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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 Amendment (CP-01-17) 

 

HEARING BODY PLANNING COMMISSION CITY COUNCIL 
HEARING DATE Monday, March 20, 2017 Wednesday, April 26, 2017 

(tentative) 
HEARING TIME 5:15 p.m. 7:15 p.m.  
HEARING LOCATION Council Chambers, Albany City Hall, 333 Broadalbin Street SW 

EXECUTIVE SUMMARY 
 
This land use application is a request for a comprehensive plan map and zoning map amendment on a single parcel 
of land that is currently split-zoned.  Specifically, the proposal is to change the zone from Industrial Park (IP) to 
Residential Single Family (RS-5) for 1.33 acres of a 4.76-acre parcel between Marion Street SE and 
Ferry Street SW.  The proposal also includes a Comprehensive Plan map amendment from Light Industrial (LI) to 
Medium Density Residential (MDR). The RS-5 portion has frontage on Marion Street SE. The IP portion has 
frontage on Ferry St SW.  The zone change would permit development of the entire site as a residential project. 
Attachment A illustrates the location of the property and the proposed map amendments. 
 
The applicant explains the basis for the map amendments as follows:  “The dual zoning reflects the predominant 
land uses on the respective streets.  The proposed zone change would simplify a long-standing challenge of 
addressing dual, and in some ways competing, goals for the property that has hampered development of the site for 
some years. Independently the IP and RS-5 portions could support 10,000 SF for employment and an 18-lot 
subdivision respectively, but for Lyon Street SE which dead ends at the zoning boundary. It is incumbent on the 
developer to create a permanent turnaround or extend it to another street, a requirement that places a burden on 
development of the smaller IP portion of the site. The proposed solution is to eliminate split zoning in favor of RS-5 
for the entire property to prepare the site for residential subdivision of as many as 26 lots oriented around the 
extension of Lyon Street to Marion Street. Given the small size of the proposed zone change, the reasons for the 
zone change are based primarily on pragmatic constructability.” 
 
GENERAL INFORMATION 
 
DATE OF REPORT: March 13, 2017 

FILE: CP-01-17 

TYPE OF APPLICATION: Comprehensive Plan Map Amendment from Light Industrial (LI) to 
Medium Density Residential (MDR), concurrent with Zoning Map 
Amendment from Industrial Park (IP) to Residential Single-Family (RS-5). 

REVIEW BODY: Planning Commission and City Council 

STAFF REPORT PREPARED BY: Melissa Anderson, Project Planner 

PROPERTY OWNERS:  Fred Jansen & Steve Wagner; 3147 20th Avenue SE, Albany, OR 97322 

APPLICANT: Steve Wagner; 3877 Three Lakes Road SE, Albany, OR 97322  
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APPLICANT’S 
REPRESENTATIVE: 

Rich Catlin, Reece & Assoc. Inc., 321 1st Ave. E, Suite 3A, Albany, OR 
97321  

LOCATION: Unaddressed parcel that is located South of 2660 Marion Street SE and 
North of 2840 Marion Street SE 

MAP/TAX LOT: Linn County Assessor’s Map No. 11S-03W-18BD Tax Lot 400 

COMPREHENSIVE PLAN 
DESIGNATION: 

Light Industrial (LI) 

ZONING: Industrial Park (IP) 

OVERLAYS: Local Wetland Inventory 

LAND AREA: 1.33 Acres of a 4.76-Acre Parcel 

CURRENT LAND USE: Vacant 

SURROUNDING 
COMPREHENSIVE PLAN MAP 
DESIGNATIONS: 

North: Medium Density Residential (MDR) and Light Industrial (LI) 
South: MDR and LI 
East: Low Density Residential (LDR) 
West: LI 

SURROUNDING ZONING: North: Residential Single Family (RS-5) and Industrial Park (IP) 
South: IP and Office Professional (OP) 
East: Residential Single Family (RS-6.5) 
West: Light Industrial (LI) 

SURROUNDING USES: North: Vacant lot, Single Family Dwellings and a Church 
South: Office Use and a Vacant lot 
East: Single Family Dwellings 
West: Industrial Uses and a Vacant lot 

PRIOR HISTORY: PA-01-90 & LA-03-90: Minor partition to divide a 10.41 acre parcel into 
three parcels with concurrent lot line adjustment. 

CP-19-87 & ZC-16-87: Comprehensive plan map amendment from 
Medium Density Residential to Light Industrial, and a zoning map 
amendment for a portion of the lot from Limited Multiple Family 
Residential (R-2) to Light Industrial (ML). 
 

NOTICE INFORMATION 

Public notice was issued in accordance with development code requirements.  A notice was issued to the Oregon 
Department of Land, Conservation and Development on February 6, 2017, at least 35 days prior to the first public 
hearing.  A Notice of Public Hearing was mailed to property owners located within 300 feet of the subject property 
on February 27, 2017, at least 20 days prior to the first public hearing.  The Notice of Public Hearing was posted on 
the subject property at two locations by March 10, 2017, at least ten days prior to the first public hearing. The staff 
report was posted on the City’s website March 13, 2017, at least one week prior to the first public hearing.  At the 
time this staff report was completed, no public 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 Intent to Appeal within 21 days of the date the decision is reduced to writing and bears the necessary 
signatures of the decision makers. 
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STAFF ANALYSIS 

This report first evaluates the proposal to amend the Comprehensive Plan Map, followed by an evaluation of the 
proposed zone change.  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. 

COMPREHENSIVE PLAN MAP AMENDMENT CRITERIA (ADC 2.220) 

2.220 Review Criteria. Amendments to the Comprehensive Plan will be approved if the Council finds that the 
application meets the following applicable criteria. The requested designation for a quasi-judicial map 
amendment meets all of the following tests: 

(A) The requested designation for the site has been evaluated against relevant Comprehensive Plan policies 
and on balance is more supportive of the Comprehensive Plan as a whole than the old designation (ADC 
2.220(3)(a). 

FINDINGS OF FACT 

A.1 This land use application is a request for a comprehensive plan map and zoning map amendment on a 
single parcel of land that is currently split-zoned.  The proposed amendments affect only 1.33 acres of the 
4.76-acre parcel, which includes: 

• Comprehensive Plan map amendment from LI to MDR; and 

• Zoning district map amendment from IP to RS-5. 

A.2 The proposed RS-5 zoning would be consistent with the Comprehensive Plan map designation of MDR that 
is proposed in the concurrent Comprehensive Plan map amendment. 

A.3 The goals and policies of the Albany Comprehensive Plan relevant to this application are addressed later in 
this report.  Those findings are included here by reference. 

CONCLUSIONS 

A.1 The goals and policies of the Albany Comprehensive Plan relevant to this application are addressed later in 
this report, including consideration of data from the Economic Opportunity Analysis and Housing needs 
Analysis reports.  In summary, staff concurs with the applicant’s analysis that taken alone, neither the 
Economic Opportunity nor Housing Needs Analysis reports provide compelling reasons to keep or change 
the Comprehensive Plan Map designation and zoning district for the site.  This is because there is a surplus 
of land in both categories to meet employment and housing demands over the course of the planning 
period.  There are, however, other compelling reasons to change the current Comprehensive Plan Map 
designation, which would result in the need for a zoning map amendment as well.  These reasons, which 
are explained more fully later in this report, include the relatively small size of the LI designated portion of 
the site, existing constraints on the site in terms of utilities and utility easements along Ferry Street, and the 
need to extend Lyon Street through the site with development.  These constraints reduce the viability for 
the site to be developed with uses permitted in the LI Comprehensive Plan map designation and IP zone, 
particularly given the fact that there is a surplus of similarly designated/zoned land with fewer constraints.  
Changing the Comprehensive Plan map designation to MDR would create the opportunity to apply a 
residential zone and develop the site with residential uses, which would be more viable in this location with 
its various constraints.  Changing the Comprehensive Plan map designation as proposed would also result 
in a single designation and corresponding zone on the site that matches the designation and zone on 
adjacent properties (MDR land use designation and RS-5 zoning district). Such a change would facilitate 
development that could build on the neighborhood block pattern established by Lyon Street and extend 
connectivity from Lyon Street through the RS-5 portion of the subject property to Marion Street as 
important elements of building great neighborhoods, consistent with Housing Policy 8 and review 
criterion 2.220(a). 
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A.2 As explained above, and in more detail later in this report, the requested Comprehensive Plan map 
designation of MDR for the site has been evaluated against relevant Comprehensive Plan policies and on 
balance is more supportive of the Comprehensive Plan as a whole than the old designation of LI. 

A.3 This criterion is met. 

(B) The requested designation is consistent with any relevant area plans adopted by the City Council (ADC 
2.220(3)(b). 

FINDINGS OF FACT 

B.1 Area plans adopted by the City Council are the South Albany Area Plan, the Town Center Plan and the 
North Albany Refinement Plan.  These area plans are not relevant to the proposal. 

B.2 The only area plan relevant to this proposal is the Albany Comprehensive Plan.  

B.3 The goals and policies of the Albany Comprehensive Plan relevant to this application are addressed later in 
this report.  Those findings are included here by reference. 

CONCLUSIONS 

B.1 The requested designation is consistent with relevant area plans adopted by the City Council. 

B.2 This criterion is met. 

(C) The requested designation is consistent with the Comprehensive Plan Map pattern (ADC 2.220(3)(c).  

FINDINGS OF FACT 

C.1 The subject property is a 4.76 acre vacant parcel that is located between Marion Street SE and 
Ferry Street SW.  

C.2 The subject property currently has two Comprehensive Plan map designations: the western 1.33 acres has a 
LI map designation and the remaining eastern portion of the parcel has a MDR map designation. 

C.3 The proposal is to amend the Comprehensive Plan map designation for the western 1.33 acres of land from 
LI to MDR, to match the MDR map designation of the eastern portion of the property.  Concurrent with 
this request is an application for a rezone from IP to RS-5, which would be consistent with the proposed 
MDR map designation. 

C.4 As illustrated in Attachment A, the Comprehensive Plan Map pattern around the subject property is as 
follows: 

North: Small portion of Light Industrial (LI) on the east and the majority is Medium Density 
Residential (MDR) on the west. 

South: The majority is LI on the east and a smaller portion is MDR on the west. 

East: Low Density Residential (LDR) is located across Marion Street. 

West: LI is located across Ferry Street. 

C.5 The requested designation of MDR is consistent with the existing designation on the remainder of the 
subject property as well as adjacent properties to the north and south along Marion Street. 

CONCLUSIONS 

C.1 The proposed MDR map designation is consistent with the existing designation on the remainder of the 
subject property. 

C.2 While the proposed map amendment would interrupt the continuity of the LI designation along Ferry 
Street, it would be consistent with the existing MDR designation of adjacent properties to the north and 
south along Marion Street.  
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C.3 Because the proposed amendment would create uniformity in the designation on the subject parcel and site, 
and with the adjacent properties to the north and south along Marion Street, the requested MDR map 
designation is consistent with the Comprehensive Plan Map pattern. 

C.4 This criterion is met. 

(D) The requested designation is consistent with the statewide planning goals (ADC 2.220(3)(d). 

FINDINGS OF FACT 

D.1 The Albany Comprehensive Plan has been acknowledged as complying with all 19 statewide planning 
goals.  Changes to the Plan must maintain consistency with the goals.  The statewide planning goals 
applicable to the proposed map amendments are Goal 1, Citizen Involvement, Goal 9, Economic 
Development, Goal 10, Housing and Goal 12, Transportation.  Of particular relevance are the goals related 
to economic development and housing because the amount of land appropriated for employment would be 
reduced by 1.33 acres and the inventory of residential land would be increased by a like amount.  For 
discussion of consistency with Comprehensive Plan policies pertaining to Goals 1, 9 and 10, see the section 
immediately below in this report. 

CONCLUSIONS 

D.1 The goals and policies of the Albany Comprehensive Plan relevant to this application are addressed later in 
this report.  Those findings and conclusions are included here by reference. 

D.2 The requested designation is consistent with applicable statewide planning goals. 

D.3 This criterion is met. 

COMPREHENSIVE PLAN GOALS AND POLICIES RELEVANT TO THE REQUEST: 

The following Comprehensive Plan goals and policies are relevant in considering whether the proposed RS-5 
zoning district best satisfies the goals and policies of the Comprehensive Plan and the MDR Comprehensive Plan 
map designation on balance is more supportive of the Comprehensive Plan as a whole than the old designation. 
Each of the relevant goals and policies are listed below in bold italic print. 

Goal 1: Citizen Involvement 

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. 

FINDINGS OF FACT 

 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 One. 
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In Type IV quasi-judicial proceedings conducted for zoning 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. 

Goal 9: Economic Development 

 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. 

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

 Policy 3: Designate enough land in a variety of parcel sizes and locations to meet future employment and 
commercial needs. 

FINDINGS OF FACT 

Existing Conditions & Site Constraints 

The applicant states that Ferry Street is an employment corridor extending from 34th Avenue north to 22nd 
Avenue. Employers include Linn County Public Works, Forslund Crane Service, Albany Rental, Platt 
Electric Supply, Trademark Transmission, Fastenal, Western Tool Supply, Bussard & Son, Willamette 
Valley Bottling, Industrial Pipe & Supply, and other local businesses. There are three zones along this 
corridor: Heavy Industrial, Light Industrial, and Industrial Park. With a few exceptions, most businesses are 
situated on the west side of Ferry Street and most of the vacant land is on the east side, for three reasons: 

• Wetlands are prevalent in this area.  Most development along the Ferry Street corridor predates wetland 
regulation.  The cost to mitigate wetland encroachment on a small development can be a significant 
project cost. 

• Industrial Park zoning restricts the range of employers to “light manufacturing, high-tech, research and 
development, institutions, and offices in a quality environment.”  To date, no such uses have located in 
the IP-zoned portion of the Ferry Street employment corridor. 

• To a lesser extent, the dimensions of the zoning boundary limit the size of the business.  At the south 
end, the Light Industrial zone extends just 200 feet back from Ferry Street.  Beginning with Industrial 
Park zoning, it deepens to 400 feet just south of the subject property, but just north of the subject 
property IP zoning is 100 feet at the narrowest. 

While it makes good planning sense to zone a portion of the subject property for employment because it 
faces similar uses across Ferry Street, this frontage is very close to an existing residential neighborhood on 
Lyon Street SE.  In fact, Lyon Street dead-ends at the subject property with no turnaround.  Previous 
interest in developing the IP portion for employment has been met by requirements to complete Lyon 
Street, either by intersecting Ferry Street or providing an approved turnaround such as a cul-de-sac or 
hammerhead (Attachment B.16).  All three transportation solutions reduce the amount of developable land 
in the IP zone, impair the configurations of parking and building layout for industrial site development, and 
impose a cost that has no benefit for the business (See Attachment B.2 - B.3). 

In addition to the site conditions described by the applicant above, City utility maps show a 21-inch 
sanitary sewer main and a 48-inch storm drainage main running in a north-south direction through the 
western portion of the site.  These utility mains further constrain development options for the site under its 
current zone. 

Economic Opportunity Analysis and Industrial Development 

According to the City’s 2007 Economic Opportunities Analysis (EOA) Update, Albany needs several 
medium commercial and industrial sites in the 5- to 20-acre range, while there is a surplus of available land 
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in both the 1-2 acre and 2-5 acre categories.  The subject property is a split-zoned 4.76-acre parcel: 1.33 
acres is zoned IP and the remainder is zoned RS-5. The 1.33-acre IP zoned portion of the parcel is proposed 
to be re-zoned to RS-5.  Rezoning this site from IP to RS-5 would further reduce the non-residential supply 
of land; however, the size of the IP zoned site is a less desirable size for industrial development.  

The applicant states that it is unlikely that the IP portion of the parcel will be developed under the present 
zone.  The applicant explains that there have been two economic development scenarios available to the 
1.33 acres of IP zone property:  1) develop as a component of a business park, or 2) develop as a standalone 
industrial site either individually or combined with adjoining land.  Both scenarios were addressed in the 
most recent update of the City’s Economic Opportunities Analysis including employment forecast, trends 
in land demand and site needs, and suitable sites inventory.  The relevant findings and conclusions 
regarding business parks and small lot industrial development are summarized in the applicant’s submittal 
(Attachment B.6 - B.8). 

The applicant states that along the Ferry Street employment corridor, Industrial Park zoning has been 
applied to 20.76 acres on seven tax lots, all in different ownerships; slopes are less than ten percent, and 
there is access to utilities and a collector street.  The site is irregular in shape and narrows to approximately 
100 feet in width.  Two tax lots (3.78 acres total) are developed with existing businesses (Albany Rental, 
Fastenal).  Four vacant tax lots are encumbered to some extent by wetlands.  These constraints make it 
unlikely that a business park would develop along Ferry Street, with or without the 1.33 acres proposed for 
rezoning. 

A second scenario has been to develop the 1.33 acres individually or in combination with adjacent land for 
a single user.  The size of the property is a less desirable size for industrial development because there is a 
surplus of available land in both the 1-2 acre and 2-5 acre categories.  According to the Economic 
Opportunity Analysis Update (2007), the supply for small industrial sites is almost double what will be 
needed by 2027.  The report concludes that Albany has an adequate supply of small to medium industrial 
sites. 

This surplus of similarly sized industrial sites is likely part of the reason why the 1.33 acres has not 
developed as a small industrial site.  To compound the effect of the soft market, whatever competitive 
advantage may be attributed to the site is offset by the requirement to finish Lyon Street.  This has been an 
economic disincentive, both in terms of cost/benefit imbalance and loss of developable area.  Refer to 
Attachment B.6 - B.8 for details of this discussion in the applicant’s submittal. 

For the reasons stated above, the applicant concludes that the IP zoning district applied to the subject 
property is an appropriate transitional zone for this location, but the site is not likely to develop in 
conjunction with a business park or as a small industrial site, such as light manufacturing, high-tech, 
research and development, institutions, and offices.  Staff concurs with the applicant’s findings and 
conclusions as presented in their submittal (Attachments B.2 - B.3 and B.6 - B.8). 

Goal 10: Housing 

 Policy 1: Ensure an adequate supply of residentially-zoned land in areas accessible to employment and 
public services. 

Policy 2: Provide a variety of choices regarding type, location, density and cost of housing units 
corresponding to the needs and means of city residents. 

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. 

Policy 6: Encourage residential development on already serviced vacant residential lots or in areas 
where services are available or can be economically provided. 

Policy 8: Encourage the development of great neighborhoods by: 

a. Supporting neighborhood identity. 
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FINDINGS OF FACT 

The applicant summarizes housing demand and land supply as described in the Albany Housing Needs 
Analysis (2007) and the buildable land inventory (see Attachment B-9 - B.11): “The data indicates that the 
amount of land zoned RS-5 is more than adequate to meet housing needs until 2025; the result is that no 
additional land is needed to meet housing needs ascribed to the RS-5 zoning district. A case could be made 
from these data that the subject property could be rezoned to a category where a shortage is predicted, such 
as RM-3 or RM-5. However, other factors, such as consistency with the Comprehensive Plan map pattern 
and compatibility of surrounding land uses, are compelling reasons against such a change.”  Staff concurs 
with the applicant’s findings as presented in their submittal (Attachment B.9 - B.11). 

CONCLUSION 

The applicant concludes that “Comprehensive Plan policies, in conjunction with data from the Economic 
Opportunity Analysis and Housing Needs Analysis, are not compelling for either IP or RS-5 zoning, 
particularly because there is a surplus of land in both categories to meet employment and housing demands 
over the course of the planning period.  On balance, the rezone to RS-5 would build on the neighborhood 
block pattern established by Lyon Street and extend connectivity from Lyon Street through the RS-5 
portion of the subject property to Marion Street as important elements of building great neighborhoods, 
consistent with Housing Policy 8.”  Staff concurs with this conclusion.  

Goal 12: Transportation 

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

FINDINGS AND CONCLUSION 

 The existing street network is consistent with the planned transportation pattern of the Albany TSP.  A 
discussion of consistency with the Transportation Planning Rule and its relevancy to Goal 12, 
Transportation is addressed earlier in this report under ADC 2.740, Criterion Two.  Those findings and 
conclusions are included here by reference. 

ZONING MAP AMENDMENT CRITERIA (ADC 2.740) 

The following section of this report evaluates the proposal’s consistency with zoning map amendment criteria. 
Should the request to change the Comprehensive Plan map designation from LI to MDR be approved, the current IP 
zone would be inconsistent with the MDR Comprehensive Plan map designation.  Consequently, the applicant 
proposes to apply the RS-5 zone, which is consistent with the MDR designation per the Plan Designation Zoning 
Matrix in ADC 2.760 (Attachment D).  

(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 This land use application is a request for a comprehensive plan map and zoning map amendment on a 
single parcel of land that is currently split-zoned.  Specifically, the proposal is to change the zone from 
Industrial Park (IP) to Residential Single Family (RS-5) for 1.33 acres of the 4.76-acre parcel between 
Marion Street SE and Ferry Street SW.  The proposal also includes a Comprehensive Plan map amendment 
from Light Industrial (LI) to Medium Density Residential (MDR).  See Attachment A for a map of the 
proposed amendments. 

1.2 The Plan Designation Zoning Matrix (Table 2-1), of the Albany Development Code (ADC) identifies 
compatible zoning districts for each Comprehensive Plan map designation.  According to this matrix, the 
RS-5 zone is compatible with the MDR Comprehensive Plan designation. 
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CONCLUSION 

1.1 Should the concurrent Comprehensive Plan map amendment be approved, the site would be entirely 
designated as MDR.  In that case, the proposed RS-5 zone would be consistent with the MDR 
Comprehensive Plan map designation. 

1.2 This criterion is met. 

(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 just south of 27th Avenue between Ferry Street and Marion Street.  The site is currently 
split zoned with the east 3.43 acres of the property zoned RS-6.5, and the west 1.33 acres zoned IP.  This 
application would eliminate the split zoning on the parcel by changing the zone designation of the 
west 1.33 acres of the site from IP to RS-5. 

2.2 The site has frontage on both Ferry Street and Marion Street.  Both are classified as major collector streets 
and, with the exception of sidewalk on Ferry Street, are improved to city standards.  

2.3 Albany’s Transportation System Plan (TSP) 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’s application included a TPR analysis.  The analysis was performed by Sandow Engineering 
and is dated 1/05/2017.  The analysis compared the number of peak hour vehicle trips that could be 
generated by development of the site under the current IP zone designation with the trips that could result 
from development under the requested RS-5 designation.  

2.6 The trip generation estimate developed for the existing IP zone designation used Institute of Transportation 
Engineers (ITE) code 130, “Industrial Park” and was based on a parcel size of 1.33 acres.  The trip 
generation estimate was for 632 AM peak hour trips, and 392 PM peak hour trips. 

2.7 The trip generation estimate for the RS-5 designation was for 19 AM peak hour trips, and 17 PM peak hour 
trips.  Based on the study results, a RS-5 use on the site would result in fewer AM and PM peak hour trips 
than would development under the current zone designation. 

CONCLUSIONS 

2.1 The proposed zone change would change the designation of 1.33 acres from IP to RS-5. 

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 determine 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 An analysis submitted by the applicant estimated that a reasonable worst case development under the 
requested zone designation would reduce the number of trips generated by development of the site. 

2.5 This criterion is met. 
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(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 an eight-inch public sanitary sewer main along the southernmost half of the subject 
property’s Marion Street frontage, and a 21-inch main running in a north-south direction through the 
western portion of the site.  

3.2 No system deficiencies are indicated in the City’s Wastewater Collection System Facility Plan in this area. 

Water  

3.3 City utility maps show 12-inch public water mains in Ferry Street and Marion Street.  

3.4 No system deficiencies are indicated in the City’s Water Facility Plan in this area. 

Storm Drainage  

3.5 City utility maps show a 15-inch public storm drainage main in Marion Street, and a 48-inch main within 
the western portion of the site.  

3.6 It is anticipated that future development on the site under the proposed zoning could be accommodated by 
the existing public storm drainage system. If necessary, future development could provide storm drainage 
detention facilities to minimize adverse impacts to the system. 

Police and Fire Protection 

3.7 The Albany Police Department and Fire Department serve the property. No adverse impact is expected to 
result from this zoning map amendment. 

CONCLUSIONS 

3.1 Public utilities (sanitary sewer, water, and storm drainage) are available and adequate to serve future 
development on the site under the proposed zoning. 

3.2 This criterion is met. 

(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 subject property is currently a split-zoned vacant parcel situated between Marion Street SE and 
Ferry Street SW; the current zoning is IP and RS-5.  The applicant proposes to change the zone from IP to 
RS-5 for 1.33 acres of the 4.76-acre parcel, resulting in the entire parcel being zoned RS-5 (Attachment A). 

4.2 Concurrent with the proposed rezone is a request for a MDR Comprehensive Plan map designation for the 
entire parcel.  The proposed RS-5 zoning district would be consistent with a MDR Comprehensive Plan 
map designation. 

4.3 The RS-5 District is intended primarily for low- to moderate-density single-family development, with an 
average minimum lot size of 5,000 square feet. 

4.4 The goals and policies of the Albany Comprehensive Plan relevant to this application are addressed earlier 
in this report; those findings are included here by reference.  In summary, the proposed RS-5 zone best 
satisfies the goals and policies of the Comprehensive Plan for the following reasons: 

a) The subject property is currently split-zoned, and the zoning map amendment would result in the entire 
parcel being zoned RS-5, consistent with the zone of abutting properties to the north and south along 
Marion Street. 

b) The IP portion of the subject property is hampered by development due to existing utility easements 
and the need to extend Lyon Street SE through to Ferry Street. 
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c) Albany’s buildable land inventory indicates that there is a surplus of smaller industrial parcels such as 
the subject property; thus, there is a weak demand for an industrial parcel of its size. 

d) The subject property is part of a larger supply of IP zone along the Ferry Street corridor; however, the 
various parcels have different property owners, which make it difficult to consolidate an adequate 
amount of land area to meet demand for a larger industrial site. 

e) Albany’s buildable land inventory identifies a surplus of small industrial parcels, as well as a surplus of 
land available for RS-5 development. As the subject property is currently split-zoned as IP and RS-5, a 
more compelling reason for the RS-5 zoning map amendments are the goals and policies intended to 
create Great Neighborhoods in residential areas under Housing Policy 8.  The proposed zone change 
would unite Lyon Street with the existing RS-5 portion of the subject property, consistent with Housing 
of the Comprehensive Plan. 

CONCLUSIONS 

4.1 The existing IP zoning district applied to the subject property is an appropriate transitional zone for this 
location but the site is not likely to develop in conjunction with a business park or as a small industrial site. 

4.2 On balance, the RS-5 zone best satisfies the applicable goals and policies of the Albany Comprehensive 
Plan. 

4.3 This criterion is met. 

(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 subject property is not included in any land use plan other than the Comprehensive Plan 

5.2 The existing street network is consistent with the planned transportation pattern of the Albany TSP. 

CONCLUSIONS 

5.1 The proposal is in accordance with the transportation pattern as shown in the TSP.  

5.2 This criterion is met. 

 

OVERALL CONCLUSION 

Based on the analysis in this report, the proposed Comprehensive Plan Map Amendment from LI to MDR, 
concurrent with Zoning Map Amendment from IP to RS-5 meet all of the applicable review criteria as outlined in 
this report. 
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OPTIONS FOR THE PLANNING COMMISSION 

The Planning Commission has two options with respect to the proposed comprehensive plan map and zoning map 
amendments: 

Option 1: Recommend the City Council approve the request as proposed; or 

Option 2: Deny the request. The City Council will only consider the proposal on appeal by the applicants. 

STAFF RECOMMENDATION 

Based on the analysis provided in this report, staff recommends the Planning Commission pursue Option 1 and 
recommend that the City Council approve the proposed comprehensive plan map and zoning map amendments.  If 
the Planning Commission follows this recommendation, the following motion is suggested: 

I move that the Planning Commission recommend that the City Council approve the proposed comprehensive plan 
map and zoning map amendment under planning file CP-01-17.  This motion is based on the findings and 
conclusions in the staff report, and the findings in support of the application made by the Planning Commission 
during deliberations on this matter. 
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PROPOSAL SUMMARY 

Request: Zone Change from Industrial Park (IP) to Residential Single Family 
(RS-5) for 1.33 acres of a 4.76-acre parcel between Marion Street 
SE and Ferry Street SW. 

Concurrent Comprehensive Plan map amendment from Light 
Industrial (LI) to Medium Density Residential (MDR)  

 

Tax Lot 400 is split-zoned. The RS-5 portion has frontage on 
Marion Street SE. The IP portion has frontage on Ferry St SW. The 
zone change would permit development of the entire site as a 
residential project. 

 

Location: No address assigned 
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Wagener Trust 
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Albany OR 97322 

Contact:  Steve Wagener 
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stevewag@comcast.net 
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Albany OR 97321 
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(541) 926-2428 
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I. PROJECT DESCRIPTION 

Tax Lot 400 is a split-zoned vacant parcel situated between Marion Street SE and Ferry 

Street SW (Exhibits 1, 2). The dual zoning reflects the predominant land uses on the 

respective streets. The proposed zone change would simplify a long-standing challenge 

of addressing dual and in some ways completing goals for the property that has 

hampered development of the site for some years. Independently the IP and RS-5 

portions could support 10,000 SF for employment and an 18 lot subdivision 

respectively but for Lyon Street SE which dead ends at the zoning boundary. It is 

incumbent on the developer to create a permanent turnaround or extend it to another 

street, a requirement that places a burden on development of the smaller IP portion of 

the site. The proposed solution is to eliminate split zoning in favor of RS-5 for the entire 

property to prepare the site for residential subdivision of as many as 26 lots oriented 

around the extension of Lyon Street to Marion Street.1 Given the small size of the 

proposed zone change, the reasons for the zone change are based primarily on 

pragmatic constructability. 

II. EXISTING CONDITIONS 

Ferry Street is an employment corridor extending from 34th Avenue north to 22nd 

Avenue. Employers include Linn County Public Works, Forslund Crane Service, Albany 

Rental, Platt Electric Supply, Trademark Transmission, Fastenal, Western Tool Supply, 

Bussard & Son, Willamette Valley Bottling, Industrial Pipe & Supply, and other local 

businesses. There are three zones along this corridor: Heavy Industrial, Light Industrial, 

and Industrial Park. With a few exceptions, most businesses are situated on the west 

side of Ferry Street and most of the vacant land is on the east side, for three reasons:  

 Wetlands are prevalent in this area.  Most development along the Ferry Street 

corridor predates wetland regulation. The cost to mitigate wetland 

encroachment on a small development can be a significant project cost. 

 Industrial Park zoning restricts the range of employers to “light manufacturing, 

high-tech, research and development, institutions and offices in a quality 

environment”. To date, no such uses have located in the IP-zoned portion of the 

Ferry Street employment corridor. 

 To a lesser extent, the dimensions of the zoning boundary limit the size of the 

business. At the south end, the Light Industrial zone extends just 200 feet back 

from Ferry Street. Beginning with Industrial Park zoning, it deepens to 400 feet 

just south of the subject property, but just north of the subject property IP 

                                                           
1
 Number of potential lots based on projected gross density of 5.5 units per acre for RS-5. 
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zoning is 100 feet at the narrowest. 

While it makes good planning sense to zone a portion of the subject property for 

employment because it faces similar uses across Ferry Street, this frontage is very close 

to an existing residential neighborhood on Lyon Street SE. In fact, Lyon Street dead 

ends at the subject property with no turnaround. Previous interest in developing the IP 

portion for employment has been met be requirements to complete Lyon Street, either 

intersecting Ferry Street or providing an approved turnaround such as a cul-de-sac or 

hammerhead (Exhibit 3). All three transportation solutions reduce the amount of 

developable land in the IP zone, impair the configurations of parking and building 

layout for industrial site development, and impose a cost that has no benefit for the 

business. 

Adjacent zones and land uses: (Exhibit 4) 

 North: Lyon Street stub. Two residences (#2680, 2685) zoned RS-5. Vacant parcel 

zoned IP. 

 East:  Vacant 3.43-acre portion of the subject property zoned RS-5. 

 South: Vacant 1.81 acres zoned IP. 

 West: Ferry Street and 29th Avenue. Across Ferry Street are American Landscape 

and Irrigation, 190 29th Avenue SW in 5,000 SF building on 0.67 acres zoned LI; and 

24,515 SF in two buildings on 1.09 acres zoned LI: Willamette Valley Bottling Co., 

264 29th Ave SW; and Exakt Edge Manufacturing, 2880 Ferry St SW. 

III. COMPLIANCE WITH ALBANY DEVELOPMENT CODE - ZONE CHANGE -  
ADC 2.740(1-5) 

A. Compliance with 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.  

The proposed RS-5 zoning would be consistent with the Comprehensive Plan map 

designation of Medium Density Residential that is proposed in the concurrent 

Comprehensive Plan map amendment. 

B. Compliance with Criterion 2 

Existing or anticipated transportation facilities are adequate for uses permitted under 

the proposed zone designation.  

Ferry Street is a paved 48-foot street with one lane in each direction, a bike lane and 

on-street parking on each side, but sidewalk on the west side only. It is classified as a 
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Major Collector in the Albany Transportation System Plan2. Lyon Street is a paved 36-

foot local street with parking and sidewalks on both sides. Marion Street is a paved 32-

foot Major Collector with one lane in each direction, a bike lane and sidewalk on each 

side, but no on-street parking.  

These streets were classified, designed and constructed to accommodate build out of 

this area. The proposed zone change would result in a net reduction in overall trip 

generation. For a broader discussion of the transportation system, see Section VI. 

C. Compliance with Criterion 3 

Existing or anticipated services (water, sanitary sewers, storm sewers, schools, police 

and fire protection) can accommodate potential development in the subject area 

without adverse impact on the affected service area.  

Public services that are available to the site are water, sewer, drainage, streets, 

emergency services, and law enforcement (Exhibit 5). There could be incremental 

changes in water flows, sewer flows, and vehicle trips, but no significant increases are 

expected due to the relatively small scale of development. 

Water. There is a 12-inch water main in Ferry Street, 6-inch dead end main in Lyon 

Street, and 12-inch main in Marion Street to supply residential development of the 

entire site. 

Sewer. A 21-inch sewer main extends across the Ferry Street front of the subject 

property. There is also an 8-inch sewer in Lyon Street and an 8-inch main in Marion 

Street that could accommodate residential development of the entire site. 

Drainage. There is a 48-inch storm drain along Ferry Street and a 15-inch storm drain in 

Marion Street. New development would be required to install post-construction 

stormwater facilities before discharging to the stormwater system. 

Emergency Services. The Albany Fire Department provides emergency medical 

response and fire suppression services out of Station 12 located at 120 34th Avenue 

SW, 3/10 mile from the subject property.  

Law Enforcement. The Albany Police Department provides law enforcement 

throughout the City. 

D. Compliance with Criterion 4 

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

policies of the Comprehensive Plan. 

The RS-5 District is intended primarily for low- to moderate-density single-

family development. The average minimum detached single-family lot size is 

                                                           
2
 Figure 7-4, page 74 (Kittelson & Associates Inc., 2010) 
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5,000 square feet.3 

Albany’s buildable land inventory has a surplus of small industrial parcels and a surplus 

of land available for RS-5 development. More compelling are goals and policies 

intended to create Great Neighborhoods in residential areas. The proposed zone 

change would unite Lyon Street with the existing RS-5 portion of the subject property. 

For a fuller discussion of the policies of the Albany Comprehensive Plan, see Section V.  

E. Compliance with 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. 

The subject property is not included in any land use plan other than the Comprehensive 

Plan. The existing street network is consistent with the planned transportation pattern 

illustrated in the Albany Transportation System Plan. There are two projects to be 

constructed within the 20-year horizon of the Plan.4 The signalization of the 

intersection of 34th Avenue and Marion Street was completed in 2016 (project I11). 

Pedestrian improvements along Ferry Street are planned as long-term/project-driven 

improvements (project P4). No other additional transportation improvements are 

planned in the vicinity of the subject property. 

IV. COMPLIANCE WITH ALBANY DEVELOPMENT CODE – COMPREHENSIVE PLAN 
AMENDMENTS  - ADC 2.220(3)(a-d) 

A. Compliance with Criterion 1 

The requested designation for the site has been evaluated against relevant 

Comprehensive Plan policies and on balance is more supportive of the Comprehensive 

Plan as a whole than the old designation.  

For discussion of relevant Comprehensive Plan policies, see following Section V. 

B. Compliance with Criterion 2 

The requested designation is consistent with any relevant area plans adopted by the 

City Council. 

The subject property is not included in any land use plan other than the Comprehensive 

Plan. 

C. Compliance with Criterion 3 

The requested designation is consistent with the Comprehensive Plan Map pattern. 

                                                           
3
 ADC 3.020(4) 

4
 Figure 7-1, page 69, and Figure 7-5, page 80 (Kittelson & Associates Inc., 2010) 
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The requested designation of Medium Density Residential is consistent with the 

existing designation on the remainder of the subject property as well as adjacent 

properties to the north and south along Marion Street (Exhibit 2). 

D. Compliance with Criterion 4 

The requested designation is consistent with the statewide planning goals. 

The Albany Comprehensive Plan has been acknowledged as complying with all 19 

statewide planning goals. Changes to the Plan must maintain consistency with the 

goals. The statewide planning goals applicable to the proposed map amendments are 

Goal 9 (Economic Development) and Goal 10 (Housing) because the amount of land 

appropriated for employment would be reduced by 1.33 acres and the inventory of 

residential land would be increased by a like amount. For discussion of consistency with 

Comprehensive Plan policies pertaining to Goals 9 and 10, see following Section V. 

For discussion of consistency with the Transportation Planning Rule and its relevancy to 

Goal 12 (Transportation), see following Section VI. 

V. CONSISTENCY WITH ALBANY COMPREHENSIVE PLAN POLICIES 

A. Consistency with Economic Development Policies 

Statewide Planning Goal 9: Economic Development 

To provide adequate opportunities throughout the state for a variety of economic 

activities vital to the health, welfare, and prosperity of Oregon's citizens.5 

The relevant economic development policies of the Albany Comprehensive Plan are: 

Land Use 

1. Provide opportunities to develop the full range of commercial, industrial and 

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

3. Designate enough land in a variety of parcel sizes and locations to meet future 

employment and commercial needs.  

There have been two economic development scenarios available to the 1.33 acres 

proposed for zone change: develop as a component of a business park, or develop as a 

standalone industrial site either individually or combined with adjoining land. Both 

scenarios were addressed in the most recent update the City’s Economic Opportunities 

Analysis including employment forecast, trends in land demand and site needs, and 

suitable sites inventory6. The relevant findings and conclusions regarding business 

parks and small lot industrial development are summarized as follows. 

                                                           
5
 OAR 660-015-0000(9) 

6
 Update of Economic Opportunity Analysis for the City of Albany (Memo from ECONorthwest and Winterbrook 

Planning to Albany Community Development Department, 2007). 
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Industrial Park 

The business park concept was described as follows: 

“The business park concept recognizes that the line between ‘commercial’ and 

‘industrial’ uses has become increasingly blurred and that many ‘industrial’ uses 

have relatively minor external impacts, especially when contained within a 

building. Business parks typically provide for a wide range of relatively low-

impact employment uses in ‘flex’ buildings with copious landscaping. Unlike 

heavy industrial uses, business parks are compatible with nearby residential 

development. The City's Industrial Park zoning district is consistent with the 

business park concept.”7 

A recommended design consideration of a business park is the width of the park. 

“Parcel width of at least 400 feet is desired for flexible industrial/business park 

developments …”8 

For its employment forecast, the City could support one or two large sites as “business 

parks”9. 

“Business parks typically require sites of 20-50 acres and should: 

 Be comprised of large blocks of land contiguous to or within the existing 

UGB; 

 Have direct access to an arterial street with adequate capacity to serve 

planned commercial and industrial needs; 

 Have 10 or less percent slope; and 

 Have access to sanitary sewer, water and storm drainage facilities. 

Looking at the Ferry Street employment corridor, Industrial Park zoning has been 

applied to 20.76 acres on seven tax lots, all in different ownerships. Slopes are less than 

ten percent, there is access to utilities and a collector street. The site is irregular in 

shape and narrows to approximately 100 feet in width. Two tax lots (3.78 acres total) 

are developed with existing businesses (Albany Rental, Fastenal). Four vacant tax lots 

are encumbered to some extent by wetlands. These constraints make it unlikely that a 

business park would develop along Ferry Street, with or without the 1.33 acres 

proposed for rezoning. 

Small Lot Industrial 

A second scenario has been to develop the 1.33 acres individually or in combination 

with adjacent land for a single user. The narrow connection to the north makes it 

unlikely the 1.33 acres would develop with Tax Lot 502 owned by Glorietta Bay LLC 

                                                           
7
 Ibid page 24. 

8
 Ibid Table 9, page 14. 

9
 Ibid page 18. 
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except for use as remote parking. A more likely possibility would be to combine the 

1.33 acres with Tax Lot 432 to the south, 1.81 acres owned by North Coast Electric 

Properties II, to form a 3.14-acre industrial site.  

Unfortunately the supply for small industrial sites is almost double what will be needed 

by 2027. There is a surplus of available land in both the 1-2 acre and 2-5 acre 

categories, according to Table 15 in the update of the City’s EOA which compares the 

forecast need for industrial and commercial sites with the supply of suitable land.  

 

The report draws the following conclusion from these data10: 

“Generally speaking, Albany has an adequate supply of small to medium 

industrial sites ...” 

This surplus goes a long way to explain why the 1.33 acres has not developed as a small 

industrial site. To compound the effect of the soft market, whatever competitive 

advantage may be attributed to the site is offset by the requirement to finish Lyon 

Street. This has been an economic disincentive, both in terms of cost/benefit imbalance 

and loss of developable area.  

In conclusion, the IP zoning district applied to the subject property is an appropriate 

transitional zone for this location but the site is not likely to develop in conjunction 

with a business park or as a small industrial site.  

B. Consistency with Housing Policies 

Statewide Planning Goal 10: Housing 

To provide for the housing needs of citizens of the state. 

                                                           
10

 Ibid page 23. 
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The relevant housing policies of the Albany Comprehensive Plan are: 

1. Ensure an adequate supply of residentially-zoned land in areas accessible to 

employment and public services. 

2. Provide a variety of choices regarding type, location, density and cost of housing 

units corresponding to the needs and means of city residents. 

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. 

6. Encourage residential development on already serviced vacant residential lots or in 

areas where services are available or can be economically provided. 

8. Encourage the development of great neighborhoods by: 

a. Supporting neighborhood identity. 

Whether there is an adequate supply of land zoned for a variety of housing choices is a 

matter of periodic analysis by the City of Albany. The most recent review of population 

forecasts, income, and land availability was completed in 2007.11. Table 4-1712 of that 

report indicates that 4,303 new housing units would be needed by 2025. Based on 

population forecasts and income distributions, 736 units would be needed in RS-5 for 

households seeking that type of housing. 

 
Table 4-17. Projected New Housing Units Needed by Type and Zoning District, 2025 

 

RM-3/ 
RMA 

RM-5/ 
RM RS-5 

RS-
6.5 

RS-10, 
RR URR 

HM, 
MUR 

WF, 
HD 

MUC, 
Other Total 

Single Family 
Units 

65 233 520 695 200 0 53 164 99 
2,029 

3.2% 11.5% 25.6% 34.3% 9.9% 0.0% 2.6% 8.1% 4.9% 

Manufactured 
Dwelling Park 
Units 

0 47 18 126 0 0 0 0 0 
191 

0.0% 24.8% 9.5% 65.7% 0.0% 0.0% 0.0% 0.0% 0.0% 

Duplexes 
184 238 172 142 69 0 8 0 8 

821 
19.9% 25.4% 22.4% 21.9% 8.4% 0.0% 1.0% 0.0% 1.0% 

3 or 4 Units 
per lot  

21 14 4 3 3 0 2 0 2 
49 

42.3% 29.1% 8.5% 5.7% 5.8% 0.0% 4.5% 0.3% 3.8% 

Multiple 
Family 5+ 
Units per lot 

478 455 10 10 0 0 0 83 177 
1,213 

39.4% 37.5% 0.9% 0.9% 0.0% 0.0% 0.0% 6.8% 14.5% 

Total Units 
Needed 

727 959 736 1,014 271 0 63 247 286 4,303 

  

                                                           
11

 Albany Housing Needs Analysis 2005 to 2025 (Albany Community Development Department, adopted in 2007 
as a background report to the Albany Comprehensive Plan). 
12

 Ibid page 50. 
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Staff compiled an inventory of buildable land within the urban growth boundary. Table 

5-413 indicates that 296 acres were zoned as RS-5. 

 
Table 5-4. Developable Vacant and Partially Developed Residential Land by Size, September 2005 

Comp Plan 
Map 

Zoning 
District 

Developable Area ≥ 1 acre Developable Area < 1 acre TOTAL 
Buildable 

Acres 
Vacant 
Acres 

Part-Devel 
Acres 

≥ 1 Acre 
Total 

Vacant 
Acres 

Part-Devel 
Acres 

< 1 Acre 
total 

LDR RR 187.5 181.6 369.1 55 53.9 108.9 478 

LDR RS-10 89.9 55.6 145.5 21.1 44.2 65.3 211 

LDR RS-6.5 262.3 213 475.3 66.7 32.7 99.4 575 

LDR/MDR RS-5 280.2 7 287.2 8.1 0.9 9 296 

VC HM/MUR 0 0 0 2.3 0 2.3 2 

MDR/VC RM-5/RM 63.5 24.6 88.1 21.5 15.2 36.7 125 

MDR RM-3/RMA 6.2 0 6.2 8.5 2.5 11 17 

VC WF 3.3 0 3.3 3.9 2.4 6.3 10 

City Totals  893 482 1,375 187 152 339 1,714 

URR  596 503.6 1,099.6 23.2 31.9 55.1 1,155 

UGB Totals  1,489 985 2,474 210 184 394 2,868 

 
Table 5-814 indicates that 296 acres of buildable land computes to 1,806 potential units. 
 

Table 5-8. Projected Density by Zone and Build-Out Capacity of Developable Land 

Comp Plan 
Designation 

Zoning District 
Projected Gross 
Density Per Acre 

Net Developable 
Acres 

Potential Units* 
at Build-Out 

LDR RR 3 478 1,446 

LDR RS-10 3 211 670 

LDR RS-6.5 4 575 2,202 

LDR/MDR RS-5 5.5 296 1,806 

VC HM 5.5 1.3 10 

VC MUR 8 1 8 

MDR RM-5/RM* 12 125 1,309 

MDR RM-3//RMA 15 17 231 

VC WF 15 10 135 

VC/GC 
MUC, HD, CB & 
Redevel. 

12 27 Est. 324 

Total - City   1,741 8,141 

URR Outside City 4.5 1,155 5,198 

Total UGB   2,910 13,454 

*Figures don’t equal density per acre x total developable acres because capacity was calculated on a lot 
by lot basis. When actual density was known, it was used. Lots less than the average minimum lot size 
for single-family units were allotted one unit. 

 

                                                           
13

 Ibid page 54. 
14

 Ibid, page 56. 
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Table 5-915 indicates that the amount of land zoned RS-5 is more than adequate to 

meet housing needs until 2025.  

 
Table 5-9. Projected Land Need (Surplus) by Zoning District to 2025 

 
RM-3/ 
RMA~ 

RM-5/ 
RM~ 

RS-5 RS-6.5 
RS-10, 

RR 
URR 

HM, 
MUR 

WF 

HD, 
CB 

MUC, 
Other* 

Total 

Projected Units 
Needed by Zone 

747 988 724 976 310 0 63 209 286 4,018 

Estimate 
Density/Acre 

15 12 5.5 4 3 4.5 7 15 12 n/a 

Acres Needed 48.5 79.9 133.8 253.5 90.5 0.0 9.0 16.5 23.8 656 

Available Land~ 4.1~ 66.0~ 296.2 574.6 689.0 1,155 2.3 9.6 27.0 2,824 

Net Acres Needed 44.1 13.9 (162.4) (321.1) (598.5) (1,155) 6.7 6.9 (3.2) (2,168) 

*The HD (Historic Downtown), CB (Central Business), MUC (Mixed Use Commercial), Other category 
estimates the number of acres that might redeveloped in these zones or other commercial zones.  

~Developable areas less than one acre in the RM-3 and RM-5 zones were excluded from the Available 
Land total because these properties will likely develop or already have developed as single-family lots. 

The result is that no additional land is needed to meet housing needs ascribed to the 

RS-5 zoning district. A case could be made from these data that the subject property 

could be rezoned to a category where a shortage is predicted, such as RM-3 or RM-5. 

Other factors, such as consistency with the Comprehensive Plan map pattern and 

compatibility of surrounding land uses, are compelling reasons against such a change. 

C. Conclusions 

Comprehensive Plan policies, in conjunction with data from the Economic Opportunity 

Analysis and Housing Needs Analysis, are not compelling for either IP or RS-5 zoning, 

particularly because there is a surplus of land in both categories to meet employment 

and housing demands over the course of the planning period.  

On balance, the rezone to RS-5 would build on the neighborhood block pattern 

established by Lyon Street and extend connectivity from Lyon Street through the RS-5 

portion of the subject property to Marion Street as important elements of building 

great neighborhoods, consistent with Housing Policy 6 (Exhibit 3, Figure 4). 

  

                                                           
15

 Ibid, page 56. 
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VI. COMPLIANCE WITH OREGON ADMINISTRATIVE RULES – PLAN AND LAND USE 
REGULATION AMENDMENTS (TRANSPORTATION PLANNING RULE) –  
OAR 660-012-0060 

A. Compliance with Subsection (1) 

If an amendment to a functional plan, an acknowledged comprehensive plan, or a land 

use regulation (including a zoning map) would significantly affect an existing or planned 

transportation facility, then the local government must put in place measures as 

provided in section (2) of this rule, unless the amendment is allowed under section (3), 

(9) or (10) of this rule. A plan or land use regulation amendment significantly affects a 

transportation facility if it would: 

(a) Change the functional classification of an existing or planned transportation facility 

(exclusive of correction of map errors in an adopted plan); 

(b) Change standards implementing a functional classification system; or 

(c) Result in any of the effects listed in paragraphs (A) through (C) of this subsection 

based on projected conditions measured at the end of the planning period identified in 

the adopted TSP. As part of evaluating projected conditions, the amount of traffic 

projected to be generated within the area of the amendment may be reduced if the 

amendment includes an enforceable, ongoing requirement that would demonstrably 

limit traffic generation, including, but not limited to, transportation demand 

management. This reduction may diminish or completely eliminate the significant effect 

of the amendment. 

(A) Types or levels of travel or access that are inconsistent with the functional 

classification of an existing or planned transportation facility; 

(B) Degrade the performance of an existing or planned transportation facility such that 

it would not meet the performance standards identified in the TSP or comprehensive 

plan; or 

(C) Degrade the performance of an existing or planned transportation facility that is 

otherwise projected to not meet the performance standards identified in the TSP or 

comprehensive plan. 

A trip generation analysis was conducted by Kelly Sandow, P.E., of Sandow Engineering. 

The analysis weighed the amount of traffic that could be expected in “reasonable worst 

case scenarios” for the existing IP zone and proposed RS-5. The overwhelming result 

was that IP development could generate 632 A.M. peak hour trips and 392 P.M. peak 

hour trips compared to 19 and 17 trips for the same time periods for RS-5 

development. See Exhibit 6 for details. 

For these reasons, the proposed zone change would not “significantly affect a 

transportation facility” and no mitigation is warranted. With this conclusion the 
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Reece & associates Page 12 

analysis of Plan and Land Use Regulation Amendments under OAR 660-012-0060 does 

not proceed further. 

VII. CONCLUSION 

This application narrative and the application documents demonstrate that all 

applicable provisions of the Albany Development Code and state law are satisfied by 

extant circumstances, which favor residential development instead of Industrial Park 

use, and therefore respectfully request approval of the requested Zone Change to RS-5. 

///R&a January 9, 2017 
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rich
Typewritten Text
Figure 4. Through StreetOne scenario for extending Lyon Street to Marion Street after the IP area is rezoned to RS-5 (created by stitching together several images).
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Figure 3. Through StreetLyon Street extends to Ferry Street.
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Figure 2. Hammer HeadLyon Street terminates in a hammer head.
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Figure 1. Cul-De-SacLyon Street terminates a Cul-de-Sac.
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Adjacent Land Uses

Subject Property

1

2

3

4

5

6
7

8
9

10

11

12

13 14

  1. Harvest Baptist Church
  2. Duplex
  3. Single Dwelling
  4. Single Dwelling
  5. Single Dwelling
  6. Single Dwelling
  7. Bicoastal Media
  8. vacant
  9. Industrial Pipe Supply
10. American Landscape & Irrigation
11. Tekfab
12. vacant
13. Single Dwelling
14. Single Dwelling Attached

Photo: 2015 City of Albany

Exhibit 4, Adjacent Land Uses

Reece & associates, inc.    
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Exhibit 5, Utilities
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160 Madison Street Suite A       Eugene, Oregon 97402        541.513.3376 

 

 SANDOWENGINEERING 
 

TECH MEMO 
 
TO:  Rich Catlin 

Reece & Associates 
 
FROM: Kelly Sandow P.E. 
  Sandow Engineering 
 
DATE: January 5, 2017 
 
RE:   Wagener Zone Change 
 
Sandow Engineering has prepared an analysis and findings to demonstrate that the zone change of 
Tax Lot 400 of Assessor’s Map 11-S0-3W-18-BD meets the requirements of Statewide Planning Rule 
Goal 12, OAR 660-12-0060 (1) (the Transportation Planning Rule, TPR).  Under the TPR, the 
proposed zone change must illustrate that the new zoning does not create a negative impact on the 
transportation system beyond that of the existing zoning through the end of the City’s planning 
horizon. If the traffic from the proposed zone change is not increased or is increased by an amount 
determined to be negligible for the surrounding system, then the TPR can be determined to be met. 
The following outlines the TPR analysis and findings.  
 

BACKGROUND 
The project site is located on Ferry Street in Albany, Oregon. The area of interest is currently zoned 
as 1.33 acres zoned Industrial Park (IP). The proposal is to modify the zoning to residential RS-5.   
 

TRIP GENERATION 
TPR can be met if it can be shown that the proposed zoning does not increase traffic over the 
existing zoning. The test is to evaluate conditions under a “reasonable worst case” development 
scenario. The existing zoning is IP and the City of Albany allows for a variety of commercial uses 
under the IP zoning. The proposed zoning is RS-5, the City of Albany allows up to 13 units per net 
acre within this zoning.  

Existing Zoning Development Potential 
Sandow Engineering evaluated the “worst case” trip generation potential of the existing IP zoned 
portion of the site. The reasonable “worst case” development potential and associated traffic 
generation as determined using the following assumptions and allowed uses under Article 4 of the 
City of Albany Development Code.  
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SANDOW  
ENGINEERING 

IP Zoning 

 Building footprint is 21% of the site area with 2 stories, this provided the largest building 
square footage while making sure the number of parking spaces required can be met. 

 44% of the site area is drive aisles, loading, and parking. 
 35% of the site area is landscaping, setbacks, pedestrian facilities and storm water. 

Several land use scenarios were evaluated to determine the highest trip generator allowed by the 
code. The following is the calculated building use and square footages that generate the highest 
traffic. 

The attachment provides the building assumptions and trip generation assumptions used to 
determine the reasonable “worst case” scenario. 

The trip generation estimates use information contained within the ITE Trip Generation Manual 9th 
Edition. Table 1 illustrates the trip generation estimate for both the AM and PM peak hours. The 
land uses are consistent with the City of Albany code in what would be allowed under the IP zoning. 
The sized of each use is consistent with average uses found within the ITE manuals. The highest 
traffic generating use is a 2 story building with retail on the bottom floor and office on the 2nd floor. 
The overall building size was balanced with parking requirements, drive isles, building setbacks, and 
landscaping requirements.  

 

TABLE 1: REASONABLE WORST CASE – TRIP GENERATION EXISTING IP ZONING 

ITE Land Use 
Size 

(ksf GFA) 
AM Trip Genera on PM Trip Genera on 

Rate Trips Rate Trips 
852 – Convenience Market 

(Open 15-16 Hours) 5 31.02 155 34.57 173 

933 – Fast-Food Restaurant w/o 
Drive-Through Window 3 43.87 132 26.15 78 

936 – Coffee/Donut Shop w/o 
Drive-Through Window 3 108.38 325 40.75 122 

710 – Office 11.98 1.56 20 1.49 19 
Total 632  392 

As shown in Table 1, the “worst case” existing zoning has the potential to generate 632 AM peak 
hour trips and 392 PM peak hour trips. 

Proposed Zoning Development Potential 
Sandow Engineering evaluated the “worst case” trip generation potential of the proposed RS-5 
zoning. The reasonable “worst case” development potential and associated traffic generation was 
determined using the following assumptions and allowed uses under Article 3 of the City of Albany 
Development Code. 
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RS-5 Zoning 

 Single-Family Units 
 13 units per net acre  
 Net acreage excludes public streets (26% of the site) 

The site had approximately 1 acre after the removal of public streets. Therefore the number of 
homes allowed per code is 13. However, the geometry of the site as well as the street connectivity 
would result in the site having less than 10 single family lots. Any development greater than 10 
units would be multi-family housing. The trip generation per single family unit is higher than for a 
multi-family unit. As a worst case scenario the site was evaluated assuming 13 single family homes 
as that would provide the highest possible trip generation. The trip generation estimates use 
information contained within the ITE Trip Generation Manual 9th Edition. Table 2 illustrates the trip 
generation estimate for both the AM and PM Peak Hours. 

 

TABLE 2: REASONABLE WORST CASE – TRIP GENERATION PROPOSED RS-5 ZONING 

ITE Land Use 
Size 
(DU) 

AM Trip Genera on PM Trip Genera on 
Rate Trips Rate Trips 

210 – Single-Family 
Detached Housing 13 T = 0.70(X) + 9.74 19 Ln(T) = 0.90 Ln(X) + 0.51 17 

As shown in Table 2, the “worst case” proposed zoning has the potential to generate 19 AM peak 
hour trips and 17 PM peak hour trips. 

 

ZONE CHANGE IMPACT 
Table 3 below compares the “worst case” traffic generation of both the existing and proposed 
zoning. 

 

TABLE 3: EXISTING VS. PROPOSED TRIP GENERATION 
 AM Trips PM Trips 

Existing IP Zoning 632 392 
Proposed RS-5 Zoning 19 17 
Net Change -613 -375 

As shown in Table 3, the proposed RS-5 zoning will generate 613 less trips during the AM peak hour 
and 375 less trips during the PM peak hour than the existing IP zoning.  
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FINDINGS 
As discussed the proposed zone change needs to demonstrate consistency with the Transportation 
Planning Rule. The proposed zone change of Tax Lot 400 is shown to generate less traffic than the 
existing zoning. Therefore, it can be concluded that the proposed RS-5 “worst case” development 
does not significantly affect the surrounding transportation system, and the TPR requirements are 
met.  
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PART V: COMPARISON OF EMPLOYMENT LAND DEMAND AND 
SUPPLY 

This section summarizes from data and analysis presented in the site needs analysis to compare 
“demonstrated need” for suitable commercial and industrial sites with the supply of such sites 
currently within the Albany UGB and city limits.  

Table 15 compares industrial and commercial site need with site supply within Albany UGB 
between 2007 and 2027.   Generally speaking, Albany has an adequate supply of small to 
medium industrial sites and commercial sites in the two to five acre category.    However, 
Albany has an unmet need for: 

 A very large industrial site in the 50-150 acre range;  

 Several large commercial, industrial or business park sites in the 20-50 acre range; and 

 Several medium commercial and industrial sites in the 5-20 acre range. 

Table 15. Comparison of industrial and commercial land need and land supply, gross 
acres, Albany UGB, 2007-2027  

 Total 
Employment Site 

Need 
Acres 

in 
Supply 

Industrial Sites Commercial Sites 

Site Sizes Site 
Need 

Total 
Acres 
Neede

d 

Site 
Need 

Site 
Suppl

y 

Site 
Surplus 
(Deficit) 

Site 
Need 

Site 
Suppl

y 

Mixed 
Use 

Sites 

Sites 
for 

Employ
-ment 
Use 

Site 
Surplus 
(Deficit) 

>50 acres 1-2 200 61 1-2 1 (1) 0 0 0 0 0 

20-50 acres 5-9 220 161 3-6 4 (1-2) 2-3 1 0 1 (1-2) 

5-20 acres 10-14 90 64 6-9 6 (1-3) 4-5 4 0 4 (1) 

2-5 acres 20-25 80 71 10-13 20 7-10 10-12 16 3 15 3-5 

1-2 acres 35-45 50 25 10-15 19 4-9 25-30 11 4 9 (16-21) 

<1 acre 75-150 80 35 25-50 23 (2-27)1 50-100 33 10 29 (21-71)2 

Total 146-245 720 417 55-95 73  91-150 65    
Source: City of Albany; analysis by ECONorthwest 
1  assumes some of the surplus sites 1-2 and 2-5 acres in size can be used to meet this need, as well as through infill & 

redevelopment 
2  assumes some of the surplus sites 2-5 acres in size can be used to meet this need, as well as through infill and 

redevelopment, and development on residentially zoned property 
 

Table 16 identifies site needs that are not met within the existing Albany UGB.  This amounts to 
a deficit of approximately 225-340 industrial and commercial acres. In order to meet identified 
site requirements, Albany should: (a) re-designate residential land within the existing UGB that 
is suitable for employment; and/or (b) add land to the UGB.  Overall, Albany needs one very 
large industrial site, one large industrial site and one large commercial site, and one medium 
industrial site and one medium commercial site.  These sites should meet the large-site industrial 
and commercial site suitability requirements described in Part IV of this memorandum.   
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Table 16.  Unmet Industrial and Commercial Site Needs 

Size 
Category 

Industrial Commercial TOTAL Employment
Sites Acres Sites Acres Sites Acres

>50 Acres 1 120-150 0 0 1 120-150
20-50 Acres 1-2 50-100 1-2 40-60 2-4 90-160
5-20 Acres 1-2 10-20 1 5-10 2-3 15-30

TOTAL 3-5 180-270 2-3 45-70 5-8 225-340
Source: City of Albany; analysis by ECONorthwest 

We recommend that the City consider designating a site for a “business park” that would allow a 
combination of industrial, limited retail and service uses in a master planned park setting.  
Business parks typically require sites of 20-50 acres.  The business park concept recognizes that 
the line between “commercial” and “industrial” uses has become increasingly blurred and that 
many “industrial” uses have relatively minor external impacts, especially when contained within 
a building.  Business parks typically provide for a wide range of relatively low-impact 
employment uses in “flex” buildings with copious landscaping.  Unlike heavy industrial uses, 
business parks are compatible with nearby residential development.  The City's Industrial Park 
zoning district is consistent with the business park concept. 

CONCLUSIONS AND RECOMMENDATIONS 
Albany has a number of sites that are suitable for meeting a portion of the community’s short- 
and long-term needs for buildable employment land.   

However, relative to expected demand, there is an unmet need for approximately 225-340 
industrial and commercial acres.  In order to meet identified large site requirements, Albany 
should either: (a) re-designate residential lands within the existing UGB that are deemed suitable 
for employment uses; or (b) add land to the UGB.   

Overall, in addition to the existing supply of suitable employment land in the Albany UGB, we 
recommend that Albany designate: 

 1 very large industrial site in the 120-150 acre range; 

 1-2 large industrial sites in the 20-50 acre range, including a business park site;  

 1-2 large commercial sites in the 20-50 acre range for community shopping centers or 
large format retail; 

 1-2 medium industrial sites in the 5-20 acre range for smaller manufacturing uses; and   

 1 medium commercial site in the 5-20 acre range for health services and larger 
neighborhood retail 

These sites should meet the site suitability requirements described in Part IV of this 
memorandum.   
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ALBANY DEVELOPMENT CODE, SECTION 2.760 

Zoning: For rezoning and annexation zoning requests, the zoning of the property shall be compatible with 
the Comprehensive Plan designation as provided in the Table 2-1, Plan Designation Zoning Matrix. 
Zoning other than that shown in the matrix requires approval of a Comprehensive Plan Map and/or 
Zoning Map amendment.  

 
TABLE 2-1 

PLAN DESIGNATION ZONING MATRIX 
Comprehensive  
Plan Designation Compatible Zoning Districts 

Light Industrial Industrial Park (IP), Light Industrial (LI), Transit District (TD)  

Heavy Industrial Light Industrial (LI), Heavy Industrial (HI) 

General Commercial Neighborhood Commercial (NC), Community Commercial (CC), Regional 
Commercial (RC), Office Professional (OP)  

Light Commercial  Neighborhood Commercial (NC), Office Professional (OP) 

Village Center Historic Downtown (HD), Central Business (CB), Lyon-Ellsworth (LE), Pacific 
Boulevard (PB), Elm Street (ES), Main Street (MS), Waterfront (WF), Mixed Use 
Commercial (MUC), Residential Medium Density (RM), Residential Medium Density 
Attached (RMA), Mixed Use Residential (MUR), Office Professional (OP), 
Community Commercial (CC) 

Medium Density 
Residential 

Residential Single Family (RS-5), Residential Medium Density (RM), Residential 
Medium Density Attached (RMA), Mixed Use Residential (MUR),  Office 
Professional (OP), Neighborhood Commercial (NC) 

Low Density 
Residential 

Residential Single Family (RS-10, RS-6.5, RS-5), Hackleman-Monteith (HM), 
Residential Reserve (RR), Office Professional (OP), Neighborhood Commercial (NC) 

Urban Residential 
Reserve 

Residential Single Family (RS-10, RS-6.5, RS-5), Residential Reserve (RR), 
Residential Medium Density Attached (RMA), Residential Medium Density  (RM), 
Mixed Use Residential (MUR), Neighborhood Commercial (NC), Office Professional 
(OP) 

Public and Semi-
Public  

All zones 

Open Space Open Space (OS) 
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