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Introduction and Summary

Our group focused on the proposed 13" Avenue & Custer Drive MAX stop area of the proposed
Southwest (SW) Corridor Light Rail project. We directed our research toward what is most important for the
existing businesses in the ¥ mile radius from the proposed stop along Barbur Boulevard. During the Fall 2019
term, we were instructed in Dr. Horst’s Planning Methods One class on qualitative research methods and how
they would apply to our class project. Group analysis used an equity lens throughout the process as shown in
the Equity Assessment from Appendix C of the Racial Equity toolkit.

We started the Fall term reflecting on our own intersectional positionalities and how to apply them as
urban planners in the Portland Metro region. The first step to learning more about the 13" and Custer area in
the SW Corridor was analyzing the area’s existing conditions beginning with its history, current population
demographics, business contexts, land uses and transportation systems, and the community organizational
landscape. The existing conditions helped us contextualize business conditions in the 13" and Custer area.

We visited the study area, conducting field observations from a walking survey. We gathered
background information on each existing business and their surrounding area through photos, and
documentation logged on a spreadsheet. From our observations, we noticed common themes of how
auto-centric the corridor is and the lack of consistent infrastructure for all modes of travel. After gathering the
information on existing businesses, we developed a plan on how to conduct interviews and approach the
business owners. We chose owners that would represent a variety of businesses in the area and conducted 5
interviews, asking 15 questions ranging from how they felt about the proposed light rail to what resources their
businesses would need to survive the construction phase. We analyzed our interview notes, made lists of key
themes, and briefly reflected on our own positionality in these interviews that were conducted.

Finally, we found case studies and noteworthy or best practices that the Bureau of Planning and
Sustainability (BPS), Prosper Portland, and Metro should consider for the SW Corridor. They centered mainly
on equitable business development initiatives in transit-oriented development in the Western United States. It is
from studying these case studies and best practices documents that we arrived at the recommendations
represented in this document for the aforementioned organizations.

We hope that these findings will prove valuable to BPS, Prosper Portland, and Metro in reaching their
goal to empower existing businesses to survive and thrive during and after completion of the SW Corridor Light
Rail.

Limitations

Throughout this project, our biggest limitation was time. We had ten weeks to complete the project
and had never been to the 13th and Custer area collectively before. Learning about the existing conditions,
observing the area, crafting an interview plan, creating a survey, conducting interviews, and reflecting on
positionality throughout was challenging to do in a ten-week span. We were able to dedicate about a week to
each aspect of this report and felt the area could have been understood in much greater depth with a longer time
frame. The observation period was limited in itself because we were also collecting information about building
age, ADA accessibility, physical surroundings, and photos. If we had more time, it would have been valuable to
spend it simply being in the neighborhood without the data collection, in order to better practice reflexivity.

Because of time limitations, the amount of information and analysis within each section was limited, as well.

'Government Alliance on Race & Equity. (2015). Racial Equity Toolkit. Retrieved from
https://racialequityalliance.org/wp-content/uploads/2015/10/GARE-Racial Equity_Toolkit.pdf.
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Additionally, we did not have funds for this project and felt we could have been more effective in
interviews if we were able to provide our interviewees with a small reward. We were unsuccessful in conducting
interviews with minority business owners and felt limited in the perspectives we gathered. This was also largely
tied to time and funding. Providing courtesy rewards to our interviewees may have incentivized some who were
also limited in time and capacity to agree to an interview.

As students taking multiple classes, we were limited in the amount of time we had outside of this class
to be in the field, as well. Additionally, several of us moved to Portland recently from other states and had
limited knowledge of Portland going into this project. Only one of us had existing knowledge or experience
with businesses in the SW Corridor, but a couple of us had experience with surrounding neighborhoods. This
connects greatly to our positionality, and shows the importance of direct community involvement in processes

like surveys and interviews.

Positionality

We recognize that as a group of six, there are many complexities within each of us and within our
collective dynamic. The biggest commonality in our positionalities is that we are all MURP students. Our
collective position as graduate students is important to note because of both the status and limitations that
accompanies it. In terms of status, it is possible that business owners may have been hesitant to talk to us if they
did not attain a similar level of education because they may not feel like they could relate to our needs as
students. On the other hand, we may not have been taken seriously as students. As mentioned earlier, most of us
are from different parts of the country and we have been in Portland for differing amounts of time. Therefore,
our positionalities as Portlanders may have impacted our individual confidence going into interviews. We are a
group of three men and three women, and our interview teams were made up of one male and one female to
reflect multiple positionalities related to gender. Four of us are white, and two are people of color. We are all
able-bodied which is important to note because we collected information about ADA accessibility along the
corridor. It would be best for someone who utilizes ADA services to judge whether these spaces are accessible or
not and why. Much of our observation centered on how walkable the streets were because that is an experience
we all typically have as able-bodied people. It is challenging to assess our positionality as a group, since we are all

different individuals but feel our student status is the most essential to reflect upon.

Equity Assessment

Introduction

Fully accounting for various equity measures will be critical in order to engage in any equity analysis. Therefore,
before we get into the weeds with existing conditions, interviews, and case studies, we will begin with a general
overview of key aspects of the project and the area in order to develop the equity lens will be applying
throughout the process.

The Proposal

The project proposal is a $2-3 billion transportation investment along Barbur Boulevard, including
transit lanes, light rail, bike infrastructure, and enhanced sidewalks. Currently, an average of 23,800 people



commute along the corridor, more than double the population living in the alrczt.2 SW Portland differs from
other parts of the city because the land is constrained by everything from steep hillsides to limited sidewalks.
This region lacks safe and reliable transit options at the same time the population is steadily growing, making
existing conditions increasingly congested. Black, Indigenous, People of Color (BIPOC) populations are
growing quickly in SW Portland, yet BIPOC communities still experience high levels of economic disparities.
The SW Corridor project also has the potential to displace a significant node of cultural/racial diversity in the
SW Hills, which includes Somali and East African immigrant businesses and residences.3 This is a serious
concern, and should be analyzed thoroughly so that existing communities and the region as a whole are able to
benefit in tandem.

Our team’s purpose is to examine and engage with the commercial sector concerning their prosperity
within a % mile radius of the 13" & Custer Dr. Light Rail transit stop. By conducting interviews with local
businesses along the corridor, we will be able to create a database and make our findings available to the
Portland Bureau of Planning and Sustainability (BPS) and Prosper Portland. This database will hopefully foster
interagency communication as BPS and Prosper Portland determine how to implement the public policy,
infrastructure, and design aspects of the corridor project to the benefit of the local business community. In
addition, the businesses we do connect with can be given information about access to capital and other business

support programs available from Prosper Portland.

Desired Project Outcomes

The desired results of the SW Corridor project include managing growth and shaping where
development occurs for both housing and businesses. This project also hopes to create transit that is more
accessible and safe to the residents along the corridor while providing equitable housing options, especially for
low-income residents, while revitalizing the local economy by enriching minority-owned businesses near the
proposed alignment. The intent is to prevent displacement through gentrification, particularly for people of
color and people with low incomes. Our team hopes to assist in these efforts by providing information on this

area’s business activity and prosperity to BPS and Prosper Portland.

Potential Project Impacts

This project can impact community engagement, economic development, planning/development, and
transportation. These aspects are multifaceted and they relate closely with factors like workforce equity, CO2
reduction, transportation infrastructure, and housing. Businesses may also be impacted by participating in
programs introduced through our engagement during our fieldwork. Another potential impact to the local
business community may be the formation of formal business associations that could also represent the

community’s interests to the city on future projects.

Data Analysis and Geographic/Racial Impacts

Multnomah County’s population is 71% white, 11% Hispanic, 7% Asian, and 5% Black. The proposed
project will have impacts in the SW Portland region, affecting the % mile radius around proposed light rail
stations along Barbur Boulevard. Affected neighborhoods include, but are not limited to, South Waterfront,

2 Metro. Southwest Corridor Fall Newsletter. Retrieved from
https://www.oregonmetro.gov/sites/default/files/2018/09/07/SW C-Fall-Newsletter-090718.pdf.
3 Various Stakeholders. MURP Orientation 9/27/2019



Marquam Hill, Corbett, Burlingame, Hillsdale, Multnomah Village, West Portland Park, and Far Southwest.
The total population in the SW Corridor is about 103,000 people. When compared to Multnomah County as a
whole, this corridor is whiter (85-90%), with significantly smaller concentrations of communities of color.
However, the BIPOC population is quickly growing. The two largest populations of color in the area are
Hispanic/Latino and Asian, about 8,700 and 5,800 people, respectively. Within these populations exists
significant education, poverty level, and home ownership disparities compared to Whites. Educational
attainment in the SW Corridor is high among White, Asian, and Black residents while it is lowest among
Hispanic/Latinos, Native Hawaiians, and those identifying as some other race. Homeowners are
disproportionately white while renters are disproportionately people of color. Data shows that, of Black and
Hispanic/Latino households, 80 and 75 percent respectively, are renters.4

Data-Revealed Racial Inequities and Root Causes

The three census tracts in this station catchment area are 86.2% White (Non-Hispanic/Latino) compared
to 71% for Multnomah County as a whole. The foreign-born population within these tracts is far below the
regional average as well, between 4 and 11%.S It is important to note that the majority of Black and
Hispanic/Latino populations are included in this group. Income disparities between racial groups in the area are
stark. The overall income per capita for the 3 census tracts (60.02, 62.00, and 66.02) near the station is $45,432,
with white populations having higher incomes than the 3-tract average, and 39% higher incomes than the
Multnomah County average ($34,848). The area’s Asian populations draw about 6% less income than the
3-tract average, but 22% more than the county average. The Hispanic/Latino, Black, and 2 or More Race
groups each make about half the 3-tract area’s per capita incomes, and less than half that of the white
population. This data shows that Black and multi-racial residents, and potentially black/multi-racial owned
businesses, in the station census tract are at a higher risk of displacement compared to other racial groups. Out
of 20,409 businesses in Multnomah Countyé, white business owners make up 15,752, or 77% of business
owners. Asian-owned businesses make up 8.3%, Hispanic/Latino-owned businesses comprise 2.9%, and Black
owned businesses are at 0.9%. Combined with the race and income tract date, it appears that Black and
Hispanic/Latinx-owned businesses have not been offered enough opportunity or assistance to form and sustain
wages for the communities they might serve.

From a class perspective, the population below the poverty level in the three census tracts composing
the corridor are 5.4, 7.8, and 13.7 percent, respectively, compared to the Portland Metro area rate of 12.3%.
However, while much of the study area is far more prosperous than Portland overall, the areas between Bertha
Boulevard and I-5 have slightly above average poverty, with the potential of even higher levels of poverty closest
to the proposed path of the future light rail. Future micro-level analyses should be conducted in order to
capture smaller geographies of impoverished populations that could be impacted by neighborhood evolution.

In terms of people with disabilities, the area registers a figure of 9.3% with severe disabilities, lower than

the regional average of 12.2%. This is important mostly because aspects of transportation investments, such as

* City of Portland. (2018, March). SW Corridor Equity and Housing Needs Assessment. Retrieved from
https://beta.portland.gov/sites/default/files/2019-10/swc_need-appendix_web2.pdf.

> United States Census Bureau. 2017 American Community Survey 3-year estimates

¢ This number only includes establishments with a payroll. U.S. Census Bureau. (2018, May 24). Statistics for All U.S.
Firms by Industry, Gender, Ethnicity, and Race for the U.S., States, Metro Areas, Counties, and Places: 2012. 2012 Survey of
Business Owners. Retrieved from
https://factfinder.census.gov/faces/tableservices/jsf/pages/productview.xhtml?pid=BP_2016_00CZ2&prod Type=table.
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state-of-the-art universal transit boarding or wider bike lanes to accommodate disability-friendly bicycles, might
need to be allocated to areas with higher rates of disability if there are funding restraints.

The root cause of racial inequities in the area is ultimately the racist planning history of Portland.
Redlining and exclusionary zoning that targeted BIPOC (especially Black) residents. This history continues to
impact the present reality for these communities who continue to have low home ownership rates. The
Southwest Community Plan (2000) intended to redevelop single-family housing to higher-density zoning, but
local residents (mainly white, educated, and high-income) resisted. Residents countered by proposing their
own single-family zoning maps and, in the final plan, single-family housing was preserved. Some density was
added along Barbur Boulevard, but not a significant amount. These residents had more resources and the power
to make these changes through the neighborhood associations. The significant public involvement of a

privileged community changed the outcome of a proposed plan that did not lead to equitable outcomes.

Data Gaps

Overall, there are gaps that need to be filled in order to fully represent SW Portlanders. Some of the
most prominent data gaps exist concerning the Native American and Native Hawaiian communities because of
their small populations. Additional BIPOC data, especially residents whose first language is not English, would
help inform this project and assist planners in better understanding the needs of local non-English speaking
minorities. For this to occur, we must foster communication within these communities by providing
information translated into their native languages. BPS, Prosper Portland, and our team can assist in this effort
by conducting interviews with translators in a safe and welcoming environment. More data is needed to
determine whether the current mix of businesses has the employment and wage capacity to improve conditions
for local Black and Hispanic/Latino communities, or if new business types with greater capacity to employ
immigrant, Black, and Hispanic/Latino residents at higher wages should be incentivized to locate to the new
mixed-use commercial development planned for the corridor. This data can be obtained through surveys and
interviews conducted within the community, specifically aimed at Black and Hispanic/Latino-owned and

patronized businesses and local immigrant residents.

Community Engagement Analysis

Thus far, the business community along the corridor has seen some outreach from Metro, which has
been limited to notices for specific properties that will be directly displaced because of the proposed light rail
alignment. Prosper Portland and BPS have conducted some community engagement efforts through the
creation of the equitable housing strategy. More will be conducted through the PSU planning methods course,
with outreach focused on the businesses along the Barbur, which is designed to assist somewhat in researching
needs and conditions along the corridor from a commercial perspective. While there is no overarching business
advocacy organization along the corridor, Metro, Prosper Portland, and BPS believe it has a high proportion of
minority and immigrant-owned businesses. Students and business owners will discuss the project and attempt
to gain understanding of what local businesses will need to survive and thrive in the light rail era. PSU students

will report initial findings to the BPS and Prosper Portland, to assist in refining future local outreach efforts.

"Bureau of Planning and Sustainability. (2019, September). Historical Context of Racist Planning. Retrieved from
https://www.portlandoregon.gov/bps/article/741982.

*Bureau of Planning. (2000, July). Southwest Community Plan. Retrieved from
https://www.portlandoregon.gov/bps/article/58752.



https://www.portlandoregon.gov/bps/article/58752

The most affected community members will be those with limited resources. Black and Hispanic/
Latino populations along the corridor are largely immigrants and see a significant gap between themselves and
their White neighbors in per capita income (2.2). People of color are most at risk of inheriting an inequitable
distribution of benefits and burdens from the proposal, such as food insecurity, displacement, and
homelessness. The Muslim Educational Trust actively engage the Muslim and non-Muslim communities and
assist in navigating various institutions for the benefit of the community. Neighborhood House offers services
for the youth and elderly, also helping low income residents with housing and food security. Their employees

speak over ten languages to accommodate their diverse residents.

The Engagement Process

As mentioned above, the engagement process has only just begun by BPS and Prosper Portland. More
data needs to be collected to determine the factors at play that drive such racial disparities in this particular area.
However, this process will attempt to engage business owners of color. Land will be retained for the
development of affordable housing, for the benefit of local communities of color. Past major transportation
investment processes have perpetuated racial inequity by failing to protect communities from market reactions
that ultimately led to communities of color being displaced both residentially and commercially through

gentrification, which has perpetuated racial inequity in the city.

Racial Equity Advancement Strategies

Prosper Portland has a goal to promote long-term prosperity in the area by working with local minority
owned businesses. By taking the time to make sure these business owners are represented accurately by the data
collected, we can help advance racial equity. We must also be wary of ethnicity-based NIMBYism and
concerned about the potential of those who oppose the project co-opting the small pockets of diversity that
exist to suit their needs. If Metro increases the supply of permanently affordable housing and expands the small
business footprint along the corridor, racial equity may be advanced, provided that current low-income
residents, which are disproportionately Black and Hispanic/Latino, are prioritized in obtaining that housing
and business space.

If not, then BIPOC populations will likely be disproportionately burdened by increasing property values and
rents, eventually leading to displacement. We are also concerned that those who have no English proficiency
may be burdened if those who are working on the project do not make the extra effort to include their voices.

Cyclists, pedestrians, and transit riders will directly benefit from light rail service along the corridor.
The frequency and reliability of service connecting the southern suburbs to the city core will increase local foot
traffic for businesses and save commuters willing to use mass transit significant time. Low-income Black and
Hispanic/Latino communities will have an improved transit option to free them from the car dependency their
neighborhoods currently require. Local residents will benefit from reduced health risks from air pollution due
to light rail reducing fossil-fueled personal vehicle and bus presence along the corridor.

Businesses along the alignment will be burdened due to access disruptions during the construction
phase. Commuters will be burdened temporarily by traffic/sidewalk/bike lane disruptions at the same time.
Nearby residents will be burdened by construction noise, vibration, and pollution during the construction

phase and as light rail vehicles pass after the line’s completion.



Potential Unintended Consequences and Mitigation Strategies

The SW Corridor Light Rail Plan will attempt to engage racial equity in part through the preservation
of affordable housing. As infrastructure, transportation, business activity, and land values improve, the cost of
the project and its budget constraints could hamper the development of permanently affordable housing,
however. This could lead to the displacement of low-income, immigrant, and Black and Hispanic/Latino
communities through rising rents and home values. Business development along Barbur may create unfavorable
competitive pressures on businesses in the nearby Hillsdale and Multnomah Village neighborhoods. Changes in
road design may lead temporarily to increased vehicle-to-vehicle, vehicle-to-bicycle, and vehicle-to-pedestrian
accidents, as well.

This proposal should secure the funding for permanently affordable housing first, and purchase land
before it appreciates in value. Community outreach and engagement to create an open and honest dialogue is
key in mitigating negative impacts. These discussions could center around traffic flow changes and
bike/pedestrian safety to educate residents and commuters on best practices in navigating the physical changes
to the traffic landscape of the area.

Potential Complementary Strategies

The focus of monitoring should be to ensure that benefits are focused on less prosperous communities
near Barbur, increasing the housing supply to benefit renters in particular. Diverse representatives from BPS,
Prosper Portland, and Metro should be at the forefront, reaching out to help foster trust and understanding.
Creating services and programs to help BIPOC through the home ownership process might be a worthwhile
strategy as new housing is developed. While the corridor does not have business association representation, and
one may yet be formed to fill that void, a minority-owned business coalition would be a worthy addition to the

corridor as well.

Plan for Implementation

The existing plan’s starting points include purchasing 10 parcels of land and 10 existing residential
parcels of naturally occurring affordable housing (BPS). During project implementation, there should be a
rigorous focus on housing strategy and anti-displacement work. A lot of the other implementation plans are still
unknown and more information is needed.

To implement equitable research practices, our team has identified several minority-owned businesses

in our research area for Metro, BPS, and Prosper Portland to contact.

Financial Resources

We have concerns about project funding. At this moment, the project is $400 million over budget.

Crucial funding for community organizations and affordable housing may be threatened by this shortfall.

Staff Resources

This proposal is understaffed. PSU students initially only made contact with business owners in the
areas along SW Barbur Blvd, Multnomah Village, and Hillsdale - all within the Portland city limits, even though
this is a regional transit investment. For the small area PSU students will engaged, students reported what local



businesses determined it would take to survive and thrive with the implementation of the proposal. However, at
most, only about 4-6 business owners out of dozens have been interviewed within each station’s vicinity. Not
all business owners of color were engaged along the length of the corridor. Prosper Portland and BPS must
continue these efforts with business owners of color. Creative solutions will be considered in collaboration with
the businesses once contact has been made and the resulting information has been collected.

Accountability and Results

In the course of our interviews, we have recorded our interviewees’ responses and given them a chance
to review and correct them to ensure accuracy. The team contract we created has goals, expectations, and
ground rules that ensure both accountability and communication between us that keep in place our equitable
lenses. We have tracked who responds to our interview requests to determine whether or not we have heard
from a representative sample of the community in the area.

The Metro, BPS, and Prosper Portland coalition should, upon further connection with corridor
businesses, begin to track their health and success rates and that those with low incomes living nearby have

benefitted by coming back in 1, 5, and even 10 years to determine if their strategies worked.

Communication Strategies to Advance Racial Equity

We have determined which minority-owned businesses resisted our efforts to interview them, and have
noted them in our Interviews section so our clients can determine how best to follow up. Many of our group
members called ahead to our businesses to give them time to prepare for our arrival so that showing up out of

the blue wouldn’t create a nuisance or engender mistrust.

Partnering with the Community to Advance Racial Equity

We have outlined our challenges in obtaining information from minority-owned businesses and
recommend to BPS and Prosper Portland that sensitivity in following up with those who refused our requests is
essential. Elevating the voices of the community and providing our clients with guidance on how to follow
through with those who might otherwise be under-represented, should help build trust between the community
and our clients. It will be important that these businesses are kept in good communication and updated the

entire process.

Existing Conditions

History of SW 13th Avenue and Custer Drive Station Area

Located in a valley in the Tualatin Mountains, the area that contains the station area has historically
been a major transportation pinch point in the region and a gateway to the Willamette Valley. When the area
was still occupied by the Cowlitz and Chinook Nations, the present-day location of Barbur Boulevard the site

10



of a trail from Mount Hood to the coalst.9 0 Later, white fur traders settled in the area, and eventually by 1844
all native claims to the land were forfeited.

Overall, the area would develop rapidly with major advancements in transportation technologies. After
Portland was connected to the Northern Pacific Railroad in 1883, there was a major influx of immigrants into
the area establishing dairies and vegetable farms.12 The next major wave of settlement in the area came with the
completion of an electric streetcar line in 1890.” Then in 1908, the first interurban rail lines were built through
Fulton Park following the path of present-day Interstate-Five.  This unlocked the area for more development
and shortly after the turn of the 20" century, most of the farms in the area disappeared.

In 1933, the development of the Fourth Avenue Extension linked downtown Portland with the newly
finished Barbur Boulevard, constructed as a Civic Emergency Relief Project for the New Deal.” The installation
of the road changed the topography of the valley dramatically as a massive amount of fill was needed to create an
evenly-graded road surface. As a result of the increased transportation access to downtown Portland, this area
began to see an increase in development, particularly after 1947.

However, this increased development was often restricted to mostly wealthy and white residents. This
is because as part of the City of Portland’s first zoning code, parts of the station area in present-day Hillsdale and
South Burlingame received single-family zoning status. This meant that the area was considered the “highest
quality.”17 Later, in 1938, as a result of the Federal Housing Administration’s mortgage risk assessment, many of
the neighborhoods farther from Barbur Boulevard were rated as “second grade” which meant they were “still
desirable,” while areas located close to Barbur Boulevard were redlined.

After the completion of I-5 in the early 1960s, the area saw an increase in many suburban-esque
developments.19 These developments were the last major wave of development in the station area due to failures
of the Southwest Community Plan. The Southwest Community Plan called for re-zoning large areas of the
station area, but this proposed re-zoning angered many residents. Eventually, the proposed zoning changes were
scraped and a new map was released in 2001 that had better community support. The final plan preserved
single-family zoning with some new higher density allowed along main corridors such as Barbur Boulevard
although less than originally proposed.20

? Native Land. (2018, December). Retrieved from https://native-land.ca/.

19 Leflar, S. (2008). The pursuit of bappiness: a bistory of south Portland. Retrieved from
http://www.southportlandba.com/wp-content/uploads/2012/05/south-portland-ebook.pdf

' Abbott, C. Portland (Essay). Retrieved from https://oregonencyclopedia.org/articles/portland/#.XalsqedKgWo.
12 Southwest Hills. (2016, October 28). Retrieved from http://www.pdxhistory.com/html/southwest_hills.html.

13 Southwest Hills. (2016, October 28). Retrieved from http://www.pdxhistory.com/html/southwest_hills.html.

Y Southwest Hills. (2016, October 28). Retrieved October 11, 2019, from
http://www.pdxhistory.com/html/southwest_hills.html.

151902 to 1952. Retrieved October 11, 2019, from https://www.portlandoregon.gov/archives/article/284517.

' Sherril, J. History Through a Lens: Glimpses of a Changing Southwest Corridor. (2016, June 7). Retrieved October 11,
2019, from https://www.oregonmetro.gov/news/why-here-why-now-4-facts-about-southwest-corridor.

v City of Portland. (2019, September). Historical Context of Racist Planning. Retrieved from
https://www.portlandoregon.gov/bps/article/741982.

'® City of Portland. (2018, June 7). SW Corridor Equitable Housing Strategy. Retrieved from
https://www.portlandoregon.gov/bps/article/675321.

" City of Portland. (2018, June 7). SW Corridor Equitable Housing Strategy. Retrieved from
https://www.portlandoregon.gov/bps/article/675321.

% City of Portland. (2019, September). Historical Context of Racist Planning. Retrieved from
https://www.portlandoregon.gov/bps/article/741982.
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Overall, the Barbur Boulevard corridor has been a major transportation artery for centuries and the
proposal for a new light rail line through the area is a part of this larger cannon.

Population and Demographics

Total Population, Race and Ethnicity

The proposed SW 13th Ave/Custer St light rail station along the SW Corridor alignment sits in the
southeast corner of Multnomah County Census Tract 66.02". Significant sections of Multnomah County
Census Tract 60.02 and 62.00 lie within a ¥ mile radius of the station, as well. Altogether, these three census
tracts have a population of 11,209 people.

Much like the rest of the SW Corridor, the census tracts surrounding the station area are whiter on average
compared to the city of Portland and Multnomah County averages. In total, about only 13.8% of residents in
these tracts are people of color. By comparison, Multnomah County as a whole has a 29.5% people of color.
Therefore, the 3 census tracts within % mile of the SW 13th Ave/Custer St station are significantly less diverse
than the county as a whole.

Graphic 1. Population Share by Race/Ethnicity

Population Share by Race/Ethnicity
Census Tracts 60.02, 62.00, 66.02

Created by Jude Thaddaeus | Source: American Communiy Survey 2012017 5 year ectimates

B White (non Hispanic/Latired)

m Black

 American Indian/Alaska Native
Asian

m Pacific Isknder

m Hispanic/Latink

m Other

m 2 or more

Source: U.S. Census Bureau (2018)

Income Levels

Overall, the census tracts surrounding the station area are wealthier than the Multnomah County
average of 5{334,848.22 Altogether, the three tracts have a per capita income of $45,432. However, despite the
tracts high overall per capita income levels, there are disparities in income by race. In all three tracts White,

* “Geocoding System,” Federal Financial Institutions Examination Council, accessed October 13, 2019.
geomap.ftiec.gov/FFIECGeocMap/GeocodeMap1.aspx
2Tbid.
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non-Hispanic populations are the only racial/ethnic group to have per capita income levels higher than both the
overall neighborhood and county averages (Graphic 2).

Graphic 2. Per Capita Income by Race
SW 13th/Custer Area Per Capita Income by Race

WHITE STUDY AREA ASIAN MULT. CO. HISPANIC/LATINX BLACK 2 OR MORE RACES
OVERALL OVERALL

Source: U.S. Census Burean (2018)

Hispanic/Latinx and Black residents have per capita income levels well below the study area’s overall
per capita income as well as below the Multnomah County averages. While the overwhelming majority of the
neighborhood is well-off relative to the county as a whole, existing conditions suggest that the significant
income disparities experienced by Hispanic/Latinx and Black residents in this area point to potential racial

inequity issues that are worth investigating further.

Education & Age

More than half of the population, 63%, has a bachelor's degree of higher. About a quarter of the total
population, 24.6%, have some college or associate’s degree. The percentage of residents who have graduated
from high school only is 10.2%, and only 2.2% did not complete high school.

Age data collected from the 5 year estimates for the 2013-2017 American Community Survey should
that much of the population in the census tracts surrounding the station area to be young adults to middle aged.
The largest gap group in the station area is people between the ages of 20-39 years old, making up 32.6% of the
population. The second largest age group is those between the ages of 40-59 years old, about 25.7% of the
population. About 21.1% of the population lies between the ages of 0 and 19. This roughly matches the
Multnomah County average. The smallest population by age category is people who are 80+, which only makes
up 2.4% of the overall population of the three Census Tracts.

Socioeconomic Status
Socioeconomic status (SES) is measured in many ways including income, wealth, education, and

occupation. It relates to individual and community access to resources and is often linked to health outcomes
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and exposures.23 Socioeconomic status is intersectional by nature because there are a variety of indicators within
communities of high or low SES. The federal poverty level for a family of four is 3323,85024 and 16.4% of families
in Multnomah County live below the poverty line.” The total population between the three census tracts is
11,209 people.

Socioeconomic status is commonly displayed intersectionality with race as there tends to be a
correlation between the two. Researchers examined the population below the poverty line by race (see Figure 9).
Out of a total of 9,660 white residents, 1,057 are below the poverty line. Out of 357 black residents, 5 are below
the poverty line. American Indian residents total in 52, and zero are below the poverty line. Similarly, out of 165
Asian residents, zero are below the poverty line. Out of 9 Hawian/Pacific Islander residents, all 9 are below the
poverty line. 155 residents identified as “other” and 54 live below the poverty line. Lastly, 432 residents
identified as “2 or more races,” and 28 live below the poverty line. Out of the total number of residents living

below the poverty line, the highest percentage are white residents at 91.7%.

Business Climate and Analysis

Business Demographics and Geography

Fifty-seven businesses currently reside within the %2 mile radius of the Custer station. More than half of
these businesses (55%) are sized at 1-4 employees, 35% are sized between 5-50 employees, and 3% is dedicated to
a single establishment at 100-249 employees . Many of these establishments reside in low-rise or multi-unit
office buildings. Fred-Meyer is the retail storefront that is representative of the most employees. From the SW
Corridor Map (Map 1) it was determined that there were at 3 to 4 establishments in the food, retail, auto, and
health services industries. The highest industry found was that of professional services (such as various types of
consulting or contracting work). These services primarily lie within residential areas and are of varying sizes. All
other industries are within the commercial land crescent between Barbur Blvd. and Multnomah Blvd or directly
off Custer Dr. This crescent of land actually separates the neighborhoods of Hillsdale from the neighborhood of

South Burlingame with all the businesses in the crescent technically residing Hillsdale.

Past and Current Economic Trends
The Bureau of Labor and Statistics27 reports that within the city of Portland, the labor force itself as
well as employment has grown significantly in the past 10 years while unemployment has dropped. Individual

employment sectors are also growing, with the number of people employed in retail growing by 1.5%,
ploy g g peop ploy g g by

 "Measuring socioeconomic status in multicountry studies: results from the eight country MAL-ED study,” Population
Health Metricsv. 12, accessed: October 13, 2019.

https://www.ncbi.nlm.nih.gov/pmc/articles/ PMC4234146/#target Text=Socioeconomic%20status%20(SES)%20is%620a,r
espectively%20%5B1%2C2%SD.

* “Poverty in Multnomah County,” Department of County Human Services, accessed: October 13, 2019.
https://multco.us/file/34343/download.

* “Multnomah County, OR,” Data USA, accessed: October 13, 2019.
https://datausa.io/profile/geo/multnomah-county-or#target Text=16.4%25%200f%20the%20population%20for,and%20t
hen%20Females%2018%20%2D%2024.

*¢ Another 2 businesses reside in the category of “Other”. This data can be found in Chart 3.

%7 Interactive data tables are constructed for the entire city of Portland and is not set within a specific zip code or block
parameters of the city. U.S. Bureau of Labor Statistics. (2019). Local Area Unemployment Statistics. Retrieved from
https://data.bls.gov/pdg/SurveyOutputServlet.
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professional and business by 1.6%, and healthcare by 4.1%°. Prosperity for Portlanders are also higher than the
national than the national average. Portland wages are higher than the US Metro Average, at 104.5% with the
median household income sitting at $68,676 compared to the national average of $57,61729. Despite these
higher averages and overall industry sector growth, there are vast disparities of average wages between sectors.
Retail workers make roughly closer to $34,000 whereas professional and technical services provide an average
wage of $92,000%.
Graphic 3. Business Classification by Size
Businesses by Size

Other, 7%
100 - 249 Employees,3% g

1 - 4 Employees,55%

5 - 9 Employees,14%

Souce: Portland Maps

Economic Analysis and Future Trends

Retail is considered the largest employment sector for Hillsdale, with it contributing up to 44% of the
job base but one of the lowest capture rate of retail sales’. The % mile radius of the Custer station stop only has
4 establishments that are considered retail businesses. One of these establishments is Fred Meyer, also considered
an anchor for the station radius®’. Overall, this area is made of mostly small businesses. These small businesses
also reflect the number of professional service establishments within the radius. The amount of income these

services generate could for the small local economy given more commercial growth is promising.

* Greater Portland Pulse. (n.d.) [Interactive graphs]. Business Prosperity. Retrieved from
http://portlandpulse.org/taxonomy/term/93.html.

* Interactive maps are based on a choice of a topic concerning business and economics on Greater Portland Pulse. Portland
Maps (n.d.) [Interactive map maintained by CorporateGIS]. Portland Maps. Retrieved from
https://www.portlandmaps.com/#.

% State of Oregon Employment Department. (2018) [Interactive tables of industry employment]. Industry Profiles.
Retrieved from
https://www.qualityinfo.org/bi-lipro/?at=1&t1=4101000000~00~true~true~false~true~true~false~true~1~1~false.

3! City of Portland. (2016, June). Section 1: Trends, Opportunities, and Market Factors. In Economic Opportunities
Analysis. Retrieved from https://www.portlandoregon.gov/bps/article/543099.

* Prosper Portland. (2019, August 23). [Interactive map with ArchGIS]. SW Corridor. Retrieved from
http://www.arcgis.com/home/webmap/viewer.html?webmap=325c5a71472c4df6b4807fec8f98dSe9&extent=-122.7392,
45.446,-122.6764,45.4714.
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Map 1. SW Corridor Businesses

SWC Businesses
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Source: Prosper Portland

Transportation & Land Use

The road network surrounding the future SW Custer Avenue station area does not follow the uniform
street grid which is found in the rest of Portland. The chaotic nature of the area’s street grid is a result of the
region’s geography. The station area is roughly bisected by Barbour Boulevard and Interstate 5, which run
roughly parallel in the area. While the area is very auto-centric, there are a number of transit lines that wind
through the area. The 12 is the major frequent service bus route through the area carrying roughly 8,000 riders
each weekday for an average trip distance of 3.6 miles. In this station area, the 12 Bus has two stops at 13th
Street and Bertha Boulevard. Other bus lines along this corridor include the 94 and the 39, but they do not have
the same ridership numbers as Line 12. There also is some active transportation infrastructure in the station
area, however, this infrastructure is lackluster at best. The bike lanes that run through the area are unprotected
and incomplete, which pushes bikers into the gutter. Barbur Boulevard’s speed limit of 45 miles per hour makes
active modes of transportation in the area unpleasant. While the area has sidewalks throughout, they are often in
poor condition.

The zoning near the station area is already zoned for Commercial Mixed Use (CM2), which allows for
medium-density developments, roughly four stories tall and ground floor commercial space with office or
residential uses allowed above street level. ¥ However, much of the area is currently strip-mall style
developments with numerous fast food restaurants on small footprints utilizing drive-throughs. Roughly half of
the area in the commercial district is used for parking, most notably the Fred Meyer parking lot. Given the
nature of the how the land is currently used, the area is mostly conducive to automobiles and sprawl-style
developments. However, once light rail is approved in the area, this station area is particularly ripe for

development due to the existing zoning. Beyond the commercial cluster, there is a patchwork of housing, with a

* Portland Bureau of Planning and Sustainability. Portland Zoning Retrieved from

hteps://www.portlandmaps.com/bps/zoning/#/map/R127814.
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collection of several low-slung apartment complexes and a large number of single family homes. Areas closest to
Barbur Boulevard allow for multi-family housing in R2. Farther from Barbur Boulevard, the area contains large
swaths of single-family zoning, primarily RS with some R7 zoning. Despite the single-family residential zoning
of much of the area, many of the professional services in the station radius primarily reside in residential zoning.
Most of these are described as Residentially Improved. The other 60% of businesses are split between being
zoned as Commercial Employment (CE) and Commercial Multi-Use 2 (CM2). The establishments zoned as
CE are primarily made up of office buildings that are sandwiched by auto-related businesses within the Barbur
Blvd and Multnomah Blvd crescent. Restaurants, retail and other office buildings make up the businesses that
are within the areas zoned as CM2.

Graphic 4. Diagram of Commuting Patterns in the SW Corridor

23,800 people
commute between
Portland and
Tigard/Tualatin

Source: Metro

Community Organizational Landscape and Asset Inventory

Advocacy Agency and Community-based Organizations

One organization that has a current part of helping the economic development of the SW Portland
residents is Prosper Portland. Prosper Portland is an agency that helps “to create economic opportunity and
prosperity for all communities,” especially communities of color*. They do so by supporting small business,
improving access to workforce training programs, and creating jobs for Portland residents.

Community Partners of Affordable Housing (CPAH) promotes sustainable housing for diverse and
vulnerable residents in SW Portland and Washington County. They provide services and programs for housing
success with community partners.

** Prosper Portland. (2019, February 19). About us. Retrieved from https://prosperportland.us/about-us/.
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Culturally Specific Organizations

Muslim Educational Trust is cultural-based organization that helps “create an open, empowering, and
collaborative atmosphere within the Muslim community in the greater Portland area®. They focus on
education in a positive environment for both Muslims and non-Muslims through open and honest
communication.

The Jewish Federation is a culturally-specific organization that helps “keep Jewish culture strong in

Portland and around the world” by providing cultural programs and a strong support system%.

Non-profits

There are several non-profit organizations working in the area.

® Neighborhood House’s mission is to reduce hunger and homelessness through education, food
security, family housing, and senior support services.

® MetroArts Inc. is a non-profit that teaches creative and critical thinking through arts education
programs. They offer scholarship programs and kids camps for music, theater, and visual arts students.

® Meals on Wheels People is a non-profit that meets their nutritional needs by serving hot lunches to
seniors. They also provide social support and help the “nutritionally at-risk populations” maintain
independence”’.

e Friends of Timberline is a non-profit that conserves the arts and crafts of Timberline Lodge, which is a

National Historical Landmark.

Schools, Libraries, and Hospitals

Multnomah County Library’s Hillsdale branch is the only library in the area, while there are around 15
schools ranging from elementary school, high school, Jewish preschool to private school. Also, there are many

health-related offices and hospitals ranging from veterinary hospital, podiatrist, optometrist to dentist.

Churches and Religious Recreation Centers

There is a high population of Jewish residents in the SW Portland region with many synagogues and
centers. Chabad SW Portland - Center for Jewish Life is an education center that provides Judaic education
from preschoolers to adults. Mittleman Jewish Community Center is a place that offers a broad range of
recreational programs for the local Jewish community. Chabad Lubavitch of Oregon, Congregation Ahavath
Achim, and Kol Shalom Community for Humanistic Judaism are local synagogues that practice Judaism
beliefs. Greater Portland Bible Church is a local church that practice Christianity beliefs. All of them provide a

safe and open place for practicing and non-practicing residents.

Gaps in Community Capacity
Overall, the SW Corridor lacks many major a locally based advocacy groups in the area. This lack of

community advocacy groups focused on the area creates gaps in support systems for residents along the corridor

3 Muslim Eductional Trust. (n.d.). Words From Our Founders. Retrieved from
https://www.metpdx.org/index.php/about-us.

3¢ Jewish Federation of Greater Portland. (n.d.). Retrieved from https://jewishportland.org/about-us.
’Meals on Wheels People. (n.d.) What We Do. Retrieved from https://www.mowp.org/what-we-do/.
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and could make them less likely to access necessary services. Currently, many organizations which focus
outreach to communities of color are based in North and Northeast Portland. The hyper-localization of many

of these services to certain areas of the city create barriers for residents to access these services.

Figure 1. SW Barbur & Evans Figure 2. 5W Barbur & i

J .. ‘ * T | L AN ’ p |
Fipure 1: The lack of sidewalks for pedestrians. It can be especially dangerous when a car is parked
and a pedestrian has to walk on the bike lane along incoming traffic.

Figure 2: The sole crosswalk and the divider of where SW Barbur becomes less pedestrian-friendly.
Figure 3: The only business (Spunky Monkey Coffee Kitchen) to use the sidewalk to the best of their
ability. Making this business seem inviting and giving a space for the people.

Figure 4: The illusion of an entrance and portraying to be “accessible™ to pedestrians when actually
it's the opposite.

Field Observations

The Northeast section of the observation area contains 17 businesses, all of which were occupied and

operating, except for one large space that was vacant. A variety of businesses in this area that exists around the
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intersection of Barbur Blvd and Terwilliger Blvd. Most of the businesses are in a complex called “Barbur
Shops,” which contains mostly chain stores and appeared highly auto-centric, with some pedestrian features.
Barbur Shops was built in 2003 and currently contains Pizza Hut, Baja Fresh, Go Wireless, Faye Judson Salon,
FedEx, Starbucks, and one vacant business space. The businesses are wrapped halfway around a large parking
lot, which is the main access point for the shops. Though some businesses have doors that open onto the
sidewalk, most had their blinds down or windows blacked out, making it uninviting to pedestrians walking
along Barbur Blvd. There were two bike racks but none had bikes on them. Though there several parking spots
for people with disabilities, curb cuts, and a sign with a wheelchair decal on Go Wireless, no businesses had
automatic door buttons.

There are also several businesses slightly west of Barbur Shops including Banfield Pet Hospital, Skin
Wise, Pro Care Cleaners, and Burlingame Dental Arts. This area is similar to Barbur Shops in terms of
walkability and accessibility, though buildings were separated and older. The giant sign at Burlingame Dental
Arts seems to be aimed at cars on Barbur, and the entrances to all businesses are connected to the parking lot.
Still north of Barbur and west of Terwilliger lies U.S. Bank and A-Boy Hardware. Though U.S. Bank technically
complies with ADA accessibility, the parking spots for people with disabilities are downhill of the entrance to
the bank, creating a challenge. Wheelchairs would need to cross the street where cars are turning and navigate
uphill. Lastly, just south of Barbur and west of Terwilliger is Kaady Car Wash, which is a chain business
obviously centered around cars. There are small walkways, but not much need for pedestrians to access this
business.

The southwest section of the observation area contained roughly 30 active businesses, with several
vacancies, particularly in the office complexes within the station walkshed. Starting from the future station and
walking South, the business mix progresses from a chain-centric mix of food businesses (Fred Meyer, Taco Bell,
KFC) to a more independent, industrial, and office-oriented makeup (Molecular MD ICON, Consolidated
Auto Body, Hannah Sign Systems). The industrial businesses tended to be in a more derelict state, with building
quality issues and mechanical refuse on their lots (rusted cars, etc). Most of the businesses seem to be
American-identity owned and centered; however, it is unclear who owns the franchises, and we can’t jump to
that conclusion necessarily. There were a few businesses that might be minority-owned or -centered. In
particular, Dial One Roofing has signs in Spanish, which could indicate the community that owns and/or
frequents the business could be Hispanic. On a different axis of orientation, almost all of the businesses were
car-oriented, with entrances that faced parking lots. There were a few exceptions, with the small Spunky
Monkey coftee shop, which hosts patio furniture and potted plants on the sidewalk, activating the sidewalk next
to the loud street. Many of the businesses that are in friendlier locations to pedestrians, with full sidewalks and
that face the street, are not the type that generates much foot traffic.

Following the gradient away from the future station area, the pedestrian infrastructure devolves from
mediocre to dangerous. Sidewalks fade to pavement moving South on Barbur Blvd, until they disappear
completely, forcing pedestrians into car traffic. There is virtually no pedestrian connectivity between the North
and Southside of I-5, and only a few dedicated legal spots to cross Barbur. Very few places along the corridor
were disability-friendly. Many had handicap parking spots and ramps, but were in bad condition, with ramps
inaccessible from the street itself. Bus stops were in poor condition, and only the stop at Bertha Boulevard had a
shelter. In some spots adjacent to Barbur and I-5, streets are unpaved or were worn down to gravel and potholes.

Most sedans would not be able to drive on them without light damage.
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Map 3. Businesses Interviewed and
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Conducting interviews was a crucial step in this process, and an excellent opportunity to interact with
the community as student researchers. We took several steps ahead of time to ensure that we got the most out of

the interview experience. We came up with a plan to ensure an equitable process, and a list of 15 questions based
off the longer list of questions provided by BPS. In this section you will find a description of our interview

process, and the highlights that we gleaned from the five interviews conducted.

Key Interview Themes:

Optimism around light rail project for new and diverse customers

Fear around construction impacts on business operations and customer access
Varying perspectives on adaptation

Lack of information about project

Desire for more formal business relationships

Interviewees

e TFaye Judson Salon
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Fred Meyer

Century 21

Spunky Monkey Coftee Kitchen
Boulevard Taphouse

Interview Process

We started by creating an interview plan, which aimed to encompass the who/what/where/when/why
of our interview process. It was important for us to have a representative sample of interviews and include a
combination of independent businesses, chain stores, different types of services, and to speak with people on
different parts of the corridor. In keeping equity at the forefront of our process, we wanted to speak with
business owned by historically marginalized groups (people of color, immigrants, LGBTQI, women). We
identified the following businesses in our zone as being minority owned: ProCare Cleaners, Hala J. Gores
Attorney at Law, Kaady Carwash, and Terwilliger Dental. After counting a total of 57 businesses in our area, we
made contact with 11, and secured interviews with 5. We did a combination of phone calls to try to set up
interviews ahead of time, and simply walking in. We found our best success by calling ahead so that business
owners knew to expect us, but some of our interviews were secured by walking in. We had a list of businesses
that were our first choice for interviews and then back ups. The interviews we secured were mostly on our back
up list, because we found it hard to secure interviews with minority owned businesses.

In constructing our questions, we wanted to choose questions that would give us the best sense of each
business's unique needs and perspectives on light rail. We were careful to not instill fear in business owners and
let them know that the City is curious to learn their needs regardless of if the light rail extension happens.
Keeping the interview to 15-20 minutes was important to us, for it to be accessible to the business owners we
approached who were generally in the middle of their work day. We also reiterated to all of our interviewees that
we could be flexible with how and where interviews were conducted. We split up into teams of two, and
conducted our interviews in the same part of the corridor that we did observations in (which were in the same
teams of two). We had our interviewees sign a form consenting to the interview. In each interview we had one
person who was the note taker/recorder, and one person who was leading. This worked well, as each group
member had an opportunity to lead and an opportunity to take notes. Things we considered ahead of time were
tools involving cross cultural interviews, what to do in the case of a language barrier, how to deal with
interviewees who talk to much or not enough, and how to be flexible with location and timing. At the end of

each interview we left business owners with information about the light rail project provided by TriMet.

The Questions We Asked
1. Proprietor Name
2. Name of business (you likely already know this- just confirm)
3. What does the business sell/offer/do? (you likely already know this- just confirm)
4. Do you live in the neighborhood?
5. Would you call this a locally-owned business? Or a franchise? Explain.
6. How long has this business has been in this location?
7. How many employees are there?

a. Full-time and part-time
8. What are your business’s transportation considerations?

a. Freight and delivery
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10.
11.
12.
13.
14.

15.

b.

Customer- car, parking, walking, transit, bicycle, other

Are there any existing business associations, whether formal or informal?

What relationships or connections with other businesses or networks in the area do you have?

Do you see yourself doing business here in 5 years, 10 years?

What challenges do you experience?

What would help you stay and grow here? (generally)

How do you see the potential of light rail in the future affecting your business?

a.

Is displacement a concern?

What resources might help you improve your business/expand/stay on the corridor/survive and thrive

in a new light rail era?

Summary of Interview Themes

Optimism around light rail project

o

With the exception of Boulevard Taphouse, all of our interviewees expressed a general
sentiment of optimism to varying degrees. Amelia from Faye Judson salon stated that people
who drive through the corridor are so focused at looking ahead, whereas people taking light rail
would be more likely to look out the window, and notice surroundings which could lead to
more business. She acknowledged that light rail would equal a higher volume of people
moving through and this felt positive. Century 21 expressed that if light rail had a stop close to
them they feel it would bring in more business. They have had people stop in from the street
with housing questions, and parents from the nearby school come in as well. Spunky Monkey
also expressed that light rail would probably bring more customers in.

Fear around construction impacts on business operations and customer access

o

Many businesses currently struggle with traffic and parking lots. The salon talked in depth
about the layout of the parking lot causing accidents and making deliveries difficult
sometimes. Since they rely on trucks for deliveries, they expressed worry around construction
impacting how deliveries happen and backing up appointments for the day. Since the parking
lot is already challenging, they worry that construction impacts could make it worse.
Boulevard Taphouse expressed concerns that construction would impact crosswalks, and since
parking is already challenging, making it harder to cross the street would be a huge
impediment. Spunky Monkey foresees construction as being a “serious disruption” to the
business but ultimately feels it would be worth it. He expressed not wanting to see any “cookie
cutter” development. More bike lanes, murals, and public trash cans would make for a stronger
community, in his opinion. Century 21 expressed the importance of communication during
the construction phase.

Varying perspectives on adaptation

O

Boulevard Taphouse is pretty certain that if light rail were to happen, they would be displaced.
As a business that has been there since 1986, this is a real fear! The business owner expressed
that he would be okay with moving as long as it was done fairly. Financial assistance for
relocation would be extremely important to them. On the other end of the spectrum, Spunky
Monkey has moved around several times in the past 18 years of business, and wouldn’t be too

worried about moving again. He has an adaptable business that isn’t tied to Barbur Boulevard.
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The salon expressed a desire to stay and doesn’t have any fear or strong opinion about
relocation. Displacement did not come up in conversation with the other two businesses.
e Lack of information about project

o The business owners we spoke to had minimal information about the project and were curious
to stay informed on the process. There is huge opportunity for City collaboration and
outreach. The Taphouse had heard about it in the news, and the Salon had not heard of it at
all. Century 21 has worked with TriMet in the past, so has familiarity with them but didn’t
know much about this project specifically.

® Desire for more formal business relationships

o Currently, there are informal ways that businesses along the corridor support each other and
share resources. The Salon shared that since they are in a complex of other shops, several of the
businesses in that complex offer each other discounts. They expressed an interest in a business
association because of positive experiences she Amelia has had in previous jobs with more
formal business relationships. The Taphouse was familiar with the Multnomah Business
Association and wants to get more involved with them, but for now is friendly with some
surrounding business owners. Fred Meyer said they could utilize a business association as other
Fred Meyer stores do. However, they currently have a relationship with the local high school
through organizing food drives. They also have a relationship with A-Boy, a local hardware
store, which can share resources if one store runs out of something. Spunky Monkey had very
strong, personal relationships with customers. Most customers who walked in throughout the
course of the interview, the business owner knew by name. They have relationships with some
nearby businesses because they are a part of the same complex and share a bathroom. Since
many businesses along Barbur are spread out, this can facilitate isolation. Where businesses
share the same complex or sell similar products, there is an element of community. It will take
more effort to create community along a stretch like Barbur Boulevard because of the isolation

that auto-centric strip malls facilitate.

Reflection on Interviews

We had a strong desire to have a racially diverse set of business owners that we spoke with, however we
ended up speaking mostly to white men. We reached out to a racially diverse set of businesses but didn’t hear
back from many. This brings up curiosity about why, and how different methods of approaching businesses
might appeal to different populations. It also reminds us that having a racially diverse group of students is
important to build trust. We were a mostly white group, with two students of color. Because of our tight time
frame, we were unable to make contact with businesses multiple times or try different methods of
communicating. This was a major limitation. If we had more time, we could experiment with different methods
of securing interviews and have data on what worked best. The ways that our interviewees were diverse were in
services provided and lengths of time the businesses have been on the corridor. We had a grocery store, a cafe, an
office, a salon, and a restaurant. These each served different purposes in the community which meant that our
conversations felt much different at each. They also have been on the corridor for differing amounts of time
which meant they had different perspectives on adaptation and displacement.

For the next round of interviews, we recommend casting an even wider net. We also recommend

interviewing employees and customers in addition to business owners. It is valuable to get the business owner

24



perspective to understand the underlying assistance they need, but it would also be valuable to understand the
employee and customer experience for how they see light rail helping or impeding their ability to frequent the
corridor. From our interviews we gathered that employees typically travel from neighboring communities to
work along the corridor. The employee demographics aren’t representative of the people who live in the
neighborhoods around Barbur Boulevard. Gathering a combination of perspectives from people who live
nearby, and people who travel to work nearby is valuable. Employees are likely a population to utilize light rail

services.

Case Studies and Noteworthy Practices:

A. Seattle Link: Rainier Valley Section

The Rainier Valley, six miles Southeast of Downtown Seattle, is an extremely racially and ethnically diverse
commercial district. Three-quarters of residents in the Rainier Valley are of color, and one-third are from
outside the United States. Martin Luther King Jr. (MLK) Way is one of the main streets that runs through the
Valley and contains several hundred businesses, 72 percent of which are owned by people of color.
Conversations between planners and residents started in the mid-1990s, when an at-grade path on MLK Way
was proposed as one of the potential options for the Link light rail, which entailed track construction and street
widening. The project was initially resisted by residents and business owners. Legal battles and community
organizing led to a compromise between residents and Sound Transit, the transit authority in the Puget Sound.
The compromise involved a $50 million fund to address both long term potential impacts on the community
and shorter-term impacts from construction. This was funded by the City of Seattle, King County,
Community Transit, and Sound Transit. In 2002, the Rainier Valley Community Development Fund (CDF)
was formed to manage this fund and support businesses along the corridor. A steering committee of community
members and government representatives worked together to decide how the funds should be used.

Though the CDF and HomeSight had outreach strategies from the start of the project, assessing existing
conditions before engaging in outreach would have been beneficial. There was not adequate time to do this, so
they decided to direct their work straight to outreach. It took several contacts with each business to start
building that trust and eventually resulted in technical assistance including bookkeeping, marketing, and legal
help. The benefits of their ability to adapt to the changing conditions (the business interruption grant was
modified nine times over six years) mostly made up for the fact that they did not get a good assessment of the
area prior to outreach. The effectiveness of loans is another area that could have been improved. Though the
grants were widely used by businesses, the loans were not. Only $280,000 out of $11 million were used, whereas
almost all the grant money was used up.” Though grants were more popular, business owners reported via a
survey that the grant money was not enough for their needs, when taking into account the full loss of sales. The
loan money felt impractical to many business owners because the looming light rail paved an uncertain future.
It may have been useful ahead of time to find out what kinds of loans would be the most interesting and useful
to businesses or to supply a greater variety of grants. Despite the lack of interest in loans, by the time

construction concluded in 2009, there was a 90 percent retention rate for businesses that received assistance. the

¥ Krieg, A. (2009). “Results of the Supplemental Mitigation Assistance Program on Businesses Impacted by Light Rail
Construction in the Rainier Valley. Retrieved from https://www.policylink.org/sites/default/files/ FINAL PolicyLink
Business Impact Mitigation Strategies_0.pdf.
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outcome is impressive and shows that the combination of outreach strategies and technical assistance was an

effective one.

Graphic 5. Number of Business Owners by Race, Before and After Construction.
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The demographics of business ownership and type of businesses in the Rainier Valley allows for rough
transferability to the Southwest Corridor Light Rail project. As previously mentioned, MLK Way runs through
one of the most diverse neighborhoods in the Seattle region. Before construction, nearly half of the businesses
were service-oriented, most of those being restaurants and auto-related businesses such as used-car dealerships,
mechanics, and parts stores. At 19.4%, retail businesses were the next most prevalent business type with most
retail establishments being small-scale grocery stores as well as convenience stores and gift shops that were
catered to culturally specific groups.40 These conditions are similar to the Barbur Boulevard corridor, which also
contains a high proportion of service-based businesses, especially auto-oriented businesses. Additionally, like
MLK Way, Barbur Boulevard is believed to feature a high proportion of minority- and immigrant-owned
businesses. However, a major difference between the Rainier Valley and Southwest Corridor is the
socio-economic and demographics of the wider communities surround the commercial corridors. The Rainier
Valley is mostly a low-income and very racially diverse area of Seattle whereas Barbur Boulevard runs through a
section of Portland that is whiter and wealthier on average compared to the rest of the city. Despite these

¥ Krieg, A. (2009). “Results of the Supplemental Mitigation Assistance Program on Businesses Impacted by Light Rail
Construction in the Rainier Valley. Retrieved from https://www.policylink.org/sites/default/files/ FINAL PolicyLink

Business Impact Mitigation Strategies_0.pdf.
0 Tbid.
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differences, the Rainier Valley CDF’s Business Impact Mitigation Strategies successes still provide a valuable
case study for how to approach business stability in the Southwest Corridor with the potential Light Rail

Project.

B. Los Angeles Metro: Red Line

In Rosalie Ray’s Effects of Los Angeles Metro Rail construction on adjacent businesses, the author studied
the survival rates of small businesses during the construction phase of the Wilshire/Vermont to
Hollywood/Highland light rail stations on the Red Line constructed in Los Angeles between 1992 and 1999.
Ray’s methodology examined business failure rates at a variety of distances from the stops, ranging from within
150m (about 500 feet) to as far out as 800m (%2 mile), and compared their failure rates according to distance
from the stops under construction.

The small businesses along the corridor received no assistance from local authorities during the 7-year
construction period. Ray’s study began from the assumption that 60% of new businesses close within 5 years of
opening irrespective of their proximity to transit construction projects and attempted to control that
phenomenon, as well as business distance from the construction process itself. With no assistance programs in
place, Ray’s research found that businesses located within about 400m of a light rail stop were 46% more likely
to close during the construction phase than businesses twice as far away*'. While the research found that transit
construction did not yield statistically significant drops in revenue for adjacent businesses that closed, and
suggested that more research is necessary to understand that disconnect, Ray’s article noted that landlords might
have been more likely to refuse to renew leases for existing businesses in anticipation of charging new lessees
higher rents, or that increase property values could force landlords to charge their lessees higher rents to cover
their costs. Regardless, the research suggested that renting businesses were at significantly higher risk of closure
than businesses that owned their properties, in similar fashion to home renters versus owners.

Ray’s study cited TriMet’s Interstate Light Rail project’s loan and technical assistance program, as well
as San Francisco’s Legacy Business Project as best practices to assist businesses as they adapt to changes in the
built environment, customer demand, and construction nuisances, noting, “Such programs allow the transit
planner to resolve the dilemma of transformation and improvement by allowing existing businesses to
transform alongside the corridor, benefiting both transit users and the broader community.” At the beginning
of Ray’s article, the author noted, “Regarding [small business survival], there are no peer-reviewed studies on
the effects of transit construction activity on business revenue or survival during construction.” Given that
observation, Ray’s methodological approach to this study was careful and considerate of the way it controlled
for general market realities and for effects on businesses at a variety of distances from the rail construction. The
study’s limitations on determining the specific reasons for the higher business failure rate it found, limit its
usefulness in crafting specific policies to mitigate the observed phenomena in future projects, however.

Given the author’s citation of a previous small business assistance plan employed by TriMet, the leader
of the SW Corridor project, Ray’s study serves as a warning to this project’s planners of what is likely to happen
in the corridor should light rail construction take place without the small business assistance that TriMet
employed in previous projects. Given that TriMet, the Portland Bureau of Planning and Sustainability, and

Prosper Portland wish to mitigate gentrification-driven business displacement and failure, they would do well to

“Ray, R. “Effects of Los Angeles Metro Rail construction on adjacent businesses” Journal of Transport and Land Use,
Vol. 10. No. 1 (2017) pp. 725-742.
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resurrect the assistance programs available to small businesses along previous project corridors in the SW

Corridor as well.

C. Fruitvale & McArthur Park Stations*?

McArthur Park, located in downtown Los Angeles, CA was considered one of the most dangerous
areas of the region as it was a central location for illegal activity, such as drug trafficking. The transit-oriented
development (TOD) project was first proposed in the 1980s but vastly segregated the Latino community, who
rallied with the only Latino councilman, Richard Alatorre. Eventually, the area transformed into an average
low-income community with a population that is mostly Latino, a community suffering from crime and
poverty. The new TOD project plan adopted in 2009 involved working with a local firm to work around the
McArthur Redline transit stop. This plan involved two phases that each involved adding required amounts of
retail space to see community benefits. One key aspect in the success of this TOD project was the
acknowledgement and support of the vital economic activity from informal street vendors. These vendors sold
food, common medications, clothing, movies, and many other products necessary to the low-income Latino
community. The revitalization of the neighborhood relied on a stable and variable economy, which already
existed in this informal fashion. A community-based organization (CBO), Mama’s Hot Tamales was appointed
to be the bridge between the city and community but also house a kitchen used by vendors that was regulated
by the city. Other CBOs helped to develop a “mercado” which a community market where street vendors are
being encouraged to move to from the street alleys that they are currently located in. The “mercado” helped to
protect from police and harassment but also provided regulation for vendors.

This project ended up seeing mixed results, positive and negative respectively. Some individual vendors
saw success when they gained training in Mama’s Hot Tamales kitchen and ended up starting formal
restaurants. However, the district on a whole did not see much progress. Vendors had to navigate complicated
bureaucracy and other informal street vendors who chose to stay in alleys separated from regulation were able to
undercut prices to a level more preferable to a low-income community.

Fruitvale, located in Oakland, CA, was once considered the Bay Area’s “second downtown.” It has had
a diverse population since the end of World War II but has had a consistently large Latino population. In recent
years the neighborhood has deteriorated with many affluent members moving to other suburbs. The end result
was a large number of vacancies, unemployment, poverty, and crime. The first TOD project that was proposed
was a tall parking structure that isolated the community from important areas while also increasing traffic. In
1999, the city began working on the Fruitvale Transit Village project that includes 40,000 sq. feet of retail space.
This project had support from University of California at Berkeley’s National Transit Access Center, the U.S.
Department of Housing and Urban Development, and the Federal Transit Administration. Fruitvale now also
incorporates a paseo, a pedestrian walkway that runs down the village center.

A key portion of the success of this TOD project is due to the Unity Council that was established to
serve as a “conduit for community concerns” (Sandoval, 42). Their main concern was involving the community
in the process and they received $655,000 from federal and state funding to develop community workshops.
The Unity Council later gained further funding from the Community Development Block Grant and U.S.
Department of Transportation Federal Transit Authority. To advance community development for the project

“> Gerardo Francisco Sandoval & Herrera, R. Transit-Oriented Development and Equity in Latino Neighborhoods: A
Comparative Case Study of MacArthur Park (Los Angeles) and Fruitvale (Oakland). NITC-RR-544. Portland, OR:
Transportation Research and Education Center (TREC), 2015. http://dx.doi.org/10.15760/trec.58.
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they created TOD project, they created two programs: The Business Improvement District (BID) and the
Fruitvale Village Paseo which linked International Boulevard, the main commercial corridor of the district, to
the BART transit stop. The community’s initial opposition to the TOD project was the possibility of
displacement. The Unity Council’s main goal with the BID was to support businesses financially, support the
maintenance of the structure and appearance, to the intent that business owners could eventually buy their
properties, and have the community vote on continuing it each 5 years. Funds for the program are coordinated
through the Unity Council with a business called the Peralla Corporation that pay employees to run the
program.

The project has seen mostly positive impacts. Since the program has been implemented, the district is
being revitalized and rents have since increased. However, no business owners have been displaced and are all
reporting success with the program. Despite the positive results seen in a smaller economic scale, the district

itself has seen an increase in poverty (Graphic 6).

Graphic 6. Percentage of the Population Above and Below Poverty Level for Fruitvale and
the City of Oakland
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The McArthur Park TOD project has little relation to the SW Corridor TOD project. Our project area
is mostly made up of white and middle-class communities. There is little illegal activity that we know of and
within our radius of the 13" and Custer Transit Stop there were few culturally specific businesses. These
businesses are vital to the economic region especially if the future of the corridor is to be a main civic corridor of
Barbur. Yet there is fear of displacement these brick and mortar businesses may have, which is hopefully
unlikely. This relates more to the Fruitvale Transit Valley with their concerns. They also had a city-based

organization supporting their economic success without displacement.
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D. Phoenix Valley Metro Rail: Central Corridor & Central Mesa Extension

As Barbur Boulevard is transformed from a car-oriented corridor to a transit-oriented one, it is
important to keep in mind how to best utilize existing assets and businesses to grow the corridor. The character
of new Barbur will be that of a street running light rail running almost its entire length. While Portland has
worked with a street running light rail corridor before with the Yellow Line, it has not worked with one that is
car-oriented to the extent Barbur Boulevard currently is. This requires Prosper Portland and PBS to look
beyond the Metro Portland area, to other cities that have engaged in constructing light rail along
automobile-centric corridors when figuring out how to best preserve and enhance its businesses. Much of
Barbur Boulevard bears an uncanny resemblance to the Washington Street and Apache Boulevard corridors
along Valley Metro Light Rail in my hometown of Phoenix Arizona. The mix of small food/drink
establishments, chain restaurants in various conditions, light industry, and a wide thoroughfare with few
crosswalks or pedestrian oriented businesses reminds me of the many of the challenges we faced back home.
Barbur has the same problem—its parallel story is the old dilapidated US60 corridor that fell into disrepair after
the freeway replaced it, and found itself as the Apache-Washington transit corridor 50 years later.

How do we add transit connectivity and transform land use patterns in the neighborhood while
preserving existing businesses and cultural patterns beginning a generation prior? We will look at three examples
for how the Valley rose to the challenge, and then examine some of the drawbacks and failures of those

strategies.

RailMesa (retail, arts, innovation, livability) in Mesa, AZ is an organization started in Mesa, Arizona in
preparation for the light rail line. A CDC established during the planning phase, RailMesa quickly gained a
foothold in the community, running multiple programs and getting involved in a variety of actions. With the
goal of enlivening the Downtown Mesa corridor, RailMesa facilitated HeatSync Labs, a non-profit technology
organization getting space in DT Mesa. This regularly brings in small scale “hack-athons” with a diverse crowd
that has spun into other tech industry in the area. They also offer free tech classes to share skills with the
community (free course offered virtually every day) and co-working space. That provides an incubator for local
residents to form community, come up with business ideas, and gain tech skills that could result in building
wealth along the way43. The project won a Main Street America Award in 2018 for bringing vitality to the area.
The organization also facilitated an artist work-live space project to bring more people, specifically artists into
Mesa. This project brought dozens of artists and several galleries to the fringe of car-oriented Apache Boulevard,
extending the pedestrian oriented area, and increasing the draw for businesses such as barber shops, restaurants,
and breweries that existed amongst car lots. This represents not only on support during construction, but a
continuing presence afterwards that builds community and business over the long run. This is critical due to the
comparison with the Rainier Valley Light Rail, where businesses survived construction, but failed since then*.
The RailMesa retrofit combined main street principals with the CDC model for deliberate intervention that
generated unique ideas along the corridor.

 Main Street America. (2019) Made on Main: Supporting Innovative Community Transformation Projects.
https://www.mainstreet.org/blogs/national-main-street-center/2019/01/29/made-on-main-supporting-innovative-comm

unity-trans.
* Horst, M. Class Lecture, 11-12-2019
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A dizzying collaborative of organizations that have been physically building a new identity along the
light rail line, Sustainable Communities Collaborative, containing two massive CDC organizations, Local
Initiatives Support Corp. (LISC) and Raza Development Fund (RDF), the latter being the largest Latino CDC
in Arizona, along with actually countless environmental, transportation, and governmental organizations
formed to manage the light rail corridor, engaging in capital projects. Sustainable Communities Collaborative
(SCC) has completed more than 2,000 mostly affordable housing units, a new Native American connections
HQ, and several building repurposing projects to give existing businesses bigger and higher quality space®. The
most applicable project to the Barbur Corridor is what they did with Native American Connections, an
organization that runs the full gamut of culturally specific services, such as running Native-specific housing and
providing cultural and economic services to a specific population, possibly comparable to HAKI. One of SCC’s
hallmark projects was giving Native American Connections (NAC) a new HQ near where most of their
operations exist, in Midtown Phoenix. Giving NAC a permanent HQ allowed them to expand services, and
provide a more stable ground for Native American residents to stay in the community. While offering
business-oriented services is not part of NAC’s mission, it is itself a vital community function that was able to
benefit from light rail, rather than be displaced by it. By using the opportunity of light rail to expand NAC,
SCC calibrated a network of community indicators that affect where Native folks could choose to locate their
business. Historically, urban Natives are concentrated in Downtown and Midtown Phoenix, and by ensuring
that NAC is headquartered there, it is less likely that the area will lose its cultural character. Tangentially related,
harnessing the development potential of area, and starting residential projects before light rail even arrives is a
good lesson. Several stations on Apache and Washington in particular, had no apartments on them prior to
SCC getting involved, and with construction, many of the areas became more vibrant®. This could be
particularly relevant for more food/drink oriented businesses like the Boulevard Taphouse and Spunky Monkey
coffee shop on Barbur, which could see another 100 or so customers per day if additional residential went in
before construction, perhaps mitigating some of the potential driving customers they would lose. Ultimately,
this model could be used to cement community organizations that support community- intertwined
relationships between who lives in a community and what businesses exist, preventing a loss of community
identity. Figuring out ways to move businesses into new development projects, and doing intense CDC-city
partnership work to make sure cultural business clustering occurs so that businesses form a functional
community could be a key to prevent displacement, and make sure the existing businesses benefit from light

rail.

Marketing and business assistance from municipal governments are a common feature in the Phoenix
Metro area. Mesa, Tempe, and Phoenix have all employed this strategy during capital improvements. In the City
of Mesa, a business assistance network combining local business organizations, chambers of commerce, several
CDCs, and the city itself to collectively offer free business advice, fagade improvement grants, and low interest
loans. Something to note is that the municipalities for the large part simply organized the coalition, while
non-profit and private organizations did most of the financial heavy lifting. Something the cities and Valley
Metro did directly was advertising and marketing. Tempe, during streetcar construction, which is still ongoing,
created coupon books for businesses affected by construction, and led “hard had tours” to promote that the area

was still open. These promotionary policies, where public agencies essentially promote private businesses, are a

% Sustainable Communities Collaborative http://www.sustainablecommunitiescollaborative.com/an-audacious-premise/.

# Sustainable Communities Collaborative Retrieved from
hetp://www.sustainablecommunitiescollaborative.com/lessons-learned/.
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strategy that has used regularly, to a mixed response. An important element of these policies, particularly for
advertising, requires businesses participating to offer some sort of special discount for being included.

Regardless of how hard PBS and Prosper Portland try, there will still be business closings during
construction. It will be rough, and will likely cause tension between planning staff and local businesses*”. This
can be seen in Phoenix, where there is an ongoing debate over the South Central light rail extension, and
businesses expressing inadequacy of services set to be offered. This is fostering resentment, particularly among
Latino restaurant and auto store owners, who often have different marketing patterns and clienteles than
white-owned businesses*. This leads to a cultural rift, where Valley Metro is offering incentives in exchange for
a discount, which feels insulting to business owners, who retort that listing their business on a local public
transit website will not seriously help them®. This policy, often the backbone of strategies by Valley Metro for
dealing with potential business displacement can bubble up into wholesale revolts against public transportation,
as was clearly displayed in the recent Prop 105 initiative in Phoenix. While it failed citywide, it did win in two
consolidated precincts along the affected South Central corridor, the only spot in the Valley where it passed.
This is of course, at the same time that it has the highest percentage of people in the Valley without a car, and
happens to have one of the largest minority populations in the MSA. There are unavoidable changes to some
types of businesses that can thrive along changing corridors- car-oriented businesses like car washes, gas stations,
repair shops and more will likely relocate or go out of business—many of whom were minority-owned and
operated in the case of Phoenix. Barbur isn’t pretty- this is very much a sprawl repair situation, not a cute
downtown. For the project to be successful, it must be accounted for that Barbur is extremely car-oriented, so
many of the options and processes used in more pedestrian-oriented places like Mesa, won’t work as well. Many
of the car-oriented businesses are also unlikely to find any sort of reprieve in business assistance during
construction, because of the shift of the corridor’s cultural toward transit-orientation is a feature, not a side
effect. In the case of Mesa, some changes the city pushed wound up at the Supreme Court of the United
States—over an auto repair shop, zoning code, and property rights. Tempe’s absolute failure to maintain
businesses during streetcar construction is well known, notably Restaurant Mexico (which was replaced with a
Taco Bell). There are also restrictions on how federal money goes to transit projects. This is a problem, given
that 50% of the funds are coming from the federal government. Specifically targeting minority owned businesses
along the corridor will be even harder under the funding circumstances- particularly in the context of avery
White community. It would be easy to see the current federal administration, upon seeing favoritism toward

minority businesses, finding an excuse to pull the grant money out from beneath Portland’s feet.

Recommendations from Case Studies:

Prosper Portland, BPS, Metro, and TriMet should use the lessons learned from these transit related case
studies from Seattle, Phoenix, and California to build a more equitable SW Corridor where minority-owned

businesses can thrive, and where a sense of place can be fostered for everyone. Here are our key takeaways.

“"Fan, Y, Guthrie, A. (2013). Doing Business Around Transit Corridors: Survey Research on Business Perceptions of
Fixed-Guideway Transit Projects. https://journals.sagepub.com/doi/abs/10.3141/2351-16

“ Lemons, S. (2019). South Phoenix Mom-and-Pops Worry About Lost Business If Prop 105 Fails Phoenix New Times.
https://www.phoenixnewtimes.com/news/south-phoenix-small-businesses-fear-prop-10S-light-rail-11341959.

4 Tbid.
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Grant funds should be distributed to a community organization, one preferably based on the SW
Corridor.

Define clear goals with the community’s input and maintain open and clear channels of
communication.

Outreach before, during, and after construction will enable a process that is responsive to the needs of
the community will ensure the stability of businesses in the area.

Require businesses that receive financial assistance to also receive technical assistance. The added
technical assistance can help improve business practices and enable businesses to be better positioned
when construction ended.

Prepare for the end of construction and mitigation assistance. The organization that handles the grant
funding should plan from the beginning for the reality that one day the construction will end and so
will the business grants. Helping businesses prepare for this reality will enable a smoother transition
post-construction.

Organize and incentivize development before the light rail construction begins. Having new residents
will help businesses stay open, particularly if housing projects are organized by non-profits who
construct housing geared toward specific cultural populations. For instance, if Portland wanted to
cement HAKI along Barbur, it could consider facilitating a partnership similar to the one forged by
Sustainable Communities Collaborative and Native American Connections, which allowed urban
native advocacy to have a permanent home, growing the synergy between Midtown Phoenix and native
culture.

Build adaption into programming and services. Construction will present unexpected challenges and
allowing for flexibility in the program will enable more responsive and effective assistance and
programming.

Utilize funds to support businesses not only in economic assistance but specifically with structure
maintenance.

There also must be a focus on equity and supporting minority-owned businesses.

Improving pedestrian access to businesses from transit stops helps increase commercial activity as seen
in Fruitvale, on International Blvd.

Have Prosper Portland organize a “RailBarbur” organization that can operate outside of the city in
terms of what it can do, and carve an independent identity that will last beyond construction and could
take a more radical approach to equity. Portland has more tools to help these kinds of organizations at
their disposal, given the limitations in the Arizona constitution, but a CDC has more room to
maneuver. Making this organization as robust as possible, with strong minority representation will be
critical in mitigating displacement, and growing the culturally specific businesses along Barbur during
the light rail era.

Focus on Building new culturally specific businesses. Rather than just focusing on protecting existing
culturally specific businesses, the SW Corridor should actively recruit and assist start up minority
businesses to induce a clustering effect. Innovation space like HeatSync Labs in Mesa, or the
commercial kitchen tour and restaurant start up seminar RailMesa runs, could be helpful to grow the
presence of minority-owned businesses in the area. The existing goals of the plans seem to be “Fortress
Barbur” where existing businesses of certain ethnic backgrounds are given preference. The broader
conversation should be how to foster specific cultural communities along the Barbur corridor,
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particularly since the type of businesses that will prosper may change along with the mode-orientation
of Barbur.
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Conclusion

If the SW Corridor Light Rail Extension is approved by voters, the SW Custer Drive and 13th Avenue station
area will likely see dramatic changes. The mixed-use zoning of the area makes the area especially ripe for
development opportunities. While these new developments will help the corridor become more walkable,
special attention will be needed to prevent the displacement of vulnerable, minority-owned small businesses in
the area. Currently, the business owners that we interviewed in this catchment area appear to be receptive about
the potential for light rail in the corridor, but they still lack key information about the project. Prosper Portland
and BPS will need to work with the businesses in the area to properly disseminate information regarding the
project to help these businesses prepare for the long construction phase and changes that will come afterward.
Through continued communication and being adaptable to the changing needs of businesses before, during,

and after the construction of the light rail will help to ensure the long-term stability of the current businesses in

the area.
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Appendix A: Field Observation Guide

Time spent in the field

For our initial field observations, our group split up into groups of two and four to perform a walking survey.
By utilizing Google Forms, we were able to standardize our observations within our group and add additional
notes when needed. We spent a collective time of ~5 hours throughout the afternoon. We believed there to be
more businesses that were within more residential areas so one of our group members performed an
additional few hours of field observations.

Conditions Noted

Type of business

Occupied status

Building age

Building quality

Chain (local or national) or franchise
Cultural identity

Transportation access
o Additional notes about sidewalk infrastructure
® American Disabilities Act (ADA) access

Photo Requirements

The photos we chose to take were scenes and places representative of the conditions we wanted to note.
Themes in infrastructure, building quality, and ADA access were readily apparent and were observations we
chose to highlight in this report.

Internal Validity

We recognize due to our limitations and positionality that our observations can not be completely impartial
and representative of the entire business community located within the 13th/Custer station radius. By all
group members performing observations and by having multiple site visits we hope to uphold our internal
validity.
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Appendix B: Interview Guide

Who we will interview

We are attempting to balance business-based on their location along the corridor, what type of services they
offer, and maintain a balance between national and local chains as well as independent businesses. Our team
is planning to reach out to the following business as our primary interview contact: Kaady Carwash, ProCare
Cleaners, Century 21, Boulevard Brewpub, Spunky Monkey Coffee Kitchen, Fred Meyer. In the case of
rejection from these first businesses, we also have back-up contacts planned. These businesses include Faye
Judson, A-Boy, MD ICON lab, Volvo repair shop, Attis Trading, KFC or Taco Bell, WellsFargo, Dial One
Roofing, and Terwilliger Dental. We only were able to identify a few businesses as being likely
minority-owned (ProCare Cleaners, Hala J. Gores Attorney at Law, Kaady Carwash, and Terwilliger Dental),
both of which we plan to interview.

How will we approach them

We will approach these businesses by calling first and introducing ourselves as students and briefly explaining
our purpose. We will ask if the business owner is available to talk with us for 15-20 minutes in-person, but
that we can be flexible (for example, when and where they feel comfortable to talk or talk to them while they
are at the cash register). And treating each interview as a conversation while building rapport. We plan on
having two backup interview options per team in case business owners are not available or willing to talk to
us.

What we will wear/bring

We will try to wear casual attire and things that represent PSU to identify ourselves as students. Phones will
be utilized for recording interviews (if permitted) and pen and paper will be used to take notes during the
interview.

Materials to hand out to our interviewees

For each interview we will bring some literature related to the light rail project, including the business cards
for TriMet’s community outreach coordinator, as well as informed consent sheets for the interviewees to

review and sign.

Reflection on potential language needs
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We have a few group members with varying levels of Spanish speaking experience. If we encounter any
language barriers, we will see if it’s possible to communicate with them with the common ground we have. In
this case, it might be best to just ask a couple of simple questions. But if it seems like it will create more
confusion, or they are not able to understand providing consent, then we should not go through with the
interview. We should maintain a level of respect for language differences. We also might want to let the City

know so that they can later figure out how to communicate with this business.

Timeline

We will start conducting our interviews the week of November 4th with the goal of having all the interviews
completed by November 17th so that we have the week of the 17th to work on the analysis.

Individual roles

We will be working in teams of 2, working in different sections of the corridor. Team 1 (NE of Bertha
Boulevard) will be Nora and Mac interviewing Kaady Carwash and ProCare Cleaners. Team 2 (SW of
Bertha, north of Barbur until 17th) will be Taylor and Gabe interviewing Century 21 and Fred Meyer. Team
3 (SW of Bertha, south of Barbur to 17th ) will be Natalie and Jude interviewing Boulevard Brewpub and
Spunky Monkey Coffee Kitchen. Each person will have the chance to lead an interview and be a note-taker
for the other.

Suggested modifications to the draft interview guide

In consideration of our interviewees’ time, we will attempt to keep our interviews to no more than 30
minutes. Special emphasis on Draft Questions 4-6 and 9, Relationships Questions 1 & 2, and all the Future

Plans questions.

Time permitting, Question 7 should be tailored to the needs of any interviewees who represent healthcare
and legal services businesses, due to privacy considerations. Questions might best be limited to how

customers get to our interviewees’ businesses and the diversity of their customer bases, in general terms.

Our plan for obtaining informed consent

We plan to obtain verbal informed consent by discussing our project, what we hope to talk with them about,
and what we will be doing with the information going forward. This also includes discussing confidentiality,
their ability to stop the interview at any time, and withdrawal information. The Informed Consent form we

are given will also be provided to them to sign.

Reflection on cross-cultural interviewing
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Cross-cultural interviews should get special thought and preparation. We recognize that our capacity as a
team is limited in accommodating the language needs of those for whom English might not be preferred for
their interview. However, we are able to provide an interviewee who would prefer their interview to be
conducted in Spanish with that option. In that case, our group’s Spanish speaker is willing to be flexible to

conduct any such interview.

Our interviews will be conducted with interviewees empowered to choose the venue and situation, and given

space for questions and reservations should be made at the beginning of, during, and after the interview.

As interviewers, we recognize that we may make mistakes in the process, but will account and apologize for
them as we seek to understand the backgrounds and positionalities of our interviewees. We will practice
active and empathetic listening - showing our interviewees that their opinions matter. As a team, we commit
to the reflexivity and consciousness of our positionalities as researchers.

Other things we are planning for

The possibility of being turned down for an interview. We have backups from businesses that are likely

similar to them so that we get a broad spectrum of different industries along Barbur represented.

Flexibility. Interviews veering off-topic, and possibly focusing on a different goal area than what we were
attending. Interviews not happening in a strict outline, but rather a meandering conversation that answers

some questions more thoroughly than others (semi-structured).

Negative responses and attitudes during interviews. These could be in response to the light rail project itself,
to Tri-Met, Metro, or the City of Portland’s government. If this happens, we will try to emphasize again that
we are students and not government employees. If the interviewee continues to have a negative response, we

will offer to end the interview if appropriate.

Plan for note-taking/transcribing

For every interview, we will have a designated note-taker who takes notes by hand so as not to create a
physical barrier between the interviewer and interviewee. This notetaker will try to record the conversation, if
possible. We recognize that the recording may need to be stopped and started again several times depending
on how the interview goes and if the store owner needs to respond to the needs of the store. Transcriptions
will be done with an agreed-upon coding method in time for the analysis deadline.

How to deal with interviewees who are too responsive or not responsive enough

Too responsive: Make a sound to transition into the next question (a listening sound like “mmhmm?),

remind them of the time frame we have, reframe the goals of the interview to keep it on track.

Not responsive enough: Shift questions to be based on things they do seem willing to talk about, maybe ask a
couple of simple unrelated questions to break the ice, ask if they would rather talk another time.
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Appendix C: Business Inventory Guide

Attached via D2L
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Appendix D: Interview Notes and Transcripts

Faye Judson Interview Notes

1. Your name
1. Amelia
2. Name of business (you likely already know this- just confirm)
1. FayeJudson
3. What does the business sell/offer/do? (you likely already know this- just confirm)
1. Nota full-service salon (all hair service, partial waxing (neck and up) no nail service
2. Hair cuts
3. Perms
4. Men, women, children
4. Do you live in the neighborhood?
1. Amelia travels from Elsewhere
2. Staff does not live locally. Faye (owners) lives in Sherbino (past Wilsonville) (golf course
community)
3.  Most of the rest of the staff live in Beaverton/Garden home area
1. Mostly beaverton, garden home
4. Commute by Mostly driving to work
5. Would you call this a locally-owned business? Or a franchise? Explain.
1. Family owned hair salon (Richard and Faye are husband and wife)
6. What is the amount of time the business has been here?
1. 16 years in the same location (opened with when Barbur Shops opened)
2. Fedex and Starbucks also came in very early
3. DPizza hut later
4. Vacant property in the center will be a chase bank with a cafe
7. How many employees are there?
1. 6stylists, plus Amelia
2. Full-time and part-time?
1. Most, if not all full-time
8. What are your business’s transportation considerations?
1. Freightand delivery
1. UPS deliveries mostly. If light rail happens, they have had the same driver for the
years. The delivery might deliver them an hour or so later than currently but that
wouldn’t impact operations too much
2. Might piss off some clients, as the light rail might delay and make them late for their
appointments
2. Customer- car, parking, walking, transit, bicycle, other
1. Mostly serviced by locals, many still have to travel via car to get here
2. This is the neighborhood salon (mentioned multiple times)

3. Some people come from Salem, Canby, Seattle, downtown Portland to go to the salon
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4. Iflight rail happens
1. Mostly people in this area being frustrated by delays
2. Could delay employees getting to work on time which could back up
appointments throughout the day
3. People who take transit largely know how to go get here, but auto drivers
would have to readjust
9. What relationships with other businesses in the area do you have?
1. Everyone in this center gets 10$ off services. #6 best salon in portland (“We are the yelp salon”)
2. Starbucks has a good relationship; the salon has a strong relationship and friendship with staff
there
3. Some occasional Fedex employees use the salon
10. Are there any existing business associations, whether formal or informal?
1. No formal group meetings, just some informal interactions
2. No coalition group
3. Starbucks gives a free shot upgrade to employees for working in the same center
11. Do you see yourself doing business here in 5 years, 10 years?
1. Faye will be here until further notice, Amelia sees the salon lasting 15 years out, even if Faye is
not working there anymore.
12. What challenges do you experience?
1. The Parking lot is not ideal. Not a lot of lunch options around here. Drop-off, pick-ups at this
fedex which cause issues by blocking the lots
2. “Starbucks moms” are a problem as they are zooming in and out of the parking lot with little
regard to people walking through it
3. Sometimes people speed through the parking lot as a way to get back onto Barbur
4. Delivery drivers block things
5. Overall, they are happy to have a parking lot, despite some issues (layout issue, maybe size)
1. Maybe owners didn’t anticipate types of businesses? (several lunch places with
frequent drop-ins)
2. Dumpster location is not ideal
13. What would help you stay and grow here? (generally)
1. They feel like they have it down. Salons are about social connections and utilizing digital
platforms (people are moving from Yelp and look at others (IG, Facebook))
2. Making top 20 list gave the salon a lot of exposure
3. Wants to get in hair and fashion shows in the area to get their name out
4. How do you get into that?
1. Salon in PDX hosts, Mercedes Benz. Easy to sign up and go
14. How do you see the potential of light rail in the future affecting your business?
1. Increased exposure will let people know about the salon
1. Light rail would be beneficial
2. Drivers are looking, those taking transit can start noticing businesses along the
corridor to frequent
2. Isdisplacement a concern?

1. Displacement is not a concern
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15. What resources might help you improve your business/expand/stay on the corridor/survive and thrive
in a new light rail era?
1. Nothing additional to add

16. Do you think your business would find it beneficial for Prosper Portland/City to help form a

business coalition/advocacy group?

a.  Would be open to the idea of forming a business coalition along the corridor. Misses that
every business had a relationship with each other (sending people to each other) The

owner Richard would like that as well.

Boulevard Taphouse Interview Notes

1. Your name
a. Michael
2. Name of business (you likely already know this- just confirm)
a. Boulevard Taphouse
3. What does the business sell/offer/do? (you likely already know this- just confirm)
a.  Sells beer, cider, wine, and pub food
4. Do you live in the neighborhood?
a. A couple miles, within a 10 minute drive
5. Would you call this a locally-owned business? Or a franchise? Explain.
a. Locally-owned & family-owned business
6. How long has this business has been in this location?
a. Started March 30, but the building has been owned by his family since 1986 and was called
“The Crab Bowl”
7. How many employees are there?
a. Full-time: Michael and his brother
b. Part-time: 2 PT employees
8. What are your business’s transportation considerations?
a. Freight and delivery
i.  They pick up alot of their own stuff like their food from different places in the area
ii. ~ Nota ton of deliveries but eventually more deliveries
iii. Delivery system over time
b. Customer- car, parking, walking, transit, bicycle, other
i.  Customers mostly travel by walking and driving (more drivers than walk-ins)
9. Are there any existing business associations, whether formal or informal?
a. Multnomah Village Business Association (there’s a FB page)
b. Michael needs to get in touch with them
10. What relationships or connections with other businesses or networks in the area do you have?
a. Minimal, personal connections: know some of the owners and other people that work in
different places
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b. Connections changed over time: Friends with Judy who owned the Sichuan Restaurant down
the street (where Boom Boom was) and somebody offered her to buy it and now there’s a new
owner

i.  Sad to see the character of that place go
11. Do you see yourself doing business here in S years, 10 years?
a. Ifthe MAX comes, then no
b. If the MAX does not, then yes
12. What challenges do you experience?
a. Parking is limited
b. The business is run as a late-night “divey” dive bar so marketing a new concept is something
they got to work through
c.  Business has been ok, good amount to build off of
13. What would help you stay and grow here? (generally)

a. More marketing effort, facilities, and events

b. City can do: maybe come in for a town hall meeting at their business, come out and visit
14. How do you see the potential of light rail in the future affecting your business?

a. Isdisplacement a concern?

i.  Absolutely it is, if the light rail alignment comes up along Barbur, then the building
will be in the path to be taken and they would be displaced
1. The street will widen and they are that close to Barbur
ii. ~ What will they compensate them for?
iii.  Strategy: They don’t think it will happen and if does be prepared for that. But they
will operate like it won’t happen and try to build the business
iv.  The city has not approach the business directly
1. Like no mail, just through the news
V. If the design were able to accomodate this building, they still see drawbacks
1. It’s probably going to be somewhere at the interstate where it’s hard to get
around and you can’t slow down the train and won’t be able to crossover as
frequently
15. What resources might help you improve your business/expand/stay on the corridor/survive and thrive
in a new light rail era?

a. Financial incentives for re-location, like moving all the equipment and paying fair market value
for the building

b. Okay, with moving if they have to -- just as long as it’s fair

16. Last thoughts:

a. Isitreally worth it to do the light rail> And how are they going to pay for it? Hopefully it
doesn’t get forced upon them

b. Feel about the neighborhood: it’s a great neighborhood -- it is short on restaurants and dining
options but it makes it more of a neighborhood
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Spunky Monkey Coffee Kitchen Transcript and Interview Notes

NOTE: The first half of this interview was recorded and transcribed. The second half of the interview recording
was lost, so the second half of this interview beginning with the question about personal relationships with
nearby businesses is based on notes taken by Jude Thaddaeus. They are a combination of direct word-for-word

quotes and paraphrases.
Natalie Chavez: So the official name is Spunky Monkey Coffee Kitchen?

Gray: Spunky Monkey Coffee Kitchen, yeah. Our other one on the east side was Spunky Monkey House of
Coffee and we became more food-oriented when we were over there so I just renamed it the Coffee Kitchen

over here.
NC: So now it’s more coffee?

G: Yeah, coffee and food. Well we do coffee, espresso, teas, chai, all the drinks. And then bagel breakfast and
lunch sandwiches. And they’re available all day so you can have lunch in the morning or whatever. Yeah, I'm
kinda known for the breakfast sandwiches because that’s where there’s less competition or less people doing it,
whereas there lots of lunch sandwiches around. The bagel sandwiches are the thing. I make all my own stuff, we
roast our own coffee and make all the syrups in the drinks and the chocolates as well as I make all the bagels and
biscuits [interrupted by customer he knows by name, who conducts a local mobile massage business, who
mentioned that a MAX would be much easier to carry a massage chair on than the buses].

NC: So do you live in the neighborhood?

G: I don’t, no. I 'live up near Sauvie Island, kinda north of Sauvie Island. It’s funny because up until recently I
lived in Sellwood and that would have been perfect. I could have just ridden my bike up Taylors Ferry and come
up here and it would’ve been just fine. But I moved and then I found this place and was like, oh, I guess 'm
gonna be driving a car now. So that kind of bums me out but it is what it is. I've been kinda checking things out

in the neighborhood to see if there’s places I would want to move to, but I haven’t really found any place.
NC: Would you call this a locally owned business? In your own words, how would you describe your business?

G: Definitely locally owned. I mean, I own it. My landlord lives in town as well. I don’t know where he lives.
His business is in Beaverton, and he comes in occasionally.

NC: How long have you been in business here?
G: I've been in business in Portland for 18 years, this is my 19 year. And I started out as a mobile unit in the SE
Industrial area and went through a few locations there and then I started doing more events and became a

regular at the PSU Farmers Market on Saturdays, which we still do. In 2010, opened up my café on the east side,
and it got torn down in 2013/14 and then I opened up another place on Sandy, a walk-up window, because it
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was in the neighborhood of the old café and I was in the neighborhood a couple years and didn’t like it because
I’'m not a real fan of Sandy Blvd and it felt icky. And I found this place the same week I gave my notice there
about 2 years ago.

NC: How many employees work here?

G: None. It’s just me. At the other café, I had 4 people who all lost their jobs when that got torn down. It was
great, a happening place, but Ikind of wanted to do it myself because I having staff... there’s so many things.

Well, they’re the most expensive thing you have for one thing and there’s just always drama.
NC: What are your business’s transportation needs? How does it work with deliveries?

G: I finally worked that out. What I was first here my first year, delivery was kinda difficult mostly because I use
Amazon to an extent. I try to do all local, but that doesn’t work with some equipment so when I have Amazon
deliver, when they use their stupid little white trucks, and those are always delivering. So they’re like “if we can
deliver at 8 o’clock at night, we will, and they just started leaving it at the doorstep with a picture saying “hey, we
left your thing” and I’'m like “The tweakers are gonna get my thing, I guarantee it! Like, what are you thinking?
So I stopped using Amazon, and having said that, UPS and USPS are very accommodating. UPS usually comes
about 11am, USPS around 1, and they leave my stuff in my dumpster area, or they’ll make a special trip to make
sure it gets to me.

The traffic pattern here at rush hour is crazy. The other day I was meeting a friend here because it was
convenient. I was over there [points to Fred Meyer] and I just parked over there at Fred Meyer because it’s easier
to walk and cross that crosswalk [at SW 13" & Barbur] than to try to manage my car through all the traffic. So
that’s a thing. Barbur is horrible to ride a bike on. You know, even the hill aside going up, the hill aside, I mean it
is what it is, you can’t really do much about that, just like when you get to that tunnel area, it’s just so scary and
some people do take that tunnel and it’s just like, “What are you doing?” And then you go over and it just feels
like you’re never gonna get there. Part of it’s just the hill but part of it is that people drive like SOmph here at
Barbur, wantonly disregarding the law. But if I have someone who stops by this place is on their way because
they’re curious, that’s my kind of customer.

NC: Are there any existing business associations, whether formal or informal, around here?

G: I don’t know. That’s a whole thing I should probably look into. [another customer comes in].

written notes begin here
NC: Do you have any personal relationships with nearby businesses?
G: I have friends who run some of the businesses nearby, like H&R Block, BYE engraving, State Farm. We’re all

part of the same basic rental complex and we all share a bathroom. Some of them come into my shop and are

customers, and sometimes we share customers, too.
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NC: Do you see yourself doing business here in 5 or 10 years?
G: Yeah, I'm going to do it until I retire.
NC: What challenges do you experience with your business?

G: Street people. Minor theft. I haven’t had any break-ins, but I have come here in the morning to find jimmied
locks sometimes. But it’s not nearly as bad as it was when we were on the east side of the river. It was much

worse out there.
NC: What would help you stay and grow in this location?

G: Not a Pearl District-style revision to the area. Why can’t the wall across the street have a mural on it? If
they’re going to put the MAX line in, it should be fronted with green space where people can hang out and
spend time. People need places to throw trash, and there aren’t any right now. Every morning, I have to throw
trash on the street and sidewalk away. Sometimes it’s from street people, and sometimes it’s from the Taco Bell

where people just leave trash on the ground.
NC: How do you see light rail in the future affecting your business here? Is displacement a concern?

G: Light rail could help my business gain more customers once it’s built. A lot of my customers are people who
just walk in off the street or see me on their way to and from places around here, so more people in the area
would mean more customers probably. During peak construction, whenever that will be, it will probably be a
serious disruption to my business. I’'m not too concern about displacement, though. I have my commissary

here, so I save money on transporting food and drinks and ingredients, and I can do this in a lot of places.

NC: What resources might help you grow your business or expand if you stay in the corridor when the new
light rail service starts?

G: Good question! I think having the MAX come through will bring more apartment buildings, and I would
love to have some input on architecture for aesthetic reasons. I don’t want to see any cookie-cutter
development. What I would like to see if better bike infrastructure so people are safer and it’s easier to get here.
I’d like to see more separation between cars and bikes on Barbur, and more solutions along this road to get
people away from cars and riding bikes.

Century 21 Transcript

Taylor Potter: Start this. That way we can get rolling whenever we're ready.

Gabe Leon: So I guess as an opening question, how long have you been with Century 21 at this location?
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Nick Schultz: This particular location about two and a half years. We were at 10725 SW Barbur on this very
street for a decade. Yeah. So not too far away but just further down towards Tigard. so we're familiar with the

street.
GL: Yeah. So how many employees do you have full time part time?

NS: Oh my gosh most of our, most of the people with us are independent contractor agents- real estate brokers.
But we probably have eight employees between Longview and here. Yeah. And that includes part time. Property
managers and agents. Yeah.

GL: And then what are your transportation considerations? Do most of your employees drive to work or do
they - ?

NS: Our employees do generally drive. We're a business that requires us. To be places in our cars because we
show homes. We don't have the luxury of taking a city bus over to make sure our house is clean or something.
You know what I mean. So in a perfect world we would commute via public transportation to our job. Both
our property managers and our independent contractors most definitely are out there in the world needing to

show and inspect homes. So everyone pretty much has to use a car. Yeah.

GL: And your access primarily on Barbur Boulevard. I know that's where the driveway is. Are there entrances
on different streets?

NS: There is. I forget I think this is on Moss. We primarily use this [Babur] for our clients and our employees.
There is a back entrance because we do have an onsite storage in the back off Moss, which is like a block up I

think.

GL: OK. This next question is a little bit about the business community in the area. So. Century 21 obviously is
connected to other locations I assume. But is there any local business organizations that you either know of or a
partof ?

NS: On this street in particular or just around the city?

GL: The area or the city overall --but if there is anything like specific to Barbur, it is one of the things that I
think all the different groups are looking at.

NS: Right, Well as far as linked to our business, not necessarily because the mortgage people that work with us
are not necessarily on Barbur. The non-profit work we do, we are involved in youth orchestras and thus are not
on Barbur necessarily but we're connected to them citywide. I guess you could say if you're interested in this
part of it we do eat and have lunch and take advantage of the other businesses on the street that way. Again as far

as commerce-- but they're not really connected to us as a business we just eat there. If that makes sense.

GL: Yeah it does. If there were to be sort of a business association for Barbur Boulevard, would that be

something that would be of interest to you or the agents who are here?
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NS: Oh I'm sure. Yeah yeah oh yeah.
TP: In what ways do you think it'd be helpful for specifically you guys if you had anything in mind.

NS: I - just networking and getting to know people. Our other offices are a part of different Downtown
Vancouver. The Downtown Vancouver and Downtown Longview associations we don't really have that on this
street. So. So that would be kind of cool to have that here. So just networking kind of getting to know each
other. Yeah. Possibly. Helping each other and what have you but most of the others don't do like non-profit
either way. There's the race for the Cure and so on in Longview. It often comes down to just non-profit work.

GL: What sort of challenges do you experience being along Barbur Boulevard.

NS: There really isn't many I mean it's only been a benefit to us as far as this particular location because we are
so mid city we can be out to the western suburbs to the eastern suburbs downtown really quickly. It's just a
perfect location. Obviously the same complaints you probably heard around the city. The vehicular traffic has
really really gotten very pretty intense rush hours are backed up both directions. You can kind of be locked in
this parking lot for quite some time. So yeah just growing pains. Big city traffic. Yes. Would be the only thing.

GL: So what would help you like stay and grow in this location in light of those challenges. Maybe traftic or
otherwise?

NS: Well, I mean you know that's kind of that's kind of an interesting question to answer because that's really
up to us. You know our marketing and are we doing our job right to make sure people know we're here. I can't
think of anything. I, you know, I'm we're excited about the light rail. So I guess to answer your question since
we're here and it's light real specific I think that will be a help to us and we're excited about it. I think that it
always has brought good things to the neighborhoods that it's gone into . So we're excited about that how it will
help us. I don't know if they would have stopped right in front of us. That would probably not hurt. You know
we have a school next door to us and that's really cool moms and dads are picking up kids and and we want
them to see their local real estate agency next door to them. You know we actually have had people walk in our
door from that with questions about housing and so on. So so I guess in that sense it be kind of cool to have a
stop right in front of us or something you know. Yeah. I don't know if that's the best way to answer that but
there you go.

GL: So what are some resources especially during the construction phase that might be of interest to you or
different strategies or tools that you can think of off the top of your head.

NS: I think in that sense as you know that's just tough. That - that's gonna be tough. You know I think just
communication. What's happening, when. Give us the most information you can the furthest ahead that you
can so that we can plan and tell our agents and our employees "Today's gonna be a tough day”. Yeah. You know
what I'm. So just communication. I can't think of anything you can do other than helicoptering us in and out of
our office which is not going to be feasible. That would make that any better. I've lived in cities where they built

freeways through the middle of a city and it was just awful. There's no way you know or trains or what have
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you. So. You know. But I'm open to it. Like that's life. It's progress. That's good. We like public transportation
so we'll suffer.

GL: So I know you said that that there's not necessarily like a business community like a formal organization
and sense in this area. But what are some other businesses that are along the corridor that you think are like key

players would be good people to talk to you about their concerns and their interests in this project.

NS: Well I mean I- I can't think of any one of them that wouldn't be a good idea to walk into whether it be a
food service, a mechanical shop I can't think of anyone that wouldn't be a good idea whether they'd be a big
national brand or a local, Locally owned company that they would both be important to talk. Oh I think some
of the moms and pops I think this photo shop right next to us is kind of a local shop. It might be good to get
that personal longstanding insight from we're a mix of both because we are locally owned. We are a national
brand but this company was started and built by John Turner and myself you know. So you got kind of a mix
here where we are local business people and have been here for years and years and years but we're also
connected to a national brand. So I think any of them I can't think of anyone you wouldn't want to talk to.

GL: Okay. Do you have any questions or?

NS: So you know what I will say just in wrap we are not just a real estate company but a property management
company. And we have about 400 rentals that we manage around the city all over the city and suburbs east side
west side. I think having a public transportation that we have a great bus right here. So that's already kind of
here but anything that we can do to make it. Easier for our our tenants to get to us for their needs. I mean they
call, they do have access to a portal but you know we do serve the whole city so it might be kind of nice for
people to take have yet another option to get to us if they need to. Yeah maintenance request, to pay their rent.
Yeah you know. So that's kind of cool. Yeah. Not everyone has a car. Yeah.

TP: Awesome. Well yeah that's really it. Well thank you so much. Nick I appreciate it.
NS: Sounds good.
Fred Meyer Interview Notes

Basic Information:
e Builtin 1948, late 40s early SOs getting established.
® 260-280 employees, part time majority (around 85%)

Transportation Needs:
® Mostly supplied through warehouse, 20-25 additional vendors that deliver product to store
Trucks Mostly take Barbur from Raleigh Hills warehouse
Loading dock located on Barbur
Sometimes trucks have to turn on Bertha in order to get into position

More pedestrians wouldn’t be a burden, most deliveries between midnight and 6 AM

Would be good to have more utilization of sidewalks, could increase customer base
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e Currently, without normal entry/exit, hard on business. Lots of traffic coming home from work.

Business Networks:
e Relationship with OHSU and local high school, non-profits, churches (food drives), A-Boy
e Could utilize a business association, other Fred Meyers do.
e TFuture contact should be Jeff Temple, at main Fred Meyer office.
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