
 

 

 
Rules of Conduct for Public Hearing 

 

1. No person shall be disorderly, abusive, or disruptive of 
the orderly conduct of the hearing. 

2. Persons shall not testify without first receiving 

recognition from the presiding officer and stating their 
full name and residence address. 

3. No person shall present irrelevant, immaterial, or 

repetitious testimony or evidence. 

4. There shall be no audience demonstrations such as 

applause, cheering, display of signs or other conduct 

disruptive of the hearing. 

 NOTICE OF PUBLIC HEARING 

 

CITY OF ALBANY 

PLANNING COMMISSION 

City Council Chambers, 333 Broadalbin Street SW 

Monday, October 15, 2012 

                                                                      5:15 p.m. 

                                               

AGENDA 

 

1. CALL TO ORDER (Chair Faller) 

 

2. PLEDGE OF ALLEGIANCE TO THE FLAG  

 

3. ROLL CALL 

 Introduction of new planner  

 

4. COMMENTS FROM THE PUBLIC 

 

5. APPROVAL OF MINUTES: 

 August 20, 2012 Joint City Council/Planning Commission Work Session - SAAP 

 

6. QUASI-JUDICIAL PUBLIC HEARINGS 

 

CP-03-12 & ZC-04-12 – The proposal is to change the zoning of 6.25 acres of vacant land near the 

southeast corner of 34
th
 Avenue and Hill Street from RS-5 (Residential Single-Family) to MUC (Mixed 

Use Commercial) with concurrent applications to amend the Comprehensive Plan Map from Low-Density 

Residential to Village Center, and a Tentative Replat to reconfigure the five lots into four lots and remove 

utility easements.  (Site 1) 

 

The City is also proposing to change the Comprehensive Plan designation of the small remaining property 

at the southeast corner of 34th Avenue and Hill (1012 34th Avenue SE) to Village Center with this 

application so that the entire southeast corner will have the same Plan designation. The zoning of the 

property would stay CC, Community Commercial.  (Site 2) 

 

ZC-05-12 - The application is for the rezoning of two lots totaling 1.66 acres from Office Professional 

(OP) to Community Commercial (CC).  The applicants are seeking this change for both properties in 

order to change the status of their vehicle repair business to an allowed use subject to Site Plan Review.    

The applicant is Crabtree Automotive/ Connaghan Enterprises LLC. The location is 1020 and 1110 Hill 

Street SE 

 

7. ACTIVITY UPDATE 

     

8. NEXT PLANNING COMMISSION MEETING DATES: 

  Monday, October 22, 2012 – Public hearing – SAAP, Land Use - Cancelled 

 Monday, November 5, 2012 – Wylie, Edgewater (tentative) 

 Monday, November 19, 2012 – SAAP Amendments 

 

9. ADJOURN 

 

The location of the meeting/hearing is accessible to the disabled. If you need special accommodations to attend or participate, please notify the Human 
Resources Department in advance by calling 541-917-7500. 

 

City of Albany Web site:  www.cityofalbany.net i 



Approved Planning Commission: DRAFT 

Approved City Council: DRAFT 

 
 
In attendance were:   
 
City Council members: Dick Olsen, Floyd Collins, Ray Kopczynski, Bill Coburn, Bessie Johnson, Jeff 
Christman, Sharon Konopa, Mayor 
 
Planning Commission:  David Faller, Kate Foster, Lolly Gibbs, Kris Richardson, Dala Rouse, Dave Wood, 
Cordell Post 
 
Project staff:  Martin Glastra Van Loon, Susie Wright, Heather Hansen, Ron Irish, Anne Catlin, Tari Hayes 
6 in the audience 
 
Welcome and Introduction 
Hansen welcomed everyone and provided an update on where the project is now. Next steps include an open 
house on August 28, 2012, at which the community will be able to ask questions and comment on the 
preferred plan. Comprehensive and Development Code amendments will be brought forth to the Planning 
Commission and City Council in October. Hansen introduced Martin Glastra Van Loon with OTAK. Martin 
is replacing Joe Dills as project manager. Glastra Van Loon reviewed the goals of the plan which include: 

1. A complete, walkable and welcoming community;  
2. The home of new “neighborhoods of choice” in Albany;  
3. Known for having Oak Creek as its “front yard”;  
4. A thriving employment center and gateway to Albany;  
5. Integrated with greater Albany and the region;  
6. Developed with a commitment to resource stewardship; and  
7. A community with village centers that provide local services.  
 

In the next two months, the details will be worked out leading to proposed Comprehensive Plan and 
Development Code amendments to implement the plan. The first Planning Commission public hearing is 
expected to take place in October. Glastra Van Loon provided a summary of changes to the maps since the 
last SAAP join work session in August.  
 
Land Use and Neighborhood Framework (minor updates) 

 The neighborhood Park/Community Facility symbol is renamed Neighborhood Park/Trailhead.  

 One "asterisk" for the Neighborhood Park/Trailhead previously shown on the Gerig property is 
removed (on all plans). 

 
 Street Framework 

 The collector between Lochner and Columbus was removed, per the transportation analysis. 

 The intersection types are identified for the intersections on Lochner and Columbus, as recommended 
in the transportation analysis. 

 The railroad crossing at Allen Lane was removed, per the transportation  

South Albany Area Plan 

Joint City Council / Planning Commission Meeting Summary 

August 20, 2012, Albany City Hall 

 

 

 

Workshop #1 - Envisioning South Albany 

Questions and Materials for Discussion Groups 
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Trails Framework 

 The network has been simplified to focus on the primary trails. Trails previously shown as parallel 
connectors to streets were removed. 

 Trails are "classified" into the following types: 
o Oak Creek Loop Trail (a hard surface trail): On the south side of Oak Creek, this trail will run 

parallel to Oak Creek Parkway on its north side, separated from the roadway. 
o Oak Creek Crossing Trails (surface type to be determined): The number of crossings was 

reduced from six to four. Future trail planning and design will determine the appropriate surface 
for these trails, and where bridges or boardwalks are appropriate. 

o Separated Multi-Use Path (hard surface): A pathway, planned as part of the street cross-section, 
is designated for portions of Columbus, Lochner, Ellingson, and the 53rd Ave. Extension. 

o Proposed Trails (hard surface): This group comprises all other trails needed to complete the 
network. Some may be incorporated with sidewalks. 

 The Trails Framework shows the Neighborhood Parks and Interpretive Viewpoint/ Trailheads 
identified as separate symbols. This change clarifies that only five neighborhood parks are needed, and 
where they should be placed generally (also shown on Land Use Concept map). 

 
Gibbs asked if the trails were connected, with sidewalks, on Columbus and Lochner. Wright stated that this 
area is not in the plan study area and does not include that information. Irish mapped out the crossing entry 
points into the study area. Locations of bridges across the creek haven’t been determined by type or specific 
trail locations. Mennonite is looking at adding a crossing for the creek on their property. 
 
Land Use Concept 

 The Neighborhood Center area on the east side of Columbus is reduced from 5 to 3 acres, per the 
request from Metropolitan Land Group (land owner). Accordingly, the center at Lochner/Ellingson is 
increased from 5 to 6 acres  

 A Village Center boundary was added. The boundary encompasses the Neighborhood Center and 
adjacent Medium Density Residential areas, which is consistent with the intent of a Village Center. 

 
Kopczynski asked if there was a reason a village center was showing on the Mennonite property. The owners 
are considering a center as a possible service area for their resident.  
 
The group discussed the transition area around the creek, and how to provide neighborhoods with access. 
They would like to use development on the south side of the creek for those owners, whose property may 
have a certain percentage of natural resources that make development difficult. Staff will provide details 
regarding financing with the plan amendments in October.  
 
Parks & School Framework 
 The Community Parks and Elementary School plans were combined into one plan and re-titled. The 
"Community Park 2" site is included and labeled "Alternative Community Park Site"  
There had been up to 7 sites in the beginning, which was narrowed to 3 with good, potential synergy between 
parks, the creek, and schools.  
 
Street Cross Sections / Transportation System Plan (TSP) amendments  
The plan looked to a 20 year horizon and determined that the existing TSP is pretty close to what would be 
needed. The overall intensity of the entire area is already planned with just some fine tuning needed.  

 Fine tuned the intersections and roadway sizing 

 53rd Extension, Ellingson over I-5, and Lochner are the same on the TSP. 

 Lochner could remain 2-3 lane with a turn lane in the middle, Columbus, although currently 
constrained could work as a 3 lane 
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 Preserve Right of Way on Ellingson for future build out 

 Access to the area is going to control growth.  

 One change to the TSP – remove the connector road to the north, there is not enough traffic 
volume, just local, not collecting traffic from other areas. The Oak Creek corridor would be a better 
route, covering more people. The local build out would be enough to serve that area.  

 
Assumption of build out with industrial land – the TSP was assuming the Pepsi project was up and running 
and that the piano property was developed.  Collins expressed concerns with single lane roundabout on 
Ellingson. Wright clarified that going from 4 lanes to 2 lanes would make that particular round about a two 
lane, not a one lane. There are right in/right out concerns for Ellingson, would that force trucks through 
neighborhoods.   

 
Coburn’s main concern is the flexibility of the document. This is the reason that TSP’s are updated every 5-10 
years. This plan could be similarly updated. Intersection treatments (the width, the number of lanes, etc) are 
easy to amend.  Irish stated that the plan needed to be specific enough to get the intent, and while we have 
the ability to change the plan, but if build too much flexibility in the plan we don’t have a plan.  

 
Rouse asked the cost difference between a roundabout and a signal. Irish said it was close or the same, 
cheaper if you plan ahead, a bit higher if you retrofit it a roundabout to an existing neighborhood. 

 
Rouse asked if the piano property develops as a grocery store, does Irish still think that you could have 2 
lanes on Ellingson.  Irish: No, but the 53rd crossing will assist with traffic. The property could be developed 
without 53rd, with access from 99 and Ellingson. 
 
Collins asked if we had any roads that were 108” currently, we don’t. Pacific & Waverly are close, but not 108’ 
wide. The plan is for slightly wider streets in anticipation of needing water quality treatment options. The City 
would like to acquire the ROW up front for build out.  

 
Johnson asked where the trailhead areas were and did we anticipate a connection across the wetland.  There 
are plans for 4 trail heads and up to 5 parks, with 6000 homes. The 5 neighborhoods would have a ¼ mile 
radius with each neighborhood having it’s its own park.  

 
Olsen asked for more details for inner streets. There are some natural features that dictate the design of the 
neighborhood. There is a good grid area possible from the south of Oak Creek and Ellingson. Olsen would 
like to see how the grid pattern is laid out for the neighborhood circles. 
 
ODOT Rail Conversations 
Staff met with ODOT Rail Road Crossing with the intent to resolve the number of crossing concerns.  
ODOT rail is still opposed to a second crossing. ODOT would like a diagonal crossing (red arrow below 
piano property on street framework). Albany can develop the local street center now. This would help show 
how much an additional crossing is needed.   
 
Adjourned 

 
Respectfully submitted,  
 
 
Tari Hayes, Administrative Assistant  
Albany Community Development Department 
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 Community Development Department 
333 Broadalbin Street SW, P.O. Box 490 

Albany, OR 97321 

Phone: 541-917-7550 Facsimile: 541-917-7598 

www.cityofalbany.net 

STAFF REPORT 
Comprehensive Plan Map and Zoning Map Amendments, Tentative Replat 

(CP-03-12 & ZC-04-12 & RL-04-12) 
 

HEARING BODY PLANNING COMMISSION CITY COUNCIL 

HEARING DATE Monday, October 15, 2012 Wednesday, October 24, 2012 

HEARING TIME 5:15 p.m. 7:15 p.m. 

HEARING LOCATION Council Chambers, Albany City Hall, 333 Broadalbin Street SW 

 

EXECUTIVE SUMMARY 

 

This is a proposal to change the zoning of 6.25 acres of vacant land near the southeast corner of 34
th
 Avenue and 

Hill Street from RS-5 (Residential Single-Family) to MUC (Mixed Use Commercial) with concurrent applications 

to amend the Comprehensive Plan Map from Low-Density Residential to Village Center, and a Tentative Replat 

to reconfigure the five lots into four lots and remove utility easements for Site 1. 

 

The purpose of the map amendments is to allow the vacant 6.25 acre site to develop with commercial and 

residential uses. 

 

The City is also proposing to change the Comprehensive Plan designation of the small remaining property at the 

southeast corner of 34th Avenue and Hill (1012 34th Avenue SE) to Village Center with this application so that 

the entire southeast corner will have the same Plan designation. The zoning of the property would stay CC, 

Community Commercial.  (Site 2) 

 

The staff analysis concluded the following: 

• The requested Village Center Plan designation for this site is consistent with the Statewide Planning 

Goals; 

• The proposed Village Center designation is proportional to and accessible to the surrounding area. The 

proposed Plan map amendments would result in more efficient land use and travel patterns, reducing 

travel time to accommodate frequent needs. 

• Site 1 is an infill site. Infill development is encouraged by the Plan goals and policies.  

• Existing or anticipated services can accommodate potential development within this area without adverse 

impact on the affected service area. 

• The National Wetland Inventory shows a wetland on Site 1; however it is not on the City’s Local Wetland 

Inventory. There are no other natural features on the site. The proposed Plan amendment to Village 

Center would add more opportunities to accommodate the demand for medium density land. 

• The MUC zoning district allows for more of a variety of uses. The applicant has demonstrated that this 

site is the best site to meet demand for general commercial land versus the alternatives.  

• The intent and purpose of the proposed Village Center Plan designation and the MUC zoning district best 

satisfy the goals and policies of the Comprehensive Plan. 

 

In summary, the proposals will likely have little to no impact in the Comprehensive Plan goals and policies and 

will not affect implementation of the Statewide Planning Goals. Therefore, the STAFF RECOMMENDATION IS 
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APPROVAL of the Proposed Comprehensive Plan and Zoning Map amendments and the Tentative Replat WITH 

ONE CONDITION: 

 The applicant shall provide a Petition for Improvement/Waver of Remonstrance for 

proportionate participation in the construction of a traffic signal at the 34
th

 Avenue/Ferry Street 

intersection. 

 
 

GENERAL INFORMATION 

  

DATE OF REPORT: October 5, 2012 

STAFF REPORT PREPARED BY: Anne Catlin, Project Planner 

REVIEW BODIES: Planning Commission and City Council 

PROPERTY OWNERS: 

 

Site 1: WSS Properties LLC; PO Box 1209; Dallas, OR 97338 

Site 2: Lal Sidhu 7501 35th Ave NE, Salem, OR 97303 

APPLICANTS: 

 

 

Site 1: Mark Grenz Multi/Tech Engineering Services, Inc.; 1155 13
th
 Street 

SE; Salem, OR 97302   

Site 2: City of Albany 

ADDRESS/LOCATIONS: Site 1: Near southeast corner of 34th Avenue and Hill Street 

Site 2: 1012 34th Avenue SE 

MAP/TAX LOTS: Site 1: Linn County Assessor’s Map No. 11S-03W-18DD; Tax Lots 400, 

500, 600, 800 & 900  

Site 2: Linn County Assessor’s Map No. 11S-03W-18DD; Tax Lot 401 

ZONING: Site 1: RS-5 (Residential Single Family) 

Site 2: CC (Community Commercial) 

COMPREHENSIVE PLAN: Site 1: LDR (Low Density Residential) 

Site 2: GC (General Commercial) 

TOTAL LAND AREA: Site 1: 6.25 acres 

Site 2: 0.63 acres 

EXISTING LAND USES: Site 1: Vacant 

Site 2: Financial Institution 

SURROUNDING COMP. PLAN: North:  LDR (Low Density Residential) 

South:  LDR 

East:     MDR (Medium Density Residential) 

West:    LDR, MDR 

SURROUNDING ZONING: North: RS-6.5 (Residential Single Family) 

South: RS-6.5 

East: RMA (Residential Medium Density Attached) 

West: RS-6.5 

SURROUNDING USES: North: Single-family houses across 34th Avenue 

South: Single-family houses 

East: Vacant land (wetland mitigation site) and senior apartments 

West:  Single-family houses across Hill Street 

PRIOR HISTORY: It appears that in 1981, the property was zoned C-1 (Neighborhood 

Commercial) and the Comprehensive Plan designation was Light 

Commercial. The corner was zoned CC until 2006 when the 6.25 acre 

vacant site was rezoned RS-5. (Planning Files CP-04-05 and ZC-03-05 and 

SD-17-15 – subdivision never  built) 
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NOTICE INFORMATION 

 

A Notice of Public Hearing was mailed to surrounding property owners on October 5, 2012. The site was posted 

by October 8, 2012, with a sign that advertises the public hearings. 

 

APPEALS 

 

Within five days of the City Council’s final action on these applications, the Community Development Director 

will provide written notice of the decisions to the applicant and any other parties entitled to notice. A City Council 

decision can be appealed to the Oregon Land Use Board of Appeals (LUBA) if a person with standing files a 

Notice of Intent to Appeal within 21 days of the date the decision is reduced to writing and bears the necessary 

signatures of the decision makers. 

 

STAFF ANALYSIS 

Comprehensive Plan Map Amendment File CP-03-12 

 

The Albany Development Code includes the following review criteria that must be met for this quasi-judicial map 

amendment to be approved. Code criteria are written in bold italics and are followed by findings and conclusions. 

 

Criterion 1: The requested designation for the site has been evaluated against relevant Comprehensive Plan 

policies and on balance has been found to be more supportive of the Comprehensive Plan as a whole than the 

old designation. [ADC 2.220(3.a)] 

 

FINDINGS OF FACT 

 

1.1 Current Plan Designation - Site 1: The current Comprehensive Plan Map designation of the properties is 

Low Density Residential (LDR). The LDR designation “identifies areas predominantly suited for 

detached single-family development on lots ranging from 5,000 to 10,000 square feet. Attached housing 

with smaller lot sizes is permitted in the RS-5 zone and in planned or cluster developments.” This 

designation is used to provide neighborhoods for Albany residents. 

  

 Site 2: The corner property is designated General Commercial (GC) and zoned Community Commercial 

(CC). The GC Plan designation “identifies areas from community services to regional commercial 

establishments, suitable for a wide range of retail sales and service establishments. Aside from 

recognition of existing commercial corridors, new commercial areas will develop under design guidelines 

to avoid the continuance of “strip commercial” development in order to more efficiently serve the 

shopping needs of the community and region.” 

 

1.2 Requested Designation: The request is to change the designation of the southeast corner of 34th Avenue 

and Hill Street (Site 1 - 6.25 acres, and Site 2 - 0.63 acres) of land to Village Center (VC). The VC 

Comprehensive Plan designation “provides for a mix of uses to serve nearby neighborhoods. These uses 

must include retail and residential uses and may include offices, community and personal services, and 

live-work units. Development within a Village Center will be pedestrian friendly, fit the desired scale and 

character of nearby neighborhoods.”  

  

1.3 The proposed Comprehensive Plan map amendment to change land from LDR and GC to VC must satisfy 

long-range interests of the general public as outlined in the Comprehensive Plan’s goals and policies. In 

order for additional land to be designated Village Center, applicants must demonstrate the need for the 

Village Center in a particular location and what residential populations it is intended to serve.  

 

1.4   The following Comprehensive Plan goals and policies are relevant in considering whether the proposed 

Village Center designation is more supportive of the Comprehensive Plan, on balance, than the current 

Low Density Residential designation. 
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Note: The applicable Comprehensive Plan goals and policies are identified in italic type followed by findings of 

fact and conclusions. 

 

GOAL 1: CITIZEN INVOLVEMENT (Chapter 9) 

 

1.5 Goal: Ensure that local citizens and other affected groups, neighborhoods, agencies, and jurisdictions 

are involved in every phase of the planning process. 

 

 Policy 2: When making land use and other planning decisions: 

a. Actively seek input from all points of view from citizens and agencies and assure that interested 

parties from all areas of the Urban Growth Boundary have the opportunity to participate. 

b. Utilize all criteria relevant to the issue. 

c. Ensure the long-range interests of the general public are considered. 

d.   Give particular attention to input provided by the public. 

e. Where opposing viewpoints are expressed, attempt to reach consensus where possible. 

 

 Policy 4:  Ensure information is made available to the public concerning development regulations, land 

use, and other planning matters including ways they can effectively participate in the planning process. 

 

 The City of Albany’s Comprehensive Plan and Development Code provide requirements for citizen 

involvement in the decision-making process for Comprehensive Plan Amendments.  Comprehensive Plan 

Amendments are processed as Type IV land use decisions with notice to affected parties, including 

surrounding property owners and affected government agencies. Public hearings before the Planning 

Commission and City Council are held. Notice of the public hearing is mailed to surrounding property 

owners and posted on the subject property.   

 

People who are notified of the public hearing are invited to submit comments or questions about the 

application prior to the hearing or at the hearing.  Review of the application is based on the review criteria 

listed in the Development Code.  The review criteria for Comprehensive Plan Map amendments ask about 

the long and short term impacts of the proposed changes and about the public need for the change.  These 

questions are discussed under Goal 2 below. The purpose of the public hearing is to provide the 

opportunity for people to express their opinion about the proposed changes, and where opposing 

viewpoints are expressed, to try to reach consensus. The Planning Commission and City Council facilitate 

this process at the public hearings. 

 

1.6 Policy 3:  Involve the general public in the use, evaluation, and periodic review and update of the Albany 

Comprehensive Plan. 

 

The City has included the public when updates to the Albany Comprehensive Plan or Development Code 

are proposed - typically in the form of committees, open houses, mailings to affected or interested parties, 

city newsletters and on the City’s Web site. Albany’s Comprehensive Plan and Development Code, and 

updates to them, have been acknowledged by the Land Conservation and Development Commission as 

consistent with statewide planning goals. 

  

GOAL 2:  LAND USE PLANNING - UPDATING AND AMENDING THE COMPREHENSIVE PLAN 

(Chapter 9) 

 

1.7 Goal: Undertake Periodic Review and Update of the Albany Comprehensive Plan to ensure the Plan: 

1. Remains current and responsive to community needs. 

2. Retains long-range reliability. 

3. Incorporates the most recent and reliable information. 

4. Remains consistent with state laws and administrative rules. 

The proposal would amend the Comprehensive Plan Map to create a Village Center on the southeast 

corner of 34
th
 Avenue and Hill Streets. The subject site has remained vacant despite development around 

it. The proposed Plan amendment and concurrent zone change to a mixed use zone,  Mixed-Use 
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Commercial (MUC), will ensure the site can develop to respond to community needs and provide long-

range reliability for planning purposes.   

1.8 Policy 2: Base approval of Comprehensive Plan amendments upon consideration of the following: 

  (a) Conformance with goals and policies of the Plan.  

 

The conformance of this application to the goals and policies of the Comprehensive Plan is the subject of 

the discussion under this review criterion. 

 

1.9 (b) Citizen review and comment.  

As noted under Finding 1.5 earlier, the City follows a public input process as required by the Albany 

Development Code and in conformance with state law.  The City mailed notice of public hearings to 

property owners within 300 feet of the subject property on October 5, 2012 and the property was posted in 

two locations: 34
th
 Avenue and also on Hill Street by October 8, 2012   

 

1.10 (c) Applicable Statewide Planning Goals. 

 This section of the staff report evaluates the proposed Comprehensive Plan map amendments against the 

applicable goals and policies of the Plan and the Statewide Planning Goals are evaluated here under 

Review Criterion (1).  

 

1.11 (d) Input from affected governmental units and other agencies. 

a. Local utility providers may have an interest in the proposed change in the land use designation of this 

property.  Local utility companies were notified of the proposed map amendments. 

b. Oregon Department of Transportation (ODOT). 34
th
 Avenue is classified as an arterial street. It 

connects to Pacific Boulevard (Highway 99E) which is a State highway under the jurisdiction of 

ODOT. ODOT submitted comments for the proposal that are included under Review Criterion (2) of 

the Zoning Map amendment review that follows on pages 15-17 of this staff report.  

c. Division of State Lands (DSL). DSL regulates wetlands in Oregon. The U.S Department of Interior, 

Fish and Wildlife Service National Wetlands Inventory map shows that a large area of the property 

has wetlands on it. Notification of the wetland was sent to DSL. Development on the property will 

require permits from DSL. The applicants will be required to comply with DSL regulations and 

permit requirements when the property is developed. More findings can be found later under the Goal 

5 heading in Comprehensive Plan Finding 1.13 under this review criterion. 

d. Oregon Department of Land Conservation and Development (DLCD). ORS 197.610 requires the City 

to notify the DLCD of any proposed changes to the Comprehensive Plan Map and/or Zoning Map.  

Notice was provided to DLCD. No comments have been received.  

 

1.12 (e) Short - and long-term impacts of the proposed change. 

(f)  Demonstration of public need for the change. 

(g) Demonstration that the proposed amendment will best meet the identified public need versus other 

available alternatives. 

 

The short and long-term impacts of the proposed Comprehensive Plan Map changes and the demonstrated 

need for the change will be centered on Site 1 (6.25 acres) the loss of Low Density Residential (LDR) 

land in exchange Village Center (mixed-use) land. The evaluation will look at compatibility with adjacent 

uses, capacity of existing services and compatibility with the Comprehensive Plan, Albany’s planning 

policy document. The short and long term implications and demonstrated need are discussed in the 

findings found under statewide planning Goal 9, Economy, and Goal 10, Housing, under this review 

criterion. 

 

 The alternatives to the proposed application are to either keep the current LDR Plan designation or 

request a different Comprehensive Plan designation than the proposed Village Center. Both Site 1 and 

Site 2 were designated General Commercial for decades but there was no interest in Site 1 for commercial 
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development. The Plan designation for Site 1 was changed to LDR, the site was zoned Residential Single 

Family (RS-5), and a single-family subdivision was approved in 2006. However, the demand for new 

housing dropped off and the subdivision was never platted and built. Keeping the LDR Plan designation 

on Site 1 may cause the site to remain vacant until there is demand for single-family development.  

 

 The applicant’s findings (attached as Exhibit A) states “the Village Center designation along with the 

MUC zoning designation offers a broad mix of employment uses and housing opportunities, including 

retail, restaurants, and multi-family housing. The map amendment would put the property back into the 

City’s inventory of commercial land. This would allow the City to encourage development of businesses 

on the site to serve the area.”  

 

 The Village Center Plan designation would allow for the vacant site to develop with market demand for 

both commercial and residential uses. 

 

GOAL 5: OPEN SPACES, SCENIC & HISTORIC AREAS, & NATURAL RESOURCES 

 

1.13 Goal: Protect wetlands to ensure their continued contribution as natural areas, open space, wildlife and 

vegetative habitat, and storm water retention and conveyance. 

 

Comprehensive Plan Plate 6: Wetland Sites, Sites 1 and 2 do not appear on the Local Wetland Inventory. 

However the U.S Department of Interior, Fish and Wildlife Service National Wetlands Inventory map 

shows a large wetland on Site 1. 

 

 The applicants did not submit wetland delineation with the concurrent applications. The Division of State 

Lands (DSL) was notified of the application. They noted the wetland on the National Wetland Inventory 

and the county soil survey shows hydric (wet) soils are also on Site 1 - an indication that there may be 

wetlands. A state permit will be required for 50 cubic yards or more of removal and/or fill in wetlands.  

 

 The owners of Site 1, WSS Properties LLC, received a Removal-Fill permit from DSL for work the 

wetlands (#37470-RF) for the subdivision that was never developed (SD-17-05). The fill permit is not 

valid for a different proposal. When a development application is submitted, a new permit will be needed 

in addition to new wetland delineation. 

 

GOAL 9: ECONOMY (Chapter 3) 

 

1.14 Land Use Goal 1: Ensure an adequate supply of appropriately zoned land to provide for the full range of 

economic development opportunities in Albany, including commercial, professional, and industrial 

development. 

Policy 1, General: Provide opportunities to develop the full range of commercial, industrial, and 

professional services to meet the needs of Albany’s residents and others. 

 

  The current Low Density Residential (LDR) designation of Site 1 provides the opportunity for single-

family development. The General Commercial designation of Site 2 provides the opportunity for a variety 

of commercial uses. The proposed map amendments would remove 6.25 acres (Site 1) from the 

residential land inventory and add 6.25 acres of land designated for mixed uses. The Site 1 applicants 

submitted a concurrent Zoning Map amendment application to change the zoning of Site 1 to MUC 

(Mixed Use Commercial).   

 

 The MUC purpose statement states that the district is intended, “primarily to provide a mix of 

convenience commercial, personal services, offices and medium density residential uses. The district 

would typically be anchored by a grocery store, and may include a mix of smaller retailers, offices, live-

work units and residences.” The uses allowed in the MUC zone would allow for a range of commercial 

uses intended to serve the residents in the area. 
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1.15 Demand for Commercial Land in Albany – the Economic Opportunities Analysis 

 

 Statewide Planning Goal 9 requires cities to provide an adequate supply of sites of suitable sizes, types, 

locations, and service levels for a variety of industrial and other employment uses. An adequate land 

supply provides sites suitable for the 20-year planning period, as well as for the short-term to meet 

development opportunities as they occur. This is necessary to accommodate a varied range of small, 

medium and large employers, for new and expanding businesses, and to ensure land is available for 

immediate development. 

 

 The basis for determining whether there is an adequate supply of various types of land is data included in 

the suitable sites inventory in the Comprehensive Plan and the 2007 Economic Opportunities Analysis 

(EOA), adopted as a background document to the Plan. 

 

The 2007 EOA projects that Albany will add more than 6,000 jobs between 2007 and 2027. The 

industries that are most likely to locate or expand in Albany are warehousing and transportation, 

manufacturing, retail, health care, and government services. The projected employment growth by 

industry translates to demand for approximately 350 acres of land for retail, services, and government 

uses. It is estimated that commercial and government uses will need 20 to 25 sites ranging from 2 to 5 

acres. The majority of the smallest sites (2 acres and less) will be used for other employment, such as 

retail, services, government, and institutional uses.  

 

1.16 Supply of Suitable Commercial Sites in Albany 

  

The 2007 EOA includes a buildable lands inventory and analysis of site suitability. It was based on 

development data, environmental constraints, verification with aerial photos, exclusion of small remnants 

of land, trends in residential development on employment lands, and land that is in the process of being 

developed.  

 

At the time the 2007 EOA was completed, there were 108 acres considered to be suitable commercial 

land (vacant or partially developed) within the City limits (designated General Commercial, Light 

Commercial or Village Center on the Plan map). Of those, 95 acres (34 sites) are considered available and 

serviceable in the short-term (0-2 years). There are 21 sites less than 2 acres and 7 sites between 2 and 5 

acres. The EOA concludes that Albany has an adequate supply of small to medium commercial sites in 

the 2 to 5 acre size. 

 

The analysis assumed that 50 percent of the MUC zone would be developed with commercial uses and 

the other half with residential uses. This implies that the 6.25-acre Site 1 would add about 3 acres of 

commercial land to the inventory. The subject site’s location will distinguish it from the other available 

sites as discussed in upcoming findings.  

 

1.17 Land Use Goal 2: Achieve stable land-use growth that results in a desirable and efficient land–use 

pattern.  

 Policy 2, General: Encourage land use patterns and development plans that take advantage of density 

and location to reduce the need for travel and dependency on the private automobile, facilitate energy-

efficient public transit systems, and permit building configurations that increase energy efficiency. 

  

The subject sites are bordered by 34
th
 Avenue and Hill Streets. The two sites are surrounded by existing 

residential development, a school, and a credit-union. The sites are centrally located in close proximity to 

numerous multi-family and single-family dwellings and numerous employment sites are within one mile 

from the subject site.  

 

1.18  The nearest commercial center is 1.63 miles away (intersection of 14
th
 Avenue and Geary Street).  

Personal services and restaurants on Pacific Boulevard are more than one mile away. Residents in the 

neighborhood have to use vehicles to travel to meet daily or frequent needs and personal services. 

 

 The proposed Village Center plan designation and MUC zoning district are, “intended to be easily 
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accessible to nearby residences, and commercial uses are compatible in scale and design with adjacent 

neighborhoods. Uses in the MUC zone will serve area residents and should not draw from the region.” 

The MUC zone also allows for residential development so long as it provides a minimum of 10 units an 

acre. The additional density would help support commercial services. 

  

The proposed Village Commercial Plan designation and concurrent request for MUC zoning would allow 

for a variety commercial uses and services intended to serve the nearby residents in an area that does not 

have any commercial services within one to two miles. This location would allow residents of the 

surrounding residential neighborhoods access to commercial services without traveling to the more 

congested commercial district to the northwest. The proposed Plan and Zoning map amendments would 

result in a more efficient land use and travel patterns, reduce travel time to accommodate frequent needs.   

 

1.19  Site 1 on a City transit route. The mixed use development may increase the ridership on Albany transit. 

 

1.20 Policy 3, General: Designate enough land in a variety of parcel sizes and locations to meet future 

employment and commercial needs.  

 

The location of the proposed Plan and Zoning map amendments is near the southeast corner of the 

intersections of 34
th
 Avenue and Hill Streets. The vacant Site 1 is 6.25 acres. There is no Village Center 

plan designation south and east of Pacific Boulevard. The nearest grocery store is almost 2 miles away. 

There are personal/professional services and a few restaurants a little over a mile away on Pacific 

Boulevard, but nothing within walking distance. 

 

The proposed Village Center Plan designation and concurrent zone change to MUC would designate 

mixed-use land in an area that, aside from the small commercial site at the corner of 34
th
 and Hill, does 

not have any land designated or zoned for mixed-uses or commercial uses within at least a mile. The total 

size of the Village Center designation would be almost 7 acres. Staff estimates that roughly 2 acres of the 

Site 1 will develop with commercial uses. The small size of the Village Center would allow for a few 

businesses to cater to the residents within a small radius of the Village Center.  The remaining area would 

be developed with residential units with a minimum density of 10 units an acre.  

 

1.21 Land Use Goal 4: Promote infill development and redevelopment throughout the City. 

 Policy 7, General: Consider infill and redevelopment of already serviced vacant and underdeveloped 

land before designating additional land for industrial and commercial uses. 

 

 ADC 22.400 defines “infill” as “development of land that has been bypassed, remained vacant, and/or is 

underused in otherwise built-out areas, or the intensification of an existing use due to redevelopment. 

Generally, water, sewer, and streets and other public services are readily available.”  Site 1 meets this 

definition. It is vacant and public services are available. 

 

 Site 1 has never been developed despite its central location. Site 2 was the only portion of the subject sites 

that developed when the land was designated for commercial uses. The MUC zone would encourage 

redevelopment of the site to either commercial or residential uses. 

 

1.22 Policy 2, Commercial: Discourage future strip commercial development and promote clustered 

commercial opportunities and the infilling of existing commercial areas that will foster: 

a. Efficient and safe utilization of transportation facilities. 

b. A variety of attractive and comfortable shopping opportunities that encourage shopping in a 

number of stores without auto use. 

c. Compatibility between land uses, particularly adjacent residential neighborhoods. 

d. Efficient extension of public facilities and services. 

 

 The subject properties have direct access to existing transportation facilities in 34th Avenue and Hill 

Streets. There are crosswalks at the intersection and there is an existing bus route on 34th Avenue. 

Development of this long vacant site would support the existing facilities and transit system.  
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1.23  Site 1 is relatively small and street frontage is limited to a few hundred feet on each street. The 

configuration of Site 1 will avoid creating a “strip” of commercial development along 34th Avenue.  

  

 The location on a minor arterial street would avoid creating traffic through existing neighborhoods.  

 

1.24 The concurrent request for MUC zoning would allow for a variety commercial uses and medium density 

residential development. The property abutting Site 1 to the east is an assisted living facility. Apartments 

are further east. To the south is an elementary school and single-family dwellings. Single-family 

development is across the street on both the west and north sides of the development. There are other 

multi-family developments in close proximity along 34th Avenue and Hill Streets.  

 

 When the properties are developed, buffering and screening between different uses would be required. In 

addition, the Development Code requires multi-family and commercial buildings to be setback one foot 

for each foot in height.  

 

1.25 Public Infrastructure Goal 1: Ensure that new industrial and commercial development is located in areas 

that can be adequately served by public infrastructure. 

 Policy 1: Encourage the siting of new industrial and commercial development on land that is adequately 

served by existing infrastructure; where the infrastructure can be made adequate, require the “minimum 

necessary” improvement cost to be borne by the new business rather than by existing taxpayers or utility 

rate payers. 

 Policy 5: Promote land use patterns, site design, and incentives that accommodate public transit, 

bicycling, walking, vans and carpools as alternatives to single-occupancy vehicle commuting. 

 Policy 7: Consider infill and redevelopment of already serviced vacant and underdeveloped land before 

designating additional land for industrial and commercial uses. 

 

Site 1 is an infill development.  Both sites are located on improved streets. Findings regarding the impact 

of the mixed use plan and zoning designations on the transportation system is included under Criterion 2 

of the Zoning Map amendment review that follows on pages 15-17 of this staff report. 

 

 Findings for public water, sewer and storm drainage are located under the Zoning Map amendment 

analysis, Criterion 3. They are incorporated here by reference.  

 

1.26 Policy 5: Promote land use patterns, site design, and incentives that accommodate public transit, 

bicycling, walking, vans and carpools as alternatives to single-occupancy vehicle commuting. 

 

Mixed use development encourages walking and biking. This area is not served by any commercial uses 

within one mile. Allowing commercial uses on Site 1 would provide a land use pattern that encourages 

walking and biking.  There are sidewalks and designated bike lanes along both sides of 34th Avenue.  

 

34
th
 Avenue is on one of the Albany’s transit system routes. A mixed use development would bring 

employees and residences to Site 1, and would likely support and increase ridership on the transit system. 

 

GOAL 10 HOUSING 

 

1.27 Goal: Provide a variety of development and program opportunities that meet the housing needs of all 

Albany’s citizens. 

Goal: Create a city of diverse neighborhoods where residents can find and afford the values they seek. 

Policy 1: Ensure that there is an adequate supply of residentially zoned land in areas accessible to 

employment and public services. 

 

 The proposed Comprehensive Plan Map amendment application would change the map designations of 

6.25 acres of land (Site 1) from Low Density Residential and 0.63 acres of General Commercial land (Site 

2) to Village Center. A concurrent application proposes to change the Zoning Map designation of Site 1 
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from RS-5 (Residential Single Family) to MUC (Mixed Use Commercial). 

 

1.28 Residential Land Demand and Supply 

 

 The Housing Needs Analysis data in the Comprehensive Plan estimated there was about 1,700 acres of 

developable residential land in the city limits, with over 1,450 acres designated/zoned for single-family 

development and roughly 150 acres for medium density development.  The analysis projects residential 

land need between 2005 and 2025 will be roughly 650 acres. The analysis concludes that there will be a 

surplus of low-density land, including 162 acres of land zoned RS-5. There will be a shortage of medium 

density land, with an estimated need of about 70 additional acres.  

 

 As noted earlier in Goal 9 findings, the MUC zoning district is expected to develop with a 50 percent mix 

of commercial and 50 percent mix of residential. Residential developments must have a minimum density 

of 10 units an acre. The zone allows for a variety of housing types and price ranges. Mixed use 

development would add more diversity to the types of development in this area of the City. 

 

1.29 The subject sites are centrally located with access to a minor arterial and is located close to some 

industries, a school and is within 2 miles of Albany’s commercial hub anchored by the mall. The site is 

accessible by public transit and bike lanes. 

  

1.30 Policy 3: Encourage innovation in housing types, densities, lot sizes and design to promote housing 

alternatives.  Examples include:  

 c. Mixed housing types and price ranges at a minimum of ten units per acre in Village Center 

Comprehensive Plan districts. 

 

 The proposed Village Center Plan designation supports innovation in housing types and a variety of 

densities. 

 

1.31 Policy 4: Encourage residential development that conserves energy and water; uses renewable 

resources; and promotes the efficient use of land, conservation of natural resources, easy access to public 

transit, and easy access to parks and services. 

 

 Mixed use developments promote the efficient use of land. The Village Center Plan designation would 

allow for neighborhood commercial uses and medium density housing on infill site already serviced with 

infrastructure, including access to transit.   

 

 There are no neighborhood commercial uses to serve the residents in the area other than the financial 

institution on Site 2. 

 

1.32 Policy 6:  Encourage residential development on already serviced and vacant residential lots or in areas 

within which services are available or can be economically provided. 

 

 The site is an infill lot already serviced with City utilities and services. The Village Center Plan 

designation allows residential development. Findings regarding the City utilities are located in the Zoning 

Map analysis under Review Criterion 3 (pages 17-19), and are adopted here by reference.   

 

GOAL 11: PUBLIC FACILITIES AND SERVICES (Chapter 6) 

 

1.33 The public facilities and services findings under the concurrent Zoning Map amendment evaluation, 

Criterion 3 on pages 17-18 of this staff report are incorporated here by reference. The discussion 

concludes that the existing public facilities, services, and utilities are adequate for Mixed Use Commercial 

zoning uses.  
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GOAL 12: TRANSPORTATION (Chapter 5) 

 

1.34 Goal 1: Provide an efficient transportation system that provides for the local and regional movement of 

people and goods. 

Goal 2: Provide a safe transportation system. 

Policy 2: Maintain acceptable roadway and intersection operations where feasible considering 

environmental, land use, and topographical factors. 

Policy 4: Minimize conflicts along high volume and/or high speed corridors. 

Policy 5: Encourage development design that emphasizes safety and does not create unnecessary 

conflicts. 

 

See the findings of fact under Zoning Map Amendment Criterion 2 on pages 15-17.  To avoid repeating 

the same information here, those findings and conclusions are included here by reference.  In summary, 

the transportation system is adequate to support the proposed MUC zoning. In addition, the Plan map 

change from LDR to VC and zone change to MUC would have no significant effect on the transportation 

system serving the site.  

 

GOAL 14: URBANIZATION (Chapter 8) 

 

1.35 Goal: Achieve stable land use growth which results in a desirable and efficient land use pattern. 

Policy 11: Provide opportunities for neighborhood commercial facilities to be located within an 

accessible distance of the area they are intended to serve.  

a.   Be located, designed, and operated so as to be compatible with surrounding residential uses. 

b. Be oriented to provide for the common and frequently recurring shopping needs of the area they are 

intended to serve. 

c.   Be limited in number, size, and location. Generally, new sites shall be less than five acres in total area 

and shall be located at least one-half mile in travel distance from any other commercial site which 

provides or is available to provide for similar commercial needs. Zone change applications for new 

neighborhood commercial sites must demonstrate that the chosen site is superior or equal to viable 

alternative sites within the same market area based on exposure to traffic flows and other market 

indicators, accessibility and convenience to the market area, and compatibility with surrounding 

uses. 

 

The area surrounding the proposed Village Center is composed of single-family and multi-family 

dwellings and a school. Commercial development is more than one mile away resulting in an efficient 

land use pattern. 

 

The proposed Village Center would be centrally located between Pacific Boulevard and Waverly Drive 

and would be easily accessible to residents within a one-mile radius.  

 

1.36  The commercial component of the development would be oriented to 34th Avenue. The location on 34th 

would not trigger “through” traffic in neighborhoods and on local residential streets. 

 

The standards in the Development Code would require any new development to have limited off-site 

impacts on adjacent properties.  

 

1.37  The proposed Village Center would be roughly 7 acres. Since the Plan designation allows for both 

neighborhood commercial uses and residential uses, it is expected that the commercial component will 

not exceed half the Center acreage (3.5 acres). There are no vacant sites with access to an arterial street in 

the near vicinity that could support neighborhood commercial needs. 

 



Staff Report/CP-03-12, ZC-04-12 & RL-04-12, Page 12  

CONCLUSIONS (CRITERION 1, PLAN GOALS AND POLICIES)  

 

1.1 Goal 1, Citizen Involvement. The City’s public hearing process allows for public input on the application. 

Notice was mailed to property owners within 300 square feet of the site and to other public agencies. The 

notification and involvement processes conform to the procedures specified in the City’s Development 

Code.  

 

1.2 Goal 2, Land Use Planning. If the proposed map amendments are approved, a 7 acre Village Center 

would be designated for mixed uses. The Village Center Comprehensive Plan designation and the 

concurrent zoning map amendment to the MUC (Mixed Use Commercial) zoning district for Site 1 would 

allow for more variety in uses and allow the site to develop with market demand. The VC Plan 

designation would allow for neighborhood commercial uses to serve the adjacent neighborhoods and 

reduce their travel distance and support alternative modes of transportation.   

 

1.3 Goal 5, Natural Resources. The National Wetland Inventory shows a wetland on Site 1, however it is not 

on the City’s Local Wetland Inventory. There are no other natural features on the site. The proposed Plan 

change would have no impact on Goal 5 resources. A removal/fill permit would be needed at the time of 

development. 

1.5 Goal 9, Economy. There is enough commercial land inside the Urban Growth Boundary to accommodate 

the need for commercial sites between 2 and 5 acres for at least the next 20 years. The proposed map 

amendments to mixed use commercial land is too small to diversify the City’s economic base but would 

allow for more uses of the property than is currently available. 

 

1.6 Goal 10, Housing. The proposed Plan amendment to Village Center would add more opportunities to 

accommodate the demand for medium density housing. 

 

1.7 Goal 11, Public Facilities and Goal 12, Transportation. The site has adequate public utilities and services 

to accommodate the Plan change to Village Center.  

1.8 Goal 14, Urbanization. The proposed Village Center designation is proportional to and accessible to the 

surrounding area. The proposed Plan map amendments would result in more efficient land use and travel 

patterns, reducing travel time to accommodate frequent needs. 

1.9 Site 1 is surrounded by development and is considered “infill” development. Infill development is 

encouraged by Comprehensive Plan goals and policies. The proposed Plan amendment would support 

development of the site that can be served by public facilities and are close to main transportation 

corridors. 

1.10 In summary, the requested Village Center Comprehensive Plan Map designation for Site 1 and Site 2 has 

been evaluated against relevant Comprehensive Plan goals and policies. Overall, the proposed Village 

Center Plan designation is on balance more supportive of the Plan the existing Plan designations.   

1.11 This review criterion is met.  

 

Criterion 2: The requested designation is consistent with any relevant area plans adopted by the City Council. 

[ADC 2.220(3.b)] 

 

FINDING OF FACT 

 

2.1 “Relevant area plans” as used here means land use plans. For example, the City has relevant area plans for 

areas such as East I-5 and North Albany. There are no relevant area plans for the area where the 

properties are located. 

 

 

 

 



Staff Report: CP-03-12, ZC-04-12 & RL-04-12, Page 13  

CONCLUSION 

 

2.1 This review criterion is not applicable because there are no relevant area plans for the area where the 

property is located. 

 

Criterion 3: The requested designation is consistent with the Comprehensive Plan map pattern. [ADC 

2.220(3.c)] 

 

FINDINGS OF FACT 

 

3.1 The subject site is located on the corner of 34
th
 Avenue and Hill Street. The Plan map amendment would 

change the map designation of Site 1, 6.25 acres, from Low Density Residential, and Site 2, 0.63 acres, of 

General Commercial to Village Center. The applicant submitted a concurrent Zoning Map amendment to 

change the zoning of Site 1 from Residential Single Family (RS-5) to Mixed Use Commercial (MUC).   

 

3.2 The area is composed of a small site at the corner designated General Commercial, then both Low 

Density Residential and Medium Density designations surround the property.  The properties to the north 

across 34
th
 Avenue are zoned RS-6.5 and contain single-family residential.    

 

3.3 The Comprehensive Plan does not, in broad terms, describe ideal land use or map patterns.  Particular 

goals and/or policies provide guidance about what kind of uses and land patterns are desirable. 

 

For example, Goal 14 (Urbanization), Policy 12, says, “Discourage future strip commercial development 

and promote clustered commercial opportunities and the infilling of existing commercial areas...”  Goal 

13 says, “Encourage residential professional uses as buffers between intensive commercial uses and less 

intensive residential uses where compatibility can be demonstrated with the surrounding residential 

neighborhood.”  Goal 12 says, “Encourage land use patterns and development plans which take advantage 

of density and location to reduce the need for travel and dependency on the private automobile, facilitate 

energy-efficient public transit systems, and permit building configurations which increase the efficiency 

of energy use.”  (Comprehensive Plan, page 8-3) 

 

3.4 Within the Village Center plan designation there are supposed to be at least two zones - one is a mixed-

use commercial zone; the other is a medium- to high-density residential zone that provides a mix of 

housing choices. This medium density residential housing would support the commercial uses and vice 

versa. The proposal does not include a residential zoning district. There is already Residential Medium 

Density Attached (RMA) zoned-land abutting the proposed Village Center on the east side that satisfies 

this requirement. 

 

3.5 The proposed Village Center plan designation and Mixed-Use Commercial (MUC) zoning district are, 

“intended to be easily accessible to nearby residences, and commercial uses are compatible in scale and 

design with adjacent neighborhoods. Uses in the MUC zone will serve area residents and should not draw 

from the region.” The MUC zone also allows for residential development so long as it provides a 

minimum of 10 units an acre. The additional density would help support commercial services. 

 

3.6 In order to have a consistent Comprehensive Plan map pattern and avoid leaving a small General 

Commercial site, staff is proposing to add the small General Commercial site at the corner to the Plan 

Map amendments to Village Center. The Village Center designation is more consistent with the small 

commercial center proposed in this application than the General Commercial designation which is 

intended for community wide and regional commercial uses.  

 

3.7 The proposed Village Center is located at the intersection of a minor arterial street and a local street. The 

center would be centrally located among a mix of low-density and medium-density residential land. The 

corner location along a busy street supports the Comprehensive Plan map pattern and efficient layout of 

land uses. 
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CONCLUSIONS  

 

3.1 There is no specific formula for an appropriate Comprehensive Plan map pattern.  

 

3.2 The Village Center is proposed on a minor arterial street in the middle of residentially designated land so 

it is located to serve the nearby residences. 

 

3.3 The proposed map amendment would create a Village Center that would allow both commercial and 

residential uses. The diversity of allowed uses fits with the general development pattern of the city to 

allow commercial and/or mixed uses spaced at least a half mile apart.  

 

3.4 The requested Plan designation is consistent with the Comprehensive Plan map pattern. 

 

3.5 This review criterion is met. 

 

Criterion 4: The requested designation is consistent with the Statewide Planning Goals. [ADC 2.220(3.d)] 

 

FINDING OF FACT 

 

4.1 Oregon’s 19 Statewide Planning Goals constitute the framework for a statewide program of land use 

planning. The Statewide Goals are achieved through local comprehensive planning. The Albany 

Comprehensive Plan was acknowledged by the Land Conservation and Development Commission in 

1982 as being in compliance with the Statewide Planning Goals.  

 

The Statewide Planning Goals were evaluated under the Comprehensive Goals and Policies in Review 

Criterion (1) above. The Findings of Fact and Conclusions are hereby included by reference.  

 

CONCLUSIONS 

 

4.1 The requested Village Center Plan designation for Site 1 and Site 2 is consistent with the Statewide 

Planning Goals. 

 

4.2 This criterion is met. 
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STAFF ANALYSIS 

Zoning Map Amendment, File ZC-04-12 – SITE 1 ONLY 

 

The Albany Development Code includes the following review criteria which must be met for this application to 

be approved. Code criteria are written in bold italics and are followed by findings and conclusions. 

 

Criterion 1: The proposed base zone is consistent with the Comprehensive Plan map designation for the entire 

subject area unless a Plan map amendment has also been applied for. [ADC 2.740(1)] 

 

FINDINGS OF FACT 

 

1.1 The applicant proposes to change the zoning of 6.25 acres from RS-5 (Residential Single Family) to 

MUC (Mixed Use Commercial). 

 

1.2 The current Comprehensive Plan map designation of the subject site is General Commercial (GC). The 

proposed MUC zoning is not consistent with the GC Plan designation of the site. 

 

1.3 The applicant has applied to change the Comprehensive Plan Map designation from Low Density 

Residential to Village Center. 

 

1.4 The proposed MUC zoning district is consistent with the concurrent proposed Village Center designation 

of the property. 

 

CONCLUSIONS 

 

1.1 The applicant has applied for a concurrent Comprehensive Plan Map amendment to Village Center. The 

proposed MUC zone is consistent with the Village Center Plan designation. 

 

1.2 This criterion is satisfied. 

 

Criterion 2: Existing or anticipated transportation facilities are adequate for uses that are permitted under the 

proposed zone designation. [ADC 2.740(2)] 

 

FINDINGS OF FACT 

 

2.1 The site is located on the south side of 34
th
 Avenue and east side of Hill Street.  The site is currently 

vacant.  

 

2.2 The zone change would change the designation of 6.25 acres of property from RS-5 (Residential Single 

Family) to MUC (Mixed Use Commercial). The proposed zone change includes a concurrent 

Comprehensive Plan Map amendment that would change the designation of 6.25 acres from Low Density 

Residential to Village Center. 

 

2.3 Thirty-Fourth Avenue is a classified as a minor arterial street. It is constructed to City standards and 

includes curb, gutter, bike lanes and sidewalk on the both sides.  Hill Street is a residential local street. It 

has curb and gutter on both sides and sidewalk on the west side. There is no sidewalk abutting the subject 

properties on the east side of the street.  

 
2.4 Zone changes are required to comply with the Transportation Planning Rule (TPR).  The rule holds that a 

“significant affect” occurs if a proposed zone change would result in an existing or planned transportation 

facility either fail to meet an adopted performance standard or degrade the performance of an already 

failing facility.      

 

2.5 A Trip Impact Analysis (TIA) was submitted with the application. The TIA was performed by Associated 

Transportation Engineering & Planning, Inc., and is dated August 30, 2012.  
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2.6 The study estimated the number of new vehicle trips the site could be expected to generate if developed 

under both the current and requested zone designations, and analyzed the impact of those trips on the 

street system. The TIA analyzed the performance of the following intersections: 

 

· Hwy99E/34
th
 Avenue (traffic signal) 

· 34
th
 Avenue/Hill Street (two way stop control) 

· 34
th
 Avenue/Geary Street (traffic signal) 

· 34
th
 Avenue/Waverly Drive (traffic signal) 

· 34
th
 Avenue/Marion Street (two way stop control) 

· 34
th
 Avenue/Ferry Street (two way stop control) 

 

2.7 All listed intersections are under City jurisdiction.  The intersections controlled by a traffic signal have a 

performance standard of level of service (LOS) D.  The two way stop controlled intersections have a 

performance standard of a v/c of 0.85 for the worst case movement. The TIA found that all study area 

intersections currently operate within applicable performance standards.  

 

2.8 The TIA concluded that the reasonable worst case use that could occur under the current RS-5 zone 

designation is 40 single family homes.  Based on ITE trip generation rates 40 homes would generate 385 

average week day trips, of which 40 would occur during the peak PM traffic hour.  

 

2.9 The study assumed that the most intense use that would be reasonably likely to occur on the site under the 

requested zone MUC zone designation would be a mixed use development composed of commercial, 

restaurant, and apartment uses.  The analysis assumes 7,000 square feet of shopping center, 6,000 square 

feet of fast food restaurants with drive-thru, and 155 apartment units.  Based on ITE trip generation rates 

those used would generate 235 net new vehicle trips during the peak PM traffic hour. 

 

2.10 The TPR requires that an analysis be performed that looks at the impact on the transportation system of 

the incremental difference between development that could occur under the existing versus the requested 

zone designation.   

 

2.11 The TIA used a horizon year of 2032, and assumed traffic signals had been constructed at the 34
th
 

Avenue/Hill Street and 34
th
 Avenue/Marion Street intersections.  Both traffic signals are included as 

projects in Albany’s TSP, and are funded 100% by TSDC funds. 

 

2.12 At year 2032 with no development on the subject site all study intersection were found to operate within 

performance standards with the exception of the 34
th
/Ferry Street intersection.  That is a two-way stop 

controlled intersection, and southbound left turn movement was projected to operate with a v/c ratio of 

0.969. Albany’s performance standard for the worst case movement at two-way stop controlled 

intersections is a v/c of 0.85.  If the subject site were developed under the current zone designation the v/c 

ratio for the southbound left movement would be 1.000.  If the site were developed under the proposed 

zone designation the v/c ratio for the movement would be 1.119. 

 

2.13 The southbound left movement from Ferry Street onto 34
th
 Avenue will exceed city performance 

standards with or without the zone change.  There are three options for addressing the issue, and they are 

unaffected by whether or not the proposed zone change occurs: 

 Allow the left turn movement to exceed the performance standard.  Southbound left 

movements would experience long delays during peak hour periods, and the heavier 

east/west through movements on 34
th

 Avenue would continue to be unobstructed. 

 Install a traffic signal at the intersection.  A signal would resolve the delays experienced by 

southbound drivers wanting to turn left, but would do so by forcing the heavier east/west 

movement to stop.  Traffic signal installation warrants may or may not be met at year 2032 

for the intersection. 

 Restrict the southbound left movement.  The restriction could be in place all day, or only 



Staff Report: CP-03-12, ZC-04-12 & RL-04-12, Page 17  

during peak hour periods. 
   

2.14 After review of the TIA, the Oregon Department of Transportation (ODOT) Planner concluded that 

proposed Zoning and Plan Map amendments would not have a significant effect on the intersection of 34
th
 

and OR99E. 

 

CONCLUSIONS 

 

2.1 The proposed zone change from RS-5 to MUC includes a concurrent Comprehensive Plan Map 

amendment that would change the designation of 6.25 acres from Low Density Residential to Village 

Center. 

 

2.2 The TIA submitted with the application concluded that with one exception that all study intersections 

would meet Albany’s performance standards at year 2032 with development of the site under the 

requested zone designation. 

 

2.3 The 34
th
 Avenue/Ferry Street intersection was projected to not meet city performance standards in year 

2032 in scenarios where there was no development on the site, the site was developed under the current 

zone designation, and if the site was developed under the requested zone designation. 

 

2.4 The 34
th
 Avenue/Ferry Street intersection is a two-way stop controlled intersection, and the City’s options 

for addressing future delays at the intersection would be unchanged by approval of the requested zone 

designation.  Traffic signal warrants may or may not be met at the intersection at year 2032.  If they are 

met, the traffic that would result from the requested zone designation would be a small percentage of trips 

through the intersection. 

 

2.5 When a transportation facility would not meet performance standards with or without a project, the TPR 

requires that a development, at a minimum, avoid further degradation to the performance of the facility by 

the time of the development.  In this case, there is no certainty regarding the timing of the site’s 

development.  It’s also not possible to verify which of the three options to address the future v/c issue at 

the 34
th
 Avenue/Ferry Street intersection will be chosen by the city.  Two of the options have no cost, and 

one involves construction of a traffic signal. 

 

2.6 Requiring the developer to provide a Petition for Improvement/Waiver of Remonstrance for installation 

of a traffic signal at the 34
th
 Avenue/Ferry Street intersection would ensure that the City could require this 

site participate financially proportionate to its impact on the intersection should a decision be made in the 

future to install a traffic signal. 

 
2.7 This criterion can be met with the following condition of approval. 

 

CONDITION OF APPROVAL 

 

2.1 The applicant shall provide a Petition for Improvement/Waver of Remonstrance for proportionate 

participation in the construction of a traffic signal at the 34
th
 Avenue/Ferry Street intersection. 

 

Criterion 3: Existing or anticipated services (water, sanitary sewers, storm sewers, schools, police and fire 

protection) can accommodate potential development within the subject area without adverse impact on the 

affected service area. [ADC 2.740(3)] 

 

3.1 Water. City utility maps show an 8-inch public water main in Hill Street and a 16-inch main in 34th 

Avenue.   

 

Water system adequacy is typically dictated by the fire flow needs within an area or zone.  The City’s 

water system modeling software indicates that the fire flows available near 34th Avenue and Hill Street is 

greater than 7500 gallons per minute.  This flow would provide adequate fire flows for any development 

allowed in the MUC zone. 
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3.2 Sanitary Sewer. City utility maps show an 8-inch public sanitary sewer main in Hill Street, an 8-inch 

main running north-south through the west portion of the property, an 8-inch main that runs along the 

site’s south boundary, an 8-inch main that lies within the northeast corner of the site, and a 18-inch 

pressure main in 34th Avenue.. 

 

 This proposed zone change would turn 6.25 acres of RS-5 (Single-Family Residential) into 6.25 acres of 

MUC (Mixed-Use Commercial). Engineering studies have shown that on average residential development 

produces more wastewater than typical commercial development.  

 

 The City’s Wastewater Facility Plan shows the need for a larger sewer main within a portion of the 

system that runs between 28th and 29th Avenues.  The City’s wastewater system modeling software 

indicates that this line may need to be replaced sometime between 2030 and 2074, depending on peak wet 

weather flows in the system.  The Engineering Division interprets this data to mean that the proposed 

change of potential uses (from residential to a mix of residential and commercial) does not accelerate the 

timing for replacement of this main. 

 

3.3 Storm Drainage. City utility maps show a 21-inch public storm drainage main in Hill Street, a 24-inch 

main in 34th Avenue, and 24-inch and 18-inch mains within the northeast corner of the site. 

 

 The Development Code specifies maximum lot coverage (building, parking, etc.) for development in 

different zones.  For the zones pertaining to this proposal, the lot coverage allowance for RS-5 is 60%, 

while the lot coverage allowance in the MUC zone is 80%.  What this means, in general, is that more of 

the acreage could be covered with impervious surfaces under a MUC zone than would be expected under 

an RS-5 zone.  Therefore, it would follow that the amount of stormwater runoff for development in the 

proposed MUC zone would likely be greater than for a development in the RS-5 zone.  Any future 

development on the site would likely be required to provide on-site detention facilities to limit the rapid 

urban runoff from impervious surfaces. 

 

3.4 Schools. The proposed MUC zone would allow for residential development. The applicants have 

indicated they plan to construct apartments on a portion of the property. Any students that would live on 

the subject site would attend Oak Elementary, Calapooia Middle School or South Albany High School. 

The school district did not provide any comments on the proposal. When the property was rezoned from 

CC to RS-5 in 2006, the school district anticipated it had capacity to accommodate any students in the 

short and medium-term. 

 

3.5 Police and Fire Protection. The Albany Police Department and Fire Department provide services to all 

development in Albany regardless of the zoning or types of uses. 

 

CONCLUSIONS 

 

3.1 The public water system has the capacity to adequately serve a development in an MUC zone on the 

subject property. 

 

3.2 The Engineering Division has concluded that the existing sanitary sewer system can accommodate the 

proposed zone change from RS-5 to MUC.  Even though the Wastewater Facility Plan shows a sewer 

main downstream of this site as being undersized for ultimate buildout, it is not expected to reach its 

capacity until sometime between 2030 and 2074.  Ultimately, replacement of this line will be done by the 

City using SDC funds.   

 

3.3 The proposed change from RS-5 to MUC would be expected to result in a development that produced 

more stormwater runoff from the subject properties.  This additional runoff could be minimized by 

providing on-site stormwater detention facilities for new development on the subject properties. 

 

3.4 Changing the zoning designation of the property from RS-5 to MUC will likely result in new dwelling 

units and students. The school district did not provide input on capacity of the schools that serve this area.   
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3.5 The Albany Police and Fire Departments will provide service to development on the property regardless 

of the zoning. 

 

3.7 Existing or anticipated services can accommodate potential development within this area without adverse 

impact on the affected service area. 

 

3.8 This review criterion is met. 

 

Criterion 4: The intent and purpose of the proposed zoning district best satisfies the goals and policies of the 

Comprehensive Plan. [ADC 2.740(4)] 

 

FINDINGS OF FACT 

 

4.1 The proposal is to rezone the subject site from RS-5 to Mixed Use Commercial.  

 

4.2 This purpose of the MUC zoning district is, “to provide a mix of convenience commercial, personal 

services, offices and medium density residential uses. The district would typically be anchored by a 

grocery store, and may include a mix of smaller retailers, offices, live-work units and residences. The 

MUC district is easily accessible to nearby residences, and commercial uses are compatible in scale and 

design with adjacent neighborhoods. Uses in the MUC zone will serve area residents and should not draw 

from the region.” 

 

4.3  The purpose of the RS-5 district is, “for low- to moderate-density residential single-family development. 

The average minimum lot size is 5,000 square feet. 

 

4.4 The MUC zone is intended to provide mixed uses to serve nearby residences and should be designed to be 

compatible with adjacent neighborhoods.  

 

4.4 The findings and conclusions under Review Criterion (1) of the concurrent Comprehensive Plan Map 

amendment staff report are applicable to the Zoning Map amendment as well. To avoid repeating the 

same information here, those findings and conclusions are included here by reference. In summary, The 

Comprehensive Plan supports commercial development on infill sites, in locations that take advantage of 

density. The Plan includes data that indicate there is a surplus of RS-5 land and a need for medium-

density land, which the MUC zone allows. 

 

CONCLUSIONS 

 

4.1 The intent and purpose of the proposed MUC zoning district best satisfies the goals and policies of the 

Comprehensive Plan and in particular future housing needs.  

 

4.2 This criterion has been met. 

 

Criterion 5: The land use and transportation pattern recommended in any applicable City-contracted or funded 

land use or transportation plan or study has been followed, unless the applicant demonstrates good cause for 

the departure from the plan or study. [ADC 2.740(5)] 

FINDINGS OF FACT 

5.1 The Plan and Development Code do not prescribe a specific development pattern. However, the City’s 

land use plans and Comprehensive Plan support developing “village centers” to serve nearby residents 

and reduce travel distances. 

5.2 Albany’s Transportation System Plan (TSP) includes improvements necessary to accommodate 

anticipated development through the year 2030.  The TSP does not identify any capacity or level of 

service problems associated with the proposed Zoning Map amendment. 
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CONCLUSIONS 

5.1 The proposed MUC zone supports the Albany Comprehensive Plan land use patterns, goals and policies. 

5.2 The proposal will not conflict with the transportation systems patterns as shown in Albany’s 

Transportation System Plan. 

5.3 This criterion is met. 
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STAFF ANALYSIS 

Tentative Replat, File RL-04-12, SITE 1 ONLY  

 

The Albany Development Code (ADC) includes the following review criteria which must be met for this 

application to be approved. Code criteria are written in bold italics and are followed by findings, conclusions, and 

conditions of approval where conditions are necessary to meet the review criteria. 

 

Criterion 1: Development of any remainder of property under the same ownership can be accomplished in 

accordance with this Code. [ADC 11.180(1)] 

 

FINDINGS OF FACT 

 

1.1 The proposed subdivision replat will reconfigure five lots owned by WSS Properties LLC into four lots 

and remove old utility easements ion block 20 of the Rogersdale Addition. (Tax Lots 00, 500, 600, 800 & 

900 on Linn County Assessor’s Map No. 11S-03W-18DD.) 

 

1.2 The replat will result in four lots in the following sizes: 56,765 square feet abutting 34
th
 Avenue to the 

north, two lots along Hill Street 29,966 square feet and 12,422 square feet, and the remainder would be 

173,029 square feet. 

 

1.3 The replat will allow for development of the newly configured lots. The large “remainder” lot, and the 

other lots can be developed in accordance with the Albany Development Code. 

 

CONCLUSION 

 

1.1 The newly reconfigured lots can be developed in accordance with the Albany Development 

Code. 

1.2 This criterion is satisfied. 
 

Criterion 2: Adjoining land can be developed or is provided access that will allow its development in 

accordance with this Code. [ADC 11.180(2)] 

 

FINDINGS OF FACT 

 

2.1 This review criterion has been interpreted by the City Council to require only that adjoining land either 

have access, or be provided access, to public streets. 

 

2.2 The subject lots will have frontage on and access to either 34
th
 Avenue or Hill Street.  

 

2.3 The adjoining properties all have access to public streets as follows: 

 North and West: The subject lots abut public streets on these sides. There is a small commercial 

development in the northwest corner adjacent to the areas subject to the replat that has access to both Hill 

Street and 34
th
 Avenue. 

 Property to the east:  The adjoining property to the east has access to 34
th
 Avenue.   

 Property to the south: The adjoining property to the south fronts Tudor Way and has access to Hill Street 

via Tudor Way. 

  

CONCLUSIONS 

 

2.1 All of the adjoining land has access to public streets. 

 

2.2 This criterion is met. 
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Criterion 3: The proposed street plan affords the best economic, safe, and efficient circulation of traffic 

possible under the circumstances. [ADC 11.180(3)] 

 

FINDINGS OF FACT 

 

3.1 The vacant site is located on the south side of 34
th
 Avenue and east side of Hill Street.  Thirty-fourth 

Avenue is a classified as a minor arterial street. It is constructed to City standards. The improvements 

include curb, gutter, bike lanes and sidewalk on the both sides.  Hill Street is a residential local street. It 

has curb and gutter on both sides and sidewalk on the west side. There is no sidewalk abutting the subject 

properties on the east side of the street.  
 

3.2 The proposed replat would reduce the number of parcels on the site from five to four.  
 

3.3 No new streets are proposed with the Tentative Replat. The site has access to 34
th
 Avenue.    

 

3.4 The replat will have no impact on the potential intensity of development that could occur on the site, and 

as a result, no impact on the transportation system. 

 

CONCLUSIONS 

 

3.1 There are no sidewalks abutting the subject properties on the west side of Hill Street. The sidewalks will 

be required when the site is developed with Building permits. 

 

3.2 The replat will not increase the intensity of the development that could occur on the site, and as a 

result has no impact on the transportation sytem. 

 

3.3 This review criterion is met. 
 

Criterion 4: The location and design allows development to be conveniently served by various public utilities. 

[ADC 11.180(4)] 

 

FINDINGS OF FACT 

 

Sanitary Sewer, Water and Storm Drainage  

 

4.1 The findings under the Zoning Map amendment Review Criterion (3) are incorporated by reference. 

 

Easements 

 

4.2 The subject property was initially part of the Rodgersdale Addition subdivision.  The plat for the 

Rodgersdale Addition subdivision included the dedication of public street rights-of-way and utility 

easements.  In addition, other public utility easements have been granted over the years for utilities that 

have been installed within the property boundaries. 

 

4.3 The City approved the vacation of certain street rights-of-way in 1965 (Ord. No. 3225), but maintained 

public utility easements over all of those areas that were platted as streets.   

 

4.4 The applicant is proposing to eliminate many of the public utility easements that exist on the site that are 

not needed for existing utilities within the property boundaries.  The replat will extinguish some of the 

easements that were maintained when public rights-of-way were vacated, or were dedicated as part of the 

original subdivision plat.  Any existing unnecessary easements that were dedicated after the subdivision 

was platted will need to be eliminated or quitclaimed by separate document. 

 

4.5 The applicant’s preliminary replat map does not show the public utility easement that was platted with the 

subdivision that runs east-west through the center of what was Block 20.  The final plat must identify all 

the easements that will be eliminated or maintained. 
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4.6 The applicant’s preliminary replat map shows an easement along the eastern boundary of the site 

(identified by V.261, P. 689).  It is unclear what this easement is for.  There are indications that the 

easement was initially granted to PP&L.  The applicant must further identify this easement to assure that 

it may be eliminated.  It is unlikely that it can be extinguished with the replat, and if it is not needed, and 

the grantee approves, it would need to be quitclaimed by separate document. 

 

CONCLUSIONS  

(These conclusions are based in part on utility findings from Zoning Map Amendment analysis.) 

 

4.1 Each of the reconfigured parcels will have access to public sanitary sewer, water, and storm drainage 

from 34th Avenue or Hill Street. 

 

4.2 The applicant must clearly identify all public utility easements within the boundaries of the site, and show 

if they are to remain or be eliminated.  If they are to be eliminated, identify which of the easements will 

be eliminated with the replat and which must be eliminated by separate document.  

 

4.3 This review criterion is met. 

 

Criterion 5: Activities and developments within special purpose districts must comply with the regulations 

described in Articles 4 (Airport Approach), 6 (Natural Resources), and 7 (Historic), as applicable. [ADC 

11.180(5)] 

 

FINDINGS OF FACT 

 

5.1 Article 4 Airport Approach district: shows that the subject properties are not located in the Airport 

Approach district.   

 

5.2 Article 6 Steep Slopes, Comprehensive Plan Plate 7: shows that there are no areas of steep slopes on the 

subject properties. City contours show that the elevation of the property is 226 feet. 

 

5.3 Article 6 Floodplains, Comprehensive Plan Plate 5: does not show this subject site in a 100-year 

floodplain. FEMA/FIRM Community Panel No. 41043C0527G, dated September, 2010, shows that this 

property is in Zone X, an area determined to be outside any 500-year floodplain. 

 

5.4 Article 6 Wetlands, Comprehensive Plan Plate 6: does not show any wetlands on the subject site.  The 

U.S. Department of Interior, Fish and Wildlife Service National Wetland Inventory Map dated 1994, does 

not shows a wetland in the middle of the subject site. This property is included in the “North Albany 

Local Wetlands Inventory.”  The Local Wetlands Inventory does not show any wetlands on the property. 

The Division of State Lands was notified of the proposed map amendments and replat. A wetland 

delineation and removal and fill permit for more than 50 cubic yards will be required prior to 

development.   

 

5.6 Article 7 Historic Districts, Comprehensive Plan Plate 9: shows the subject property is not in any historic 

district. There are no known archaeological sites on the property.  

 

5.7 Article 9, On-site Development; Tree Protection: there are few trees on the properties.  The replat 

application does not propose to remove any trees.  

 

CONCLUSIONS 

 

5.1  The sites are not located in any of the City’s special purpose districts. 

 

5.2 Albany’s Local Wetland Inventory shows no wetlands on the site, however the National Wetland 

Inventory Map shows a wetland. The state has noted a wetland delineation and removal and fill permit for 

more than 50 cubic yards will be required prior to development of the site. 



Staff Report/CP-03-12, ZC-04-12 & RL-04-12, Page 24  

 

5.3 This criterion is met. 
 

 

STAFF REPORT ATTACHMENTS 

MAP OF SUBJECT PROPERTIES 

EXHIBIT A: Applicant’s Comprehensive Plan and Zone Change Findings & Map 

EXHIBIT B: Applicant’s Replat Findings and Tentative Plat 
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Community Development Department 
333 Broadalbin Street SW, P.O. Box 490 
Albany, OR 97321 

Phone: 541-917-7550  Facsimile: 541-917-7598 

www.cityofalbany.net 

STAFF REPORT 
Zoning Map Amendments 

(ZC-05-12) 
 

HEARING BODY PLANNING COMMISSION CITY COUNCIL 

HEARING DATE Monday, October 15, 2012 Wednesday, October 24, 2012 

HEARING TIME 5:15 p.m. 7:15 p.m.  

HEARING LOCATION Council Chambers, Albany City Hall, 333 Broadalbin Street SW 

EXECUTIVE SUMMARY 

 

Crabtree Automotive owners Tim and Paula Connaghan are applying to rezone two lots totaling 1.66 acres from Office 

Professional (OP) to Community Commercial (CC).  The applicants are seeking this change for both properties in 

order to change the status of their vehicle repair business to an allowed use subject to Site Plan Review.  Vehicle repair 

is considered a nonconforming use in the OP district.  The Comprehensive Plan designation for both parcels is General 

Commercial.  According to the Plan Designation Zoning Matrix in Albany Development Code (ADC) 2.760, both OP 

and CC are compatible with the General Commercial designation.  Before these lots were zoned OP, they were zoned 

Heavy Commercial (CH), a zoning designation no longer in existence today.  In 1976, they were zoned M-1, a limited 

industrial zoning designation.  Vehicle repair was a permitted use in both prior zones. 

 

This application was deemed complete on August 27, 2012 (Attachment I).  The applicant is Rich Catlin, representing 

property owners Tim and Paula Connaghan, and the location of the proposed development is 1020 and 1110 Hill Street 

SE, just south of At Home Furniture (Attachment II).  The criteria for amending the zoning map are found in Albany 

Development Code (ADC) 2.740, and are addressed in detail in the staff report below.  

 

In summary, the proposed amendment will remain consistent with the City’s Comprehensive Plan goals and policies 

and will not affect implementation of the Statewide Planning Goals. Therefore, the staff recommendation is 

APPROVAL of the proposed zoning map amendment. 

 

GENERAL INFORMATION 

 

DATE OF REPORT: October 8, 2012 

FILE: ZC-05-12 

TYPE OF APPLICATION: Quasi-judicial Zoning Map amendment to change 1.66 acres from OP 

(Office Professional) to CC (Community Commercial) 

REVIEW BODY: Planning Commission and City Council 

STAFF REPORT PREPARED BY: David Martineau, Project Planner 

PROPERTY OWNERS: Tim and Paula Connaghan; Connaghan Enterprises LLC; 1110 Hill Street 

SE; Albany, OR 97322; (541) 967-7892; and 

 

Terry & Tamara Shores; 1020 Hill Street SE; Albany, OR 97322 
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APPLICANT REP.: Rich Catlin; Reece & Associates; 321 1
st
 Avenue East, Ste. 3A; Albany, 

OR 97321; (541) 926-2428 

LOCATION: 1020 and 1110 Hill Street SE 

MAP/TAX LOTS: Linn County Assessor’s Map No. 11S-03W-07AC; Tax Lots 102 and 104 

CURRENT ZONING: OP (Office Professional) District 

CP DESIGNATION: General Commercial 

EXISTING LAND USE: Vehicle repair on the southerly parcel; vacant, undeveloped land on the 

northerly parcel 

SURROUNDING ZONING: North:  CC (Community Commercial) 

South:  OP (Office Professional) and RM (Residential Medium Density)  

East:     OP 

West:    LI (Light Industrial) and RM 

SURROUNDING USES: A commercial office is located to the south, and the Southern Pacific 

railroad yard is to the west.  At Home Furniture and a coffee kiosk are 

located to the north; and an insurance company, dentist office, 

commercial office and a leasing office are situated to the east across Hill 

Street. 

PRIOR HISTORY: A Modification to a Non-Conforming Use to an existing building (MN-

01-08) was approved 5/13/2008 to allow an automotive repair business.  

The previous use was retail/manufacturing (The Plaque Factory). 

 

A Property Line Adjustment to move the property line between Tax Lot 

102 and 104 was also approved 5/13/2008 (LA-05-08). 

 

Previous land use approvals include a Conditional Use (CU-03-94) and 

Site Plan (SP-116-93) was granted on Tax Lots 102 and 104 for outside 

storage of lumber products and shipping of lumber and plywood by rail, 

together with construction of a 2,800 square foot cover for railroad car 

loading dock; Site Plan Review (SP-67-88) and Variance (VR-23-88) for 

construction of a 45,000 square-foot building and reduction in building 

setback to an adjacent street; a 1985 Conditional Use approval for change 

of use from a cabinet manufacturing business to manufacturing of wall 

decorations;  and CU-05-83 for a band-saw manufacturing shop.  Finally, 

a Partition (PA-04-88) and two lot line adjustments between the subject 

property and railroad-owned property to the west were approved.  

  

 

NOTICE INFORMATION 

 

A Notice of Public Hearing was mailed to surrounding property owners on October 4, 2012 (Attachment III).  The 

Notice of Public Hearing was posted on the subject property at one location on October 8, 2012.  The Zoning Map 

Amendment staff report was posted on the City’s website October 8, 2012.  At the time this staff report was 

completed, no comments had been received.  

 

APPEALS 

 

Within five days of the City Council’s final action on these applications, the Community Development Director will 

provide written notice of the decisions to the applicant and any other parties entitled to notice.  A City Council 

decision can be appealed to the Oregon Land Use Board of Appeals (LUBA) if a person with standing files a Notice of 
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Intent to Appeal within 21 days of the date the decision is reduced to writing and bears the necessary signatures of the 

decision makers. 

 

STAFF ANALYSIS 

 

Zoning Map Amendment File ZC-05-12 

 

The Albany Development Code (ADC) includes the following review criteria which must be met for this application to 

be approved. Code criteria are written in bold italics and are followed by findings and conclusions.  Note: Findings and 

conclusions submitted by the applicant can be found in Attachment VI. 

 

Criterion (1) The proposed base zone is consistent with the Comprehensive Plan map designation for the entire 

subject area unless a Plan map amendment has also been applied for (ADC 2.740 (1)). 

 

FINDINGS OF FACT 

 

1.1 The applicant proposes to change the zoning of 1.66 acres from Office Professional (OP) to Community 

Commercial District (CC). 

 

1.2 The current Comprehensive Plan map designation of the subject site is Commercial-General (GC).  According 

to the Plan Designation Zoning Matrix table found in ADC 2.760, both the current OP and proposed CC 

zoning is consistent with the GC Plan designation of the site (see Attachments IV and V). 

 

CONCLUSIONS 

 

1.1 The existing zone, Office Professional, and the proposed zone, Community Commercial are both compatible 

with the Comprehensive Plan designation of Commercial-General. 

 

1.2 This criterion is satisfied. 

 

Criterion (2) Existing or anticipated transportation facilities are adequate for uses that are permitted under the 

proposed zone designation (ADC 2.740 (2)).  

 

FINDINGS OF FACT 

 

2.1 The site is located on the west side of Hill Street about 275 feet south of 9
th
 Avenue.  The zone change would 

change the designation of 1.66 acres of property from OP (Office Professional) to CC (Community 

Commercial). 

 

2.2 The site consists of two parcels.  Crabtree Automotive is located on the 1.15 acre south parcel.  The 0.51 acre 

north parcel is currently vacant. 

 
2.3 Albany’s Transportation System Plan includes improvements necessary to accommodate anticipated 

development through the year 2030, and does not identify any capacity or level of service problems occurring 

adjacent to the development. 

 
2.4 Zone changes are required to comply with the Transportation Planning Rule (TPR).  The rule holds that a 

“significant affect” occurs and must be mitigated if a proposed zone change would result in an existing or 

planned transportation facility either failing to meet an adopted performance standard or degrading the 

performance of an already failing facility. 

 
2.5 The applicant submitted trip generation information that compared the number of vehicle trips that could be 

generated by development of the site under the current OP zone designation with the trips that could result 
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from development under the requested CC designation.  The analysis identifies potential building uses and 

sizes that are allowed under each zone designation, estimates total PM peak hour trips based on ITE trip 

generation rates, assigns pass-by factors based on ITE data, and arrives at the net new PM peak hour trips that 

would result on the transportation system. 

 
The uses that were assumed could be developed under the current OP zone designation were a 5,000 square 

foot “quality restaurant”, and a 9,300 square foot “medical/dental office”.  Those uses are allowed by the ADC 

under the OP zone designation.  The analysis estimated those uses would result in a total of 50.6 net PM peak 

hour trips.  The resulting ratio of building floor area to lot size is about 0.20.   

 

The uses that were assumed could be developed under the requested CC zone designation were a 1,500 square 

foot “fast food restaurant with drive-thru”, and a 14,700 square foot “specialty retail” building.   Those uses 

are allowed by the ADC under the CC zone designation.  The analysis estimated those uses would result in a 

total of 45.3 net PM peak hour trips.  The resulting ratio of building floor area to lot size is about 0.22, or 

slightly higher than was assumed for the OP development scenario.   

 

 Despite having been analyzed with a higher floor area ratio, the CC development scenario resulted in fewer 

new net PM peak hour trips occurring on the street system than were projected to occur with development 

under the existing OP zone designation. 

 

2.6 ODOT submitted a letter dated August 6, 2012 (Attachment VII) commenting on the project and questioning 

whether the analysis provided by the applicant was sufficient to address the TPR. The letter expressed concern 

that the potential uses the applicant’s analysis assumed for the current and requested zone designations were 

not the reasonable worst cases uses that could occur on the site. The letter listed several other possible uses 

that are allowed under the CC zone designation, and suggested that a traffic study or some other method be 

used to address the provisions of the TPR for the zone change. 

 

2.7 The applicant provided a response to the concerns raised by ODOT in a letter dated September 17, 2012 

(Attachment VIII).  In their response the applicant made two basic arguments.  The first was that the project 

was consistent with the TPR based on section (9) of the Rule.  The second was that the land uses evaluated in 

the applicant’s original analysis were in fact the reasonable worst case uses that could be expected to occur on 

the site. 

 

2.8 Section (9) of the TPR lists three criteria that must be met in order for this section rule to apply: 

 

 (a)  The proposed zoning is consistent with the existing comprehensive plan map designation and the 

 amendment does not change the comprehensive plan map; 

 (b) The local government has an acknowledged TSP and the proposed zoning is consistent with the TSP; 

 and 

 (c) The area subject to the zoning map amendment was not exempted from this rule at the time of an 

 urban growth boundary amendment as permitted in OAR 660-024-0020(1)(d), or the area was 

 exempted from this rule but the local government has a subsequently acknowledged TSP amendment 

 that accounted for urbanization of the area. 

 

2.9 In staff’s judgment this application meets all three of the criteria listed in section (9).  The proposed CC zoning 

designation is consistent with the existing General Commercial comprehensive plan designation of on the site.  

Albany has an acknowledged TSP, and because the population and employment distributions used during 

development of the TSP were based on comprehensive plan designations, the proposed zoning is consistent 

with the TSP.  The subject site was not previously exempted from the TRP under section (1)(d) or otherwise 

exempted. 

 

CONCLUSIONS 

 

2.1 The proposed zone change would change the designation of 1.66 acres from OP to CC. 
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2.2 Albany’s Transportation System Plan includes improvements necessary to accommodate anticipated 

development through the year 2030, and does not identify any capacity or level of service problems occurring 

adjacent to the development. 

 

2.3 The TPR requires that zone changes be evaluated to see if the vehicle trip generation that could occur under 

the new zone designation is more than could have occurred under current designation, and if so, if the 

additional trips would result in a “significant affect”.   

 
2.4 The proposed zone change is consistent with the TPR based on the provisions contained in section (9) of that 

rule. 

 

2.5 This review criterion is met without conditions. 

 

Criterion (3) Existing or anticipated services (water, sanitary sewers, storm sewers, schools, police and fire 

protection) can accommodate potential development within the subject area without adverse impact on the 

affected service area (ADC 2.740 (3)). 

 

Sanitary Sewer.   

 

3.1  City utility maps show a 15-inch public sanitary sewer main along the Hill Street frontage of the subject 

properties. 

 

3.2 The City’s Wastewater Facility Plan shows no system deficiencies in this area. 

 

Water.  

 

3.3 City utility maps show a 12-inch public water main along the Hill Street frontage of the subject properties. 

 

3.4 The City’s Water Facility Plan shows no system deficiencies in this area.   

 

Storm Drainage.  

 

3.5 City utility maps show a 24-inch storm drainage main along the Hill Street frontage of the subject properties. 

 

3.6 The City’s Storm Drainage Master Plan shows no system deficiencies in this area.   

 

Police and Fire Protection. 

 

3.7 The Albany Police Department and Fire Department serve the property.  No adverse impact is expected to 

result for this zoning map amendment. 

 

CONCLUSIONS 

 

3.1  The existing public utilities in Hill Street adjacent to the subject properties are capable of serving development 

that would be allowed in the proposed zone. 

 

3.2   This review criterion is met. 

 

Criterion (4) The intent and purpose of the proposed zoning district best satisfies the goals and policies of the 

Comprehensive Plan (ADC 2.740 (4)). 
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FINDINGS OF FACT 

 

4.1 The current zoning designation of the property where the Zoning Map amendment is proposed is OP (Office 

Professional) District. The proposed zoning is CC (Community Commercial) District.  This review criterion 

requires that the intent and purpose of the proposed CC zoning district “best satisfies” the goals and policies of 

the Comprehensive Plan. 

 

4.2 Prior to being zoned OP, the subject block was zoned M-1 Light Industrial (1976) and CH Heavy Commercial 

(1981 to 2003).  Goal 9 updates undertaken by the City in 2003 resulted in the elimination of the CH zone 

(File ZC-01-02, codified in Ordinance No. 5555).  According to a file map, some CH-zoned property became 

Light Industrial (LI) or Regional Commercial (RC).  The subject property became zoned OP.  Vehicle service 

and repair was allowed outright in the M-1 district, allowed through Site Plan Review in the CH district, and 

not allowed in the OP district.  

 

Zoning District Intent and Purposes 

 

4.3 According to Section 4.020(1) of the Albany Development Code (ADC), the Office Professional (OP) District 

is “intended to provide a vertical or horizontal mix of professional offices, personal services, live-work, 

residential and limited related commercial uses in close proximity to residential and commercial districts.  The 

limited uses allowed in this district are selected for their compatibility with residential uses and the desired 

character of the neighborhood.  OP is typically appropriate along arterial or collector streets as a transitional or 

buffer zone between residential and more intense commercial or industrial districts.”  

 

4.4 Vehicle repair is not permitted in the OP district.  Offices; small-scale, convenience-oriented retail sales and 

service; restaurants without drive-thru; certain institutional uses including community services, religious 

institutions, hospitals and daycares are allowed conditionally.  Attached single family residences, duplexes, 

and multifamily units are allowed conditionally.  In some cases, manufacturing and production is allowed 

conditionally if within 300 feet from a residential zoning district.  Single-family residences are allowed 

outright.   

 

4.5 According to Section 4.020(3) of the ADC, the Community Commercial (CC) District “recognizes the 

diversity of small to medium-scale businesses, services and sites mostly located on arterial streets and 

highways. Design guidelines, building location and front-yard landscaping will provide a coordinated and 

enhanced community image along these major transportation corridors as they develop or redevelop. Sound 

and visual buffers should be used to mitigate impacts on nearby residential areas.” 

 

4.6 The uses that may be allowed CC zoning district with Site Plan Review include: contractors and industrial 

services, manufacturing with retail, adult entertainment, indoor and outdoor entertainment and recreation, 

offices, parking, restaurants, retail sales and service, self-serve storage, bars, vehicle repair, vehicle services, 

community services, daycare facility, religious institutions, residential care facility, and residential units above 

or attached to a business.  

 

4.7 The applicant’s representative states that this part of Hill Street is an area of transition between the busy 

commercial couplet of Pacific/9
th
 Avenue to the north and mainly single family residences to the south.  Along 

the east side of Hill Street, there are about ten small businesses and non-profit organizations beginning at 9
th
 

Avenue with Papa Murphy’s south to the Boys & Girls Club of Albany.  Some of the small businesses include 

insurance, real estate and dental offices.  The west side of Hill is characterized with a mix of commercial and 

office uses such as At Home Furniture, the subject property and a roofing company office to the south. 

 

Comprehensive Plan Goals and Policies Relevant to the Request 

 

4.8 The following Comprehensive Plan goals and policies are relevant in considering whether the proposed RM 

zoning designation “best satisfies” the goals and policies of the Comprehensive Plan. Each of the relevant 

goals and policies are listed below in bold italic print. 
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4.9  Goal 1: Citizen Involvement (Chapter 9) 

 

   Ensure that local citizens and other affected groups, neighborhoods, agencies, and jurisdictions are 

involved in every phase of the planning process. 

 

  Policy 2:  When making land use and other planning decisions: 

 

a. Actively seek input from all points of view from citizens and agencies and assure that interested 

parties from all areas of the Urban Growth Boundary have the opportunity to participate. 

b. Utilize all criteria relevant to the issue. 

c. Ensure the long-range interests of the general public are considered. 

d. Give particular attention to input provided by the public. 

e. Where opposing viewpoints are expressed, attempt to reach consensus where possible. 
 

 Opportunities for citizen involvement occurred during the formulation and adoption of the Albany 

Comprehensive Plan and Development Code. The Oregon Land Conservation and Development Commission 

acknowledged the Comprehensive Plan and Development Code as being in compliance with Goal 1. 

 

 In Type IV quasi-judicial proceedings conducted for map amendments as proposed by the applicant, the 

 Development Code sets forth the acknowledged provisions for citizen involvement at public hearings before 

 the Planning Commission and City Council.  Notice was mailed to surrounding property owners within 300 

 feet of the subject site, and to affected government agencies.  Notice of these public hearings was posted on 

 the subject property.  Based on these provisions, citizens will have ample opportunity to review and 

 comment on the proposed map amendments. 

  

4.10 Goal 6: Air, Water, and Land Resources Quality(Chapter 1) 

 

  Reduce water pollution in the Albany area and ensure that future land use activities enhance or at least 

maintain water quality. 

  

  Policy 1: Require all new or expanding developments to comply with applicable water quality standards, 

using assistance where available from the Department of Environmental Quality, county Environmental 

Health Departments, etc. 

 

  Reduce air pollution in the Albany area and ensure that existing and future land use activities maintain air 

quality standards. 

 

 Policy 1a: Cooperate with state and federal agencies to ensure that local land use activities and/or 

regulations comply with the Federal Clean Air Act, Environmental Protection Agency, and the Department 

of Environmental Quality. 

 

  Reduce the adverse effects of noise in the Albany area. 

 

  Policy 2: As much as possible, separate noise-sensitive uses and noise-generating uses. 

 

  Policy 3: Locate, design, and buffer noise-generating land uses such as major transportation facilities and 

industrial areas to protect both existing and potential noise-sensitive uses. 
  

 According to the applicant’s representative, applicable air and water standards will be addressed at the time of 

development.  This proposal is for a zoning map amendment only. 

 

 Concerning noise standards, the applicant’s representative states:  

  



Staff Report/ZC-05-12, Page 8 

 There are several significant noise generators in the area.  Immediately west of the subject property is a rail 

reloading facility on a siding out of the Albany Yard approximately 0.2 mile to the west.  The reloading business 

consists of unloading and reloading rail cars and trailers with a large fork lift.  The reloading area is zoned Light 

Industrial.  To the north and northwest 0.1 mile is the Pacific-9th couplet, a high-volume state highway (US20, 

OR 99E) that generates constant background noise.  To the west and north no more than 0.3 mile is the main line 

of the Union Pacific Railroad.  Train horns and the sounds of rolling stock are clearly audible throughout this 

area.  Within the Albany Yard, engine movements and maintenance activities have been the subject of noise 

complaints over the years. 

  

 The subject property is situated in a way that it has nominal protective value for noise-sensitive areas. The 

nearest noise-sensitive area is the residential neighborhood to the south of the subject property.  The noise from 

the UPRR and highway couplet corridors span such large areas that the subject property, which is oriented 

perpendicular to these noise generators, cannot mitigate the effects of noise.  Whether the subject property is 

zoned CC or OP is insignificant as far as separating noise-sensitive and noise-generating uses.  It should be noted 

that a neighbor to the subject property was opposed to the Non-Conforming Use application to establish Crabtree 

Automotive on the basis of noise from repair equipment.  Some time after the business opened, the neighbor 

observed that no noticeable noise emanated from the building.  In several years of operation at this location, 

there have been no complaints of noise associated with the business. 

 

4.11 Goal 9:  Economic Development (Chapter 3) 

 

 Albany’s Economy 

 

 Goal 2:  Provide a supportive environment for the development and expansion of desired businesses. 

 

 Policy 2:  Support the retention and expansion of existing businesses and industries, especially those that 

are locally owned. 

 

 Land Use 

 

 Goal 1:  Ensure an adequate supply of appropriately zoned land to provide for the full range of economic 

development opportunities in Albany, including commercial, professional, and industrial development. 

 

 According to the applicant’s representative, “The basis for determining whether there is an adequate supply of 

 various types of land is the Updated Albany Economic Opportunities Analysis (ECONorthwest, 2007), 

 adopted as a background document to the Comprehensive Plan.  Table 12 of the EOA indicates there were 418 

 acres considered to be suitable employment land within the Albany UGB.  Table 15 projects demand for 

 commercial sites of 1-2 acres.  The subject property could fulfill this need because it consists of two parcels, 

 1.15 and 0.51 acres, for a total of 1.66 acres.” 

 

 Goal 2:  Achieve stable land-use growth that results in a desirable and efficient land-use pattern. 

 

Policy 2, Land Use, General: Encourage land use patterns and development plans that take advantage of 

density and location to reduce the need for travel and dependency on the private automobile, facilitate 

energy-efficient public transit systems, and permit building configurations that increase energy efficiency. 

 

 The applicant’s representative notes that all of the uses allowed in the OP district are also allowed in the CC.  

The CC district however has additional uses that are allowed.  The proposed zoning map amendment will not 

reduce or change the need for travel, dependency on the private auto, nor will it facilitate energy-efficient 

public transit systems. 

 

 Goal 4:  Promote infill development and redevelopment throughout the City. 

 

 Policy 1:  Provide opportunities to develop the full range of commercial, industrial and professional services 

to meet the needs of Albany’s residents and others. 



Staff Report/ZC-05-12, Page 9 

  

 Policy 2:  Encourage land use patterns and development plans that take advantage of density and location 

to reduce the need for travel and dependency on the private automobile, facilitate energy-efficient public 

transit systems, and permit building configurations that increase energy efficiency. 

 

 Policy 3:  Designate enough land in a variety of parcel sizes and locations to meet future employment and 

commercial needs. 

 

 Policy 7:  Consider infill and redevelopment of already serviced vacant and underdeveloped land before 

designating additional land for industrial and commercial uses. 

 

 Public Infrastructure 

 

  Goal 1: Ensure that new industrial and commercial development is located in areas that can be adequately 

served by public infrastructure. 
 

  Public services are available to the subject properties as described in the response to Criterion 3 above. 

 

4.12  Goal 11: Public Facilities and Service (Chapter 6) 

 

 Policy 1 (Water): Provide an adequate supply of water to meet projected demands based on the 

Comprehensive Plan land use designations and adopted population projections. 

 

 Policy 8 (Storm Drainage): Storm drain facilities in developing areas should be designed with the capacity 

to accommodate the projected storm drainage flows to at least the end of the planning period based on the 

land use designations. 

 

  Policy 1 (Wastewater):  The 1998 Wastewater Facility Plan Summary (Summary) shall be the primary 

document for planning the community’s wastewater system improvements. 

 

 Policy 1 (Solid Waste): Ensure that the solid waste franchise continues to provide a full range of solid waste 

disposal services including a recycling program that: 

a. Increases awareness for the need to recycle. 

b. Considers the needs of the residential, commercial, and industrial waste generators. 

c. Promotes utilization of recycling efforts. 

 

 Policy 2 (Police and Fire Protection Services): Ensure that all development can be provided with adequate 

police and fire protection. 
 

 The applicant’s representative states, “The timely, orderly and efficient provision of adequate public facilities 

and services is predicated on assumptions of need according to general land use categories.  In this case, the 

distinction between OP and CC uses from a public facilities perspective is imperceptible at the gross scale 

typical of public facilities plans.  There may be subtle differences in public facilities needs within commercial 

subcategories and the specific use requirements are addressed in the development review process.  However 

for purposes of the proposed map amendment, there is no difference in public facilities needs from OP to CC.” 

 

4.13 Goal 12: Transportation (Chapter 5) 

 

 Goal 1: Provide an efficient transportation system that provides for the local and regional movement of 

people and goods. 

  

 Transportation findings are fully addressed in findings under Criterion 2 above.  Hill Street is improved to the 

City standard for a minor arterial from 7
th
 Avenue to the north to Queen Avenue to the south.  This includes 

the area around the subject properties. 
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4.14 Goal 14: Urbanization (Chapter 14) 

 

   Achieve stable land use growth which results in a desirable and efficient land use pattern. 

 

  Policy 10: The size and type of future regional and community commercial sites shall be commensurate 

with the area to be served and located so as to be easily accessible by the service area. Approvals of 

additional regional and community commercial sites may be predicated upon studies requested by the City 

which assess public need, impacts upon competing commercial areas, traffic impacts, and impacts upon 

other public services. 

 

  According to the applicant’s representative, “The subject property is situated to serve the Albany area.  It is 

easily accessible from the Pacific-9th couplet.  The impact on other commercial areas of rezoning the subject 

property to CC is nominal for two reasons.  First it already has a commercial zoning district.  Second, at 1.66 

acres, this is a relatively small community commercial site.  As discussed elsewhere in this narrative, the 

difference in traffic impacts and impacts upon other public services that would be experienced if the subject 

property is rezoned from one commercial district to another is little to none.” 

 

  Policy 12: Discourage future strip commercial development and promote clustered commercial 

opportunities and the infilling of existing commercial areas which will foster: 

 

a. Efficient and safe utilization of transportation facilities. 

b. A variety of attractive and comfortable shopping opportunities that encourage shopping in a 

number of stores without auto use. 

c. Compatibility between land uses, particularly adjacent residential neighborhoods. 

d. Efficient extension of public facilities and services. 
 

 Hill Street is improved as a minor arterial.  The applicant feels this creates safer opportunities for vehicles to 

enter and exit the subject property.  At the present time, no uses for Tax Lot 102 are proposed.  When 

development is proposed, there is potential to encourage internal access without the need for an auto between 

businesses. 

 

 The applicant’s representative states, “A number of factors are reviewed when considering compatibility 

between land uses, such as building mass, location, and orientation; movement of autos and trucks; lighting in 

and around the building and parking areas; pedestrian corridors; landscaping; sound and noise; and emissions. 

These details are relevant in the context of a specific development plan.”  These details are examined by city 

staff at the time of site plan review. 

 

 As mentioned above in Finding 4.12 and Criterion 3, public facilities and services are adequate and available 

to serve the subject property. 

 

CONCLUSIONS 

 

4.1 The CC zone best satisfies the applicable goals and policies of the Albany Comprehensive Plan.  

 

4.2 This criterion has been met. 

 

Criterion (5)  The land use and transportation pattern recommended in any applicable City-contracted or funded 

land use or transportation plan or study has been followed, unless the applicant demonstrates good cause 

for the departure from the plan or study (ADC 2.740 (5)). 
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FINDINGS OF FACT 

5.1 The Transportation System Plan (TSP) does not identify any projects in close proximity to the subject 

property.  The TSP assumes the site is commercial.  The trip generation comparison supplied by the 

applicant’s representative reveals a decline in traffic if the zone change is approved. 

5.2 Albany’s Transportation System Plan (TSP) includes improvements necessary to accommodate anticipated 

development through the year 2030.  The TSP does not identify any capacity or level of service problems 

associated with the proposed Zoning Map amendment. 

5.3 There are no other applicable City-contracted or funded land use or transportation plan or study that applies to 

the subject area. 

CONCLUSIONS 

5.1 The proposal will not conflict with the transportation system as shown in TSP. 

5.2 The proposal is in accordance with the transportation pattern as shown in the TSP.  

5.3 This criterion is met. 
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