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Summary 
This staff report evaluates a Historic Review of Exterior Alterations and New Construction, along with a Site 
Plan Review for Modification of Existing Development for a commercial structure on a developed lot within 
the Hackleman National Register Historic District (Attachment A). The applicant proposes to construct a 
3,645-square foot addition to the existing building and decouple an existing addition to be a freestanding 
building. 

Application Information 
Review Body: Landmarks Commission (Type III review) 

Staff Report Prepared By: Alyssa Schrems, Planner II 

Property Owner: Monteith Square LLC, 442 1st Avenue SW 

Applicant: Lori Stephens, 534 NW 4th Street, Corvallis, OR 97330 

Address/Location: 133 5th Avenue SE, Albany, OR 97321 

Map/Tax Lot: Linn County Tax Assessor's Map No. 11S-03W-07BA-00800  

Zoning: Lyon Ellsworth (LE)  

Total Land Area: 20,130 square feet 

Existing Land Use: Restaurant 

Neighborhood: Central Albany 

Surrounding Zoning: North: Lyon Ellsworth (LE) and Historic Downtown (HD) 
 East: Hackleman Monteith (HM)  
 South: Lyon Ellsworth (LE) and Hackleman Monteith (HM) 
 West: Lyon Ellsworth (LE) and Historic Downtown (HD) 

Surrounding Uses: North: Mixed Use- Apartments and Businesses 
 East: Residential- Single Unit Dwellings 
 South: Residential-Single Unit Dwellings and Multiple Dwellings, Fire 

Station 
 West: Commercial-Parking lot and Offices, Institutional-Government 

Offices 

Prior History: SP-94-93: Site Plan Review for pizza parlor. SP-30-02: Site Plan Review for 
construction of an addition. VR-10-02: Variance to minimum window 
requirement on streets adjacent to sidewalks.  HI-06-02: construction of an 
addition. 
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Notice Information 
On April 10, 2024, a notice of public hearing was mailed to property owners within 300 feet of the subject 
property. On April 18, 2024, notice of public hearing was also posted at the subject site. As of April 22, 2024, 
no public testimony has been received. 

Analysis of Development Code Criteria 
Historic Review of Exterior Alterations Generally (ADC 7.120) 
Albany Development Code (ADC) review criteria for Historic Review of Exterior Alterations Generally (ADC 
7.120) are addressed in this report for the proposed development. The criteria must be satisfied to grant 
approval for this application. Code criteria are written in bold followed by findings, conclusions, and conditions 
of approval where conditions are necessary to meet the review criteria. 

Exterior Alteration Criteria (ADC 7.100-7.165) 
Section 7.150 of the ADC, Article 7, establishes the following review criteria in bold for Historic Review of 
Exterior Alterations applications. For applications other than the use of substitute materials, the review body 
must find that one of the following criteria has been met in order to approve an alteration request. 

1. The proposed alteration will cause the structure to more closely approximate the historical 
character, appearance, or material composition of the original structure than the existing 
structure; OR 

2. The proposed alteration is compatible with the historic characteristics of the area and with the 
existing structure in massing, size, scale, materials, and architectural features. 

ADC 7.150 further provides the review body will use the Secretary of the Interior’s Standards for Rehabilitation 
as guidelines in determining whether the proposed alteration meets the review criteria. 

Secretary of Interior’s Standards for Rehabilitation – (ADC 7.160) 
The following standards are to be applied to rehabilitation projects in a reasonable manner, taking 
into consideration economic and technical feasibility. 
1. A property shall be used for its historic purpose or be placed in a new use that requires minimal 

change to the defining characteristics of the building and its site and environment. 

2. The historic character of a property shall be retained and preserved. The removal of historic 
material or alteration of features and spaces that characterize a property shall be avoided. 

3. Each property shall be recognized as a physical record of its time, place, and use. Changes that 
create a false sense of historical development, such as adding conjectural features or architectural 
elements from other buildings, shall not be undertaken. 

4. Most properties change over time; those changes that have acquired historic significance in their 
own right shall be retained and preserved. 

5. Distinctive features, finishes, and construction techniques or examples of craftsmanship that 
characterize a historic property shall be preserved. 

6. Deteriorated historic features shall be repaired rather than replaced. Where the severity of 
deterioration requires replacement of a distinctive feature, the new feature shall match the old in 
design, color, texture, and other visual qualities and, where possible, materials. Replacement of 
missing features shall be substantiated by documentary, physical, or pictorial evidence. 

7. Chemical or physical treatments, such as sandblasting, that cause damage to historic material 
shall not be used. The surface cleaning of structures, if appropriate, shall be undertaken using the 
gentlest means possible. 

8. Significant archeological resources affected by a project shall be protected and preserved. If such 
resources must be disturbed, mitigation measures shall be undertaken. 

9. New additions, exterior alterations, or related new construction shall not destroy historic materials 
that characterize the property. The new work shall be differentiated from the old and shall be 
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compatible with the massing, size, scale, and architectural features to protect the historic integrity 
of the property and its environment. 

10. New additions and adjacent or related new construction shall be undertaken in such a manner 
that if removed in the future, the essential form and integrity of the historic property and its 
environment would be unimpaired. 

The analysis includes findings related to the Exterior Alterations review criteria in ADC 7.150, followed by the 
evaluation of the applicable Secretary of Interior Standards in ADC 7.160. Staff conclusions are presented after 
the findings.  
Findings of Fact 
1.1 Location and Historic Character of the Area. The subject property is located at 133 5th Avenue SE in 

the Lyon Ellsworth (LE) zoning district within the Hackleman National Register Historic District. The 
surrounding properties are in the Hackleman Monteith (HM), Lyon Ellsworth (LE) or Historic 
Downtown (HD) district and are developed with a mix of residential (single dwelling units, multiple 
dwelling units), commercial (businesses and offices) and institutional (government offices). 

1.2 Historic Rating. The subject building is rated as a Historic Contributing resource in the Hackleman 
National Register Historic District. 

1.3 History and Architectural Style. The nomination form lists the architectural style of the building as 
Mission. 

1.4 Prior Alterations. An addition to the west side of the structure was reviewed and permitted in 2002 
and the interior has been altered to accommodate a restaurant. 

1.5 Proposed Exterior Alterations. The applicant proposes to construct a 3,645-square foot addition on 
the east side of the existing building and to detach the existing addition on the west side of the building. 

The applicant proposes to construct a 48-inch canopy above the main door of the existing addition, to 
add planters on either side of the main door, and to add a wall sconce on either side of the main door 
to match the existing wall sconces on the building.  The applicant further proposes to construct a new 
addition to the building with similar elements that do not mimic the original.  These unifying elements 
include tall windows, base/water table banding along the wall, curved arc entry, hip roof, and dentils 
at the roof.  These proposed features are discussed further on in this report.  Based on these facts, 
criterion ADC 7.150(2) is met. 

1.6 Building Use (ADC 7.160(1)). The building’s original use was a train station/meeting hall.  The building 
was converted into a restaurant at some point and functions similarly to a meeting hall. 

Only minimal exterior alterations are needed in association with the proposed use, which is consistent 
with ADC 7.160(1). 

1.7 Historic Character (ADC 7.160(2)). The building was constructed in 1912 in the Mission style.  
Distinctive features of the building include three large rounded arched openings, green glazed tiles, a 
gable dormer on the south façade with the letters “OER” in a circle, and exposed rafters. 

The applicant does not propose any front façade changes to the historic portion of the building.  The 
new addition will be connected to the existing building and utilize openings that exist already.  The 
applicant also proposes to detach the existing addition by removing a non-historic breezeway that was 
connected in 2002.  Based on these facts, criterion ADC 7.160(2) is met. 

1.8 Historic Record & Changes (ADC 7.160(3) and (4)). The building is designed in the Mission style.  The 
applicant proposes to construct a new 3,645-square foot addition on the east side of the existing 
building and to detach an existing addition on the west side of the building.  Based on these facts, 
criterion ADC 7.160(3) and (4) are met. 

1.9 Distinctive characteristics (ADC 7.160(5)). The applicant states that there will be no changes to any 
features, finishes, construction techniques, or examples of craftsmanship with the addition.  The 
breezeway that is proposed to be removed was constructed in 2002 and is not considered historic.  No 
distinctive features are listed in relation to the garage or to the area where the rear deck would be added.  
Based on these facts, criterion ADC 7.160(5) is met. 
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1.10 Deteriorated Features (ADC 7.160(6)). The applicant states that there are no existing deteriorated 

historic features.  Since there are no deteriorated historic features, criterion ADC 7.160(6) is satisfied. 

1.11 Use of Chemical or Physical Treatments (ADC 7.160(7)). The applicant does not propose any chemical 
or physical treatments in relation to the new addition or decoupling the existing addition.  Based on 
these facts, criterion ADC 7.160(7) is met. 

1.12 Significant Archaeological Resources (ADC 7.160(8)). The applicant states there are no known 
archeological resources located at or near this site.  If significant archaeological resources are found on 
the site, the contractor will notify the architect who will notify a SHPO archeologist.  The artifact will 
not be moved and work in the area will cease until SHPO is done with their review. Based on these 
facts, this criterion appears to be met. 

1.13 Historic Materials (ADC 7.160(9)). The applicant states that the breeze way that is proposed to be 
detached is not historic.  No historic features will be destroyed with this addition.  Based on these facts, 
the criterion in ADC 7.160(9) is met. 

1.14 New Additions (ADC 7.160(10)). The applicant also proposes an addition on the east side of the 
building which is discussed in detail below in this report.  The applicant states that the new addition 
will connect to the existing building on the east and north end of the building by enclosing the east 
wall and a portion of the north wall but will not alter these walls.  In the future the addition could be 
removed without altering the essential form and integrity of the existing building.  Based on these facts, 
the criterion in ADC 7.160(10) is met. 

Conclusions 
1.1 The proposed exterior alterations will be compatible with the historic characteristics of the area and 

with the existing structure in massing, size, scale, materials, and architectural features. 

1.2 The proposed alteration is consistent with the Secretary of the Interior’s Standards in ADC 7.160. 

Historic Review of New Construction (ADC 7.270) 
The Community Development Director or the Landmarks Commission must find that the request meets the 
following applicable criteria in order to approve the new construction request. 

Within the Monteith and Hackleman Districts (ADC 7.270(1)) 
a. The development maintains any unifying development patterns such as sidewalk and street 

tree location, setbacks, building coverage, and orientation to the street. 
b. The structure is of similar size and scale of surrounding buildings, and as much as possible 

reflects the craftsmanship of those buildings. 
c. Building materials are reflective of and complementary to existing buildings within the 

district. 

Findings of Fact 
2.1 Unifying Development Patterns (ADC 7.270(1)(a)): The applicant proposes to add a 3,645 square foot 

addition onto the east side of the building.  The building addition is set back 28 feet from 5th Avenue 
and 16 feet to the back edge of the sidewalk. The main façade of the train station itself is set back about 
39 feet from the street and 27 feet to the sidewalk.  There are no changes proposed to the sidewalk.  
In the LE zone, there is no maximum lot coverage and no required front setback.  The applicant further 
states that there is a garage to the east built at the edge of the sidewalk.  Other houses in the 
neighborhood are 12 to 15 feet from the sidewalk.  The addition proposed is not as close to the 
sidewalk and street as the other buildings in the neighborhood.  Based on these facts, it appears that 
the proposed additions are in keeping with the surrounding development patterns. 

2.2 Size and scale (ADC 7.270(1)(b)):  The applicant states that the building addition (total height of 15 
feet and three inches) is not as tall as the train station itself (23 feet and two inches), nor as tall as the 
neighboring residential buildings to the south or east.  The length of the front façade as seen from the 
street is also less than the train station.  The length of the train station façade is 110 feet, and the length 
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of the façade addition is 36 feet.   Based on this, the façade is proposed to be smaller in size and scale 
compared to the train station as seen from the street.    

The addition to the train station is intended to look different from the train station yet tie into its 
elements without making it look the same.  The building addition utilizes similar elements of the train 
station without mimicking it.  These elements are, tall windows-proportional to the strain station; 
base/water table banding along the wall which is smaller in height than the train station base, curved 
arc entry, hip roof on part of the addition, and dentils at the roof to reflect the ends of eave rafters of 
the train station roof.  There is a canopy entry addition proposed for the entry to the train station, and 
a different canopy proposed for the entry into the addition.  The windows from the street will have 
divided lites whereas the windows in the train station will have no divided lites.  The neighborhood 
has the same mix of divided lite and non-divided lite windows.  The proposed hip roof on a portion 
of the addition ties the addition to the train station, but it is also a more residential style relating to the 
houses in the neighborhood.  Based on these facts, the criterion appears to be met. 

2.3 Building materials (ADC 7.270(1)(c)):  The applicant states that the train depot has brick walls with 
concrete base and trim, and a tile roof.  The walls and trim of the 2002 addition appears to be EIFS 
(synthetic stucco) with a standard asphalt roof.  The new addition will have a stucco surface with a cast 
stone water table base and cast stone trim around the entry.  The roof will be an asphalt shingled hip 
roof on the south and front portion of the addition, and a flat roof stepping further back from the 
front.  The hip roof will have asphalt shingles similar to other residential structures in the 
neighborhood.  The proposed flat roof will be similar to other flat roofs on many buildings within the 
block north of the alley and on the apartment building across 5th Avenue from the train station.  Based 
on the findings, this criterion appears to be met. 

Site Plan Review Criteria (ADC 2.450) 
Criterion 1 
The application is complete in accordance with the applicable requirements.  
Findings of Fact and Conclusions 
1.1 In accordance with ADC 1.170, the application was deemed complete as of April 2, 2024. 

1.2 This criterion is met without conditions.  

Criterion 2 
The application complies with all applicable provisions of the underlying zoning district including, 
but not limited to, setbacks, lot dimensions, density, lot coverage, building height, and other 
applicable standards.  
Findings of Fact 
2.1 The building is proposed to be used as a restaurant.  The applicant proposes to construct a 3,645 square 

foot addition to the existing building and to detach an existing addition from the structure.  Pursuant 
to the ADC 5.065-1 Schedule of Permitted Uses, a restaurant is an allowed use in the LE zone with 
Site Plan Review approval.  

2.2 Lot Size, Dimensional Requirements, and Lot Coverage. Table 5.090-1 within the ADC contains the 
development standards for the LE zoning district.  Pursuant to Table 5.090-1, the LE zoning district 
has a minimum lot size of 2,000 square feet for all non-residential uses, a minimum width of 20 feet 
and a minimum depth of 50 feet, and a maximum lot coverage standard of 100 percent.  

The LE zoning district does not have a minimum front setback and has a zero-foot interior setback 
unless the property abuts a residential zone or use.  This special setback requires a one-foot setback 
for each foot of wall height with a minimum setback of 10 feet.  The applicant is proposing a wall 
height of 10 feet for the addition, which would mean an interior setback of 10 feet from the east 
property line.  The site plan indicates that the structure will be set back 10 feet from the east property 
line, demonstrating that the setback is met.  

This standard is met. 
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2.3 Building Height. Pursuant to ADC Table 5.090-1, the LE zoning district contains a maximum building 

height of 60 feet unless located within the Airport Overlay District. The subject property is not located 
within the Airport Overlay District and the proposed addition height is 15 feet and three inches. This 
standard is met. 

2.4 Density. There is no density standard associated with restaurant uses in the LE zone. This standard is 
not applicable.  

2.5 Landscaping, Buffering, and Screening. See finding under Criterion 6 below pertaining to Article 9.  
Landscaping, buffering, and screening standards are incorporated herein by reference.  

2.6 Outside Storage. The applicant does not propose outside storage and display.  This standard is not 
applicable.  

2.7 Screening of Refuse Containers. ADC 5.370 requires any refuse container or disposal area that would 
otherwise be visible from a public street, customer or resident parking area, public facility, or any 
residential area must be screened from view by placement of a sight-obscuring fence, wall, or hedge at 
least six feet tall. All refuse materials must be contained within the screened area.  

The submitted site plan shows an enclosed garbage/recycling area in the northeast corner of the new 
addition with a rolling metal door. This standard is met. 

Conclusions 
2.1 The proposal meets all applicable development standards.  

2.2 This review criterion is met without conditions.  

Criterion 3 
Activities and developments within special purpose districts comply with the regulations described in 
Articles 4 (Airport Approach), 6 (Natural Resources), and 7 (Historic), as applicable.  
Findings of Fact 
3.1 Article 4 Airport Approach district. According to Figure 4.410-1 of the ADC, the subject property is 

not located within the Albany Airport Approach district. 

3.2 Article 6 Significant Natural Vegetation and Wildlife Habitat. Comprehensive Plan Plate 3: Natural 
Vegetation and Wildlife Habitat, does not show any areas of vegetation or wildlife habitat on the property. 

3.3 Article 6: Floodplains. Comprehensive Plan Plate 5: Floodplains, the FEMA Flood Insurance Rate Map 
(FIRM), Community Panel No. 41043C0213H, dated December 8, 2016, shows the subject property 
is located outside of the Special Flood Hazard Area (SFHA), (aka 100-year floodplain). 

3.4 Article 6: Wetlands. Comprehensive Plan Plate 6: Wetland Sites, shows this property has no significant 
wetland overlay districts on the subject property.  

3.5 Article 6: Topography. Comprehensive Plan, Plate 7: Slopes, does not show any steep slopes on this property 
where development is proposed. 

3.6 Article 7: Historic and Archaeological Resources. Comprehensive Plan, Plate 9: Historic Districts, shows the 
property is located in the Hackleman Historic District. As part of the application packet, a Historic 
Review for Exterior Alterations and a Historic Review for New Construction have been applied for 
and are discussed above. 

Conclusions 
3.1 The subject property is located in the Hackleman Historic District and is subject to the additional 

regulations in Article 7 (Historic) as analyzed above. 

3.2 The subject property is not located in any other special purpose (overlay) districts; therefore, the special 
purpose districts and regulations described in Articles 4 (Airport Approach) and 6 (Natural Resources) 
are not applicable. 

3.3 This criterion is met without conditions. 
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Criterion 4 
The application complies with all applicable Design Standards of Article 8.  
Findings of Fact 
4.1 Applicability. ADC 8.315 applies to new developments and to the expansion of existing developments 

where commercial and/or institutional uses, as defined in Article 22, are existing or proposed including 
when such uses are part of a mixed-use development or live/work dwelling unit, with some listed 
exceptions. The proposal is for commercial development (restaurant) and is therefore subject to the 
standards of ADC 8.310 – 8.390. 

4.2 Relationship to Historic Overlay Districts: ADC 8.320 requires designated historic resources to comply 
with the standards in Article 7. The property is located in the Hackleman Historic District and is 
therefore subject to the standards in Article 7.  The review body may grant flexibility in meeting any of 
the design standards where necessary to achieve historic compatibility. 

4.3 Entrance Orientation and Parking Location: ADC 8.330(1) requires new buildings to be oriented to 
existing or new public streets by placing the building(s) and public entrance(s) close to streets, except 
if a proposed building is separated from the street by another building(s). The subject property is a 
corner lot with frontage on both 5th Avenue SE and Lyon Street SW.  The existing addition is oriented 
towards Lyon Street with a front entrance facing the street and connectivity to the sidewalk.  The 
applicant proposes to add an entrance canopy, planters, and ornamental light fixtures to satisfy this 
standard.  The proposed new addition is oriented to 5th Avenue SE with pedestrian sidewalk access.  
The applicant also proposes to add entrance canopies, planters, and ornamental light fixtures to this 
entrance. 

4.4 Parking Location & Parking Lot Buffer: The project does not propose on-site parking, and none will 
be provided. This standard is met. 

4.5 Regulated Facades. According to ADC 8.345(2), regulated facades shall include a minimum of two 
types of architectural features from the list in the code.  The applicant proposes a weather protection 
canopy at the entrance which is at least 48 inches long (c), and other similar features (e) which are 
identified as Water table base detail with sill and base.   

 ADC 8.345(3) requires 50 percent windows on the primary façade and 25 percent windows on the 
secondary façade in the LE zone.  The applicant requests relief from this standard from the Landmarks 
Commission.  The applicant has redesigned the façade to meet all criteria except for the required 
percentage of windows.  The applicant also notes that there was a variance applied for and granted in 
2002 (Attachment D) to have fewer windows than required at the time.  The Landmarks Commission 
may grant flexibility in meeting this standard. 

4.6 Connectivity between sites: ADC 8.350(2) requires connectivity between sites to promote connectivity 
and dispersal of traffic and efficient circulation between properties.  New development may be required 
to provide street or driveway stubs and reciprocal access easements to, and for, adjacent properties.  
The subject property has secondary access via an existing public alley. There is no shared parking on 
site to connect to, therefore this criterion does not apply. 

4.7 Internal Circulation System: ADC 8.350(3) requires an internal circulation system on the site. Interior 
drive aisles are required when a connecting drive aisle is more than 100 feet in length.  There are no 
interior drive aisles on the subject property more than 100 feet in length.  This standard is met. 

4.8 Pedestrian Amenities: according to ADC 8.360 pedestrian amenities are required to enhance pedestrian 
comfort by providing awnings, seating, special paving, planters, and similar improvements.  New 
buildings or expansions or modifications to existing buildings shall provide pedestrian amenities with 
a total point value not less than the minimum amount shown in Table 8.360-1.  Proposed new building 
areas between zero and 20,000 square feet require one pedestrian amenity point per 2,500 square feet.  
The proposed building is 3,645 square feet; therefore, the proposal requires two pedestrian points 
(3,645 / 2,500 = 1.5 (2)). Table 9.360-2 assigns point values of pedestrian amenities.  The applicant 
proposes an open plaza of 1,016 square feet (300 square feet minimum), which is assigned a point value 
of 10 points. This standard is met. 
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Conclusion  
4.1 The proposed development meets the design standards of Article 8 with the exception of the ground 

level windows (ADC 8.345(3)), where the applicant requests flexibility from the Landmarks 
Commission. 

4.2 This criterion is met, as conditioned. 

Criterion 5 
The application complies with all applicable Design Standards of Article 10. 
Findings of Fact and Conclusion 
5.1 Article 10 pertains to manufactured homes, manufactured home parks, and RV parks. The applicant 

does not propose to develop the site with a manufactured home, manufactured home park, or RV 
park. 

5.2 This standard is not applicable.  

Criterion 6 
The application complies with all applicable On-Site Development and Environmental Standards of 
Article 9.  
Findings of Fact 
6.1 Parking. Table 9.020-1 contains the maximum permitted parking standards per use.  Restaurants have 

a maximum permitted parking space number of one per 200 square feet including some outdoor 
seating.  The total area of the restaurant is proposed to be 8,647 square feet, which results in a 
maximum permitted parking space number of 43 (8,647 square feet/ 200 square feet= 43.24 (43)).  
The applicant proposes no parking spaces with this development.  The development is also located 
in the Downtown Assessment District, which also does not require parking spaces to be provided. 
This standard is met. 

6.2 Landscaping. ADC 9.140(2) requires all required front and interior setbacks (exclusive of access ways 
and other permitted intrusions) to be landscaped before an occupancy permit will be issued unless 
the landscaping is guaranteed in accordance with ADC 9.190. The applicant provided a preliminary 
landscape plan (Attachment C.5.4).  No trees are required as there is no frontage to plant them in.  
The applicant shows that there will be 10 shrubs that are 36 inches high planted in clusters.  All 
remaining area must be treated with suitable living ground cover, lawn, or decorative treatment of 
bark, rock, or other attractive ground cover. 

6.3 Buffering and Screening. Pursuant to ADC 9.210, Table 9.210-1 the proposed development, 
commercial use, requires buffering and screening when abutting dwellings in a residential zone.  This 
standard is met through conditions. 

6.4 Irrigation of Required Landscaping. ADC 9.160 requires all required landscaped areas to be provided 
with an irrigation system unless a licensed landscape architect, landscape construction professional, 
or certified nurseryman provides documentation that the plants do not require irrigation.  

Conclusions 
6.1 The proposal conforms with the applicable environmental standards, as conditioned.  

Conditions 
Condition 1  Buffering and Screening. The applicant shall provide buffering and screening in compliance 

with ADC 9.240-9.250 along the east property line.  

Criterion 7 
The Public Works Director has determined that public facilities and utilities are available to serve the 
proposed development in accordance with Article 12 or will be made available at the time of 
development. 
Findings of Fact 
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Sanitary Sewer 
7.1 City utility maps show an eight-inch PVC public sanitary sewer main in the alley between 4th and 5th 

Avenues.  There are also eight-inch CP public sanitary sewer mains in both 5th Avenue and Lyon 
Street.  The subject property has been developed and is connected to the public sewer system. 

7.2 City records indicate that the subject property has been assessed for the public sanitary sewer facilities 
along all frontages.  

Water  
7.3 City utility maps show a 12-inch public water main along the subject property’s frontage on 5th Avenue.  

The subject property has been developed and been connected to the public water system. 

Storm Drainage 
7.4 City utility maps show a six-inch PVC public storm drainage main in the alley between 4th and 5th 

Avenues.  There is a 27-inch RCP public storm drainage main in Lyon Street. 

7.5 It is the property owner’s responsibility to ensure that any proposed grading, fill, excavation, or other 
site work does not negatively impact drainage patterns to, or from, adjacent properties.  In some 
situations, the applicant may propose private drainage systems to address potential negative impacts to 
surrounding properties. Private drainage systems that include piping will require the applicant to obtain 
a plumbing permit from the Building Division prior to construction.  In addition, any proposed 
drainage systems must be shown on the construction drawings.  The type of private drainage system, 
as well as the location and method of connection to the public system must be reviewed and 
approved by the City of Albany's Engineering Division. 

7.6 ADC 12.560 states that where it is anticipated by the City Engineer that the additional run-off resulting 
from the development will overload an existing drainage facility, the review body will not approve the 
development until provisions have been made for improvement of the potential problem.    

7.7  If storm drainpipes are planned, the size and slope of each pipe must be indicated.  The City does not 
allow sheet flow of storm water across the sidewalk and into the street.  The high point on the driveway 
must be at the property line so that all on-site drainage is collected within the applicant’s property.  
Also, no storm water (including roof drainage) may be discharged to the sanitary sewer (ADC 12.530). 

7.8  AMC 10.01.080(2) states that before the City will issue a building permit, the applicant must pay to the 
City the necessary System Development Charges (SDCs) and any other applicable fees for connection 
to the public sanitary sewer system. 

Conclusions 
7.1 The subject property is connected to public utilities and proposed development will have no impact 

on the public water, sewer, or storm systems. 

7.2 This criterion is met. 

Criterion 8 
The Public Works Director has determined that transportation improvements are available to serve 
the proposed development in accordance with Article 12 or will be available at the time of 
development. 
Findings of Fact 
8.1 The project is located on the northwest corner of Lyon Street and 5th Avenue.  The project will convert 

and expand a former pizza restaurant into a sit-down restaurant. 

8.2 ADC 12.060 requires that all streets within and adjacent to new development will be improved to city 
standards. 

8.3 Lyon Street is classified as a principal arterial, is under ODOT jurisdiction, and is improved to city 
standards.  Improvements include curb, gutter, and sidewalk; two vehicle travel lanes in the northbound 
direction; and on-street parking along both sides of the road. 

8.4 Fifth Avenue is classified as a local street and is improved to city standards.  Improvements include 
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curb, gutter, and sidewalk; a vehicle travel lane in both directions; and on-street parking. 

8.5 The applicant did not submit a trip generation estimate or Traffic Impact Analysis (TIA) with the 
application.  The City of Albany’s threshold for submittal of a trip generation estimate is 50 new peak 
hour trips.  Developments that generate 100 or more new peak hour trips are required to submit a 
TIA. 

8.6 Staff estimated site trip generation based on Institute of Transportation Engineers (ITE) trip 
generation rates.  Trip generation for the former use was estimated by using ITE trip rates for category 
903, “Fast Casual Restaurant”.  The previous use was estimated to generate a total of 486 average daily 
trips (ADT), of which 63 were expected to occur during the PM peak traffic hour. 

8.7 The proposed use was estimated by using ITE trip rates for category 931, “Fine Dining Restaurant”.  
The proposed use was estimated to generate a total of 729 average daily trips (ADT), of which 68 are 
expected to occur during the peak PM traffic hour.  When compared to the previous use on the site, 
the proposed use will result in an additional 243 ADT and 5:00 p.m. peak hour trips. 

8.8 The proposed site plan includes removal of an existing driveway approach to 5th Avenue near the east 
boundary of the site. 

Conclusions 
8.1 ADC 12.060 requires all public streets adjoining new development be improved to city standards.   

8.2 The development has frontage on both Lyon Street and 5th Avenue.  Both street frontages are 
improved to city standards. 

8.3 Based on ITE trip generation rates, the proposed use will generate an additional 243 ADT and 5:00 
p.m. peak hour vehicle trips when compared to the previous use on the site. 

8.4 The development is not projected to generate sufficient trips to require submittal of a trip generation 
estimate or TIA. 

8.5 The proposed site plan includes the removal of an existing driveway approach to 5th Avenue near the 
east boundary of the site.  In order to avoid driver confusion and remove conflicts with pedestrian 
movements, the existing driveway will need to be removed and replaced with standards curb, gutter, 
and sidewalk. 

Condition 
Condition 2 Prior to the issuance of an occupancy permit, the applicant shall remove the site’s existing 

driveway to 5th Avenue and replace it with standard curb, gutter, and sidewalk. 

Criterion 9 
The proposed post-construction stormwater quality facilities (private and/or public) can 
accommodate the proposed development, consistent with Title 12 of the Albany Municipal Code. 
Findings of Fact and Conclusion 
9.1 See Findings under Site Plan Review Criterion 7 (above) related to stormwater quality standards in 

response to this review criterion. These findings are incorporated here by reference.  

9.2 This criterion is met as conditioned in Criterion 7 (above). 

Criterion 10 
The proposal meets all existing conditions of approval for the site or use, as required by prior land use 
decision(s), as applicable. 
Findings of Fact and Conclusion 
10.1 The property has been subject to four (4) previous land use decisions.  SP-94-93 approved a change of 

use from a youth ministry center/club into a pizza parlor.  In 2002, the property owner applied for SP-
03-02, VR-10-02, and HR-06-02.  These combined applications were to approve construction of a one-
story 1,853-square-foot building addition to a restaurant and a variance to the minimum window 
requirement on streets adjacent to sidewalks. 
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10.2 The property meets all existing conditions of approval, except where code requirements have changed, 

and this approval supersedes the standards of the time (minimum parking requirements etc.). 

10.3 This criterion is met.  

Criterion 11 
Sites that have lost their nonconforming status must be brought into compliance and may be brought 
into compliance incrementally in accordance with Section 2.370. 
Findings of Fact and Conclusion 
11.1 The site is not considered nonconforming. This criterion is not applicable.  

Analysis of Development Code Criteria 
Section 2.455 of the ADC includes the following review criteria applicable to non-residential development, 
which must be met for this application to be approved. Development code criteria are written in bold followed 
by findings, conclusions, and conditions of approval where conditions are necessary to meet the review criteria. 

Criterion 1 
The transportation system can safely and adequately accommodate the proposed development.  
Findings of Fact and Conclusions 
1.1  Transportation findings and conclusions under Site Plan Review Criterion 8 (above) are incorporated 

here by reference. 

1.2  Based on the findings and conclusions under Site Plan Review Criterion 8, the existing transportation 
system can safely and adequately accommodate the proposed development. This criterion is met. 

Criterion 2 
Parking areas and entrance-exit points are designed to facilitate traffic and pedestrian safety and avoid 
congestion.  
Findings of Fact and Conclusions 
2.1 The applicant does not propose on-site parking and on-site delivery is facilitated by use of the existing 

alleyway.  

2.2 This criterion is met. 

Criterion 3 
The design and operating characteristics of the proposed development are reasonably compatible with 
surrounding development and land uses, and any negative impacts have been sufficiently minimized.  
Findings of Fact and Conclusions 
3.1 The applicant proposes to add an addition to the existing building on site.  The property was previously 

used as a pizza parlor and is now proposed as a fine dining establishment. 

3.2 The applicant states that the proposed use will generate less traffic than the previous use, as the fine 
dining will require reservations.  Guests are anticipated to stay longer at the restaurant than the previous 
restaurant use, which served take out and a quicker dining experience. 

3.3 The applicant states that garbage and recycling will be screened and secured.  Screening is required 
between the proposed addition and residential uses to the east. 

3.4 As proposed, the design and operating characteristics of the proposed development are reasonably 
compatible with surrounding development and land uses. This criterion is met. 

Overall Conclusions 
The applicant proposes to construct a 3,645-square-foot addition to the existing building and decouple an 
existing addition to be a freestanding building. 

Staff finds all applicable criteria are met for the site plan review, exterior alterations, and new construction. 
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Options and Recommendations 
The Landmarks Commission has three options with respect to the subject application:  

Option 1: Approve the request as proposed;  

Option 2: Approve the request with conditions of approval;  

Option 3: Deny the request.  

Based on the discussion above, staff recommends the Landmarks Commission pursue Option 2 and approve 
the Site Plan Review, Exterior Alteration and New Construction request with conditions. If the Landmarks 
Commission accepts this recommendation, the following motion is suggested.  

Motion 
I move to approve the site plan review, exterior alterations and new construction including conditions of approval as noted in the 
staff report for application planning file no. SP-04-24/HI-01-24. This motion is based on the findings and conclusions in the 
April 24, 2024, staff report and findings in support of the application made by the Landmarks Commission during deliberations 
on this matter. 

Conditions of Approval 
Condition 1 Site Plan Review – Screening. The applicant shall provide screening in compliance with 

ADC 9.250 along the east property line. 

Condition 2 Site Plan Review—Transportation. Prior to the issuance of an occupancy permit, the 
applicant shall remove the site’s existing driveway to 5th Avenue and replace it with standard 
curb, gutter, and sidewalk. 

Condition 3 Exterior Alterations and New Construction. Construction shall occur in accordance with 
the plans approved with this application.  Proposed changes may require a new review. 

Attachments 
A. Location Map 
B. Historic Resource Survey 
C. Applicant’s Submittal: 

1. Findings of Fact- Site Plan Review 
2. Findings of Fact- New Construction 
3. Findings of Fact- Exterior Alterations 
4. Construction drawings (revised) 
5. Construction drawings (original) 
6. Images 

D. Variance & Site Plan Review Decision (SP-30-02/VR-10-02) 
 

Acronyms 
ADC  Albany Development Code 
ADT  Average Daily Trips 
HD  Historic Downtown zone 
HI  Historic file abbreviation 
HM  Hackleman Monteith zone 
ITE  Institute of Transportation Engineers 
LE  Lyon Ellsworth zone 
SP  Site Plan Review file abbreviation 
VR  Variance file abbreviation 
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Lori	Stephens,	AIA	
534	NW	4th	St	

Corvallis,	Oregon	97330	
541-753-2900

April 2, 2024 

Site Plan Review -  

RE: New construction, modify existing development. 
Project Address: 133 5th Ave SE, Albany, Oregon. 

Narrative: 
The historic Oregon Electric Railway on 5th Street in Albany was built in 1912 and served 
many areas from Portland to Eugene.  It was later converted into a Veteran’s Meeting Hall, and 
then in 1993, it became a quick serve pizza restaurant. 

When it was a pizza restaurant, an addition was constructed in 2002 on the west end of the 
depot.  This addition had a connector portion which allowed people to pass from the addition 
into the historic depot.   

With this Site Plan Review, the new owners propose three major changes: (1) remove the 
connector portion of the 2002 addition in order to separate the 2002 building from the 
existing building, (2) construct an addition onto the historic depot to house a new commercial 
kitchen, restrooms, and offices, and (3) remove on-site parking.  These spaces will be 
separated into three fire areas: A, B1, and B2.   

Fire Area A: The 2002 constructed east building, separated from the train station. It will be 
used for storage of decorations, furniture, and restaurant related items.  

Fire Area B1: West side of original train depot.  It was originally a large lobby/ticketing area 
and women’s lounge.  It will be used as the main dining areas of the restaurant.   

Fire Area B2: East side of the original train depot will be a new addition.  This east portion of 
the original building was the baggage area.  It will be converted into a bar.  Off this bar will 
be the new kitchen, restrooms, and offices.  

________________________________________________________________________________ 

History of Oregon Electric Railway. 

From the National Register of Historic Places: 

133 Fifth S.E. 
Significance: Primary  
Use: Meeting Hall  
Date: 1912 
Description: 
Tax Lot: 11-3W-7BA, TL 800 
Within the Hackleman District: 
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Criterion 1: The application is complete in accordance with the applicable requirements. 
Fact: All application questions have been answered and required documentation provided.  In 
addition, the Landmark’s application and materials have been submitted for review. 

Conclusion:  Application is complete and in accordance with the applicable requirements. 

Criterion 2: The application complies with all applicable provisions of the underlying zoning 
district including, but not limited to, setbacks, lot dimensions, density, lot coverage, building 
height, and other applicable standards. 
Fact: There are no minimum or maximum setbacks, except for a 10 foot minimum side 
setback on the east side of the property between the LE/ commercial and HM residential 
zones.  We have redesigned the addition to comply with a 10 foot east boundary setback and 
10’ wall height along the eastern setback. 

Minimum lot size: 2,000sf (actual= 20,130sf). No maximum size for buildings.  Minimum 20’ 
width and 50’ depth (actual= 100’ x 201.3’).  Landscape area: 100%.  Max height 60’.  Lot 
coverage maximums 100%.   

The only site requirement pertaining to the proposal (aside from the eastern setback) is that 
the building must not be over 60’ in height.  The addition is only 15’-3” in height. 

Conclusion:  The proposal complies with provisions of the LE/HM zones. 

Criterion 3: Activities and developments within special purpose districts comply with the 
regulations described in Articles 4 (Airport Approach), 6 (Natural Resources), and 7 (Historic), 
as applicable. 
Fact:  The project site is in the HM historic district.  Additions and changes must be compati-
ble with surrounding buildings, and materials must be complimentary to the existing buildings 
within the district.  The development maintains unifying development patterns. 

An application for this project is under review by the Landmarks Commission and complies 
with the HM district requirements.  Removal of the 2002 connector addition brings the depot 
closer to its original design, and the addition to the east is complimentary to the depot and 
existing buildings within the district. 

Conclusion:  The proposed project complies with the Historic HM special purpose district. 

Criterion 4: The application complies with all applicable Design Standards of Article 8. 
Fact: Applicable design standards for this project are as follows: 

Section 8.330 applies to new buildings only.  Per 8.330(1), a new building must be oriented to 
the street with pedestrian sidewalk access.  Per 8.330(1)(a), main entrances for new buildings 
shall have three features.  Among those features are entrance canopies, planters, and orna-
mental light fixtures.  

Section 8.330(2) and (3), pertain to parking location and parking lot buffer.  This project is not 
required to have on-site parking and no on-site parking will be provided. 
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Section 8.345 applies to new buildings only.  Per 8.345(2) - Facade Design and Articulation, 
the regulated facade must have two features.  Among those features are (c) a weather protec-
tion canopy at the entrance which is at least 48” long and (e) other similar features (ie. Water 
table base detail with sill and base). 

Section 8.345 (3) - Ground Floor Windows, the primary facade in the LE zone must have 50% 
windows between two feet and eight feet above grade, and the secondary facade must have 
25% windows between two feet and eight feet above grade.  New Building A (2002 con-
structed building), does not meet these standards.  

Section 8.360 (1) - Required Number of (Pedestrian) Amenities, applies to new buildings and 
expansion of existing buildings.  This section, along with Table 8.360-2, explains the amount 
of required points and amenities (plaza 10pts.). 

Per section 8.390 (3) - Screening, item (a), service areas must be screened and (b), roof 
mounted equipment must be screened. 

8.320 - meet historic overlay as detailed in chapter 7. 

The ‘new’ building, (Fire Area/Building A) is the west building constructed in 2002.  It will be 
separated from the depot, and meets all criteria except for the required percentage of 
windows.  The required percentage of windows will be part of the Landmarks Review to keep 
the windows as they currently are.  Also, in 2002, there was a variance applied for and 
granted to have fewer windows than code required at that time. 

Building A: 

*Has an entrance which faces the street with sidewalk access.  
*Will have three main entrance features: canopy, planters, and ornamental light fixtures.   
*Will have two facade requirements: canopy and has an existing water table base detail on 
the facade.   
*Will have an open plaza of 837sf to exceed the 300sf plaza requirement of Section 8.360 (1).  
The associated table indicates only 1 point is required since the building is under 2,500sf.  
The plaza is worth 10 points.   
*It has no parking, no service areas. 
*Mechanical is screened. 

New Addition: 

The new addition to the east meets all applicable Article 8 requirements: 
8.330 and 8.345 apply to new buildings only and not additions. 

8.360 and 8.390 apply to additions.   

*There will be an open plaza of 1,016sf to exceed the 300sf plaza requirement of Section 
8.360 (1). The associated table indicates only 2 point are required since the building addition 
is 3,646sf (under the 20,000sf threshold).  There is 1 point required for every 2,500sf.  The 
plaza is worth 10 points. 
*8.390 (3)(a): All garbage and recycling is screened by walls and a garage door. 
      (b): All roof-mounted equipment will be located so it will not be visible from public 
      rights-of-way as shown on sheet A-503. 

Conclusion: The application complies with the Design Standards of Article 8. 
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Criterion 5: The application complies with all applicable Design Standards of Article 10. 
Fact: There are no manufactured homes proposed for the site. 

Conclusion:  Criterion 5 is not applicable. 

Criterion 6: The application complies with all applicable On-Site Development and Envi-
ronmental Standards of Article 9. 
Fact: The site is located in the Downtown Assessment District and therefore no off-street or 
bicycle parking is required.  A landscape plan is required.  A preliminary landscape plan is 
shown on Site Plan sheet G-004. 

Conclusion:  The proposed site development complies with the On-Site Development and 
Environmental Standards of Article 9. 

Criterion 7: The Public Works Director has determined that public facilities and utilities are 
available to serve the proposed development in accordance with Article 12 or will be made 
available at the time of development. 
Fact: The previous use was as a fast food pizza restaurant, with some indoor, high turnover 
dining and take out.  The new restaurant use will be converted from a high intensity use to a 
fine dining, quality restaurant with reservations only.   

The use for public facilities and utilities is expected to be less than before.  Therefore, existing 
utilities will be sufficient to serve this development. 

To address specific Fire Marshal items: 

* Fire Flow Demand from OFC TABLE B1051.1(2) Calculated Fire Flow.  Previous existing 
structure:  5,124SF: 1,750 GPM/ 2 Hour.  All buildings are type V-B.  

New fire areas: 
A= 1,725SF : 1,500 GPM/ 2 Hour 
B1= 2,587SF : 1,500 GPM/ 2 Hour 
B2= 4,356SF : 1,750 GPM/ 2 Hour 
  
Each proposed structure has no greater demand on the fire flow than the existing structure. 

* The closest fire hydrant to the most remote corner of the building is 396ft, which is less than 
the 400ft maximum distance. 
* Fire Hydrant locations are shown on 3/G-005. 
* No sprinklers are proposed with this development. 

Conclusion: Existing public facilities and utilities are adequate to serve the proposed site 
development. 

Criterion 8: The Public Works Director has determined that transportation improvements are 
available to serve the proposed development in accordance with Article 12 or will be avail-
able at the time of development. 
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Fact: This site is located in downtown Albany and in the Downtown Parking Assessment Dis-
trict where transportation serves this site.  In addition, the previous use was as a fast food piz-
za restaurant, with some indoor, high turnover dining and take out.  The new restaurant use 
will be converted from a high intensity use to a fine dining, quality restaurant with reserva-
tions only. 

Per the Trip Generation Manual, we will be converting the restaurant to a lesser use and 
therefore no transportation improvements will be necessary. 

Conclusion:  No transportation improvements will be required with this proposed site 
development. 

Criterion 9: The proposed post-construction stormwater quality facilities (private and/or pub-
lic) can accommodate the proposed development, consistent with Title 12 of the Albany Mu-
nicipal Code. 
Fact: This site is located in downtown Albany and is served by the existing stormwater system.  
The addition, with an impervious flat roof, will drain stormwater to the existing stormwater 
system.  The building addition footprint is replacing an impervious asphalt and cement park-
ing lot.  

Because the impervious roof of the building addition is replacing an impervious parking lot, 
no change in the stormwater runoff entering the existing stormwater system is expected. 

Conclusion:  Existing stormwater system is adequate to serve the proposed site development. 

Criterion 10: The proposal meets all existing conditions of approval for the site or use, as re-
quired by prior land use decision(s), as applicable. 
Fact: Prior land use decisions have been reviewed for compliance including Landmarks find-
ings.  The new development will meet existing conditions of approval for the site.   

In addition, we propose to bring this proposal before the Landmarks Commission to show 
how the addition is compatible with the existing building and remove the connector piece of 
a previous addition in order to bring the existing building closer to its original design.  So, 
new Landmarks decision will replace the previous Landmarks decision. 

In this way, and as stated in the previous Criterion Conclusions, we are meeting all existing 
conditions of approval from past land use cases. 

Conclusion:  The proposal meets all existing conditions of approval for the site or use. 

Criterion 11: Sites that have lost their nonconforming status must be brought into compliance 
and may be brought into compliance incrementally in accordance with Section 2.370. 
Additional Criteria for Non-Residential Applications (including the non-residential portion of a 
mixed-use development) [ADC 2.455]. Each criterion must have at least one finding of fact 
and conclusion statement. (See example on page 8.) 
Fact: The site is in conformance. 
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Conclusion:  This criterion is not applicable as the site is in conformance. 

Additional Criterion: 

Criterion 1: The transportation system can safely and adequately accommodate the proposed 
development. 
Fact: The use is existing as a restaurant.  It is going from a quick service, take out and fast seat-
ing experience to a fine dining, reservation only dining experience within the downtown area.  
The trips generated will be less than the previous use. 

Conclusion:  The transportation system can safely and adequately accommodate the proposed 
development. 

Criterion 2: Parking areas and entrance-exit points are designed to facilitate traffic and pedes-
trian safety and avoid congestion. 
Fact: There will be no parking on site, so pedestrians will be safe.  Entrances face the streets 
which have on-street parking. 

Conclusion:   Criterion 2 is not applicable since there is no off-street parking. 

Criterion 3: The design and operating characteristics of the proposed development are rea-
sonably compatible with surrounding development and land uses, and any negative impacts 
have been sufficiently minimized. 
Fact:  The operating characteristics of the proposed addition and ‘new’ building separation are 
the same restaurant use as was on the site previously.  The operation of the development will 
be less traffic than the previous use, which was a quick serve pizza restaurant.  The new 
restaurant will be fine dining requiring reservations.  Guests will stay longer at the restaurant 
than the previous restaurant use which served take out and a quicker dining experience. 

All negative impacts, such as garbage and recycling will be screened and secure.   The use is 
less intense than the previous use. 

Conclusion:  The design and operating characteristics of the proposed development are 
compatible with the surrounding development and land uses. 

Sincerely,	

Lori	Stephens	
Architect,	AIA	

Broadleaf	Architecture	PC				
534	NW	4th	St,			 
Corvallis,	OR	97330	
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534	NW	4th	St	

Corvallis,	Oregon	97330	
541-753-2900

April 2, 24 

Historic Review – New Construction Narrative and Findings of Fact. 

RE: Landmarks Review: New Building Addition. 
Project Address: 133 5th Ave SE, Albany, Oregon. 

Narrative: 
The owner proposes to construct an addition to the historic Oregon Electric Railway to 
house a new commercial kitchen, offices, bar entry, restrooms, and a wine vault.  

History of the Oregon Electric Railway Building. 

From the National Register of Historic Places:  
133 Fifth S.E. 
Significance: Primary  
Use: Meeting Hall  
Date: 1912 
Description: 
Tax Lot: 11-3W-7BA, TL 800 

Alterations: Cast stone has been painted. 
Sources: 1. Beckham, State-wide Inventory, 1976 
2. 1925 Sanborn Map
3. Beecherl, Albany Preservation Thesis, 1976

Remarks: The condition of the building is good. Some roof tiles missing 
sagging - gutters and wood trim need paint. The style is Mission. 

Historical Comments: The building appears on the 1925 Sanborn Maps. In 1913,  
Lyman Griswold was the District Engineer for the Oregon Electric Railroad Company; 
J. J. Hoydar was an agent John Shane, a pumpman. 

The former Oregon Electric Railroad Depot in Albany, Oregon, is a one story,  
rectangular shaped building constructed in the mission style set on a concrete base.  It 
is made of brick walls and cast stone trim with a brick interior chimney. The plan is 
symmetrical about both axes with central pavillions at the front (south) and "track" side 
(north). The pavillions have three large round arch openings framed in cast stone. The 
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front-end wings have three windows each, double-hung, one light over one, headed 
by a flat brick arch with cast keystone. A continuous cast stone base is terminated by a 
sill course. Above is the Flemish bond brick wall with raked joists. The hipped roof is 
covered with a green glazed Mission tile and has a broad overhang and exposed raft-
ers with shaped ends and soffits. Centered on the north and south is a gabled brick 
dormer with a cast circular panel with the letters "OER". (Oregon Electric Railway).  
 
The Oregon Electric Company completed its line to Albany, Oregon, in 1912, provid-
ing service between Portland and Eugene. The tracks were completed in Albany and 
the event was heralded with a July 4th celebration. The company ran interurban, elec-
tric cars over this track until May 13, 1933, when passenger service was discontinued.  
In recent years this building has been a veteran’s meeting hall. The depot cost approxi-
mately $32,000 to construct. 
 
The Oregon Electric Railway was the most up-to-date electrically operated railway in 
the west. It extended from Portland south to Eugene (a distance of over 122 miles), it 
branched to Forest Grove and Hillsboro, Woodburn, and Corvallis (150 miles oper-
ated).  
 
Main line: Albany, Salem, Harrisburg, Junction City. One hundred trains per day. 
 
Albany to Portland, five trains daily. Two were limited and made the run of 78 miles in 
two hours and 25 minutes. 
 
Fast overnight freight service between Portland and valley points. (i.e. fruit,  
hogs, lumber, berries, potatoes, onions, and celery were sent to eastern markets).  
("Oregon Electric Railway Bears Large Share of Tax Burden," Democrat-Herald,  
November, 1925, p.7). 
 
1913: Lyman Griswold, district engineer Oregon Electric Railroad Company, 10 Flinn 
Building. 
 
Addition:  The train station was converted into a pizza restaurant in 1993. An addition 
was constructed in 2002 to the west side of the building.  This addition is a square, 
non-descript, EIFS walled building with a connector hallway between two buildings, 
the connectors does not appear to have altered the exterior of the train station much.  
It appears a window was removed and an opening created for passage between the 
two buildings.   
  

Attachment C.2.2



 

	
534 NW 4th Street, Corvallis, Oregon 97330 ¥ tel 541-753-2900 

email info@broadleafarchitecture.com  ¥ web http://www.broadleafarchitecture.com 

 
Review Criteria Within the Hackleman District: 
 
Criterion 1:  The development maintains any unifying development patterns such 
as sidewalk and street tree location, setbacks, building coverage, and orientation to 
the street.  
Fact:  The building addition is setback 28 feet from 5th Avenue and 16 feet to the back 
edge of the sidewalk.  The main facade of train station itself is set back about 39 feet 
from the street and 27 feet to the sidewalk.  There will be no changes to the sidewalks.  
In the LE zone there are no setbacks or maximum lot coverage.  There are no existing 
street trees along 5th Ave.  The garage to the east is built at the edge of the sidewalk.  
The apartment building south of the site is built at the edge of the sidewalk.  Other 
houses in the neighborhood are 12-15 feet from the sidewalk.  The addition we 
propose is not as close to the sidewalk and street as the other buildings in the 
neighborhood. 

Conclusion:  The building addition maintains unifying development patterns.    

 
Criterion 2:  The structure is of similar size and scale of surrounding buildings, and 
as much as possible reflects the craftsmanship of those buildings.  
Fact:  The building addition (15’-3”height) is not as tall as the train station itself (23’-2” 
height), nor as tall as the neighboring residential buildings to the south or east.  The 
length of the front facade as seen from the street is also less than the train station.  The 
length of the train station facade is 110’ and the length of the facade addition is 36’-0”.  
So, it is smaller in size and scale compared to the train station as seen from the street. 

The addition to the train station is meant to look different from the train station, yet tie 
into its elements without making it look the same.  The building addition utilizes 
similar elements of the train station without mimicking it.  These elements are: tall 
windows - proportional to the train station; base/water table banding along the wall 
which is smaller in height than train station base, curved arc entry, hip roof on part of 
the addition, and dentils at the roof to reflect the ends of eave rafters of the train 
station roof.  There is a canopy entry addition proposed for the entry to the train 
station, and a different canopy proposed for the entry into the addition.   The windows 
from the street will have divided lites whereas the windows in the train station have no 
divided lites.  The neighborhood has the same mix of divided lite and non-divided lite 
windows.  The proposed hip roof on a portion of the addition ties the addition to the 
train station (as stated earlier), but it also is a more residential style relating to the 
houses in the neighborhood. 
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Conclusion:   The building and canopy additions are in scale with surround buildings 
and will reflect the craftsmanship of the associated building and surrounding 
buildings. 

 
Criterion 3:   Building materials are reflective of and complementary to existing 
buildings within the district. 
Fact:  Building materials: The train depot has brick walls with concrete base and trim, 
and a tile roof.  The walls and trim of the 2002 addition appear to be EIFS (synthetic 
stucco) with a standard asphalt roof.  The new addition will have a stucco surface with 
a cast stone water table base, and cast stone trim around the entry.  The roof will be an 
asphalt shingled hip roof on the south, front portion of the addition, and a flat roof 
stepping further back from the front.  The hip roof will have asphalt shingles similar to 
other residential structures in the neighborhood.  The proposed flat roof will be similar 
to other flat roofs on many buildings within the block north of the alley and on the 
apartment building across 5th Ave from the train station.   

Conclusion:  The building materials for the additions are reflective and complimentary 
to the associated buildings within the district. 

 

 
Image from 4th street north of the alley between 4th and 5th street. 

 

 

Sincerely, 

Lori Stephens 
Architect, AIA 
 
Broadleaf Architecture PC    
534 NW 4th St,    
Corvallis, OR 97330 
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Lori	Stephens,	AIA	
534	NW	4th	St	

Corvallis,	Oregon	97330	
541-753-2900

April 2, 2024 

Historic Review – Exterior Alteration Narrative and Findings of Fact. 

RE: Landmarks Review: New building addition and removal of portion of 2002 
addition. 

Project Address: 133 5th Ave SE, Albany, Oregon. 

Narrative: 
The owner proposes to remove a portion of an earlier addition on the west end of the historic 
train station and construct an addition on the east end.  There was an addition in 2002 to the 
train station on the northwest corner.  The square building addition was separate from the 
train station except for a connector hallway (and a small fenced outdoor area).  The owner 
proposes to remove the connector hallway addition and fenced area, and make the earlier 
addition a separate building from the train station.   

Since this will be a separate building, it is being treated as a new building and must follow 
Chapter 8 standards.  To meet Chapter 8 standards, we will construct a 48” canopy above the 
main door, add planters to either side, and add a wall sconce on either side of the main door 
to match the existing wall sconces on this building.  The other item that Chapter 8 requires is 
to have the primary, front façade be composed of 50% windows along the wall.  The 
secondary façade must have a minimum 25% windows on the façade.  The building currently 
does not meet Chapter 8 window standards for either façade.  In fact, in 2002, when the 
building was constructed, a variance was requested to deviate from this standard to a lesser 
percentage, and it was granted.  We are asking the Landmarks Commission to allow the 
building façade windows to remain as-is and waive the 50%/25% window requirement.   

The owner also proposes an addition which will connect to the train station on the east and 
north end of the building.  This addition will enclose the east wall and a portion of the north 
wall but will not alter those walls.  

Aside from the building addition and connector removal, the owner proposes to remove a 
small, wooden shed on the east property line. 

Within the Hackleman District: 
Review Criteria: For all other exterior alteration requests, except for the use of substitute 
materials*, and including all non-residential requests, the review body must find that one of 
the following criteria has been met to approve an alteration request: 
a. The proposed alteration will cause the structure to more closely approximate the
historical character, appearance, or material composition of the original structure than the
existing structure,
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or 
b. The proposed alteration is compatible with the historic characteristics of the area and 
with the existing structure in massing, size, scale, materials, and architectural features. 
  

Criterion:  The proposed alteration is compatible with the historic characteristics of the 
area and with the existing structure in massing, size, scale, materials, and architectural 
features. 
Fact:   

Connector Removal: The proposed removal of the connector hall between the train station 
and the old addition will expose the west brick wall of the train station to the exterior instead 
of enclosing it.  With the construction of the connector, there was an opening created in the 
train station wall.  This opening will be filled in to match the existing wall as closely as 
possible.  A window will be installed to match the existing windows so the western side of the 
train station will be restored close to its original appearance. 

Existing windows on the 2002 addition to remain: Because we are separating the 2002 
building from the historic building, we must follow the standards set out in Chapter 8 of the 
Albany Development Code.  In Chapter 8 - 8.345(3), the standard is for new buildings in the 
LE zone to have 50% windows on the primary façade and 25% windows on the secondary 
façade.  Since this building is existing and will be used for storage, it doesn’t make a lot of 
sense for us to put in more windows to meet this standard.  For one, when the building was 
constructed, a variance was granted allowing the owners to have fewer windows than the 
standard.  At that time, the amount of windows in the facades were acceptable, and we argue 
they are still acceptable for the neighborhood.  Only two buildings in the area possibly have 
50% windows on their primary façade.  All buildings to the south and east of the train station 
are residential with less than 50% façade windows.  There are parking lots to the west of the 
train station.  To the north is an alley with mostly residential backing up to the station 
property.  There are two commercial buildings north of the alley, one of which might have 
50% windows on its facades.  So, a majority of buildings in the immediate vicinity do not 
have 50% windows on their façades.  We are asking the Landmarks Commission to allow us 
to keep the façades of the addition as they currently. 

Building Addition: The building addition (15’-3”height) is not as tall as the train station itself 
(23’-2” height), nor as tall as the neighboring residential buildings to the east.  The length of 
the front facade as seen from the street is also less than the train station.  The length of the 
train station facade is 110’ and the length of the facade addition is 36’-0”.  So, it is smaller in 
size and scale compared to the train station as seen from the street. 

The addition to the train station is meant to look different from the train station yet reflect 
elements of the train station.  The building addition utilizes similar elements of the train 
station but has scaled them down.  These elements are: tall windows proportional to the train 
station; base/water table banding along the wall which is smaller in height; curved arc entry; 
hip roof on part of the addition, and dentils at the roof to reflect the eave rafters of the train 
station roof.  There is a canopy entry addition proposed for the entry to the train station, and a 
different canopy proposed for the entry into the addition.  The windows from the street will 
have divided lites whereas the windows in the train station have no divided lites.  Windows 
in the area have both single pane and divided lites.  The proposed hip roof on a portion of the 
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addition ties the addition to the train station (as stated earlier), but it also is a more residential 
style relating to the houses in the neighborhood. 

Building materials: The train depot has brick walls with concrete base and trim, and a tile 
roof.  The later addition walls and trim appear to be EIFS (synthetic stucco) with a standard 
asphalt roof.  The new addition will have a stucco surface with a cast stone water table base, 
and cast stone trim around the entry.  The roof will be an asphalt shingled hip roof on the 
south, front portion of the addition, and a flat roof stepping further back from the front.  

Conclusion:  The proposed alterations are compatible with the historic characteristics of the 
area and with the existing structure in massing, size, scale, materials, and architectural 
features. 

 

 

Sincerely,	

Lori	Stephens	
Architect,	AIA	
	
Broadleaf	Architecture	PC				
534	NW	4th	St,			 
Corvallis,	OR	97330	
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A4
B1
B2
B3
B4
B5

Women's
Dining Lounge
Hall 1
RR 1
RR 2
Dining Room

120.01
379.76
100.18
49.53
56.25
1,720.43

15 Net

15 Net

14

85

Building B - Occupancy Load
Room #.

A1
A2
A3
A4

Name
Room 1
Room 2
Men's
Women's

Area - SF
981.82
384.72
98.30
120.01

O.L. Factor
300
300

Occ. Load
4
2

B5
B10
B11
B12
B13
B14
B15
B16
B17
B18
B19
B20
B21
B22
B23
B24

Dining Room
Storage
Bar
Seating
Bar Entry
Hall 2
RR 3
RR 4
Covered Entry
Office 1
Office 2
Wine Vault
WI Freezer
WI Cooler
Kitchen
Garbage/Recycling

1,720.43
617.46
131.52
329.84
205.75
127.97
52.39
50.56
288.68
106.96
217.50
386.39
49.33
200.46
1,647.85
143.33

15 Net
300
200
15 Net
15 Net

15 Net
150
150
300
300
300
200
300

85
3
1
10
12

10
1
2
2
1
1
9
1

NN

SITE ADDRESS:
133 5TH AVE SE,
ALBANY, OR 97321

ZONING: LE /HM

TAX LOT#:
11S03W07BA 00800

SYBARIS ADDITION/REMODEL.

VICINITY MAP

Scope of Work:
1. Addition of kitchen, bar, and offices to previous pizza
establishment, which was an historic train station.

2. Removal of building connector from a previous
addition.  Opening of the connector into the old addition
will be walled in to match the old addition exterior.
Removing the connector from the train station will expose
the west original wall to the exterior.  The opening in the
wall will be infilled to match the existing with the addition
of a window to match the existing windows of the train
station.

3. Create a fire partition wall to separate out fire areas
between the Dining Room and the Bar.

Heating:  Roof mounted heat pumps on new addition.

Total new added square footage:
Addition to train station: 3,641 sf
Connector removal :-122 sf
Total added SF: 3,519 sf

Added Fixtures:

- Hose Bib: 2
- Hand Sinks: 7
- Laundry Sink: 1
- Commercial DW: 1
- Commercial Kitchen Sink: 1
- WC: 2
- LAV: 2
TOTAL: 16

TAX LOT MAP

CODE SUMMARY - SYBARIS BUILDING

PROJECT DESCRIPTION – Scope of Work:
1. Construction a 4,004sf kitchen addition to an existing, historic building.
2. Remove connector portion of previous addition to separate into two buildings:  Building
A  (annex), and Building B (train station).
3. Remodel of historic building interior into lounge, dining area, and bar.
4. Renovate historic restrooms to ADA standards.
5. Separate Building B with a Fire Barrier.

ZONE: - LE - Lyon Elsworth District / HM - Hackleman Historic Overlay.

SEISMIC DESIGN CATEGORY: - D1

OCCUPANCY TYPE: - A-2 / S-1

CONSTRUCTION TYPE: - TYPE V-B.

FIRE SPRINKLERS: - No.

FIRE RESISTANCE:   No fire-resistance rating required for exterior walls, except for east wall of
new addition.

HAZARDOUS MATERIALS:  No hazardous materials/chemicals will be stored in the building.

PER OSSC:

CHAPTER 5

Allowable:  Building A: S-1 - 9,000sf max/ 1 story/ 40' height.
   Building B: A-2 - 6,000sf max/ 1 story/ 40' height.

Building A =Actual:  1,725 sf / 1 floor.
Building B1 = Actual: 2,587 sf / 1 floor.
Building B2 = Actual: 4,356 sf / 1 floor.

   Per Table 508.4, Building A and B must be separated by a 2 hour fire wall.

CHAPTER 6    Construction type : VB/ non-fire rated buildings.

CHAPTER 7    Per Table 705.5 - East exterior wall is required to have a 1 hour fire rating.

New exterior walls of the addition will be constructed of ICF.
Per 706.5, ex 2, the ends of the fire wall must terminate at a non-combustible wall which extend 4'
min.
Per 706.6, ex3, fire walls can terminate to the underside of combustible roof sheathing provided the
roof has a class B roof covering and roof sheathing is fire retardant treated wood for a distance of  4'
beyond wall.

Per 707.3.10, the fire barrier for separating fire areas in A-2 is 2 hours, and fire areas between A-2
and S-1 is also a 2 hour fire barrier.

CHAPTER 8   Per table 803.13, interior wall and ceiling finishes will be class 'B'.

CHAPTER 9    Per 903.2.1.2, fire sprinklers will not be provided because the fire area is under
5,000sf and occupancy is under 100 people.  Fire Areas are of Building B is split into 2 Fire Areas.

CHAPTER 10   Occupancy Load - see table this page:

Total Occupancy Load =     6 Building A (S-1).
Total Occupancy Load =   99 Building B1 Fire Area : Rooms 1-5 (A-2).
Total Occupancy Load =   53 Building B2  FireArea : Rooms 10-24 (A-2).

Per 1017.2 Max exit access travel distance for A-2/S-1 without fire sprinklers is 200ft; S-1, 400ft.
Upper storage area = Only one exit is required for S-1 storage room if occupancy is under 29 and
egress travel distance is 100ft max.  One exit has been provided.

Common Path for A-2 occupancies = 75ft.

Common Path for S occupancies = 100ft.

Per OSSC Table 1006.2.1, Building B1 and B2 must have 2 exits; Building A, one exit is required.

CHAPTER 29
Only one lav and one water closet is required and provided for the storage facility.

LDC PARKING

No required parking the Downtown Assessment District or the LE zone.

Per 9.060(3), no off-street loading area is required for buildings less than 10,000sf.

OREGON FIRE CODE

Fire Flow Demand from OFC TABLE B1051.1(2) Calculated Fire Flow.

Previous existing structure:  5,124SF: 2,000 GPM/ 2 Hours

New fire areas:
A= 1,725SF : 1,500 GPM/ 2 Hours
B1 - Fire Area= 2,587SF : 1,500 GPM/ 2 Hours
B2 - Fire Area= 4,356SF : 1,750 GPM/ 2 Hours

Each proposed fire area has a lesser demand on the fire flow than the existing structure.

Buildings are type V-B.  There is one separated building, and the existing building is split
into two fire areas.  The separated building is labeled as building A, the western split of the
existing building is B1, and the east portion is B2.

Fire hydrant location: See map #3/A-005.  The most remote corner of the building is
317ft away from the nearest fire hydrant.

Required number of hydrants per Table  C102.1 is 1 (for 1,750 or less).  Average spacing
is 500ft.  Existing hydrants are closer together than 500ft.

GENERAL STRUCTURAL NOTES AND SPECIFICATIONS

GENERAL

1. These notes set minimum standards for construction. The drawings govern over these notes to the extent shown.
Coordinate these drawings with architectural specifications and notify Lori Stephens, Architect, Corvallis, Oregon of
any discrepancies prior to beginning work. These drawings have been prepared solely for use in construction of the
project located in Linn County, Oregon. The Contractor shall verify all dimensions and conditions on drawings and in
the field. The Contractor shall coordinate the location of openings through floors, roofs, and walls for mechanical and
electrical subs. Notify Architect of any conflicts. The Contractor shall be responsible for providing all temporary support
prior to completion of the vertical and lateral load systems. The Architect has not been retained to provide any services
pertaining to job site safety precautions, or to review means, methods, techniques, sequences, or procedures for
performing the work unless we are specifically retained and compensated to do otherwise, ore work is limited to the
design or work described on our drawings. Where reference is made to ACI, AISC, ASTM, or other standards or
codes, the latest edition shall apply. Job supervision is not provided by the Architect.  All work shall be in strict
compliance with the 2022 OSSC as amended by the State of Oregon, 2021 OEESC, Accessible Usable Buildings and
Facilities 2017 of Oregon, and all other National, State and Local codes that apply.

2. Design Criteria:
Roof Live 25 psf (snow)
Load Floor Kitchen	 150 psf
Live Load 15 psf Roof
Dead Load 10 psf Floor
Wind Load 120 mph exposure B
Seismic Category D1

3. Any mechanical equipment, piping, ductwork, etc... which applies a load of 150 pounds or more shall be hung from
a system approved by the Architect.
4. Construction shall comply with any and all covenants, conditions, and restrictions recorded against the land.
5. Safety, care of adjacent properties during construction, and compliance with all applicable safety regulations is, and
shall be, the contractors and all subcontractors' responsibility.
6. All trees shall be protected from damage, unless approved for removal by owner.

WOOD FRAMING 

20. All lumber to be species and minimum grades as follows (unless noted otherwise in drawings).
21 a. Joists, beams and stringers Douglas Fir #1
22 b. Bucks, blocking, bridging and misc.Doug. Fir or Hem Fir #3
23 c. 2 x 4 studs Doug. Fir stud or ‘STD’
24 d. 2 x 6 studs and larger Doug. Fir #2
25 e. Sills, ledgers, plated, etc. in contact with concrete - P.T. Doug. Fir #2
26 f. Posts Doug. Fir #1

27. Walls: blocking at 8’-0” maximum.
28. Joists: full bearing with solid blocking at supports.
29. Exposed exterior plywood shall be exterior grade CCX.  Nail 6” on edge and 12” in field.  Other plywood

and wood structural panels shall be C-D exposure 1 or better.  Center sheets accurately over supporting
members.  Sheets shall be 16” minimum in width.  Lay face-grain perpendicular to supports and stagger
end-joints.  Use spacer tool to ensure 1/8” end and edge joints including tongue and groove joints.

30. Plate washers shall be a minimum of 3 x 3 x 0.229.
31. Bolts - drill holes 1/16” oversized, threads shall not bear on wood.
32. Lag screws - do not hammer screw into pre-drilled holes the same diameter as toot on thread.  Enlarge to

shank diameter for length of shank.
33. All nailing per nailing schedules in accordance with OSSC Table 2304.10.2.
34. Metal framing decides shall be as manufactured by Simpson Co., San Leandro, CA., or approved equal.
35. Provide blocking for other trades including.

THERMAL PROTECTION

36. Per ComCheck :
a. Entry Doors : U=0.63 / SHGC=.33 / VT=1.1
b. Fixed Windows : U=.36 / SHGC=.36 / VT=1.1
c. Exterior walls: R-20  (U=0.064).
d. Roof : R-20ci

FOUNDATION

7. Where practicable, excavations shall be as near as possible to the neat lines required by
size and shape of the footings.  No material shall be excavated unnecessarily.  Use forms
for the sides of footings.  As excavation progresses, conditions may develop requiring
changes in the elevation of footings.  Such changes shall be made only as directed by the
Architect or Engineer.

8. Design soil bearing pressure to 1,500 psf.
9. Do not excavate closer than 2:1 slope below footing excavations.  Clean all footing

excavations of loose material by hand.  Remove all wet, soft soil from footing excavations
prior to placing concrete.  Excavations may be made under footings for pipes.  Backfill to be
structural fill to consist of compacted granular material or approved conditioned site material.
Place all fill in lifts not to exceed 8” and compact to 93% Standard AASHTO T-180 under
footings and slabs.

10. Footings to be placed a minimum of 12” below existing grade in the cut portion.  For all
footings, the minimum depth below final grade should be 12”.  Footings placed in the fill area
to be place on compacted select granular gill that extends to a minimum of 12” below the
original grade or below the organic topsoil layer, whichever is greater.

CONCRETE

11. Provide f’c = 3000 psi concrete for foundations, f’c = 3000 psi concrete for patios, slabs, and
steps exposed to the weather.  5” slump max.  All concrete to be air-entrained 5-7%.

12. All concrete to be reinforced, unless specifically marked plain concrete.
13. Concrete forms, mixing, placing and curing shall conform to ACI manual of concrete

practice, latest edition and specifications.

REINFORCING

14. Reinforcing shall conform to ASTM A615, Grade 60 except ties and stirrups to be Grade 40.
15. All reinforcing shall be continuous, stagger splices in adjacent bars.  Lap bars as follows: #3,

1’-4”. #4: 1’-6”, #5: 2’-0”, or in accordance with ACI 318-89.
16. Provide corner bends corresponding to size, number and lap length of principal

reinforcement.
17. Concrete cover, unless otherwise noted, shall be: 3” bottom and sides or footings, 1-1/2”

elsewhere.
18. Hold reinforcement in its true position with devices sufficiently numerous to prevent

displacement.
19. 4” thick concrete slab with fiber reinforcement: 1-1/2#/cu yard.

Building A - Occupancy Load

TOTALS = 6 

Building B1 - Occupancy Load

Building B2 - Occupancy Load

 202.00 

 92.00 
TOTALS = 99 

140.00 
168.00 

TOTALS = 53
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-0

"

8'-6"

4'-0"

DOOR 4DOOR 1 DOOR 2 DOOR 3 DOOR 5 DOOR 6 DOOR 7 DOOR 8 DOOR 9 DOOR 10 DOOR 11

ID W1 W2 W3 W3
Quantity 1 3 7 9

W x H Size 3'-10"×6'-71/2" 4'-0"×3'-0" 3'-0"×5'-0" 3'-0"×6'-0"
Tempered

Note/Remarks Match Existing
Window Type Single Hung Fixed Casement Fixed

Window Legend

ID D1 D2 D3 D4 D5 D6 D7 D8 D9 D10 D11
W x H Size 3'-0"×6'-8" 3'-0"×6'-8" 3'-6"×6'-8" 3'-0"×6'-8" 3'-0"×6'-8" 3'-0"×6'-8" 16'-0"×9'-9" 3'-0"×6'-8" 6'-0"×6'-8" 3'-0"×7'-0" 4'-0"×6'-8"
Quantity 4 3 1 1 1 2 1 2 1 1 1

Note/Remarks solid panel solid panel 1/2 lite 1/4 lite 1/4 lite Exterior 1/4 lite Exterior by manufacturer. solid panel arch top.
Ext. Full lite w/sidelights

and arched transom.
Closet door -solid

panel.
Door Type LH Swing RH Swing RHR Swing RHR Swing LHR Swing LH Swing Roll-up door Walk-in-Fridge door. Dbl door - Swing RHR Swing Dbl door - Swing

Door Legend

3'
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2"
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"

3'-10"
4'-0"

7'
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"
3'
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"
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-0
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TAX LOTS 6, 7, 8 QF  LOCK 5,  E11Sr AUUItION

APAR-TMENT BUILDING

B NQUET

OWNER:  1' IM SIDDIQUI,  424 QAKER Sf.  SE,  AL ANY,  OR 91321
GARAGE Z Q N E H M

I OOM
ZONING:    LY N ELSWQR7H D15TRICT WItHIN TNE TQWN CENTEfZ PLAN

POWER POLE

TO TAL SITE AREA;    21, 012 SQ.  FT,  (. 48 ACRES)

Z 0 N L.E

EX15 ING PAVED ARE11:      9, 800 SQ.  Fr.  ( EXST,  PARKING/ DRIVES)

FT   ( EXSr.  PA 10)      EXIS TING POWER PQLE W/  STREET LIGHT
E- GRADE EXISTING PARKING LOT  &

TOTAL  =  1 1, 464 S(.  F.  
INSTALL NEW ASPF ALT PAVING AS EXlSTING 12"  HIGH CURB DOWN

REQUIRED TQ 7RANSITI N TO ALLEY
TQ ALLEY

REVISED PAVED AREA: 7, 55 3 SQ.  F` T.  ( EXS.  PARKING/ Df IVES)

1, 664 SQ.  FT.  ( EXST.  PATIO)  NEW DOWNSPOUTS,      ALL Y
Q. , Fr.  ( NEW PATIU)   DAYLIGH T TO ALLEY REMOVE EXIS ING PQWER POLE W S TREET LIGH1"   

F+QIZ%

TUTAL  =  9, 61f3 SQ.  Ff.  WHEEL STQPS AS

EXIS TING  UILDING FUOYPRINr;    ; S,   

SEIOWN Q
POWER TO BUILDING CIDD[ CI S PI2iLA

261 SQ,  Fr.

PROPOSED ADDITION:      1 3; 3; 3.,, S(:_._Fr.   ASSUMED PRQPERTY LINE

EXIS TING SHED  0 REMAIN

T TAL  =  5, l OD SQ.  Fr.   
D R. jE

AS IS

N

EXISTING LANDSCAPEU Af EA;  6, 281 SC?.  FT.  Y zoJEc r LocAi        •

EVISED LANUSCAPEU AREA:  6, 117 5Q.  Fr. 
1'      

UN.

k   n

5'_ p        i       _  ._ 
N EW 4 T N I C K S I D EWALK

C'

EXIS TING PARKING:    2S SPACES INCLUDING 1 EIANDICAP i i W.  ROOM FINISF      

133   . I•5   I AVE SE

EVISED PARKING:    14 SF' ACES INCLUDING 1 HANDICAP
o

N POWER
AL 3ANY, UIt 97321

UIRED PARKING:  NONE I
EXISTING REFUSE ENCL SUR

in

REQUIRED  ICYCLE PARKING:  NONE,  N NE PROVIDED EXISTING LAND-   
TO REMAIN AS  ! S

SCAPE S rRIP
1

5--   "   0 i Z- 5'-- 0',    24'- 6"

ALLOWABLE LOT COVERAGE:    10U SI K            

OP SED LOT COVER/ 1GE OF  UILDING  &  F nRDSCAPE:      7U  EXISTING i
SIDEWALK

W

ALL WA LE BUILDING HEIGNT:    60'     
n

f

REMOVE EXISTING
EXISTING WQOD FENCE C  s'

EXIS TING E3UILDING HEIGHT:    24'- Q"  F-/„   
WHEEL SrOPS

o     -~-------___

POSED NEW  UILDING NEIGHT:  1 1 - 8   +-/-
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i
e

rs
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4-  -

REtOCar X1S' TING
REMOVE E STING LIGHTING Q

O

DAYLIGHT IN i

F     
DOWNSPOUT AS SHOWN

LANDS(, APING
EXISTING WNSPQ  T EXIS TING LIGHTING EXISrING ELECrRICAL BOXES  &      
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W/  LIGHT  3RRC] M FINISH
r   F EMAIN) EXISTING PAI KING

PAR LLEL

Z Q I V E H M

PAf KING
i

TO REMAIN W
JI

U

Z O N E L.E
L EXIS TING LIGHTED SIGN QN

RELOCATE EXISTING HVAC
EXISTING DQWNSPOUTSC  UNIT  &  C NTRQLS AS SHOWN

w

POST,  B. O.  SIGN AT 10 - 0 GAS METER

t`

o

n. F. F.,  O REMAIN AS IS GRAVELED  ED W/  SHRUf35 EXISTING 30x48 LIGHTED
i

51GN
FiOSE BIB-     EXISTING LIGHT
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a x

EXISTING LIGHTIN

J o

l
RAM P r'  ' '   
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I 1 EXISTING HA lDICAP PARKING

EXISTING 30x 8 LIGHTED t,      ; n
SPACE W/  SIGN  -  NQ CFiANGE W

SIGN ON BUILDING
r d O o

GRAVELED BED W

XISTING LAWN
5 -- 0 5'- 0" 

SHRUBS
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46_ 3,.    
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EXISTING C NCRETE
EXISTING WN

EXISTING PICI< ET FENCE

EXISrING
NO CHANGES) o

0

zo E    E
EXISTING CQNCREl'E

l l l 1

DRIVEWAY W/  CURB

u   _„_   1 lJ L._1
CUTS  ( NO CHANGE5)

PQWER POLE W/  ( 2)       ASSUMED PROPER TY LINE

SrREET LIGF TS EXISTING PI,_ANTER E30XES EXIS TING CURB

EXISTING CURB

30"  DIA.  DECIDUOUS TREE,     
i,

PRQTECr DURING CONSTRUCTION
COMMERClAI.  .   IND( lSTRIAI   .  RETAfL

201 Firat 8t NW  te ' B"

Abeny, r l321

1 1/ 2"  DIA PIPE RAI
g

EXIS rING C. B.  EMBED P ST
I N T 0 C C] NC R E TE

FAX ( 5# 1) 92- 991

8'  MINIMUM-- 6'  CONCRE TE SLAD o
ADJACEN T PARALLEL PARKING W/  NEAVY DR[] M FINISf

RAMP WALL
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1/ 2'    S TEEL PIPE
VER 3'   

POWER PQLE
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1/2 WALL - 5'-6" HEIGHT.

INFILL WALL TO MATCH EXISTING.

NEW SLAB TO MATCH EXISTING AND EXISTING
ELEVATION. SLOPE 1/8" PER FOOT TO THE SOUTH.

NEW GAS INSERT FIREPLACE TO USE EXISTING
CHIMNEY FLUE SPACE.

PLANTER BOXES.

NEW WALL SCONCES TO MATCH (E).

CANOPY OVER DOOR.

8'-0" HIGH BLACK CHAIN LINK FENCE.

8'-0" HIGH BLACK CHAIN LINK FENCE 36" WIDE GATE.

ARCHITECTURAL NOTES:

A.     SEE STRUCTURAL DRAWINGS
AND CALCULATIONS FOR HOLD
DOWNS, SHEARWALLS, AND
GENERAL STRUCTURAL DETAILS.

RAMP
LANDING

12" ICF EXTERIOR WALL.
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A1
A: 981.82 sq ft

Room 2
A2
A: 384.72 sq ft
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A: 120.01 sq ft

Dining Lounge
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A: 379.76 sq ft
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A: 104.37 sq ft
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A: 49.53 sq ft

RR 2
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A: 56.25 sq ft
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A: 1,755.68 sq ft
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A: 329.84 sq ft
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A: 386.39 sq ft

WI Freezer
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WI Cooler
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A: 1,656.83 sq ft
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Covered Entry
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A: 217.50 sq ft
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SCALE: 1/8"   =    1'-0"
1 First Floor Plan
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LEGEND

NEW WALLS.

EXISTING WALLS.

GENERAL NOTES:

1/2 WALL - 5'-6" HEIGHT.

INFILL WALL TO MATCH EXISTING.

NEW SLAB TO MATCH EXISTING AND EXISTING
ELEVATION. SLOPE 1/8" PER FOOT TO THE SOUTH.

NEW GAS INSERT FIREPLACE TO USE EXISTING
CHIMNEY FLUE SPACE.

PLANTER BOXES.

NEW WALL SCONCES TO MATCH (E).

CANOPY OVER DOOR.

8'-0" HIGH BLACK CHAIN LINK FENCE.

8'-0" HIGH BLACK CHAIN LINK FENCE 36" WIDE GATE.

ARCHITECTURAL NOTES:

A.     SEE STRUCTURAL DRAWINGS
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12" ICF EXTERIOR WALL.
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SCALE: 1/4"   =    1'-0"

1 First Floor Plan
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NEW WALLS.
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GENERAL NOTES:

1/2 WALL - 5'-6" HEIGHT.

INFILL WALL TO MATCH EXISTING.

NEW SLAB TO MATCH EXISTING AND EXISTING
ELEVATION. SLOPE 1/8" PER FOOT TO THE SOUTH.

NEW GAS INSERT FIREPLACE TO USE EXISTING
CHIMNEY FLUE SPACE.

PLANTER BOXES.

NEW WALL SCONCES TO MATCH (E).

CANOPY OVER DOOR.

8'-0" HIGH BLACK CHAIN LINK FENCE.

8'-0" HIGH BLACK CHAIN LINK FENCE 36" WIDE GATE.

ARCHITECTURAL NOTES:

A.     SEE STRUCTURAL DRAWINGS
AND CALCULATIONS FOR HOLD
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12" ICF EXTERIOR WALL.

NN

SCALE: 1/4"   =    1'-0"
1 First Floor Plan
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REMOVE PILLARS
AND FENCING.

SIGN TO REMAIN.

BUILDING TO REMAIN.

REMOVE CONNECTOR ROOF AND WALLS. REMOVE RAMP, LANDING, AND RAILS.

REMOVE CONNECTOR ROOF AND WALLS. REMOVE PILLARS
AND FENCING.

BUILDING TO REMAIN.BUILDING TO REMAIN.

DOORS TO
BE

REMOVED

DOORS TO
BE

REMOVED

BUILDING TO REMAIN.

BUILDING TO REMAIN.

SCALE: 1/8"   =    1'-0"
1 South Elev - Demo

A-201

SCALE: 1/8"   =    1'-0"
2 West Elev - Demo

A-201
SCALE: 1/8"   =    1'-0"

3 East Elev - Demo
A-201

SCALE: 1/8"   =    1'-0"
4 North Elev - Demo

A-201

Attachment C.4.12



SHEET TITLE

MARK DESC.DATE

A-202

sybaris March 2024b.pln
Lori Stephens
#CAD Technician Full Name
Lori Stephens
BLA PC

CAD FILE NAME:
DESIGNED BY:
DRAWN BY:
CHECKED BY:
COPYRIGHT:

Exterior Elevations

DATE OF ISSUE:

REVISIONS:

PRELIMINARY -
NOT TO BE USED

FOR
CONSTRUCTION

LORI STEPHENS
ARCHITECT

Tuesday, April 2, 2024

534 NW 4TH ST
CORVALLIS, OREGON 97330

TEL - (541) - 753-2900
email - info@broadleafarchitecture.com
http://www.broadleafarchitecture.com

Sy
ba

ris
R

en
ov

at
io

n

13
3 

Fi
fth

 A
ve

 S
E

A
lb

an
y,

 O
R

, 9
73

21
C

O
N

TA
C

T:
 m

pb
an

dj
ra

@
m

sn
.c

om

23
'-2

3/
32

"

10
'-0

"

EXISTING STRUCTURE.

EXISTING SIGN.

EXISTING STRUCTURE.

48" EXTENDED CANOPY.

LIGHT FIXTURES.

STUCCO
-COLOR TBD.

CAST STONE BASE.

CAST STONE DETAILS.

EXISTING BUILDING
MATERIALS TO REMAIN.

CAST STONE DETAILS.

BLACK CHAIN
LINK FENCE.

GATE.

WATERPROOF
CANVAS AWNING

OVER METAL
STRUCTURE.

WATERPROOF
METAL AND GLASS

AWNING
STRUCTURE.

INFILL WALL TO
MATCH EXISTING.

PLANTERS.

ASPHALT SHINGLES.

WATERPROOF CANVAS
AWNING OVER METAL
STRUCTURE.

EXISTING STRUCTURE.

EXISTING STRUCTURE.
EXISTING SIGN.

EXPOSE BRICK WALL AND RESTORE TO
MATCH EXISTING. INSTALL WINDOW TO
MATCH EXISTING.

EXISTING BUILDING
MATERIALS TO REMAIN.

EXISTING BUILDING
MATERIALS TO REMAIN.

15'-3"

0"

10'-0"

EXISTING STRUCTURE
BEYOND.

EXISTING STRUCTURE
BEYOND.

WATERPROOF CANVAS
AWNINGS OVER METAL

STRUCTURE.

STUCCO
-COLOR TBD.

DSDS
DS

DSDS FENCE NOT SHOWN FOR CLARITY.

-1'-11"

EXISTING STRUCTURE.

EXISTING STRUCTURE.
EXISTING
RESIDENCE.

STUCCO OVER ICF WALL
-COLOR TBD.

EXISTING BUILDING
MATERIALS TO REMAIN.

EXISTING BUILDING
MATERIALS TO REMAIN.

METAL DOOR.

SCUPPER.
SCUPPER.

SCUPPER.

BLACK CHAIN
LINK FENCE.

GATE.8'
-0

"

SCALE: 1/8"   =    1'-0"
1 South Elevation

A-202

SCALE: 1/8"   =    1'-0"
2 West Elevation

A-202SCALE: 1/8"   =    1'-0"
3 East Elevation

A-202

SCALE: 1/8"   =    1'-0"
4 North Elevation

A-202
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EXISTING STRUCTURE.

EXISTING STRUCTURE -
NO CHANGES.

EXISTING STRUCTURE.

DS

SCUPPER.STUCCO
-COLOR TBD.

CAST STONE BASE.

SCALE: 1/4"   =    1'-0"
2 _ East - West Wing Elevation.

A-203

SCALE: 1/4"   =    1'-0"
1 _ West - East Wing Elevation

A-203
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EXISTING SOUTH ELEVATION AND PARKING LOT. PROPOSED SOUTH ELEVATION WITH ADDITION.

EXISTING SOUTH ELEVATION WITH CONNECTOR ADDITION.

EXISTING NORTH ELEVATION WITH PARKING LOT. PROPOSED NORTH ELEVATION WITH ADDITION.

PROPOSED SOUTH ELEVATION WITH CONNECTOR REMOVED AND ADDITION TO THE EAST.

Attachment C.4.15



SHEET TITLE

MARK DESC.DATE

A-503

sybaris March 2024b.pln
Lori Stephens
#CAD Technician Full Name
Lori Stephens
BLA PC

CAD FILE NAME:
DESIGNED BY:
DRAWN BY:
CHECKED BY:
COPYRIGHT:

Roof Plan

DATE OF ISSUE:

REVISIONS:

PRELIMINARY -
NOT TO BE USED

FOR
CONSTRUCTION

LORI STEPHENS
ARCHITECT

Tuesday, April 2, 2024

534 NW 4TH ST
CORVALLIS, OREGON 97330

TEL - (541) - 753-2900
email - info@broadleafarchitecture.com
http://www.broadleafarchitecture.com

Sy
ba

ris
R

en
ov

at
io

n

13
3 

Fi
fth

 A
ve

 S
E

A
lb

an
y,

 O
R

, 9
73

21
C

O
N

TA
C

T:
 m

pb
an

dj
ra

@
m

sn
.c

om

1'
-6

1/
2"

1'-10"

1'
-6

1/
2"

22'-113/4" 24'-41/4" 9'-11"
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A-302

1
A-302

2
A-301

SCUPPER W/
DOWNSPOUT.

SCUPPER W/
DOWNSPOUT.

SCUPPER W/
DOWNSPOUT.

METAL GUTTER.  SLOPE TO SCUPPER.
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SCUPPER W/
DOWNSPOUT.

APPROX.
LOCATION OF

850LB PACKAGE
ROOFTOP UNIT.

SCUPPER W/
DOWNSPOUT.

DS

DS

DS

DS

DS

APPROX.
LOCATION OF

150LB AIRE
HANDLER UNIT.

NOTE: ALL ROOF SLOPES 1/4" TO 12" U.N.O.

NOTE: ALL ROOF SLOPES 1/4" TO 12" U.N.O.

NOTE: ALL ROOF SLOPES 1/4" TO 12" U.N.O.

4.5 /12
SLOPE
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4.5 /12
SLOPE

4.5 /12
SLOPE

6 /12
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SLOPE
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SCALE: 1/4"   =    1'-0"
1 Roof Plan

A-503
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A4
B1
B2
B3
B4
B5

Women's
Dining Lounge
Hall 1
RR 1
RR 2
Dining Room

120.01
379.76
100.18
49.53
56.25
1,720.43

15 Net

15 Net

14

85

Building B - Occupancy Load
Room #.

A1
A2
A3
A4

Name
Room 1
Room 2
Men's
Women's

Area - SF
981.82
384.72
98.30
120.01

O.L. Factor
300
300

Occ. Load
4
2

B5
B10
B11
B12
B13
B14
B15
B16
B17
B18
B19
B20
B21
B22
B23
B24
B25

Dining Room
Storage
Bar
Seating
Bar Entry
Hall 2
RR 3
RR 4
Hall 3
Office 1
Office 2
Wine Vault
WI Freezer
WI Cooler
Kitchen
Garbage/Recycling
Covered Entry

1,720.43
617.46
131.52
334.78
253.79
127.97
54.78
47.52
133.54
106.46
220.24
353.33
57.50
231.39
1,728.18
77.11
215.95

15 Net
300
200
15 Net
15 Net

150
150
300
300
300
200
300
15 Net

85
3
1
10
12

1
2
2
1
1
9
1
10

NN

SITE ADDRESS:
133 5TH AVE SE,
ALBANY, OR 97321

ZONING: LE /HM

TAX LOT#:
11S03W07BA 00800

SYBARIS ADDITION/REMODEL.

VICINITY MAP

Scope of Work:
1. Addition of kitchen, bar, and offices to previous pizza
establishment, which was an historic train station.

2. Removal of building connector from a previous
addition.  Opening of the connector into the old addition
will be walled in to match the old addition exterior.
Removing the connector from the train station will expose
the west original wall to the exterior.  The opening in the
wall will be infilled to match the existing with the addition
of a window to match the existing windows of the train
station.

3. Create a fire partition wall to separate out fire areas
between the Dining Room and the Bar.

Heating:  Roof mounted heat pumps on new addition.

Total new added square footage:
Addition to train station: 4,004 sf
Connector removal :-122 sf
Total added SF: 3,882 sf

Added Fixtures:

- Hose Bib: 2
- Hand Sinks: 7
- Laundry Sink: 1
- Commercial DW: 1
- Commercial Kitchen Sink: 1
- WC: 2
- LAV: 2
TOTAL: 16

TAX LOT MAP

CODE SUMMARY - SYBARIS BUILDING

PROJECT DESCRIPTION – Scope of Work:
1. Construction a 4,004sf kitchen addition to an existing, historic building.
2. Remove connector portion of previous addition to separate into two buildings:  Building
A  (annex), and Building B (train station).
3. Remodel of historic building interior into lounge, dining area, and bar.
4. Renovate historic restrooms to ADA standards.
5. Separate Building B with a Fire Barrier.

ZONE: - LE - Lyon Elsworth District / HM - Hackleman Historic Overlay.

SEISMIC DESIGN CATEGORY: - D1

OCCUPANCY TYPE: - A-2 / S-1

CONSTRUCTION TYPE: - TYPE V-B.

FIRE SPRINKLERS: - No.

FIRE RESISTANCE:   No fire-resistance rating required for exterior walls, except for east wall of
new addition.

HAZARDOUS MATERIALS:  No hazardous materials/chemicals will be stored in the building.

PER OSSC:

CHAPTER 5

Allowable:  Building A: S-1 - 9,000sf max/ 1 story/ 40' height.
   Building B: A-2 - 6,000sf max/ 1 story/ 40' height.

Building A =Actual:  1,725 sf / 1 floor.
Building B1 = Actual: 2,587 sf / 1 floor.
Building B2 = Actual: 4,461 sf / 1 floor.

   Per Table 508.4, Building A and B must be separated by a 2 hour fire wall.

CHAPTER 6    Construction type : VB/ non-fire rated buildings.

CHAPTER 7    Per Table 705.5 - East exterior wall is required to have a 1 hour fire rating.

New exterior walls of the addition will be constructed of ICF.
Per 706.5, ex 2, the ends of the fire wall must terminate at a non-combustible wall which extend 4'
min.
Per 706.6, ex3, fire walls can terminate to the underside of combustible roof sheathing provided the
roof has a class B roof covering and roof sheathing is fire retardant treated wood for a distance of  4'
beyond wall.

Per 707.3.10, the fire barrier for separating fire areas in A-2 is 2 hours, and fire areas between A-2
and S-1 is also a 2 hour fire barrier.

CHAPTER 8   Per table 803.13, interior wall and ceiling finishes will be class 'B'.

CHAPTER 9    Per 903.2.1.2, fire sprinklers will not be provided because the fire area is under
5,000sf and occupancy is under 100 people.  Fire Areas are of Building B is split into 2 Fire Areas.

CHAPTER 10   Occupancy Load - see table this page:

Total Occupancy Load =     6 Building A (S-1).
Total Occupancy Load =   99 Building B1 Fire Area : Rooms 1-5 (A-2).
Total Occupancy Load =   53 Building B2  FireArea : Rooms 10-25 (A-2).

Per 1017.2 Max exit access travel distance for A-2/S-1 without fire sprinklers is 200ft; S-1, 400ft.
Upper storage area = Only one exit is required for S-1 storage room if occupancy is under 29 and
egress travel distance is 100ft max.  One exit has been provided.

Common Path for A-2 occupancies = 75ft.

Common Path for S occupancies = 100ft.

Per OSSC Table 1006.2.1, Building B1 and B2 must have 2 exits; Building A, one exit is required.

CHAPTER 29
Only one lav and one water closet is required and provided for the storage facility.

LDC PARKING

No required parking the Downtown Assessment District or the LE zone.

Per 9.060(3), no off-street loading area is required for buildings less than 10,000sf.

OREGON FIRE CODE

Fire Flow Demand from OFC TABLE B1051.1(2) Calculated Fire Flow.

Previous existing structure:  5,124SF: 2,000 GPM/ 2 Hours

New fire areas:
A= 1,725SF : 1,500 GPM/ 2 Hours
B1 - Fire Area= 2,587SF : 1,500 GPM/ 2 Hours
B2 - Fire Area= 4,461SF : 1,750 GPM/ 2 Hours

Each proposed fire area has a lesser demand on the fire flow than the existing structure.

Buildings are type V-B.  There is one separated building, and the existing building is split
into two fire areas.  The separated building is labeled as building A, the western split of the
existing building is B1, and the east portion is B2.

Fire hydrant location: See map #3/A-005.  The most remote corner of the building is
317ft away from the nearest fire hydrant.

Required number of hydrants per Table  C102.1 is 1 (for 1,750 or less).  Average spacing
is 500ft.  Existing hydrants are closer together than 500ft.

GENERAL STRUCTURAL NOTES AND SPECIFICATIONS

GENERAL

1. These notes set minimum standards for construction. The drawings govern over these notes to the extent shown.
Coordinate these drawings with architectural specifications and notify Lori Stephens, Architect, Corvallis, Oregon of
any discrepancies prior to beginning work. These drawings have been prepared solely for use in construction of the
project located in Linn County, Oregon. The Contractor shall verify all dimensions and conditions on drawings and in
the field. The Contractor shall coordinate the location of openings through floors, roofs, and walls for mechanical and
electrical subs. Notify Architect of any conflicts. The Contractor shall be responsible for providing all temporary support
prior to completion of the vertical and lateral load systems. The Architect has not been retained to provide any services
pertaining to job site safety precautions, or to review means, methods, techniques, sequences, or procedures for
performing the work unless we are specifically retained and compensated to do otherwise, ore work is limited to the
design or work described on our drawings. Where reference is made to ACI, AISC, ASTM, or other standards or
codes, the latest edition shall apply. Job supervision is not provided by the Architect.  All work shall be in strict
compliance with the 2022 OSSC as amended by the State of Oregon, 2021 OEESC, Accessible Usable Buildings and
Facilities 2017 of Oregon, and all other National, State and Local codes that apply.

2. Design Criteria:
Roof Live 25 psf (snow)
Load Floor Kitchen	 150 psf
Live Load 15 psf Roof
Dead Load 10 psf Floor
Wind Load 120 mph exposure B
Seismic Category D1

3. Any mechanical equipment, piping, ductwork, etc... which applies a load of 150 pounds or more shall be hung from
a system approved by the Architect.
4. Construction shall comply with any and all covenants, conditions, and restrictions recorded against the land.
5. Safety, care of adjacent properties during construction, and compliance with all applicable safety regulations is, and
shall be, the contractors and all subcontractors' responsibility.
6. All trees shall be protected from damage, unless approved for removal by owner.

WOOD FRAMING 

20. All lumber to be species and minimum grades as follows (unless noted otherwise in drawings).
21 a. Joists, beams and stringers Douglas Fir #1
22 b. Bucks, blocking, bridging and misc.Doug. Fir or Hem Fir #3
23 c. 2 x 4 studs Doug. Fir stud or ‘STD’
24 d. 2 x 6 studs and larger Doug. Fir #2
25 e. Sills, ledgers, plated, etc. in contact with concrete - P.T. Doug. Fir #2
26 f. Posts Doug. Fir #1

27. Walls: blocking at 8’-0” maximum.
28. Joists: full bearing with solid blocking at supports.
29. Exposed exterior plywood shall be exterior grade CCX.  Nail 6” on edge and 12” in field.  Other plywood

and wood structural panels shall be C-D exposure 1 or better.  Center sheets accurately over supporting
members.  Sheets shall be 16” minimum in width.  Lay face-grain perpendicular to supports and stagger
end-joints.  Use spacer tool to ensure 1/8” end and edge joints including tongue and groove joints.

30. Plate washers shall be a minimum of 3 x 3 x 0.229.
31. Bolts - drill holes 1/16” oversized, threads shall not bear on wood.
32. Lag screws - do not hammer screw into pre-drilled holes the same diameter as toot on thread.  Enlarge to

shank diameter for length of shank.
33. All nailing per nailing schedules in accordance with OSSC Table 2304.10.2.
34. Metal framing decides shall be as manufactured by Simpson Co., San Leandro, CA., or approved equal.
35. Provide blocking for other trades including.

THERMAL PROTECTION

36. Per ComCheck :
a. Entry Doors : U=0.63 / SHGC=.33 / VT=1.1
b. Fixed Windows : U=.36 / SHGC=.36 / VT=1.1
c. Exterior walls: R-20  (U=0.064).
d. Roof : R-20ci

FOUNDATION

7. Where practicable, excavations shall be as near as possible to the neat lines required by
size and shape of the footings.  No material shall be excavated unnecessarily.  Use forms
for the sides of footings.  As excavation progresses, conditions may develop requiring
changes in the elevation of footings.  Such changes shall be made only as directed by the
Architect or Engineer.

8. Design soil bearing pressure to 1,500 psf.
9. Do not excavate closer than 2:1 slope below footing excavations.  Clean all footing

excavations of loose material by hand.  Remove all wet, soft soil from footing excavations
prior to placing concrete.  Excavations may be made under footings for pipes.  Backfill to be
structural fill to consist of compacted granular material or approved conditioned site material.
Place all fill in lifts not to exceed 8” and compact to 93% Standard AASHTO T-180 under
footings and slabs.

10. Footings to be placed a minimum of 12” below existing grade in the cut portion.  For all
footings, the minimum depth below final grade should be 12”.  Footings placed in the fill area
to be place on compacted select granular gill that extends to a minimum of 12” below the
original grade or below the organic topsoil layer, whichever is greater.

CONCRETE

11. Provide f’c = 3000 psi concrete for foundations, f’c = 3000 psi concrete for patios, slabs, and
steps exposed to the weather.  5” slump max.  All concrete to be air-entrained 5-7%.

12. All concrete to be reinforced, unless specifically marked plain concrete.
13. Concrete forms, mixing, placing and curing shall conform to ACI manual of concrete

practice, latest edition and specifications.

REINFORCING

14. Reinforcing shall conform to ASTM A615, Grade 60 except ties and stirrups to be Grade 40.
15. All reinforcing shall be continuous, stagger splices in adjacent bars.  Lap bars as follows: #3,

1’-4”. #4: 1’-6”, #5: 2’-0”, or in accordance with ACI 318-89.
16. Provide corner bends corresponding to size, number and lap length of principal

reinforcement.
17. Concrete cover, unless otherwise noted, shall be: 3” bottom and sides or footings, 1-1/2”

elsewhere.
18. Hold reinforcement in its true position with devices sufficiently numerous to prevent

displacement.
19. 4” thick concrete slab with fiber reinforcement: 1-1/2#/cu yard.

Building A - Occupancy Load

TOTALS = 6 

Building B1 - Occupancy Load

Building B2 - Occupancy Load

 202.00 

 92.00 
TOTALS = 99 

140.00 
168.00 

148.00 
TOTALS = 53
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3'-6" 3'-0"

6'
-8

"

3'-0" 3'-0" 3'-0" 3'-0"

9'
-9

"

16'-0"

9"

3'-0" 3'-0"

2'-81/2" 3'-0" 2'-81/2"

8'
-0

" 11
'-0

"

11'-0"

DOOR 4DOOR 1 DOOR 2 DOOR 3 DOOR 5 DOOR 6 DOOR 7 DOOR 8 DOOR 9 DOOR 10 DOOR 11

ID W1 W2 W3
Quantity 1 5 10

W x H Size 3'-10"×6'-71/2" 4'-0"×3'-0" 3'-0"×6'-0"
Tempered

Note/Remarks Match Existing
Window Type Single Hung Single Hung Fixed

Window Legend

ID D1 D2 D3 D4 D5 D6 D7 D8 D9 D10 D11
W x H Size 3'-0"×6'-8" 3'-0"×6'-8" 3'-6"×6'-8" 3'-0"×6'-8" 3'-0"×6'-8" 3'-0"×6'-8" 16'-0"×9'-9" 3'-0"×6'-8" 3'-0"×6'-8" 3'-0"×8'-0" 11'-0"×11'-0"
Quantity 4 4 1 1 1 2 1 1 1 1 1

Note/Remarks solid panel solid panel 1/2 lite 1/4 lite 1/4 lite Exterior 1/4 lite Exterior By manufacturer By manufacturer Ext. Full lite w/sidelights. Exterior.
Door Type LH Swing RH Swing RHR Swing RHR Swing LHR Swing Roll-up door LRH Swing LRH Swing RHR Swing Roll-up door.

Door Legend

3'
-1

1/
2"

6'
-7

1/
2"

9'
-9

"

3'-10"
4'-0"

3'
-2

"
5'

-6
"

3'-0"

2'
-0

"
6'

-0
"

W2W1 W3
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1 First Floor Plan
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REMOVE PILLARS
AND FENCING.

SIGN TO REMAIN.

BUILDING TO REMAIN.

REMOVE CONNECTOR ROOF AND WALLS. REMOVE RAMP, LANDING, AND RAILS.

REMOVE CONNECTOR ROOF AND WALLS. REMOVE PILLARS
AND FENCING.

BUILDING TO REMAIN.BUILDING TO REMAIN.

DOORS TO
BE

REMOVED

DOORS TO
BE

REMOVED

BUILDING TO REMAIN.

BUILDING TO REMAIN.

SCALE: 1/8"   =    1'-0"
1 South Elev - Demo

A-201

SCALE: 1/8"   =    1'-0"
2 West Elev - Demo

A-201
SCALE: 1/8"   =    1'-0"

3 East Elev - Demo
A-201

SCALE: 1/8"   =    1'-0"
4 North Elev - Demo

A-201
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EXISTING STRUCTURE.
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EXISTING BUILDING
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EXISTING BUILDING
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METAL DOOR.

SCALE: 1/8"   =    1'-0"
1 South Elevation

A-202

SCALE: 1/8"   =    1'-0"
2 West Elevation

A-202SCALE: 1/8"   =    1'-0"
3 East Elevation

A-202

SCALE: 1/8"   =    1'-0"
4 North Elevation
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EXISTING STRUCTURE.

EXISTING STRUCTURE -
NO CHANGES.

EXISTING STRUCTURE.

DS
DS

DS

SCUPPER.

SCUPPER.

SCUPPER.

STUCCO
-COLOR TBD.

CAST STONE BASE.

SCALE: 1/4"   =    1'-0"
2 _ East - West Wing Elevation.

A-203

SCALE: 1/4"   =    1'-0"
1 _ West - East Wing Elevation

A-203
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EXISTING SOUTH ELEVATION AND PARKING LOT. PROPOSED SOUTH ELEVATION WITH ADDITION.

EXISTING SOUTH ELEVATION WITH CONNECTOR ADDITION.

EXISTING NORTH ELEVATION WITH PARKING LOT. PROPOSED NORTH ELEVATION WITH ADDITION.

PROPOSED SOUTH ELEVATION WITH CONNECTOR REMOVED AND ADDITION TO THE EAST.
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Existing south view of the train station.

Existing view of where addition is proposed.

View of annex and connection to train station.

Shed to be removed.

Existing exterior details.

Exterior vinyl fencing to be removed.
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Exterior ramp, landing, and guardrails to be removed.

East exterior wall to be become
interior wall of new addition.
Everything is to remain exposed
on the interior.

North exterior wall to become
interior wall of new addition.
Brick and other details to remain
exposed on the interior.

View of existing parking lot off alley.
Parking to be removed.

View of northeast annex
and train station.

View of annex connection to be removed.

View of interior of annex
connection.  Existing walls to be
restored when connection is
removed.

View of fencing at south
annex connection which will
be removed.
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South side of Sybaris with addition.

South side of Sybaris showing annex separation.
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North side of Sybaris with addition and annex separation.

North side of Sybaris off alley.
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