CBD with existing and proposed 
state highway systems. 

3. Replacement of old structures with up to date shopping 
facilities which would provide a compact and cohesive 
shopping area, freeing pedestrians from competition with 
vehicular traffic by a system of public open spaces , and 
malls replacing many of the core streets. 

4. Riverfront open space park development adjacent to and 
associated with a city governmental center. 

The plan for the riverfront proposed in this thesis complements 

and expands the proposals for the CBD by Lutes and Amundson. The 

proposed land use plan (Figure XVI) primarily endeavors to incorpo- 

rate the potential aesthetic value of the riverfront and at the same 

time to upgrade the land use of the valuable CBD fringe by making 

the riverfront compatible with the total city. 

The City Hall Complex 

West of the Willamette River bridges the plan for riverfront re- 

development follows that suggested by Lutes and Amandson with a 

city hall and restaurant overlooking the river and the mall of the CBD. 

The north section of the mall is raised to compensate for the slope to 

Water Avenue. Offstreet parking facilities utilize the ground floor of 

this section of the mall. Two overhead walkways cross Water Ave- 

nue allowing access to the city hall. Between the riverfront restau- 

rant and the Calapooia River is a small park with a tree lined walk- 

way surrounding a pond. Water Avenue continues west crossing the 
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river to Bryant Park. 

The Cultural -Recreational Complex 

West of the bridges the plan proposes a civic center and recre- 

ational complex. Immediately east of the proposed bridge and be- 

tween the city library and the river is an aboretum and botanical gar- 

den. The garden enhances the view of the motorists crossing the 

bridge and provides space for garden clubs to contribute to the 

beauty of the riverfront. Immediately east of the large parking lot 

is the badly needed civic auditorium. Landscaping and walkways 

complement the open space along the river allowing leisurely strol- 

lers a chance to relax in the open air. 

Moving eastward from the civic auditorium is an Olympic 

swimming pool, more open space with picnic facilities, then tennis 

courts for the more active citizens. Adjacent to the tennis courts is 

a ball field designed for softball. 

The total plan is designed to refocus community activity back 

toward the riverfront. It would provide the basis for a truly revital- 

ized functional area emphasizing the cultural and recreational re- 

sources of Albany. 

Conclusion 

The proposed plan for the development and redevelopment of 
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Albany's riverfront would serve as a guide for maintaining the con- 

tinuity of the renewal cycle. The plan provides the basis for the riv- 

erfront lands to become a far more significant and attractive area of 

Albany. It is not presumed to be the final statement or the only pos- 

sibility. If it were considered, there would be revision both initially 

and throughout the years, for all plans should be revised periodically 

to conform with the evolution of desires, technology, and resources 

of the community. The means and procedures for implementation of 

the proposed plan is beyond the scope of this thesis, being a matter 

for the governments concerned. Whatever plan is forthcoming for 

the riverfront, the need is apparent. It is time for positive action. 
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APPENDIX I 

COMMERCIAL AND INDUSTRIAL SURVEY 

Structure Schedule 

Parcel Number Person Interviewed Building Address 

Owner's /Agent's Name Address 

Classification 

TENURE -USE 

Not Available For 
Occupancy 
No. of Non -res. Units 

Type of Use 
Design Existing Use 

Whse 

Ind. 
Comm. 
Mixed xxx 

Vacant xxx 
Single xxx 

No. of Vancies 
No. of Units Vacant 
Length of Vacancy 

Reason Vacant 

FACILITIES 
Fire Protection 
Type 

Adequate 
Yes No 

Fire Hazards Present 
Heating 
Type 

Adequate 
Yes No 
Water Supply 

Public 
Approved Private 
None 
Unapproved 

Sewage Disposal 
Public 
Approved Private 
None 
Unapproved 

Electricity 
Wired 
Not Wired 
Wired In Conduit Etc. 
Condition of Wiring 

Not Applicable 
Number 

Condition of Fire Escape 

MAINTENANCE 

STRUCTURE Infestation 
Main Access Reported 

Public Street Evidence 
Alley None evident or reported 
Private Right -of -Way Building Condition 

Type of Construction Ext. Walls 

Frame (wood) Porches 
Masonry Roof 
Metal Foundation 
Originally Constructed Floors 

After After 1945 Doors, windows, frames 
1931 -1945 
1916 -1930 SITE, LAND USE 

19 00-19 15 Average Site Dimensions 
Before 1900 Width Area 

Average Building Dimensions Depth 
Width Site Features 
Depth No. Detrimental Factors 
Total Area Lot Shape 

Type of Floor Flooding 
Ground Story Grade 

Concrete Other bad topographic 
Wood features present 
Dirt Yard Uses 

Other Parking 
Egress Loading 

No. of Exits at Ground Assessory Bldg. 

Lel el Open Storage 
Adequate Other 

Yes No 
Fire Escapes 



Rail Facilities 
Used 
Not Used 

of Goods Recd 
of Goods Shipped 

Needs of Service 
Nuisance 

Parking 
Off Street 
On Street 

Distance to site 
No. of on-site spaces 
No. of on-site spaces 

needed 
Track Loading 

Needed 
Off Street 
On Street 

Truck Standing Space 
On Site 
Alley 
Street 

Truck Maneuver Area 
On Site 
Alley 
Street 

Loading Problems 
Yes No 

ASSESSED VALUATION 
Land 
Improvements 
Tax 
Cost of replacemen_ts/Im- 

pravements 
Use Conforms to Zoning Law 

Yes No 

Use Conforms to Bldg. Codes 
Yes No 

Violations 

Occupancy Schedule 
Occupant 

Owns 

Leases 
Operator Occupied Premises 

Ye ars 

Months 
Occupant's Premises 
At Present Future 

Too Small 
Adequate 
Surplus 

No . of Parking Spaces 
Present Future 

Adequate 
Inadequate 

No. of Trick Loading Spaces 
Present Future 

Adequate 
Inadequate 

Does the success of your opera- 
tion depend upon other commercial 
and /or industrial enterprises in this 
area of the city? 

No 

Some 
Largely 
Yes 

Is this a desirable location for your firm? 

Firm Considering Moving 
Yes No 
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If No 
Would rent or buy more floor space if avail- 
able in area 

Would rent or buy more land if available in 
area 

If Yes note any applicable reason 
Bldg. Inadequate Site Inadequate 
Too far from market 
Traffic Congestion High rents 
Need more loading space 
Need more parking space 
Environmental factors Other 

Sanitation adequate 
Yes No 

Firr. Hazards Present 
Yes No 

% 

% 

----- 
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APPENDIX II 

LIST OF INTERVIEWS 

1. Barrett, James, Manager, Albany Chamber of Commerce. 
Albany, Oregon.1965. 

2. Bollman, William, Manager, City of Albany. Albany, Oregon. 
1965. 

3. Byer, Hal, Assessor, Linn County. Albany, Oregon. 1965. 

4. Cooper, Allen, County Planning Assistant, Benton County. 
Corvallis, Oregon. 1965. 

5. Jenks, James, Businessman. Albany, Oregon. 1965. 

6. Kelley, Max, Businessman. Albany, Oregon. 1965. 

7. Lynch, Wayne, Ex- Resident County Planner, Linn County. 
Albany, Oregon. 1965. 

8. Parker, Donald, Realter -- Member Benton County Planning 
Commission. Albany, Oregon. 1965. 

9. Tripp, Russell, Realter -- Mayor City of Albany. Albany, 
Oregon. 19 65 . 


