
Albany Downtown Code Update: Draft Code Concepts 
Prepared by Angelo Planning Group and Crandall Arambula 

Introduction 

At the recommendation of the Central Albany Revitalization Area (CARA) 
Advisory Board, the City of Albany has hired Angelo Planning Group and 
Crandall Arambula to review and suggest revisions to the Albany 
Development Code for three zoning districts in Central Albany:  Historic 
Downtown (HD), Waterfront (WF), and Central Business (CB).  The purpose 
of the update is to provide clear, understandable regulations that ensure 
development in the area helps create an attractive and vibrant downtown.  
The study area is shown below. 

CARA has identified six key issues to address through this development code 
update, focusing on the three targeted zones: 

• Remove obstacles to housing and other development in Central Albany 
• Hone standards for attractive infill development 
• Provide clear, objective, easy-to-understand regulations 
• Align allowed uses with the intent for the zones 
• Evaluate parking requirements  
• Ensure regulations are tailored based on location and context 

Figure 1: Central Albany Code Update Zoning Districts 

 

The draft Code Concepts that follow are intended to lay out the proposed changes to development regulations in a simplified, conceptual way, in order to get 
buy-in from stakeholders and City officials on the intent and desired direction for the code amendments before the detailed code language is drafted.   The code 
concepts are organized by topic, rather than by the six issues listed above, because many of the concepts address multiple issues. 

HD = Historic Downtown 

CB = Central Business 

WF = Waterfront 
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Active Ground Floor Standards 

Problem Statement: A continuous line of storefronts with large windows, 
entrances to the sidewalk, and interesting activities (such as shops, 
restaurants, etc.) inside the building are key ingredients for a vibrant 
downtown retail and commercial area. Maximum setback standards are 
intended to ensure that buildings are built to the sidewalk to enclose the 
street and reinforce a pedestrian-oriented street environment.  However, 
current standards allow large portions of the building to be set back from 
the street in some cases.  At the same time, the current code requires large 
storefront windows and prohibits or restricts new buildings with housing on 
the ground floor throughout the HD and CB zones, including on quiet side 
streets with existing homes.  The code has few restrictions on driveways, 
which can interrupt a block of storefronts and create more conflicts 
between pedestrians and cars. 

Concept: Refine the standards that regulate uses, windows, setbacks, and 
entries on the ground floor as well as driveway standards to ensure active 
frontages on key streets with more flexibility on other streets.   

The map below illustrates how regulations would be tailored to specific 
street frontages. The general idea for each level is as follows: 

• Level 1 (First Avenue) is the primary focus area for retail in downtown 
Albany, and needs businesses that generate foot traffic and “spillover” 
shopping nearby, as well as quality, pedestrian-oriented design.   

• Level 2 represents areas that support, and may ultimately become 
extensions of, the primary retail area on First Avenue.  They should be 
designed to be attractive for retail now or in the future, but allow 
greater flexibility for other uses until the market for retail grows. 

• Level 3 represents areas where a greater mix of uses is appropriate, and 
maintaining a continuous line of storefronts is not necessary. 

The following pages lay out the proposed standards for each type of street. 

 

 

  Level 1 / Retail Street:  

  Level 2 / Commercial Street:  

  Level 3 / Mixed Use Street: everything else (in all 
three zones) 

  

    

    

   

Figure 2: Recommended Priority Streets for Active Ground Floor Design Standards 
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Ground floor uses 

Suggested Standards Current 
Regulations  Level 1 / Enhanced Retail Street Level 2 / Commercial Street Level 3 / Mixed Use Street 

Ground floor must be occupied by “active uses”.1  Active uses 
permitted on the ground floor could include: 

• Retail sales and service (excluding motor vehicle sales and 
service and certain repair services) 

• Restaurants 
• Taverns, bars, and nightclubs 

Certain other uses that help draw people to downtown but may not 
want high visibility into the interior could be allowed on the ground 
floor in existing buildings, but not as new development.  These could 
include: 

• Religious institutions 
• Indoor entertainment & recreation (e.g. theaters, gyms, 

arcades) 
• Certain community service uses that provide on-site 

activities and/or services for the public on a regular basis 
(e.g. library, museum, community / youth / senior center) 

Commentary: These standards are intended to cluster uses 
that tend to generate foot traffic and establish First Avenue as 
a destination for retail, entertainment, and dining within the 
historic downtown, preventing less active uses from disrupting 
and dissipating a retail-focused environment.   Retail uses in a 
downtown thrive on tightly focused clusters of similar 
businesses that attract people to the area.  However, until the 
market for retail space downtown is strong enough to fill the 
spaces on First Avenue, there could be a slightly higher 
vacancy rate.  In addition, existing office uses could become 
non-conforming unless a special exception is made. 

Ground floor must be occupied by 
commercial or institutional uses 
permitted in the zone, such as: 

• All uses listed for Level 1  
• Additional community 

service uses (including 
social services and public 
safety facilities) 

• Adult entertainment 
• Offices 
• Daycare 

Commentary: These 
standards allow a wider 
range of non-residential 
uses on the ground floor, 
similar to what is currently 
permitted in the CB and HD 
zones.  Because design 
standards are the same for 
Level 1 and Level 2 streets, 
the buildings will be 
suitable for retail, but 
acknowledge that the 
market will not yet support 
retail throughout these 
zones. 

All permitted and conditional 
uses in base zone allowed on 
ground floor (including 
residential) 

Commentary: The 
allowance for 
residential uses on the 
ground floor in portions 
of the HD and CB 
outside the main 
commercial core 
creates more 
opportunities for new 
housing close to 
businesses to support a 
vibrant downtown, and 
removes an obstacle to 
housing development 
downtown. 

Residential not 
allowed on ground 
floor in HD; 
conditional on 
ground floor in CB.  
All other permitted 
and conditional 
uses allowed on 
the ground floor. 

1 A minimum depth (e.g. 20’) would be required for the specified uses in order to ensure usable space.  Other uses could be located above or behind the listed uses.  An 
exception would be permitted for entries or lobbies used to access uses above or behind the specified uses, so long as those areas occupy no more than 25% of the length of the 
ground floor frontage. 
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Required Windows 

Minimum percentage of ground floor wall area (2’-8’ above grade) that must be windows: 

Building Use Suggested Standards Current Regulations  
Level 1 / Enhanced Retail Street Level 2 / Commercial Street Level 3 / Mixed Use Street 

Non-Residential & Mixed Use 75%  75% 50% 75% in HD and CB; 50% in WF 
Residential N/A N/A 25% 15% for single family; none 

for multifamily 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
25% window openings for residential 

   

  

75% Window Openings 50% Window Openings 
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Front Setbacks 

• Measurement: Front setbacks would be measured from the front lot line to all ground floor building frontage that faces the street, including doorways, etc. 
• Minimums:  Existing 5’ minimum front setbacks in the WF zone would be eliminated.   
• Maximums: Existing maximum front setbacks would be updated as shown below. 

Building Use Suggested Standards Current Regulations  
Level 1 / Enhanced Retail 

Street 
Level 2 / Commercial Street Level 3 / Mixed Use Street 

Non-Residential 
& Mixed Use 

• Building must be at lot 
line (0’ setback) 

• Flexibility for inset 
windows, recessed doors, 
outdoor seating, etc. 

• Building must be at lot 
line (0’ setback) 

• Flexibility for inset 
windows, recessed doors, 
outdoor seating, etc. 

• <10’ setback 
 

0’ (in HD and CB) or 20’ (in WF) for at 
least 40% of one street frontage and at 
least 40% of all buildings within 50’ of a 
street  

Multi-family 
Residential 
(ground floor) 

N/A N/A • <10’ setback 
• Allow for u-shaped courtyard design  
• No parking or driveways between 

building and street  

25’ for 40-50% of site frontage, 
depending on site width 

Single Family 
Attached 
(townhomes) 

N/A N/A • None, but no parking or driveways in 
front (alley loaded / rear garage only) 

None 

 
Examples of existing First Avenue storefronts built to the sidewalk or set back to allow for outdoor seating, etc. 
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Entrances 

Building Use Suggested Standards Current Standards 
Non-Residential & 
Mixed Use 
Buildings 

Main entrance to all interior spaces with frontage along the street must 
face the primary street, the corner, or a courtyard / plaza (not a parking 
lot).  For corner lots, entrance must face the highest priority street (if 
there is a difference) or a corner. 

Public entrances must be close to street & clearly defined, using 
features such as canopies, arcades, arches, or planters. 

Residential 
Buildings 

Units on the ground floor must have the main entrance facing a public 
street, courtyard, or plaza (not an area used for parking).2  For corner 
lots, main entrance may face either street. Entrances to ground floor 
units that are set back less than 10’ from the front lot line must have a 
terrace, stoop or porch at least 2’ above grade (would not apply to 
entrances to lobbies serving multiple units). 

Dwelling unit entries must face streets whenever possible; 
corner units may face either street or the corner. Internal units 
may face a courtyard or plaza, but not a parking lot.  Front 
porches, entry patios, and terraces are encouraged. Entries must 
be clearly defined and visible.  Individual entries are encouraged. 

Urban Residential Development with a Front Porch or Stoop 

     

Commercial / Retail buildings with entrance facing street or corner 

       

2  Apartment / condo units accessed via an interior hallway would be exempt; however, lobby entrances would have to face a public street, courtyard or plaza. 
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Driveways 

Building Use Suggested Standards Current Regulations  
Level 1 / Enhanced Retail Street Level 2 / Commercial Street Level 3 / Mixed Use Street 

Non-Residential 
& Mixed Use 

In addition to existing standards, 
do not allow new driveways 
except by approval of the City 
Engineer when no reasonable 
alternative exists. 

In addition to existing 
standards, do not allow 
driveways when alternative 
(e.g. alley or Level 3 street) 
access is available, unless 
needed for safety reasons. 

Existing standards only. Minimum driveway separation of 22’; 
separation required from intersections; 
City can limit location, number and width 
of driveways. 

Residential N/A N/A Require alley access or 
shared driveways for 
residential development 
(i.e. do not allow individual 
driveways for each unit). 

Individual driveways allowed with 
minimum separation of 10’ for single 
family and two-family, and for up to four 
multifamily units that front on a public 
street.  Larger multifamily subject to 
same standards as above. 

 
Examples of driveways creating a break between buildings and storefronts downtown 

   

Example of townhomes with alley access (no driveways)   Example of townhomes with driveways 
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Minimum Ground Floor Height 

Building Use Suggested Standards Current Standards 
Non-Residential & 
Mixed Use Buildings 

Minimum 15’ ground floor height (floor to ceiling) for all non-residential uses in order to create spaces that 
are attractive for retail uses, even where retail uses are not required on the ground floor.  This allows 
conversion to retail use in the future if the market is there. 

None. 

Residential Buildings None. None. 

Mixed use and commercial buildings with tall ground floors 
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Allowed Uses by Zone 

The development code regulates what type of uses (i.e. types of businesses, categories of housing, or types of public facilities and institutions) can occupy 
property in each zone.  A particular use in a particular zone may be treated in one of several ways, as summarized below.  (The abbreviations below are 
referenced in the recommendations in this section.) See page 3 for explanation of Level 1/2/3 Streets. 

• Y: Yes - allowed without need for review by planning staff. 
• S: Site plan review required - allowed but requires planning staff review of the layout of the proposed development when there are changes to the site. 
• CUII: Conditional use with staff review – can be considered as a planning staff decision (or a hearing if requested) based on impacts on the surrounding area. 
• CU: Conditional use with public hearing – can be considered through a public hearing based on impacts to the surrounding area. 
• N: No – not allowed in the zoning district (existing uses that are no longer allowed are generally considered “non-conforming” and are subject to special 

rules that allow continuation of the current use, but limit expansions and the ability to resume the non-conforming use if the site is vacant for over a year). 

HD Zone Uses 

Land Use Suggested Standards  Current Standards 
“Industrial Offices” (offices with 
relatively few client visits, such as 
engineers and software designers) 

Allow (S) on ground floor on Level 2 and 3 Streets and on upper floors 
throughout zone. 

Allowed through conditional use permit (CU) 
throughout zone. 

Single-family and Two-Family 
Homes (single family detached 
homes, townhomes, and duplexes) 

Allow (S) single family attached housing and conversion of existing 
single family homes to duplexes on Level 3 streets (no new single 
family detached or new construction of duplexes).  

Existing housing permitted to remain / expand 
(Y).  New housing allowed only above or attached 
to a business. 

Multifamily housing (three or more 
units) 

Allow (S) without non-residential uses on the ground floor on Level 3 
streets. 

New housing allowed (S) above or attached to a 
business only. 

CB Zone Uses 

Land Use Suggested Standards  Current Standards 
Contractors and Industrial Services 
(e.g. building contractors, machine 
shops, commercial truck repair) 

Require conditional use permit (CU); do not allow (N) on Level 2 
street(s). 

Permitted (S) throughout zone. 

Single-family and Two-Family 
Homes (single family detached 
homes, townhomes, and duplexes) 

Allow (S) single family attached housing and conversion of existing 
single family homes to duplexes on Level 3 streets (no new single 
family detached or new construction of duplexes).   Do not allow (N) 
on Level 2 street(s). 

Single family attached housing and duplexes 
allowed through conditional use permit (CU). 
Existing housing permitted to remain / expand 
(Y).  Units allowed (S) above or attached to a 
business. 

Multifamily housing (three or more 
units) 

Allow (S) without non-residential uses on the ground floor on Level 3 
streets. Do not allow (N) on Level 2 street(s). 

Allowed through conditional use permit (CU) 
throughout zone.  Allowed (S) above or attached 
to a business. 
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WF Zone Uses 

Land Use Suggested Standards  Current Standards 
Indoor entertainment and 
recreation (e.g. gyms, bowling 
alleys, arcades, theaters) 

Allow (S) up to a certain size (e.g. 6,000-10,000 square feet of gross 
leasable area and/or outdoor sales area). 

Conditional use (CU); some uses are prohibited, 
including movie theaters, indoor firing ranges, 
paint guns, coliseums, stadiums and similar. 

Retail sales and service (e.g. 
convenience stores, other stores, 
car dealerships, branch banks, 
music / dance studios, repair shops, 
tailors, and hotels/motels) 

Allow (S) up to a certain size (e.g. 6,000-10,000 square feet of gross 
leasable area and/or outdoor sales area). 

Conditional use (CU); limited to convenience and 
personal service oriented businesses serving 
nearby residents and employees, specialty retail, 
and studios. 

Quick Vehicle Service (e.g. gas 
stations, car wash, oil change) 

Require conditional use permit (CU). Allowed (S). 

WF Zone Special Status List  

Problem Statement: The WF zone is quite liberal with special status list 
sites, which include most existing buildings in the WF zone.  Older industrial 
and commercial businesses are allowed to carry on without the restrictions 
of being labeled a “non-conforming use”, and can change to another 
industrial or commercial use not allowed in the WF zone so long as it does 
not increase off-site impacts.  These regulations may be slowing the 
transition to the uses desired and allowed in the zone, and can make the 
area less desirable for new development on other properties. 

Concept: Reduce special 
status list sites’ ability to 
change to new businesses 
that would not normally be 
allowed, while continuing to 
protect existing businesses. 

Topic Suggested Standards  Current Standards 
Loss of Special Status Same rules as loss of non-conforming use status (more than a year of vacancy 

or building declared “dangerous building”), except that buildings may be 
rebuilt if substantially destroyed (unless destruction was intentional). 

No provision for loss of status.  Buildings may be rebuilt 
if substantially destroyed as long as not larger than and 
more compliant than original development. 

Ability to change to 
another use not 
allowed in the zone 

Make changes to a different use than the existing business subject to the 
same rules as other properties in the zone (can’t change to another use that’s 
not allowed in the zone). 

The use may change to another industrial or 
commercial use if off-site impacts do not increase. 

Compliance with prior 
land use approvals 

Clarify that compliance with any prior land use approvals is required as long 
as the site has special status. 

Not addressed. 

Ability to expand Allow expansions and improvements, as long as the expansion / 
improvements comply with current building and site design standards. 

Not addressed. 

 

Example special status list sites 
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Setbacks, Buffers, and Transition Standards 

Problem Statement & Existing Regulations: The key issue around setbacks 
and buffering requirements is that the code currently requires a one-foot 
setback for every foot of height of the building wall next to existing homes 
and residential zones.  For a two-story building, this translates to a 20- to 
25-foot setback.  With many small properties in the downtown, this can 
mean little or no space is left for the building.  This is a problem that at least 
one downtown developer has encountered.  The other challenge is that this 
setback requirement applies next to any property that is currently used as 
housing (single family homes, duplexes, or multifamily), as well as any 
property that has a residential zone3.  Since there are many existing older 
and historic homes in the downtown, including in the commercial zones, 
this puts restrictions on quite a few properties in the downtown.   

In addition to the setback requirement, the code requires a 10-foot 
landscaped buffer (trees, shrubs, etc.) for multifamily, 2-story townhomes, 
and commercial or mixed use development next to housing in a residential 
zone, including any type of housing in the mixed use residential zone (but 
not existing housing in commercial or mixed use zones).  A hedge, wall, or 
berm is also required for commercial or mixed use buildings next to housing 
in residential zones.   

For multifamily housing built next to single family homes, parking, loading, 
dumpsters, etc. are not allowed to be located between the multifamily and 
the existing homes.  Because parking is also not supposed to go between 
the building and the street, this can leave few options for parking on some 
sites. 

3 Residential zones are those listed in Article 3 of the Albany Development Code.  
Mixed use zones that allow residential uses are not included. 

Recommendation: Set alternative standards for downtown zones that 
address transitions between uses without impacting as much land. 

For development abutting existing residential uses in a downtown mixed 
use zone: 

• 5’ interior setback & buffer abutting existing single family and two 
family units (not multifamily housing). 

o Setback not required if the abutting residential building is over 
10’ from the shared property line. 

o Setback not required if shared property line intersects a Level 1 
or Level 2 street. 

o Does not apply to properties separated by an alley or street. 
• Do not allow buildings or parking/loading/service areas in the buffer. 
• Eliminate multifamily design standards that prohibit placing parking, 

loading, dumpsters, etc. between multifamily buildings & single family 
homes for downtown zones.  

For properties in mixed use zones adjacent to a residential zone3, reduce 
required setback and reduce maximum building height: 

• 10’ interior setback and buffer required abutting a residential zone 
(regardless of current use of the residential zone property).  Do not 
allow buildings or parking/loading/service areas in the buffer; require 
landscaping. 

• Reduce maximum height for buildings near a residential zone (e.g. 15’ 
above the maximum height in the abutting zone for buildings within 
100’ of a residential zone).   

Example of existing residential 
uses next to commercial in the CB 
zone 
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Maximum Height Limit in HD 

Problem Statement & Existing Regulations: The existing height limit of 85’ 
in the HD zone would allow buildings much higher than the existing historic 
buildings downtown.  While the market will not likely support buildings that 
tall for some time, if the market changes it may be too late to update the 
code.  

Height limits in other nearby zones include 60’ in the CB and Lyons-
Ellsworth (LE) zones; 45’ in the Mixed Use Residential (MUR) zone; and 30’ 
in the Hackleman-Monteith (HM) residential zone. 

Concept: Reduce maximum height from 85’ to between 65’ and 75’ (five to 
six stories) to reduce compatibility concerns with adjacent neighborhoods 
and to retain the character of the historic downtown. Further reduce 
maximum height for buildings near a residential zone (e.g. 15’ above the 
maximum height in the abutting zone for buildings within about 100’ of a 
residential zone – this would translate into a 45’ height limit near the HM 
zone and a 60’ height limit near the MUR zone).   

 

 
   

  

 

 

  

4 stories, residential over retail, 50' 

6 stories, residential over retail, 72.5' 

4 stories, office & event space, 56’ 

5 stories, residential over commercial, 60’ 5 stories, office over retail, 65’ 

4 stories, residential over retail, 52’ 

6 stories, residential over retail, 70' 

November 2, 2016  Page 12 of 17 



Albany Downtown Code Update – Draft Code Concepts 

Minimum Parking Requirements 

Problem Statement: Albany’s parking standards for many commercial uses 
(e.g. banks, salons, offices, restaurants, retail, tailors, and dry cleaners) are 
on the high side, particularly for a downtown setting.  Multifamily housing 
requires relatively high parking ratios, and visitor parking, which is generally 
unnecessary in an urban setting where on-street parking can provide short-
term parking options. Parking contributes to impervious surface area, which 
increases stormwater runoff. Requiring more parking means developers 
must manage more stormwater on-site or pay higher stormwater utility 
fees.  The City has addressed this, in part, through the establishment of a 
parking assessment district – an area where off-street parking is not 
required (see map below); the creation of public surface parking lots that 
provide long term  and time restricted employee/customer parking; and on-
street time restricted/no limit parking. Formerly, property owners in this 
area paid a monthly fee (an assessment) to help cover the costs of parking 
management for the area, including public parking facilities and on-street 
parking.  The assessment was discontinued, but the exemption from 
providing private parking remains.  Areas of the downtown outside the 
parking assessment district – including a few HD zone properties, a few 
blocks of the CB zone, and the WF zone – are subject to the same parking 
standards as the rest of the City.  This creates a sharp contrast – either high 
parking standards with no relief or no parking standards and no financial 
obligation to contribute to parking management. 

Concept:  Update where and for what uses parking is required, do not rely 
on parking assessment District boundary to determine where parking is and 
is not required, and reduce parking requirements for downtown areas 
where parking is required. 

HD & CB zones: 
• Commercial & Recreation uses: no parking required, except within 100’ 

of a residential zone. 
• Residential uses: 1 space per unit required; count on-street parking 

abutting the property for units on ground floor. 
• Other uses and commercial / recreation uses within 100’ of a residential 

zone:  
o Reduce parking requirements by use for all uses (e.g. by 50%). 
o Count on-street parking towards meeting requirements (already 

allowed in CB). 
o Do not require additional parking for a change of use in an 

existing building unless more than 5 new spaces would be 
required (currently required to provide parking for change of 
use if more than 2 new spaces would be required). 

WF Zone – all uses: 
• Reduce parking requirements for all uses (e.g. by 20%). 
• Count on-street parking towards meeting requirements for all uses. 
• Do not require additional parking for a change of use in an existing 

building unless more than 5 new spaces would be required (currently 
required to provide parking for change of use if more than 2 new spaces 
would be required). 

 

 

  

Figure 3: Parking Assessment District (red outline) 
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Exterior Materials 

Problem Statement: The City’s current standards allow certain materials 
that do not match the traditional character of the historic downtown and 
require mixing of colors or textures for larger commercial buildings, which 
sometimes creates unattractive outcomes.  For multifamily buildings, 
current regulations limit the allowed materials more strictly, but do not 
allow flexibility in areas like the Waterfront zone that have a different 
character. 

Concept: Tailor allowed building materials by zone to recognize the 
different characters of the different areas.  Allow alternative materials with 
Planning Commission approval. 

Building Use 
Recommended Standards 

Current Standards HD & CB WF 
Non-Residential & 
Mixed Use Buildings 

Prohibit synthetic stucco, 
concrete block (including 
textured concrete block), 
vinyl siding, and metal 
siding. (Allow all other 
materials.) 

Prohibit synthetic stucco and 
textured concrete block.  
Allow all other materials, 
including metal siding and 
textured concrete. 

Corrugated metal siding is prohibited. Listed materials encouraged for walls 
visible from a public street include wood siding, brick, stucco, synthetic 
stucco, textured concrete block, textured concrete. Building façades longer 
than 100’ must use at least two colors or textures. 

Residential Buildings Same as above. Same as above. Wood, brick, stucco, stone, masonry, or lap siding required for multifamily. 

Example images of different building materials 

       

  

Weathering 
Steel 
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Minimum Floor Area Ratio in CB 

Problem Statement: The minimum building floor area in the CB zone must 
be at least as much as the lot size.  This requires either full development of 
the site with no parking area, driveway, or setbacks, or that at least a 
portion of the building must be two stories.  This could create a disincentive 
to providing plazas or outdoor space and make it impossible to build a one-
story building.  This was not raised directly in stakeholder interviews.  
However, several stakeholders noted the challenge of low rents for 
commercial space in downtown Albany, and some also noted that the CB 
zone area is seen as somewhat less desirable than the core of 1st Street.  
Given this, the cost of building two stories may be greater than developers 
can pay with the rents they can charge, particularly in the CB zone area. 

Concept: Eliminate the requirement for a minimum floor area ratio for new 
development in the CB zone. 

Drive-Through Windows 

Problem Statement: HD, WF, and CB all prohibit restaurants with a drive-
through, but do not regulate other uses with a drive-through window, other 
than limiting the number of drive-through lanes between the building and 
the street.  Drive-through windows draw cars to downtown, but do not 
support a pedestrian-oriented environment because the driver never leaves 
the car, and the car has to cross the sidewalk twice to get to the window, 
increasing the risk of a collision with a pedestrian. 

Concept: Prohibit new drive through windows for all uses in all three 
downtown mixed use zones.   

Outdoor Display of goods for sale during business hours 

Problem Statement:  Outdoor display of goods for sale is treated the same 
way as outdoor storage of junk or merchandise, and is not allowed within 
front setbacks or buffer areas.  However, allowing businesses to display 
merchandise in front of the store during business hours can support a 
vibrant retail area. 

 Concept:  Allow outdoor display of goods for sale (except motor vehicles) in 
a front setback (where permitted).  (Note: use of sidewalks and right of way 
is regulated outside of the development code by Albany Public Works.) 
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Façade Variation & Rooflines 

Standards addressing façade variations and relief (changes in the building plane) are intended to avoid blank walls and create buildings that are interesting to 
look at.  They are also used for large buildings to give the appearance of smaller buildings, and make them feel more “human-scale”. 

Problem Statement: The City has multiple sets of standards that address 
how a building’s façade (front walls facing the street) should be designed.  
These standards provide many options, some of which add little to the 
streetscape or duplicate other requirements. 

Concept: The standards should be consolidated and focused on items that 
are most important to make a downtown environment interesting to walk 
around in. This would simplify regulations for developers while maintaining 
attractive building standards. 

Building Use Recommended Standards Current Standards 
Non-Residential 
& Mixed Use 
Buildings 

Require large buildings (e.g. with a façade longer than 100’) to  break 
up the façade in one or more of the following ways: 
• include a plaza or courtyard (e.g. 20’ by 20’) 
• inset all windows facing a public street (e.g. by at least 2”) 
• off-set portions of the façade using projections or recessed areas 

(e.g. at least 1-2’ offset for at least 20% of the façade, including 
balconies and recessed entries) 

Do not require variations in roofline. 

All building façades that face public streets have to provide 
architectural features at least every 30 feet.  Larger buildings (over 
100’ of façade) have to include changes in relief at least every 100’ for 
at least 20% of the wall area.  Walls longer than 300’ have to have 
major offsets in plane based on the length of the walls.  In addition, 
roofline variation is required for buildings over 100’ long. 

Residential 
Buildings 

Same as above. Building façades and rooflines are generally required to be broken up 
with architectural elements, though standards are not very detailed.  

 Examples of Façade Variation 

     

  

Wall offset Windows inset  

Courtyard / plaza 

Wall offset 
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Albany Downtown Code Update – Draft Code Concepts 

Private Open Space Standards for Multifamily 

Problem Statement: Apartments and condominiums with more than 10 
units in the WF zone are currently required to provide both a common 
recreation area (which can be indoors or outdoors) and private open space 
for each unit.  The required size of the private open space is quite large for 
balconies (8’x10’ or 80 square feet).  This was raised in stakeholder 
interviews as an issue, because the large balconies can become a design 
challenge and end up being used for storage when they are larger than 
needed. In addition, the existing requirements for common open 
space/indoor amenities that apply to HD, CB, and WF have few standards 
other than size (i.e. no requirement for what’s in the amenity area). 

Concept: Consider two alternatives to address private open space: 
• Exempt WF from private open space requirements. 
• Reduce size of required private open space in WF, or allow substitution 

with additional common open space. 

Clarify common area standards for HD, CB, and WF to ensure that common 
areas are more than empty spaces. 

 

  

Examples of private and shared open space for multifamily housing 
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