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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 
Conditional Use (CU-12-16) and Site Plan Review (SP-21-16) for New Construction of a Church 

and Fellowship Hall (Saint Anne’s Church) in Two Phases 

HEARING BODY Planning Commission  
HEARING DATE Monday, February 20, 2017  
HEARING TIME 5:15 p.m.  
HEARING LOCATION Albany City Hall Council Chambers, 333 Broadalbin Street SW 

EXECUTIVE SUMMARY 

This report reviews and evaluates a Conditional Use, Hillside Development and Site Plan Review application for 
new construction of a 13,529-square-foot, two-story fellowship hall and an 8,615-square-foot church to be 
constructed in two phases.  The proposed church campus is designed to accommodate the growing 300-member 
parish, according to the applicant.  The development will include 66 parking spaces, pedestrian walkways, 
landscaping, a baptismal font, and prayer garden on the site.  To accommodate construction, a Site Plan Review 
for Tree Felling is being reviewed concurrently.  A total of 157 trees with diameters of eight (8) inches or greater 
are slated for removal out of a total of 215 trees on site.  Some of the largest trees on the property will be 
preserved in place through sensitive site plan design including three cedars towards the west side of the property 
with diameters of 84 inches, 80 inches, and 72 inches respectively; and a 48-inch pine located at the northwest 
corner of the property.  About 25 trees, mainly cedar, will be preserved near the site’s southeast corner, and about 
nine (9) existing pine trees will be saved near the northeast corner of the property.  New street trees and 
landscaping are proposed throughout the site and along the Northview Lane frontage.  The property is located at 
1033 Gibson Hill Road NW, and is zoned Residential Single Family, RS-10 (Attachment A).  New religious 
institutions are allowed with a conditional use approval, subject to a Type III procedure.  The property owner and 
applicant is the Very Reverend Stephen Soot, and the project architects are James Bryant, with the James Bryant 
Group, of Kirkland, Washington; and John R. Della Monica Jr., of Della Monica Snyder Architects, of Lodi, 
California.  The project engineer is Karl D. Goertzen, of Salem; and the landscape architect is Andrew J. 
Leisinger, also of Salem.  These applications were deemed complete on January 11, 2017 (Attachment B).  The 
six conditional use review criteria and four tree felling review criteria are addressed in detail in the staff report 
below. 
 
APPLICATION INFORMATION 
 
DATE OF REPORT:  February 10, 2017 

STAFF REPORT PREPARED BY: David Martineau, Planner III 

TYPE OF REQUEST: Conditional Use Review (Type III application) for new construction of a 
13,529 square foot fellowship hall and an 8,615 square foot church in two 
phases, with associated parking and site improvements, together with 
Hillside Development review and a Site Plan Review to remove 157 trees. 

PROPERTY 
OWNER/APPLICANT: 

V. Rev. Stephen Soot, Rector; 6000 NE Elliot Circle; Corvallis, OR 
97330-9254   
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ARCHITECTS: James Bryant, AIA; James Bryant Group; 13925 121st Avenue NE; 
Kirkland, WA 98034; and 

John R. Della Monica, Jr.; Della Monica Snyder Architects; 212 W. Pine 
Street, Ste. 1; Lodi, CA 95240   

ADDRESS: 1033 Gibson Hill Road NW 

MAP/TAX LOT: Benton County Assessor’s Map No. 10S-04W-36AC; Tax Lot 2100 

ZONING: RS-10 (Single Family Residential) District 

TOTAL LAND AREA: 2.71 acres (117,612 square feet) 

EXISTING LAND USE: A 1,965-square foot single family residence with a basement was 
demolished on or before August 30, 2016.  A barn remains within the 
northwest portion of the subject property.  Otherwise, the site is 
undeveloped.   

NEIGHBORHOOD: North Albany 

SURROUNDING ZONING: North: RS-10 (Residential Single-family) 
South: RS-10  
East:    RS-10  
West:   RS-10  

SURROUNDING USES: North: Single-family residences 
South: Single-family residences and home sites 
East:    Tentative land division approval for 30 future home sites 
West:   Single-family residences  

PRIOR HISTORY: There are no prior land use approvals on file for this property. 

 
NOTICE INFORMATION 
 
On January 31, 2017, a Notice of Public Hearing was mailed to property owners within 1,000 feet of the subject 
property in accordance with ADC 1.360.  The site was posted on February 10, 2017, in accordance with Section 
1.410 of the Albany Development Code.  As of February 13, 2017, no comments were received. 
 
APPEAL 
 
Within five days of the Planning Commission’s final decision on these applications, the Community Development 
Director will provide written notice of decision to the applicant and any other parties entitled to notice. 
 
Any person who submitted written comments during a comment period or testified at the public hearing has 
standing to appeal the Type III decision of the Planning Commission to the City Council by filing a Notice of 
Appeal and associated filing fee within 10 days from the date the City mails the Notice of Decision. 
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STAFF ANALYSIS 
Conditional Use  
File CU-12-16 
 
Section 2.250 of the ADC contains the following review criteria, which must be met for this application to be 
approved. Code criteria are written in bold italics and are followed by findings, conclusions and conditions where 
needed to meet the criteria. 

Criterion (1) The proposed use is consistent with the intended character of the base zone and the operating 
characteristics of the neighborhood. 
 
FINDINGS OF FACT 
 
1.1 Proposed use.  A two-phased development schedule is proposed.  The first phase of the development will 

be a 13,529-square foot, two-story fellowship hall, with classrooms, offices, bookstore, kitchen and 
support spaces, together with development of 66 parking spaces and other site amenities.  The second 
phase of development will be construction of an 8,615-square foot church building located to the north of 
the fellowship hall.  The two buildings will be connected by a covered walkway (Attachment D.1).  
Religious institutions are allowed subject to conditional use approval in the Residential Single Family 
(RS-10) district.  A Site Plan Review for the removal of 157 trees out of 215 trees inventoried on-site is 
being considered concurrent with the conditional use review. 

 
1.2 Intended character of the RS-10 zoning district.  The property is zoned RS-10 (Residential Single Family 

District).  ADC 3.020 states that this district is intended primarily for lower density single-family 
development.  The Saint Anne Church is considered a Religious Institution.  ADC 22.250 defines 
religious institutions as meeting areas for religious worship and activities.  A religious institution may be 
consistent with the RS-10 zoning district if all of the review criteria for a conditional use are met.  This 
staff report reviews the applicant’s proposal against the review criteria.  According to the Schedule of 
Permitted Uses in ADC 3.050, in the RS-10 zoning district, Religious Institutions are allowed through 
Type III Conditional Use approval.   

   
1.3 Conditional Uses.  According to ADC 2.230, “Certain uses are conditional uses instead of being allowed 

outright, although they may have beneficial effects and serve important public interests.  They are subject 
to the conditional use regulations because they may have significant adverse effects on the environment, 
overburden public services, change the desired character of an area, or create major nuisances.  A review 
of these proposed uses is necessary due to the potential individual or cumulative impacts they may have 
on the surrounding area or neighborhood.  The conditional use process provides an opportunity to allow 
the use when there are minimal impacts, to allow the use but impose conditions to address identified 
concerns, or to deny the use if the concerns cannot be resolved.” 

 
1.4 Operating Characteristics of the Neighborhood.  Benton County Assessor’s records indicate that a single 

family residence had been on site since 1910.  City building records show that the residence was 
demolished in August of 2016.  The subject property is located in an area that is mostly developed with 
single-family homes.  Except for a vacant 9.62-acre parcel of land located east of North Albany Road 
(proposed 30-lot Laurel Heights subdivision – see file SD-04-14), the property abuts single-family 
residential development to the west, and is located across the street from single-family residential 
development to the north and residential buildable lots to the south (Sierra Vista subdivision – see file 
SD-02-06). 

 
While there are variables associated with individual homes, the typical single-family household is 
“active” between 6:00 a.m. and 11:00 p.m.  Households are composed of one or more residents of various 
ages, with or without pets, and with one to three vehicles.  Vehicle trips generally are related to work, 
school, recreation and shopping activities.  Residential properties also have private outdoor spaces on the 
sides, front, and rear portions of the property that are used for recreation, landscaping, storage buildings, 
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and parking.  The immediate neighborhood and the subject properties are served by Gibson Hill Road (a 
minor arterial street); North Albany Road (a major collector north of Gibson Hill Road, a minor arterial 
south of Gibson Hill Road); and Northview Lane (a local road).  The applicant notes that “places of 
worship have been considered a traditional use within residential districts throughout our country, 
providing both personal and family counseling as well as becoming a source of community support and 
outreach through charitable efforts,” (Attachment F.1).  

 
1.5 Operating Characteristics of the Proposed Religious Institutional Development.  Phase I of the 

development consists of a two-story, 13,529-square-foot fellowship hall.  Phase II will consist of a one-
story, 8,615-square-foot church.  The two buildings will be connected by a covered walkway.  Floor plans 
submitted with the application indicate that the lower floor of the fellowship hall will have four 
classrooms, a nursery, storage and mechanical rooms and restrooms.  The upper floor will feature a 
fellowship hall, bookstore, kitchen, offices, and additional restrooms.  Access between the floors will be 
by elevator and interior and exterior staircases.  There will also be pedestrian access to both the upper 
floor and lower floor of the fellowship hall and the church via sidewalks and outdoor patio area 
(Attachments D.7 – D.9).   

 
 According to the applicant, the parish has about 300 members.  No timing conflicts are expected to occur 

since the fellowship hall will not be utilized when there are regularly scheduled church services taking 
place.  Services are held Saturdays from 5:30 to 7:30 p.m., and Sundays from 9:00 a.m. to 12:00 p.m.  
Once a year, the church holds an Easter Sunday vigil service that takes place from midnight until 4:00 
a.m.  Church activities are primarily held indoors.  One or two church staff people will typically work 
Mondays through Thursdays from 9:00 a.m. to 4:00 p.m.  A preschool is envisioned that will employ 
about 12 people and will operate Monday through Friday from 8:30 a.m. to 5:30 p.m.  The bookstore 
located in the fellowship hall will be open by appointment and not on a daily basis. 

 
1.6 Public Notification and Participation.  A neighborhood meeting was required for this application. 

Churches are institutional, not commercial or industrial uses, so the requirement to have a neighborhood 
meeting is at the discretion of the Community Development Director.  The applicant held a neighborhood 
meeting at North Albany Middle School, at 1205 NW Albany Road, on Thursday, August 4, 2016, at 
6:00 p.m.  According to the meeting sign-in sheets, eight members of the public were in attendance in 
addition to several church officials, the applicant’s representatives, and a City of Albany planner 
(Attachments C.1 – C.3). 

 
 Architect John Della Monica provided an overview of the project, referring to a posterboard that 

displayed the proposed site plan.  He described the difference in hillside grade across the property and 
showed where the fellowship hall and church would be situated.  The fellowship building, parking lot, 
and other site improvements will be Phase 1 and the church will be Phase 2.  The parking area would be 
developed on the west side of the property, and street improvements would be made along Northview 
Lane.  Architect Tom Snyder described the structures in greater detail including building materials, colors 
and style.  Landscape Architect Andrew Leisinger explained that a substantial number of trees would be 
cleared from the site but that efforts would be made to retain existing trees where they could, and the site 
would be fully landscaped and irrigated as the site develops.  Engineer Karl Goertzen described how 
storm drainage would be handled. 

 
 Concerns and questions that were presented at the meeting included potential impacts on area water 

pressure, project timing, stormwater management, traffic impacts, access to the site, and the height of the 
church dome.  The city planner referred the water pressure question to the City’s Engineering 
Department.  Mr. Della Monica said that the majority of traffic would be on the weekend with the 
exception of trips associated with child care on site during the week.  Mr. Goertzen explained that storm 
water quality would be managed on site through rain gardens that will filter the water before it enters the 
City’s storm sewer system.  Full access to the site would be off Northview Drive, with right-turn-in and 
right-turn-out only to Gibson Hill Road.  The height of the dome will be 60 feet, as confirmed by 
architectural drawings (see Attachments C.4 – C.5 for a summary of the neighborhood meeting). 
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CONCLUSIONS 
 
1.1 The proposed use is consistent with the intended character of the base zone and the operating 

characteristics of the neighborhood. 
 
1.2 The conditional use process provides an opportunity to review projects for potential impacts and impose 

conditions to address any identified concerns. 
 
1.3 The proposed use is consistent with the intended character of the base zone and the operating 

characteristics of the neighborhood. 
 
1.4 This criterion is satisfied without conditions. 
 
Criterion (2) The proposed use will be compatible with existing or anticipated uses in terms of size, building 
scale and style, intensity, setbacks, and landscaping or the proposal calls for mitigation of differences in 
appearance or scale through such means as setbacks, screening, landscaping or other design features. 
 
FINDINGS OF FACT 
 
2.1 Definition of Compatible.  “Compatible” does not mean “the same.”  Merriam Webster’s Collegiate 

Dictionary, Eleventh Edition, defines “compatible” as “(1) capable of existing together in harmony.” 
 
2.2 Existing and Anticipated Uses.  The site had a single family residence with a basement and a barn located 

on the western half of the property.  The residence was removed in August 2016, but the barn remains.  
The site is about 70 percent wooded, and is bordered by single family residential development to the west.  
To the north, across Northview Lane, are several single family residences; across North Albany Road to 
the east is a vacant 9.58-acre piece of property currently being developed for 30 single family residential 
lots together with streets and utilities (Laurel Highlands Subdivision, file SD-04-14).  There is also a 
property with a single family residence and accessory buildings on a 0.40-acre lot southeast of the church 
site, across North Albany Road.  South of the subject property, across Gibson Hill Road, are seven 
residential lots created through the Sierra Vista Subdivision (file SD-02-06).  One lot has a residence, and 
a second lot is currently being developed at the time of this review.  Aside from the proposed church site, 
the area is characterized by one-story, single family uses at a density of about one to four units per acre.  
Most of these dwellings were built in the 1950s and 1960s, according to assessor’s records.  Staff is not 
aware of any other anticipated uses on abutting properties. 

 
2.3  Building Size, Scale, and Style.  There will be two buildings on site connected by a covered walkway.  

The first building is new construction of a 13,529-square-foot fellowship hall, while the second building 
will be the 8,615-square-foot church.  ADC Section 3.190, Table 1, shows that the maximum building 
height allowed in the RS-10 zoning district is 30 feet.  According to ADC 3.340(1), roof structures and 
architectural features may be erected above the height limits prescribed provided that no roof structure, 
feature, or any other device above the prescribed limit shall be allowed or used for the purpose of 
providing additional floor space.  ADC 3.340(2) states that height restrictions for religious institutions 
may be waived as part of the conditional use proceedings provided that a request for such has been noted 
in the public hearing notice.  Elevation drawings submitted with the application show that the fellowship 
building will be about 39 feet from adjacent grade to the highest point which is the peak of the roof.  The 
church will be about 35’-6” to the ridge height, with an overall height of 60 feet from adjacent grade to 
the top of the dome.  A gold colored, powder-coated tube steel cross measuring eight feet tall will be 
mounted on top of the dome (see Attachments D.2 – D.4).   

 
 The site has a unique 32-foot grade differential that rises from the low point to the southeast to the high 

point to the northwest.  This grade difference presented the opportunity to design the buildings in a way 
that takes advantage of the grade with relatively minimal cut and fill, giving the development a “stepped” 
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appearance.  The applicant states that the church and fellowship hall are scaled in floor area, height, the 
use of color, and exterior building materials designed to take advantage of its hillside setting. 

 
2.4 Intensity and Lot Coverage of the Proposed Development. The subject property is 117,612 square feet 

(2.71 acres) in size.  It is located in the Residential Single Family (RS-10) district, where maximum 
building height is 30 feet and maximum lot coverage is 50%. This includes buildings, structures, 
pavement, and other areas not vegetated or in a naturally permeable state. The footprint of the church 
building together with the proposed fellowship hall will be 15,437 square feet; the paved parking lot, 
driveways, and access areas following expansion will total approximately 29,125 square feet, and other 
hardscape areas on site (walkways, patio, plaza) is 12,647 square feet. Total amount of impervious 
surface, therefore, is 57,209 square feet, which represents 48.5 percent lot coverage (Attachment D.1).   

 
2.5 Architectural Style of the Proposed Development.  Project Architect Tom Snyder described the 

architectural style of the buildings at the August 4, 2016 neighborhood meeting, as summarized here (see 
Attachment C.4).  Being an Orthodox Christian church, it affects the direction where the building is sited.  
The style of the building is Craftsman style with wooden structures, deep overhangs and heavy timber.  
There will be three domes covered in copper tile, which will darken from bright copper to darker shades 
of copper and may develop a green cast over the years.  The metal roof is a patina gray-green, and the 
siding will be hardi-board, which is a cement board painted white that will resemble wood lap siding.  
The base of the building and its columns will feature precision-cut manufactured stone that will look like 
real stone. 

 
2.6 Building and Parking Lot Setbacks.  ADC 3.190, Table 1, shows that the front yard setback in the RS-10 

district is fifteen feet, with minimum interior setbacks for single family residential development ranging 
from five feet to eight feet; however, ADC 3.330 states that any new construction of an educational or 
religious institution shall be set back at least 25 feet from any property line adjoining or directly across 
public right-of-way from any residential district.  The property has frontage on Northview Lane NW, 
North Albany Road and Gibson Hill Road NW, and is surrounded on all four sides with RS-10 zoning.  
The following table provides the required versus actual setbacks for the existing church building. 

 
Table 1: Setbacks 

DIRECTION ZONING DISTRICT CHURCH SETBACK 
REQUIRED 

CHURCH SETBACK PROPOSED 

North RS-10 25’ 25’ 
East RS-10 25’ 25’ 
South RS-10 25’ 66’ 
West RS-10 25’ 240’ (bldg); 35’ (parking) 
. 

  
2.7 Vehicle Parking – Required Number. Table 9-1 of ADC Section 9.020 lists minimum parking space 

requirements for various commercial, institutional, and industrial uses.  The subject property has a variety 
of uses that occur at different times of the day and different days of the week.  The highest demand for 
parking out of all the activities conducted on site is the church use.  The church has 300 members.  
Services are held Saturdays from 5:30 to 7:30 p.m., and Sundays from 9:00 a.m. to 12:00 p.m.  Once a 
year, the church holds an Easter Sunday vigil service that takes place from midnight until 4:00 a.m.  
According to the Code, parking for churches is calculated at the rate of one space per six seats or twelve 
feet of bench length.  Based on 300 parish members, 50 spaces are required.  The proposed parking lot 
will provide 66 spaces (Attachment D.1).  Other uses proposed on-site include two weekday office staff 
and a pre-school with up to 12 employees.  Parking for these weekday activities can be accommodated in 
the 66-space lot. 
 

2.8 Parking Lot Design and Construction.  Parking lots must be paved, landscaped, and provided with 
approved drainage. ADC 9.120(3) states that all areas of a parking lot shall have a durable, dust-free 
surface of asphalt, cement concrete, or other materials approved by the Director of Public Works.  
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ADC 9.120(8) states that lots containing more than two parking spaces must have all the required spaces 
permanently and clearly striped.  Stripes must be at least four inches wide.  The applicant’s site plan 
shows a parking lot consisting of 40 standard stalls measuring 8’-6” x 18’-6”, 22 compact stalls 
measuring 8’-0” x 18’-0”, and four stalls designed to be ADA-compliant.  According to the plan, the aisle 
width between both rows of parking will be 26 feet (see Attachment D.1). 

 
2.9  Parking Lot Landscaping.  ADC 9.150 requires the following: 
 

(1) Planter Bays.   Parking areas shall be divided into bays of not more than 12 parking spaces.  
Between or at the end of each parking bay there shall be curbed planters at least five (5) feet wide.  
Each planter shall contain one tree at least ten (10) feet high and decorative groundcover containing 
at least two shrubs for every 100 square feet of landscape area. 

(2) Entryway Landscaping.  Entryways into parking lots shall be bordered by a minimum five-foot wide 
landscape planter strip meeting the same landscaping provisions as for planter bays, except that no 
sight-obscuring trees or shrubs are permitted. 

(3) Parking Space Buffers. Parking areas shall be separated from the exterior wall of a structure by 
pedestrian entranceways or loading areas or by a five-foot strip of landscaping materials. 
 

 Landscape plans submitted with the application show parking lot planter bays at intervals no greater than 
every 12 spaces.  All planter bays will be landscaped with trees and other plantings.  The parking lot 
entrances are bordered by wide planter strips and will have compliant plantings and ground cover.  
However, the plans do not specify the types of trees being planted nor what the ground cover consists of.  
A condition of approval (Condition 2.4) will require submittal of a revised landscape plan for review and 
approval by the Planning Division prior to issuance of a building permit.  Conditions of approval will 
require the installation of all landscaping and irrigation, if applicable, prior to occupancy. 

 
2.10 Bicycle Parking.  According to ADC 9.120(13), commercial or office developments are to provide at least 

two bicycle parking spaces, plus one space that meets the City’s standards for every ten required vehicle 
parking spaces.  At least half of the required bicycle parking spaces must be covered.  The church requires 
50 spaces; therefore, five bicycle spaces are required, three of which must be covered, for the religious 
institutional use on site.  The applicant proposes eight bicycle spaces, all covered.  The covered spaces 
must be protected from precipitation by a roof overhang or a separate roof at least seven feet tall.  Bicycle 
parking shall meet the minimum standards listed in ADC 9.120(e) through (h), which will be made a 
condition of approval.  Compliance with Code requirements will be verified during site inspection prior to 
occupancy. 

 
2.11 Lighting.  ADC Section 9.120(14) requires that any lights provided to illuminate any public or private 

parking area must be arranged to reflect the light away from any abutting or adjacent residential district.  
On-site lighting will consist of parking lot lights with full shield design, aimed downward to illuminate 
the parking spaces and driveways.  Bollard-style path lighting will be used along pedestrian paths 
throughout the site, and niche lighting will be provided around outdoor stairs (see Attachment E.4).  The 
buildings themselves will have craftsman-style exterior light fixtures (Attachments E.5 and E.6).  They 
will not be wall-mounted.  These are designed to be placed in under all covered walkways or balconies.  
All structure mounted, exterior lighting will be shielded by the roof lines and broadcast their light source 
down onto walk surfaces or up into the roof structure.  Based on the plan, staff finds that the proposed 
exterior lighting will not result in glare upon the public right-of-way or beyond the facility’s property line. 

 
2.12 Outside Storage.  ADC 4.300 requires that any refuse container or disposal area that would otherwise be 

visible from a public street, customer, or resident parking area, any public facility, or any residential area 
must be screened from view by placement of a sight-obscuring fence, wall, or hedge at least six feet tall.  
All refuse materials must be contained within the screened area.  According to the applicant’s site plan, a 
trash enclosure will be located on the northwest side of the property within a concrete block enclosure at 
least six (6) feet high, with stone veneer that will match the church.   It is not clear from the submittal if 
the entry gate will be sight obscuring.  A condition of approval (Condition 2.3) will require verification of 
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a Code-compliant method of screening around the entry gate of the refuse disposal area during site 
inspection prior to occupancy. 

 
2.13 Landscaping.  According to ADC 9.140(1), all front setbacks (exclusive of accessways and other 

permitted intrusions) are required to be landscaped before an occupancy permit will be issued or final 
building permit approved.  In all residential districts except Rural Residential (RR), the minimum 
landscaping acceptable for every 50 lineal feet of street frontage (or portion thereof, deducting the width 
of the driveway) is: 

 
 a) One tree at least six feet tall. 
          b) Four one-gallon shrubs or accent plants. 
 c) The remaining area treated with attractive ground cover (e.g., lawn, bark, rock, ivy, and 

evergreen shrubs.) 
 
The property is located in the RS-10 zoning district.  ADC 3.190, Table 1, shows that the minimum front 
yard setback in the RS-10 zone is 15 feet.  All frontage areas require a 15-foot landscaped yard.  The 
church has frontage along Northview Lane, North Albany Road, and Gibson Hill Road.  The church 
property has 396 lineal feet of frontage along Northview Lane.  Permitted accessways and intrusions 
along the Northview Lane frontage include a 26-foot wide access driveway and a five-foot pedestrian 
path leading from the church area to the future sidewalk along Northview.  Therefore, a total of 365 lineal 
feet, or 5,475 square feet of area requires landscaping.  Specific amounts of landscaping are seven trees at 
least six feet tall, 29 one-gallon shrubs or accent plants, and attractive ground cover as described in 
ADC 9.140(1)(c).   
 
The property has 312 lineal feet of frontage along North Albany Road.  The only permitted accessway 
proposed in the plans is a six-foot sidewalk connecting on-site pedestrian paths to the public sidewalk 
along the street.  A total of 306 lineal feet, or 4,590 square feet of frontage must be landscaped.  Specific 
amounts of landscaping are six trees at least six feet tall, 24 one-gallon shrubs or accent plants, and 
attractive ground cover. 
 
The property has 354 feet of lineal frontage along Gibson Hill Road.  Permitted accessways include a 26-
foot wide driveway and a six-foot wide sidewalk.  Deducting these two intrusions, 322 lineal feet of 
frontage must be landscaped.  A total of six trees at least six feet tall are required, together with 26 one-
gallon shrubs or accent plants, and attractive ground cover.  The Conceptual Landscape Plan shows that 
the minimum number of trees planted along all three frontages meets or exceeds the front yard landscape 
requirements; however, the type of tree and the heights of the trees are not shown.  There are also no 
accent plants shown on the plan (Attachment E.3).  A condition of approval will require submittal of a 
revised landscaping plan for review and approval by the Planning Division prior to issuance of a building 
permit.  The revised plan shall show tree species and height and species that are proposed for accent 
plants or shrubs.  An irrigation plan shall also be provided unless the applicant produces evidence from a 
landscape professional or a nurseryman that the proposed plants do not require irrigation.  All required 
front yard landscaping shall be installed and inspected prior to issuance of an occupancy permit 
(Condition 2.5).  

 
2.14 Buffering and Screening.  ADC Section 9.210 requires buffering and screening in order to reduce the 

impacts on adjacent uses which are of a different type, buffering and screening is required in accordance 
with a matrix contained within the section.  Parking lots containing at least five spaces require ten feet of 
buffering and screening from abutting single-family uses.  Therefore, buffering and screening is required 
along the property’s western boundary between the parking lot and the single family residential properties 
to the west.  Site plans show a wooden fence six (6) feet high is proposed along the property line 
(Attachment D.1).  The applicant confirmed in correspondence dated January 26, 2017 that the fence 
would be solid (Attachment G.1).  This satisfies the screening requirement.  According to ADC 9.240, 
buffering shall consist of: 
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 1) At least one row of trees.  These trees will be not less than ten (10) feet high at time of planting 
for deciduous trees and spaced not more than 30 feet apart and five (5) feet high at the time of 
planting for evergreen trees and spaced not more than 15 feet apart. 

 
 2) At least five five-gallon shrubs or ten one-gallon shrubs for each 1,000 square feet of required 

buffer area. 
 

 3) The remaining area treated with attractive ground cover (e.g., lawn, bark, rock, ivy, 
evergreen shrubs). 

 
 The Conceptual Landscape Plan shows a combination of 17 existing trees, mostly evergreen, being 

retained together with four more trees that will be added, for a total of 21 trees (Attachment E.3).  It is not 
clear from the landscape plan what types of trees are proposed to be planted.  Some of the existing trees in 
this area are quite large.  Three cedars measuring 72 inches, 80 inches, and 84 inches in diameter 
respectively will be retained near the western boundary, and a pine tree measuring 48 inches in diameter 
will be retained at the site’s northwest corner.  This landscaped area is projected to be 13,169 square feet 
according to the Site Tree Identification Plan (Attachment I.1), greatly exceeding the 3,140 square feet of 
buffer area required by Code.  Buffering, but not screening, is required along the site’s three frontages 
(northern, eastern and southern), in accordance with ADC 9.210.  A summary of buffering and screening 
requirements appears in Table 2, below.  The Conceptual Landscape Plan does not contain enough 
information to determine compliance with landscape, buffering and screening standards.  A revised 
landscape plan will be required that shows tree species, heights, the type and quantity of shrubs and the 
type of groundcover that will be provided (Condition 2.4). 

 
Table 2: Buffering & Screening Matrix 

Side Buffering & Screening 
Area 

Buffering and/or Screening 
Required 

Buffering and/or Screening Provided 

West – RS-10 
zone; 
containing three 
single family 
properties 

10-foot buffer 
landscaping and 
screening of parking 
lot a distance of 314 
feet (3,140 sq. ft. 
area.) 

10 deciduous 10’ high or 21 
evergreen trees 5’ high; 16 five 
gallon or 31 one gallon shrubs; 
“attractive” ground cover; and 
evergreen hedge 4’ high in 2 
years or 5’ fence/wall or 6’ earth 
berm 

21 mixed deciduous & evergreen trees 
with height and species unknown; 
undetermined amount of shrubs and 
ground cover; 6’ wooden fence. 
 
MAY MEET 

North –RS-10 
zone; Northview 
Lane; single 
family 
residences 

10-foot buffer 
landscaping of 
building and parking 
lot a distance of 396 
feet (3,960 sq. ft. 
area.) 

13 deciduous 10’ high or 26 
evergreen trees 5’ high; 20 five 
gallon or 40 one gallon shrubs; 
“attractive” ground cover 

14 mixed deciduous & evergreen trees 
with height and species unknown; 
undetermined amount of shrubs and 
ground cover.  
 
MAY MEET 
 

East – RS-10 
zone; North 
Albany Road; 
single family 
residence; lots 

10-foot buffer 
landscaping of 
buildings a distance 
of 306 feet (3,060 sq. 
ft. area.) 

10 deciduous 10’ high or 20 
evergreen trees 5’ high; 15 five 
gallon or 31 one gallon shrubs; 
“attractive” ground cover 

5 mixed deciduous & evergreen trees 
with height and species unknown; 
undetermined amount of shrubs and 
ground cover.  
 
DOES NOT MEET 
 

South– RS-10 
zone; Gibson 
Hill Road; 
single family 
residential lots 

10-foot buffer 
landscaping of 
building and parking 
lot a distance of 354 
feet (3,540 sq. ft. 
area.) 

12 deciduous 10’ high or 24 
evergreen trees 5’ high; 18 five 
gallon or 35 one gallon shrubs; 
“attractive” ground cover 

6 mixed deciduous & evergreen trees 
with height and species unknown; 
portions of a cedar grove that will not 
be removed; undetermined amount of 
shrubs and ground cover.  
 
DOES NOT MEET 
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2.15 Landscaping and Vision Clearance Areas.  No trees, shrubs, fences, or signs may be located within any 
vision clearance area, which prohibits structures, or planting that would impede visibility between the 
heights of two feet and eight feet.  A clear vision area consists of a triangular area, two sides of which are 
lot lines or a driveway, and the third side of which is a line across the corner of the lot joining the non-
intersecting ends of the two sides.  For this use, the measurement along the drive edge and residential 
district driveways shall be 15 feet, in accordance with ADC 12.180(2).  Site plans and landscape plans 
submitted with the application do not explicitly show adherence to these standards (Attachments D.1 and 
E.3).  A detail drawing shall be submitted with the revised landscape plan that shows adherence to vision 
clearance areas at both entrances to the site.  This will be made a condition of approval (Condition 2.4).   

 
2.16 Irrigation.  ADC 9.160 requires that all required landscape areas be provided with a piped underground 

irrigation system, unless a licensed landscape architect or certified nurseryman submits written 
verification that the proposed plant materials do not require irrigation.  Irrigation systems installed in the 
public right-of-way require an encroachment permit.  According to the Conceptual Landscape Plan, the 
applicant intends to have all landscaped areas irrigated, but no irrigation plans were submitted.  A final 
landscape and irrigation plan must be submitted for review and approval by the Planning Division prior to 
issuance of a building permit for the first phase of development.  Said landscaping and irrigation (if 
applicable) shall be installed and approved prior to issuance of an occupancy permit.   

 
2.17 ADC 9.200 requires that all required landscaped areas must be maintained in an attractive manner free of 

weeds and noxious vegetation.  The minimum amount of required living landscape materials shall be 
maintained.   

 
2.18 Signs – Residential Conditional Use.  The Development Code states in Section 13.620 that when an 

institutional conditional use is allowed in a residential zone, the size and placement (of signage) may be 
further restricted as part of the Conditional Use review but shall not exceed 32 square feet per face. 
Maximum sign height shall not exceed 12 feet. Signs are permitted under separate permit.  The 
applicant’s narrative does not specifically address signage for the proposal; however, site plans show a 
monument sign on the southeast corner of the property, generally facing the roundabout, and a second 
monument sign on the northeast corner of the property facing the intersection of Northview Lane and 
North Albany Road (Attachment D.1).  No dimensions are provided for either sign and it is unclear if the 
signs will be lighted.  Conditions of approval will limit signage to two monument (freestanding) signs in 
the locations shown on the site plan, and one wall sign.  No sign may exceed 32 square feet in area per 
face.  If illuminated, only indirect lighting will be used.  If a changing electronic message sign is 
proposed, it must meet the standards listed in ADC 13.620.  No other sign will be permitted for this use 
without a modified conditional use approval.  Sign permits are required for all signs.  Planning Division 
staff will review applications for sign permits when they are submitted to the Building Division. 

 
CONCLUSIONS 
 
2.1 The combined uses on the property need a minimum of 50 parking spaces and five bicycle parking spaces. 
 
2.2 Any adverse impacts associated with the use of the property can be mitigated through such means as 

increased setbacks, buffering and screening and landscaping.  Required landscaping and irrigation (if 
landscape materials are not drought-tolerant) will be installed prior to issuance of an occupancy permit. 

 
2.3 Based on the observations above, the proposed development will be compatible with existing or 

anticipated uses in terms of size, building style, intensity, setbacks, and landscaping when the following 
conditions are met: 
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CONDITIONS 
 
2.1 Prior to issuance of a certificate of occupancy, a minimum of 50 vehicle parking spaces shall be provided, 

including ADA compliant spaces.  
 
2.2 A total of five bicycle parking spaces are required, three of which must be covered.  A revised detailed 

drawing showing the location of the bicycle parking spaces, with at least half being covered, all meeting 
required clearance standards, shall be submitted to the Planning Division for review and approval prior to 
issuance of a building permit for the first phase.  All required bicycle parking and coverings must be 
installed prior to occupancy. 

 
2.3 In accordance with ADC 3.390, the refuse disposal area must be screened from view by placement of a 

sight-obscuring fence, wall, or hedge at least six feet in height.  The applicant shall provide the method of 
screening that will be used at the entry gate to the refuse disposal area on a detailed drawing or on a 
revised site plan prior to building permit issuance and installed prior to occupancy of the first phase.  

 
2.4 Prior to issuance of a building permit, a revised landscape plan showing compliance with front setback, 

parking lot, entryway, buffer and screening, and vision clearance areas will be required for review and 
approval by the Planning Division.  Required front yard landscaping can count towards meeting the buffer 
requirement on the site’s northern, eastern and southern frontages if such landscaping also satisfies 
applicable buffering standards. 

 
 2.5 The applicant shall install landscaping, buffering, and screening in the locations in the amounts shown on 

the revised landscape plan, as approved by the Albany Planning Division.  Any changes to approved plans 
must be reviewed and approved by the Albany Planning Division and be in compliance with ADC 
landscaping standards.  The required landscaping  in each phase shall be installed prior to issuance of a 
final occupancy permit for buildings in that phase unless a completion guarantee is provided in 
accordance with ADC 9.190, which would allow required landscaping to be installed within six months of 
the date the final occupancy is issued for each phase of development. 

 
2.6 The applicant shall submit a landscape irrigation plan to the Planning Division for review and approval 

prior to installing landscaping, unless a licensed landscape architect or certified nurseryman submits 
written verification that the proposed plant materials do not require irrigation.  All required irrigation shall 
be installed prior to issuance of a final occupancy permit for buildings in that phase unless a completion 
guarantee is provided in accordance with ADC 9.190, which would allow required landscaping and 
irrigation to be installed within six months of the date of the final occupancy is issued for each phase of 
development.   

 
2.7 Signage is limited to two monument-style (freestanding) signs either in the locations shown on the site 

plan (at the corner of Gibson Hill and North Albany Road, and at the corner of Northview Lane and North 
Albany Road), or one at each driveway entrance.  One wall sign will be permitted.  No sign may exceed 
32 square feet in area per face.  If illuminated, only indirect lighting will be used.  If a changing electronic 
message sign is proposed, it must meet the standards listed in ADC 13.620.  No other sign will be 
permitted for this use without a modified conditional use approval.  The applicant is responsible for 
obtaining all required sign permits. 
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Criterion (3) The transportation system is capable of supporting the proposed use in addition to the existing 
uses in the area. Evaluation factors include street capacity and level of service, on-street parking impacts, 
access requirements, neighborhood impacts and pedestrian safety. 
 
FINDINGS OF FACT 
 
3.1 The proposed development will construct a 13,529 square foot fellowship hall and an 8,615 square foot 

church.  The site is located at 1033 Gibson Hill Road and has frontage on North Albany Road, 
Northview Lane, and Gibson Hill Road. 

 
3.2 Access to the development will be provided by driveway connections to Gibson Hill Road and 

Northview Lane.   The driveway to Northview Lane will be a full access driveway allowing for left and 
right turn movements.   

 
3.3 The new driveway to Gibson Hill Road is located within 300 feet of the roundabout at the North 

Albany/Gibson Hill Road intersection, and is on a portion of Gibson Hill Road having a slope of about 
eight percent.  Because of the driveway’s proximity to the roundabout and associated striping, allowable 
movements to and from the driveway are limited to right-in and right-out movements.  Left turn 
movements to and from the driveway could result in safety issues due to the slope of the roadway and 
the lack of spacing between the driveway and the roundabout.   While the existing striping on the road 
would not allow for left turn movements, based on the applicant’s site plan no physical barrier would 
exist to prevent them.    

 
3.4 An existing driveway to Gibson Hill Road located roughly mid-site will be removed and replaced with 

standard curb, gutter, and sidewalk. 
 

3.5 North Albany Road is classified as a minor arterial road and is constructed to city standards.  
Improvements include: curb, gutter, and sidewalk; a vehicle travel lane in each direction; and on-street 
bike lanes.  The road was improved with an Assessment District in which this site participated. 

 
3.6 Gibson Hill Road is classified as a minor arterial road and is constructed to city standards.  

Improvements include: curb, gutter, and sidewalk; a vehicle travel lane in each direction; and on-street 
bike lanes.  The road was improved by the City without the participation of this site.  

 
3.7 Northview Lane is classified as local road and is not constructed to city standards.  The existing right-of-

way width is 50 feet.  Pavement width is 14 to 16 feet, providing for a travel lane in each direction.  The 
city standard design for a local street requires a right-of-way width of 54 feet, and a curb-to-curb width 
of 30 feet. 

 
3.8 The application did not include trip generation information.  Staff has estimated project trip information 

using ITE trip generation rates for a church use.  When completed, the development is projected to 
generate 202 weekday vehicle trips, of which 13 are expected to occur during the peak PM traffic hour. 

 
3.9 ADC 12.060 requires that all streets within and adjacent to new development be improved to city 

standards.  This development has frontage on three streets.  The frontage on two of those streets, North 
Albany Road and Gibson Hill Road, are improved to city standards; the frontage on Northview Lane is 
not yet improved to city standards. 

 
3.10 The applicant has proposed construction of a partial width street along the development’s frontage on 

Northview Lane.  The improvement proposal includes: construction of curb, gutter, and sidewalk along 
the south side of the street, installation of new pavement between the existing street and the new curb 
and gutter, and a 1½” pavement overlay of the existing street to provide an overall pavement width of 
24 feet.  The applicant also proposes dedication of two feet of right of way to allow for the installation of 
the new public sidewalk in compliance with city design and location standards.  
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3.11 No data was provided concerning the section of the existing pavement (asphalt and rock thickness) in 

Northview Lane.  Lacking that date, it is not possible to tell if the 1½” overlay proposed by the applicant 
would result in an overall pavement section that meets city design standards.  In addition to possible 
structural issues, simply overlaying the existing pavement in place could result in pavement cross slope 
or drainage issues that won’t become apparent until an engineered construction design is prepared for the 
improvement. 

 
3.12 The design and location of proposed site driveways comply with the standards contained in ADC 12.100. 
 
3.13 Albany’s Transportation System Plan does not identify any capacity issues occurring along the frontage 

of the site.   
   
CONCLUSIONS 
 
3.1 The site’s street frontages on North Albany road and Gibson Hill Road are constructed to city standards.   
 
3.2 The site’s street frontage on Northview Lane lacks curb, gutter, and sidewalk and is not currently 

constructed to city standards.   The applicant proposes to construct curb, gutter, and sidewalk along the 
south side of the street, install new pavement between the existing street and the new curb and gutter, and 
place a 1½” pavement overlay of the existing street to provide an overall pavement width of 24 feet.  No 
data was provided concerning the structural section of the existing pavement, and as a result it is not 
possible to verify whether or not the addition of an overlay will result in the resulting pavement meeting 
city design standards. 
 

3.3 The applicant has proposed dedication of two feet of right-of-way along the site’s frontage on Northview 
Lane to allow for installation of public sidewalk to city standards. 
 

3.4 The development will add 202 week day vehicle trips to the street system.  Of those, about 13 are 
expected to occur during the peak PM traffic hour.   
 

3.5 The development will construct new driveway connections to Northview Lane and Gibson Hill Road.  
The driveway to Northview will allow for all movements, and the driveway to Gibson Hill Road will be 
limited to right-in and right-out movements.  
 

3.6 Left turn movements to and from the site’s new driveway to Gibson Hill Road driveway could result in 
safety issues due to the slope of the roadway and the lack of spacing between the driveway and the 
roundabout.  Based on the applicant’s site plan, no physical barrier would exist to prevent those 
movements.  Installation of a “porkchop” at the driveway would serve to reinforce the restriction on left 
turns at the driveway and help to avoid creation of safety issues.   
 

3.7 An existing site driveway to Gibson Hill Road will not be used and is proposed to be replaced by the 
applicant with city standard curb, gutter, and sidewalk. 
 

3.8 The design and location of proposed site driveways comply with the standards contained in ADC 12.100. 
 

3.9 Albany’s Transportation System Plan does not identify any capacity issues occurring along the frontage 
of the site. 
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CONDITIONS 
 
3.1 Prior to issuance of a building permit, the applicant shall dedicate two feet of right of way along the 

development’s frontage on Northview Lane. 
 
3.2 Prior to issuance of a building permit, the applicant shall construct, or financially assure the construction 

of, street improvements along the site’s frontage on Northview Lane.  The improvements shall consist of: 
  

o Curb, gutter, and sidewalk to city standards along the south side of the street.  The curb shall be 
located 15 feet south of the centerline of the current right of way for an ultimate curb to curb 
width of 30 feet. 

 
o Construction to city standards of 24 feet of new pavement as measured from the new face of curb.  

The City Engineer may choose to allow an overlay of existing pavement if the applicant can 
demonstrate that the resulting pavement section will meet city design standards. 

 
o Construction of a pavement taper at the west end of the site between the new curb and gutter and 

the existing south edge of pavement. 
 
3.3 The applicant shall remove the site’s existing driveway approach to Gibson Hill Road and replace it with 

city standard curb, gutter, and sidewalk. 
 
3.4 The applicant shall construct a new driveway to Northview Lane.  The size and location of the driveway 

shall be as shown on the approved site plan. 
 
3.5 The applicant shall construct a new driveway to Gibson Hill Road at the west end of the site.  The design 

of the driveway shall be of a “porkchop” style in order to limit movements to right turns in and out, and 
shall be approved by the City Engineer. 

 
3.6 The applicant shall install and maintain a “Right Turn Only” sign behind the sidewalk at the site’s 

driveway to Gibson Hill Road.   
 
Criterion (4) Public services for water, sanitary and storm sewer, water management and for fire and police 
protection are capable of servicing the proposed use. 
 
FINDINGS OF FACT 
 
Sanitary Sewer   
 
4.1  City utility maps show 8-inch public sanitary sewer mains in Gibson Hill Road, North Albany Road, and 

Northview Lane. 
 
4.2  The former residence on the property was connected to the public sanitary sewer system through a lateral 

along Gibson Hill Road. 
 
4.3  AMC 10.01.010 (1) states that the objective of the Albany Municipal Code requirements pertaining to 

public sanitary sewers is to facilitate the orderly development and extension of the wastewater collection 
and treatment system, and to allow the use of fees and charges to recover the costs of construction, 
operation, maintenance, and administration of the wastewater collection and treatment system. 

 
4.4  ADC 12.470 requires all new development to extend and/or connect to the public sanitary sewer system if 

the property is within 300 feet of a public sewer line.   
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Water 
 
4.5  City utility maps show a six-inch public water main in Northview Lane, an eight-inch main in North 

Albany Road, and a 20-inch main in Gibson Hill Road. 
 
4.6  The former residence on the property was connected to the public water system through a service along 

Northview Lane. 
 
4.7  ADC 12.410 requires all new development to extend and/or connect to the public water system if the 

property is within 150 feet of an adequate public main. 
 
Storm Drainage 
 
4.8  City utility maps show a 15-inch public storm drainage main in Gibson Hill Road.   
Public catch basin inlets exist near the southwest, southeast, and northeast corners of the subject property. 
 
4.9  ADC 12.530 states that a development will be approved only where adequate provisions for storm and 

flood water run-off have been made, as determined by the City Engineer.  Roof drains shall be discharged 
to a collection system approved by the City Engineer and/or the Building Official.   

 
4.10  The applicant is required to provide on-site storm water quality facilities as specified in Article 12 of the 

Albany Municipal Code, and the City’s Engineering Standards. 
 
4.11  The applicant has submitted a storm drainage plan (including storm water quality) for the proposed 

development.  The City’s Public Works Department has reviewed the plan and has determined that it is 
acceptable. 

 
Police Protection 
 
4.12 Existing police services are capable of serving this property.   
 
Fire Services 
 
4.13 The Albany Fire Department provides fire suppression and emergency response services to this area. 
 
4.14  Commercial developments which exceed three stories or 30’ in height shall be provided with at least two 

(2) means of fire apparatus access.  These access points shall be remotely separated by at least half the 
length of the maximum overall diagonal dimension of the property or area served. (OFC Appendix 
D104.1 & 104.3) 

 
4.15  Approved fire apparatus roadways must extend to within 150 feet of all exterior portions of any structure 

that will be built on the property as measured by an approved route of travel around the exterior of the 
structure. (OFC 503.1.1)   

 
4.16  This proposed project is located within a “Protected Area” as defined by Oregon Fire Code (OFC) 

Appendix B, Section B102 and this area is currently served by a public water system.  The fire flow 
required shall be as specified in Appendix B of the fire code. (OFC 507.3) 

 
4.17  The location and spacing requirements for fire hydrants are based on four project-specific criteria: 

• The distance from the most remote exterior point of the building(s) to the closest available fire 
hydrant. 

• The calculated “fire flow” of the proposed building(s)  
• The spacing of the existing fire hydrants along the public and private fire apparatus roads serving 

the property. 
• The location of new required public or private fire apparatus access roads located adjacent to the 

proposed building(s) to be constructed. 
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CONCLUSIONS 
 
4.1  Public sanitary sewer, water, and storm drainage facilities in the area can accommodate the proposed 

development. 
 
4.2  The proposed development must connect to the public sanitary sewer and water systems. 
 
4.3  The former residence on the site was served by the public sanitary sewer and water systems. 
 
4.4  The applicant must provide water quality facilities to treat on-site storm water runoff before it enters the 

public storm drainage system.  A Storm Water Quality permit must be obtained from the Public Works 
Department before constructing these facilities. 

 
4.5 Police and fire services can serve the proposed development. 
 
CONDITIONS 
 
4.1  Before the City will issue building permits for this project, public storm drainage improvements 

associated with the proposed improvement of Northview Lane must be completed, or financial assurances 
for these improvements must be provided.  (The extent of the storm drainage improvements will be 
determined as part of the City’s review of the street improvement design.) 

 
4.2  Before the City will issue the Certificate of Occupancy for the first phase of development, the applicant 

must obtain a Storm Water Quality permit from the City’s Engineering Division, and construct storm 
water quality facilities as required in Article 12 of the AMC, and the City’s Engineering Standards. 

 
4.3 Each private fire hydrant shall be capable of supplying a minimum of 1,500 gallons per minute (GPM) at 

a minimum of 20 pounds per square inch (PSI) as a single point flow. 
 
Criterion (5) The proposal will not have significant adverse impacts on the livability of nearby residentially 
zoned lands due to: (a) Noise, glare, odor, litter, and hours of operation; (b) Privacy and safety issues. 
 
FINDINGS OF FACT 
 
5.1 The properties surrounding the church on all four sides is zoned Residential Single-family (RS-10).  

Aside from the proposed church site, the area is characterized by one-story, single family uses at a density 
of about one to four units per acre.  Most of these dwellings were built in the 1950s and 1960s, according 
to assessor’s records.  East of the proposed church site is a vacant 9.58-acre piece of property currently 
being developed for 30 single family residential lots together with streets and utilities (Laurel Highlands 
Subdivision, file SD-04-14). 

 
5.2 Noise and glare:  Church activities primarily take place indoors.  Vehicles traveling to and from the 

church drive along city streets and park on-site.  The primary impact of the parking lot on nearby 
neighbors will be engine sounds, vehicle headlights, and overhead light poles.  The church does not use 
amplification equipment during services.  The only other source of noise will be church bells that ring on 
Sunday morning around 10:00 a.m. for two or three minutes (Attachment G.1 and G.2)  The applicant 
proposes screening and buffering to minimize the effects of sound and light encroaching over property 
lines.  This is addressed in more detail in Finding 2.14, above.  Glare will be controlled by the use of low 
reflective sidings and veneers as well as the scale and placement of window openings, according to the 
applicant.  In summary, a solid wooden fence at least six feet tall will be provided along the western 
property line together with a ten-foot buffer consisting of trees, shrubs, and attractive ground cover to 
mitigate parking lot impacts on abutting residents.  On-site lighting will consist of parking lot lights with 
full shield design, aimed downward to illuminate the parking spaces and driveways so that light won’t 
shine on abutting properties.  This will be ensured through a condition of approval (Condition 5.1). 
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5.3 Odors and litter: The refuse containment area is sited near the northwest side of the parking lot, 

approximately thirty feet away from an abutting residential property to the west.  The garage of the 
dwelling unit on the abutting property is located about five feet west of the common property line.  All 
refuse materials will be contained within an approved trash and recycling receptacle that is located in a 
six-foot-high concrete block enclosure.  The applicant will be required to screen the refuse containers at 
the gated entrance. A chain-link fence with slats may be an option.  A condition of approval 
(Condition 2.3, above) will require submittal of a detailed drawing or a revised site plan prior to building 
permit issuance showing the method of screening that will be used.  At its proposed location, the refuse 
area will not interfere with parking and traffic patterns throughout the site.  The only other source of 
odors will be the periodic use of the parish kitchen in preparing lunch after services or occasional food 
related functions on the site.  The applicant contends that these would be infrequent occurrences and 
would not be dissimilar to odors emanating from adjacent residences.  No other problems concerning odor 
or litter are anticipated. 

 
5.4 Hours of Operation:  Services are held Saturdays from 5:30 to 7:30 p.m., and Sundays from 9:00 a.m. to 

12:00 p.m.  Maximum attendance would be about 300 people.  Once a year, the church holds an Easter 
Sunday vigil service that takes place from midnight until 4:00 a.m.  Church activities are primarily held 
indoors.  One or two church staff people will typically work Mondays through Thursdays from 9:00 a.m. 
to 4:00 p.m.  A preschool is envisioned that will employ about 12 people and will operate Monday 
through Friday from 8:30 a.m. to 5:30 p.m.  The bookstore located in the fellowship hall will be open by 
appointment and not on a daily basis.   

 
5.5 Privacy and safety issues:  The new fellowship hall and church will not create privacy or safety issues.  

The proposed site plan includes landscaping, buffering, and screening to preserve the neighboring 
residential properties.  Parking lot lighting is proposed in order to provide a sense of security to those who 
park in the lot and to ward off trespassers.  The light poles used for parking lot illumination will be fitted 
with cutoff shields to prevent glare into nearby homes.  Parking lot lighting will normally be turned off by 
10:00 p.m. nightly, according to the applicant. 
 

CONCLUSION 
 
5.1  Given the above analysis, the proposed development is not expected to have significant adverse impacts 

on the livability of nearby residentially zoned lands due to noise, glare, odor, litter, hours of operation, 
and privacy and safety issues when the following condition of approval is satisfied. 

 
CONDITION 
 
5.1 All exterior light fixtures, including pole lights, shall be of a shielded, full-cutoff design. 
 
Criterion (6) Activities and developments within special purpose districts must comply with the regulations 
described in Articles 4 (Airport Approach), 6 (Natural Resources), and 7 (Historic), as applicable. 
 
FINDINGS OF FACT 
 
Hillside Development 
 
6.1 The Hillside Development overlay district (/HD) is intended to regulate the development of potentially 

hazardous terrain, minimize public and private losses due to earth movement hazards in specified areas, 
and minimize erosion and related environmental damage.  It is not the intent of Hillside Development 
standards to transfer density within a development. 

 
6.2 The Hillside Development standards apply to any property proposed for development that has slopes of 

12 percent or greater as shown on Plate 7 of the Albany Comprehensive Plan.  Where Plate 7 shows that 
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there are slopes 12 percent or greater on a property, the applicant may choose to submit a topographic 
survey, prepared and stamped by a licensed surveyor or civil engineer, showing two-foot contour intervals 
for the entire site.  If the applicant chooses to submit survey information, and the survey indicates that the 
property does not contain slopes 12 percent or greater, the Hillside Development standards will not apply. 

 
6.3 Comprehensive Plan Plate 7: Slopes, shows that portions of the property that will be developed have 

steep slopes of 12 to 25 percent.  The elevations on the property range from 318 feet to 286 feet, 
according to the NGVD 1929 datum.  The property slopes generally from the northwest corner at the 
highest point downward toward the southeast corner of the site.    

 
6.4 ADC 6.170 through 6.230 includes Hillside Development standards.  ADC 6.180 says that the Hillside 

Development standards apply to any property proposed for development that has slopes of 12 percent or 
greater as shown on Plate 7 of the Albany Comprehensive Plan.  The Hillside Development standards 
apply to the proposed development. 

 
6.5 ADC 6.170 says the purpose of the Hillside Development district is to regulate the development of 

potentially hazardous terrain, minimize public and private losses due to earth movement hazards in 
specified areas, and minimize erosion and related environmental damage. 

 
6.6 ADC 6.190 says that Hillside Development is reviewed as part of the conditional use or site plan review 

application process as a Type III procedure.  The Type III process requires a public hearing (ADC 1.360).  
A public hearing on these applications will be held by the Planning Commission on February 20, 2017. 

 
6.7 ADC 6.200 requires the applicant to submit a geologic and soils report prepared and stamped by a 

certified engineering geologist or a licensed civil engineer, licensed in the specialty of geotechnical 
engineering with the State of Oregon.  The applicant submitted the Geotechnical Foundation Investigation 
for Saint Anne Orthodox Church, prepared by Michael A. Dworsky, of Branch Engineering, dated June 
29, 2016.  The Geotechnical Foundation Investigation is stamped by Ronald J. Derrick, PE, a registered 
professional engineer with a specialty in geotechnical engineering (see Attachment H.1). 

 
6.8 ADC 6.200 says the report must identify the following: 
 

(1) All geologic and soils hazards and certify that the site, and each individual lot if a land division 
is proposed, are suitable for the proposed development. 

 
The report states, “Based on the results of our study, no geotechnical/geologic hazards were identified at 
the site and the site is suitable for the planned development, provided that the recommendations of this 
report are implemented in the design and construction of the project,” (Attachment H.1). 
 
(2) Area(s) suitable for building and describe how slopes will be stabilized. 
 
The Geotechnical Foundation Investigation recommends the following: 

 
• Areas of new fill placement intended to directly or laterally support structures or road/parking areas 

shall be stripped of vegetation, organic soil and other deleterious material.  These strippings shall 
either be removed from the site or used in non-structural areas. 

 
• Within the building pad and beneath foundation elements (including retaining walls) the surficial soil 

shall be excavated a minimum of three feet or until decomposed sandstone is encountered. 
 

• Site building pad preparation is recommended to be completed during the dry season, which generally 
extends through October. 
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• Cut and/or fill slopes are anticipated for the project and shall be no steeper than 
2:1 (horizontal:vertical) and shall be compacted to their outer edge by either back rolling or being 
over built and cut to grade.  All slopes shall be protected with erosion control measures and surface 
water shall not be allowed to drain over the top of a slope.  Foundations shall be placed such that 
there is at least 5 lateral feet from the face of slope or outside a 1:1 plane projected from the toe of 
slope; whichever is greater. 

 
More specific details are provided in the ‘Conclusions and Recommendations’ section of the report, 
beginning on page 5 (see Attachments H.5 – H.11).  A condition of approval of the development will be 
that the recommendations be followed during site construction. 
 
(3) Suitable building footprint(s) for development on each lot. 
 
The proposed development does not include a land division.  All of the proposed development will be 
located on a singular lot.     
 
(4) Any requirements that must be met from the time construction begins to the time construction 

is completed. 
 
The report concludes that the site is suitable for the proposed development provided that its 
recommendations are incorporated into the design and construction of the proposed structures.  The 
geotechnical report recommends on-site observation by a geotechnical representative of Branch 
Engineering at the completion of building pad excavation, when fill material arrives, and during 
placement or compaction of fill material.  
 
(5) Any requirements that must be met after construction is completed (e.g., maintenance 

requirements for continued slope stabilization). 
 
The report does not identify any requirements that must be met after construction is completed. 

 
6.9 ADC 6.210 requires that “In all slope areas, impervious surface drainage from roofs, driveways, and 

parking areas must be directed to a City storm drain or other City-approved drainage system.  
Development activities must not block the flow of stormwater in natural drainageways without prior 
approval from the Public Works Director.”  Storm drainage is addressed under Review Criterion (4) of 
this staff report. 

 
6.10 ADC 6.220 requires that driveways have a grade of 15 percent or less, unless the Public Works Director 

approves a greater slope.  Staff has determined that the steepest driveway grade on the property is a  
50-foot portion of driveway near the north side of the site that will have a slope of approximately 
11 percent.  The portion of driveway closest to the west side of the property that connects Northview 
Lane to Gibson Hill Road will have an average slope of 3.4 percent after site grading. 

 
6.11 Grading Permit.  Albany Municipal Code (AMC) 12.35.010 requires that a grading permit be obtained 

from the City of Albany Public Works Department if more than 50 cubic yards of material are to be 
excavated or filled on slopes steeper than 12 percent.  This requirement will be included as a condition of 
approval of the development. 

 
Other Special Purpose Districts 

6.12 Floodplain. Comprehensive Plan, Plate 5: Floodplains, does not show a 100-year floodplain on the 
property. FEMA/FIRM Community Panel Number 41043C0211H, dated December 8, 2016, shows the 
property is in Zone X, an area determined to be outside the 0.2 percent annual chance floodplain. 
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6.13 Wetlands.  Comprehensive Plan, Plate 6: Wetland Sites, does not show any wetlands on this property.  
The National Wetland Inventory does not show wetlands in this location. 

  
6.14 Archaeological and Historic Sites.  Comprehensive Plan, Plate 9: Historic Districts, shows the property is 

not located in any historic districts.  There are no known archaeological sites on the property. 
 
6.15 Airport Approach.  The subject property is not located within the Airport Approach District. 

CONCLUSIONS 
 
6.1 Comprehensive Plan Plate 7 shows that the property where the development is proposed has steep slopes 

on it.  The Hillside Development standards apply to this development. 
 
6.2 ADC 6.200 requires a geotechnical report.  The applicant submitted a “Geotechnical Foundation 

Investigation.”  The report concludes that the site is suitable for the proposed development. 
 
6.3 The Geotechnical Foundation Investigation includes recommendations for site construction.  A condition 

of approval of the development will be that the recommendations be followed. 
 
6.4 A grading permit must be obtained from the City’s Engineering Division for site construction. 
 
6.5 There are no other special purpose districts on the subject property. 
 
6.6 This review criterion will be satisfied when the following conditions are met. 
 
CONDITIONS 
 
6.1 All of the recommendations of the “Geotechnical Foundation Investigation,” prepared by Branch 

Engineering, dated June 29, 2016, must be followed during all phases of site construction. 
 
6.2 A grading permit must be obtained from the City’s Engineering Division before construction of the 

proposed development. 
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STAFF ANALYSIS 
Site Plan Review – Tree Felling Concurrent with Development  
File: SP-21-16 
 
ADC 9.207 says Site Plan Review approval is required for the felling of five or more trees larger than 25 inches in 
circumference (approximately eight inches in diameter) on a lot or property in contiguous single ownership in 
excess of 20,000 square feet in any zone.  The property where the tree felling is proposed is 2.71 acres under the 
ownership of Saint Anne Orthodox Mission.  According to Albany Development Code (ADC) Section 9.208, 
Tree Felling criteria replace the Site Plan Review criteria found in Article 2 of the Code for the purpose of 
reviewing tree felling.  This application is for tree felling with concurrent development; therefore, the criteria 
listed in ADC 9.208(2) apply to this proposal.  Code criteria are written in bold italics and are followed by 
findings, conclusions, and conditions of approval where conditions are necessary to meet the review criteria. 
 
Criterion 2(a) It is necessary to fell tree(s) in order to construct proposed improvements in accordance with 
an approved site plan review or conditional use review, or to otherwise utilize the applicant’s property in a 
manner consistent with its zoning, this code, applicable plans adopted by the City Council, or a logging permit 
issued by the Oregon Department of Forestry. 
 
FINDINGS OF FACT 
 
TF a.1 The applicant submitted a consolidated Conditional Use application and Hillside Development Review 

for a new 13,529 square foot fellowship hall and an 8,615 square foot church in two phases, including 
66 parking spaces, pedestrian connections, site improvements, and a Site Plan Review application for the 
removal of 157 trees with diameters eight inches or greater.  The consolidated conditional use staff report 
recommends approval of the proposed development with conditions. 

 
TF a.2 This Site Plan Review application for tree felling proposes to remove 157 out of 215 trees surveyed 

within the scope of the project area on site which have trunk diameters greater than eight inches.  These 
trees include 67 fir, 51 pine, 11 “deciduous” trees, seven cherry, five oak, four maple, four cedars, two 
hawthorns, two hollies, one apple, and one walnut tree (Attachments I.6 – I.10).  It is noted that an 
additional two trees are being removed that are listed on the tree table; however, they each have diameters 
less than eight inches, which is below the threshold for requiring Site Plan Review for Tree Felling.    

 
TF a.3 The applicant notes that the trees identified as “removal” cannot be incorporated into the design of the 

project without sacrificing the project’s function and compliance with other land use regulations.  The 
majority of trees being removed from the site are located near the center of the property where the church, 
fellowship hall, site parking and infrastructure improvements are proposed. 

 
TF a.4 Oregon Department of Forestry (ODF) permits are required only if commercial use of the felled trees will 

occur (e.g. logs or firewood are sold).  The applicant has not indicated whether any felled trees would be 
sold.   

 
CONCLUSIONS 
 
TF a.1 Tree removal is necessary to construct the church, fellowship hall, and related site improvements, a use 

that is consistent with its zoning assuming an approved Conditional Use permit. 
 
TF a.2 If the felled trees are sold, the applicant will need to contact the Oregon Department of Forestry (ODF) 

regarding any appropriate permits.   
 
TF a.3  This review criterion is satisfied. 
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Criterion 2 (b)  The proposed felling is consistent with State standards, City ordinances, and the proposed 
felling does not negatively impact the environmental quality of the area, including but not limited to: the 
protection of nearby trees and windbreaks; wildlife; erosion; soil retention and stability; volume of surface 
runoff and water quality of streams; scenic quality, and geological sites. 
 
FINDINGS OF FACT 
 
TF b.1 State permits are required if a commercial use of the forest product will occur, such as logs or firewood 

being sold.  This is the responsibility of the applicant.  Local ordinances regulating tree felling include 
Albany Development Code (ADC) Sections 9.205 through 9.208, and Albany Municipal Code 
Chapter 7.98.  Consistency with City standards is determined by this review.  None of the trees proposed 
for removal are listed as heritage trees, according to City records. 

 
TF b.2 The nesting season for migratory birds is approximately March 1 to August 31.  The Federal Migratory 

Bird Act prohibits the taking, harming, or moving of any migratory birds, eggs, or nests.  The applicant 
shall be responsible for contacting the U.S. Department of Fish and Wildlife to confirm the date range for 
the specific project site before removing trees. 

 
TF b.3 The applicant states that most of the existing trees proposed for removal are on the downward slope to the 

east and south of existing neighboring lots.  New trees associated with site landscaping will help to 
provide windbreak and shading to the facility. 

 
TF b.4 The former use of the site was residential.  The site includes a barn that was accessory to the former 

single family residence.  The residence was removed around August 2016.  The applicant states that 
wildlife was not observed on the property during site visits. 

 
TF b.5 The site has a slope that begins at the northwest and descends to the southeast with elevation change 

greater than 12 percent.  Measures will be taken during site grading and drainage work to minimize 
erosion and promote soil retention and stability.  This will be made a condition of approval (see Condition 
TF b.2).  Surface runoff will be handled through water quality features such as rain gardens.  The 
applicant notes that permit submittal will address all site grading and drainage issues in detail. 

 
TF b.6 Scenic quality will be ensured by preserving as many trees as possible, installation of new trees and 

landscaping around the perimeter of the development, and design of the new church and parish fellowship 
hall. 

 
TF b.7 The City Arborist reviewed the tree felling application and noted that the applicant did a good job of 

preserving significant trees on-site.  He asked for the opportunity for further review if the applicant 
changes their plans that results in the removal of the 48-inch tree in the northwest corner of the property 
or the large cedars in the southwestern area.  He also encouraged saving as many trees as possible along 
the north side of the property for a desirable attribute.   

 
CONCLUSIONS 
 
TF b.1  The proposed felling will be consistent with State standards if any required logging permit is obtained 

from the Department of Forestry. 
 
TF b.2 Consistency with City standards is determined by this review.     
 
TF b.3  The proposed felling is consistent with City ordinances and does not negatively impact the environmental 

quality of the area, including but not limited to the protection of nearby trees and windbreaks, wildlife, 
erosion, soil retention and stability, volume of surface runoff and water quality of streams, scenic quality, 
and geological sites.   
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TF b.4 The Federal Migratory Bird Act prohibits the taking, harming, or moving of any migratory birds, eggs, or 
nests. 

 
TF b.5 There are several significant trees on site that the applicant intends to preserve.  If plans change, the City 

Forester requests another opportunity to review. 
 
TF b.5  This review criterion is met with the following conditions: 
 
CONDITIONS 
 
TF b.1 It shall be the applicant’s responsibility to ensure the proposed tree removal, including the timing of 

removal, is in compliance with the Federal Migratory Bird Act. 
 
TF b.2 The applicant shall comply with all approved measures of the Erosion Prevention and Sediment Control 

(EPSC) permit during any tree felling activities and subsequent development on the site. 
 
TF b.3 If the applicant wishes to remove the 48-inch pine tree at the northwest corner of the property or the large 

cedars measuring 84 inches, 80 inches, and 72 inches in diameter respectively, additional review by the 
City Forester and/or the Planning Division will be required.   

 
Criterion 2 (c) The uniqueness, size, maturity, structure, and historic value of the trees have been considered 
and all other options for tree preservation have been exhausted. The Director may require that trees 
determined to be unique in species, size, maturity, structure, or historic values are preserved. 
 
FINDINGS OF FACT 
 
TF c.1 The applicant has submitted a tree inventory showing species, location, and diameter of trees they 

propose to remove (Attachments I.6 – I.10).   
 
TF c.2 This Site Plan Review application for tree felling proposes to remove 157 out of 215 trees surveyed on 

site, 155 of which have trunk diameters greater than eight inches.  These trees include 67 fir, 51 pine, 
11 “deciduous” trees, seven cherry, five oak, four maple, four cedars, two hawthorns, two hollies, one 
apple, and one walnut tree. 

 
TF c.3 None of the trees on site have been designated as possessing historic value or other unique characteristics.  

According to the applicant, there are five trees proposed for removal that are greater than 25 inches in 
diameter (36” walnut, 26” cherry, a 36” and 31” pine, and a 30” cedar).  While these are larger trees, they 
are not unique in size. 

 
TF c.4 The applicant’s landscape representative, Andrew Leisinger, a Registered Landscape Architect, contends 

that none of the trees on the property display any unique qualities.  He observed that many of the larger 
trees on site are dead on their interior portions due to lack of sunshine; therefore, safety and fire would be 
a concern if they were to remain. 

 
TF c.5 By preserving as many trees on the property as possible, the applicant has demonstrated the need to 

remove 157 trees that are in locations that will interfere with construction of allowable uses.  These are 
shown on the Tree Felling Plan (Attachments I.1 – I.5). 

 
CONCLUSIONS 
 
TF c.1 The applicant states that the removal of 155 trees greater than eight inches in diameter is necessary in 

order to construct the proposed development. 
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TF c.2 Although five trees being removed are larger than 25 inches in diameter, none of the trees on site have 
been designated as possessing historic value or other unique characteristics. 

 
TF c.3 This review criterion is met. 
 
Criterion 2 (d) Tree felling in Significant Natural Resource Overlay Districts meets the applicable 
requirements in Article 6. 
 
FINDING OF FACT 
 
TF d.1 The subject property is not located within a Significant Natural Resource Overlay District. 
 
CONCLUSION 
 
TF d.1 This criterion is not applicable. 
 
 
OVERALL CONCLUSION 
 
This report reviews and evaluates a consolidated Conditional Use and Site Plan Review – Tree Felling 
application, submitted by John R. Della Monica, Jr., Della Monica Snyder Architects, on behalf of Saint Anne 
Orthodox Church for conformance with the Albany Development Code (ADC).  As proposed and conditioned, the 
application for a conditional use review to construct a 13,529 square foot fellowship hall and an 8,615 square foot 
church, with a 66-space parking lot and other site improvements satisfies all of the applicable review criteria as 
outlined in this report. 
 
STAFF RECOMMENDATION 
 
The Planning Commission has three options with respect to the subject application: 
 
Option 1  Approve; 
 
Option 2  Approve with Conditions; or 
 
Option 3  Deny 
 
Based on the analysis in this report, staff recommends the Planning Commission pursue Option 2 and approve the 
application with the conditions of approval provided below. 
 
MOTION 
 
Based on the staff recommendation, the following motion is suggested. 
 
I move that the Planning Commission approve land use applications CU-12-16 and SP-21-16, as 
conditioned in the February 10, 2017, staff report to the Planning Commission.  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.  
 
CONDITIONS OF APPROVAL 

General 
 
• Development shall occur consistent with the plans and narrative submitted by the applicant, or as modified by 

conditions of approval, and shall comply with all applicable state, federal and local laws.   
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Site Compatibility 
 
2.1 Prior to issuance of a certificate of occupancy, a minimum of 50 vehicle parking spaces shall be provided, 

including ADA compliant spaces.  
 
2.2 A total of five bicycle parking spaces are required, three of which must be covered.  A revised detailed 

drawing showing the location of the bicycle parking spaces, with at least half being covered, all meeting 
required clearance standards, shall be submitted to the Planning Division for review and approval prior to 
issuance of a building permit for the first phase.  All required bicycle parking and coverings must be 
installed prior to occupancy. 

 
2.3 In accordance with ADC 3.390, the refuse disposal area must be screened from view by placement of a 

sight-obscuring fence, wall, or hedge at least six feet in height.  The applicant shall provide the method of 
screening that will be used at the entry gate to the refuse disposal area on a detailed drawing or on a 
revised site plan prior to building permit issuance and installed prior to occupancy of the first phase.  

 
2.4 Prior to issuance of a building permit, a revised landscape plan showing compliance with front setback, 

parking lot, entryway, buffer and screening, and vision clearance areas will be required for review and 
approval by the Planning Division.  Required front yard landscaping can count towards meeting the buffer 
requirement on the site’s northern, eastern and southern frontages if such landscaping also satisfies 
applicable buffering standards. 

 
 2.5 The applicant shall install landscaping, buffering, and screening in the locations in the amounts shown on 

the revised landscape plan, as approved by the Albany Planning Division.  Any changes to approved plans 
must be reviewed and approved by the Albany Planning Division and be in compliance with ADC 
landscaping standards.  The required landscaping  in each phase shall be installed prior to issuance of a 
final occupancy permit for buildings in that phase unless a completion guarantee is provided in 
accordance with ADC 9.190, which would allow required landscaping to be installed within six months of 
the date the final occupancy is issued for each phase of development. 

 
2.6 The applicant shall submit a landscape irrigation plan to the Planning Division for review and approval 

prior to installing landscaping, unless a licensed landscape architect or certified nurseryman submits 
written verification that the proposed plant materials do not require irrigation.  All required irrigation shall 
be installed prior to issuance of a final occupancy permit for buildings in that phase unless a completion 
guarantee is provided in accordance with ADC 9.190, which would allow required landscaping and 
irrigation to be installed within six months of the date of the final occupancy is issued for each phase of 
development.   

 
2.7 Signage is limited to two monument-style (freestanding) signs either in the locations shown on the site 

plan (at the corner of Gibson Hill and North Albany Road, and at the corner of Northview Lane and North 
Albany Road), or one at each driveway entrance.  One wall sign will be permitted.  No sign may exceed 
32 square feet in area per face.  If illuminated, only indirect lighting will be used.  If a changing electronic 
message sign is proposed, it must meet the standards listed in ADC 13.620.  No other sign will be 
permitted for this use without a modified conditional use approval.  The applicant is responsible for 
obtaining all required sign permits. 
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Transportation 
 
3.1 Prior to issuance of a building permit, the applicant shall dedicate two feet of right of way along the 

development’s frontage on Northview Lane. 
 
3.2 Prior to issuance of a building permit, the applicant shall construct, or financially assure the construction 

of, street improvements along the site’s frontage on Northview Lane.  The improvements shall consist of: 
  

o Curb, gutter, and sidewalk to city standards along the south side of the street.  The curb shall be 
located 15 feet south of the centerline of the current right of way for an ultimate curb to curb 
width of 30 feet. 

 
o Construction to city standards of 24 feet of new pavement as measured from the new face of curb.  

The City Engineer may choose to allow an overlay of existing pavement if the applicant can 
demonstrate that the resulting pavement section will meet city design standards. 

 
o Construction of a pavement taper at the west end of the site between the new curb and gutter and 

the existing south edge of pavement. 
 
3.3 The applicant shall remove the site’s existing driveway approach to Gibson Hill Road and replace it with 

city standard curb, gutter, and sidewalk. 
 
3.4 The applicant shall construct a new driveway to Northview Lane.  The size and location of the driveway 

shall be as shown on the approved site plan. 
 
3.5 The applicant shall construct a new driveway to Gibson Hill Road at the west end of the site.  The design 

of the driveway shall be of a “porkchop” style in order to limit movements to right turns in and out, and 
shall be approved by the City Engineer. 

 
3.6 The applicant shall install and maintain a “Right Turn Only” sign behind the sidewalk at the site’s 

driveway to Gibson Hill Road.   
 
Public Utilities 
 
4.1  Before the City will issue building permits for this project, public storm drainage improvements 

associated with the proposed improvement of Northview Lane must be completed, or financial assurances 
for these improvements must be provided.  (The extent of the storm drainage improvements will be 
determined as part of the City’s review of the street improvement design.) 

 
4.2  Before the City will issue the Certificate of Occupancy for the first phase of development, the applicant 

must obtain a Storm Water Quality permit from the City’s Engineering Division, and construct storm 
water quality facilities as required in Article 12 of the AMC, and the City’s Engineering Standards. 

 
Fire Services 
 
4.3 Each private fire hydrant shall be capable of supplying a minimum of 1,500 gallons per minute (GPM) at 

a minimum of 20 pounds per square inch (PSI) as a single point flow. 
 
Livability 
 
5.1 All exterior light fixtures, including pole lights, shall be of a shielded, full-cutoff design. 
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Hillside Development 
 
6.1 All of the recommendations of the “Geotechnical Foundation Investigation,” prepared by Branch 

Engineering, dated June 29, 2016, must be followed during all phases of site construction. 
 
6.2 A grading permit must be obtained from the City’s Engineering Division before construction of the 

proposed development. 
 
Tree Felling 
 
TF b.1 It shall be the applicant’s responsibility to ensure the proposed tree removal, including the timing of 

removal, is in compliance with the Federal Migratory Bird Act. 
 
TF b.2 The applicant shall comply with all approved measures of the Erosion Prevention and Sediment 

Control (EPSC) permit during any tree felling activities and subsequent development on the site. 
 
TF b.3 If the applicant wishes to remove the 48-inch pine tree at the northwest corner of the property or the large 

cedars measuring 84 inches, 80 inches, and 72 inches in diameter respectively, additional review by the 
City Forester and/or the Planning Division will be required.   

 
ATTACHMENTS 
 
A. Location Map 
 
B. Determination of Completeness, dated January 11, 2017 
 
C. Neighborhood Meeting 
 C.1  Meeting Announcement 
 C.2 – C.3 Sign-In Logs 
 C.4 – C.5 Meeting Summary 
  
D. Architectural Site Plans 
 D.1  Overall Site Plan 
 D.2  East Elevation 
 D.3  West Elevation 
 D.4  Elevation Vignettes (Color & Material) 
 D.5  Elevations – Fellowship Hall 
 D.6  Elevations – Church  
 D.7  Fellowship Hall Lower Floor Plan 
 D.8  Fellowship Hall Upper Floor Plan 
 D.9  Church Floor Plan 
 
E. Civil Site Plans 
 E.1  Draft Sanitary Sewer and Water Plan 
 E.2  Draft Drainage and Street Plan 
 E.3  Conceptual Landscape Plan 
 E.4  Conceptual Lighting Plan 
 E.5 – E.6 Light Fixture Illustrations 
 
F. Conditional Use Narrative 
 F.1 – F.4 Review Criteria Responses 
 
G. Correspondence Received from Fr. Stephen Soot, dated January 26, 2017 
 G.1 – G.2 Supplemental Responses 
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H. Geotechnical Report from Branch Engineering, dated June 29, 2016 
 H.1 – H.11 Geotechnical Foundation Investigation and Recommendations 
 
I. Site Plan Review – Tree Felling 
 I.1 – I.5  Site Tree Identification Plans 
 I.6 – I.10 Tree Inventory 
 I.11 – I.13 Review Criteria Responses 
 
ACRONYMS 
 
ADA  Americans with Disabilities Act 
ADC  Albany Development Code 
AMC  Albany Municipal Code 
CU  Conditional Use Review 
EPSC  Erosion Prevention and Sediment Control 
FEMA  Federal Emergency Management Agency 
FIRM  Flood Insurance Rate Map 
GPM  Gallons per Minute 
/HD  Hillside Development Overlay 
ITE  International Transportation Engineers 
NGVD 1929 National Geodetic Vertical Datum of 1929* 
ODF  Oregon Department of Forestry 
PSI  Pounds per Square Inch 
RS-10  Residential Single-family Zoning District (min. average lot size 10,000 sq. ft.) 
SD  Subdivision 
SP  Site Plan Review  
 
*The conversion factor from NGVD 1929 to NAVD 1988 in Albany is +3.38 feet.   
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WE LOOK FORWARD TO MEETING YOU THERE 

PUBLIC NOTICE 
FOR:  

SAINT ANNE ORTHODOX CHURCH 
NEIGHBORHOOD MEETING 

WHEN:    THURSDAY, AUGUST 4TH 
                           TIME:       6:00PM TO 7:00PM 
                           WHERE:    North Albany Middle School 

                 1205 NW Albany Road 

        Project Description: 

The project presented represents the new campus for Saint Anne 
Orthodox Church, to be located at 1033 Gibson Hill Road, Albany 
Oregon, sitting on its 2.707 acre site. 
 
The campus will develop in several phases, to include a church and 
fellowship hall designed to accommodate 300 parishioners.  The lower 
level of the fellowship hall will contain 5 classrooms and one 
additional administrative space.  This level also supports an outdoor, 
secured playground area for children.  Each level will be served with 
separate public restrooms, elevator and independent access for both 
exiting and accessibility purposes. 
 
The site will also contain 66 parking stalls, several areas designed for 
outdoor fellowship along with three points for public access to the site. 
 
 

               
                                  MEETING  LOCATION     PROPOSED  DEVELOPMENT 
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DellaMonica 
S N Y D E R

A  r  c  h  i  t  e  c  t  s 

212 West Pine Street, Suite 1          Lodi, CA 95240          Tel 209 367 0296 

November 10, 2016 

City of Albany 
Community Development Department 
Planning Division 
333 Broadalbin Street SW 
Albany, OR 97321 

ATTN: David Martineau, AICP, CFM 
RE: Use Permit Application Process; Saint Anne Orthodox Church 

   Findings of Fact Responses 

Dear David: 

Please accept the following as our responses to the Conditional Use Submittal Checklist, Review 
Criteria and development Standards Responses: 

1. The proposed use is consistent with the intended character of the base zone and the operating
characteristics of the neighborhood.

1. Response:  Places of worship have been considered a traditional use within residential districts
throughout our country, providing both personal and family counseling as well as becoming a
source of community support and outreach through charitable efforts.

Our request is consistent with this concept and supported by this use permit application.

2. The proposed use will be compatible with existing or anticipated uses in terms of size, building
uses and style, intensity, setbacks and landscaping; or the proposal mitigates difference in
appearance or scale through such means as setbacks, screening, landscaping or other design
features.

2 Response:  The proposed church campus is designed to accommodate the growth of the parish up to 
     300 hundred members.   Set within a semi-rural, single family residential neighborhood, the  

church and social hall are scaled in floor area, in height, the use of color and exterior building  
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materials, designed to fit appropriately into its hillside setting.  All can be evidenced by the site 
plan, exterior elevations and material designation document submitted. 

3. The transportation system is capable of supporting the proposed use in addition to the existing
use in the area.  Evaluation factors include street capacity and level of service, on-street parking

impacts, access requirements, neighborhood impacts and pedestrian safety.

3. Response:  The existing transportation system will be enhanced by the development of this project
through the completion of the public right-of-way improvements on Northview Lane. Additionally
the Public Works Department, of the City of Albany, has already declared that no traffic study
would be required for the project as a result of its limited operational schedule and vehicular
impact.  Pedestrian access (ambulatory and non-ambulatory) along with emergency and
maintenance services are provided to all the three public streets as evidenced in the submitted
site plan.

4. Public services for water, sanitary and storm sewer, water management and for fire and police
protection can serve the proposed use.

4. Response: All required public utilities are available to our site and are described in our civil
engineer’s site development plan.  Emergency and maintenance services can also access our site
through our public parking lot and driveway approaches or by virtue of any of the three public
right-of ways bordering our site.

5. The proposal will not have significant adverse impacts on the livability of nearby residentially
zoned lands due to: (a) noise, glare, odor, litter and hours of operation; (b) privacy and safety
issues.

5. Response: The proposed project will not adversely impact the neighboring residences as the project
will not generate substantial vehicular traffic (noise) based upon the occupancy scale and limited
hours of operations.  Glare will be controlled by the use of low reflective sidings and veneers as
well as the scale and placement of window openings.

The only generation of odor would be the periodic use of the parish kitchen in the generation of
lunch after services or occasional food related functions on the site.  While these are infrequent
occurrences (principally weekend use), they would not be dissimilar to those odors coming from
our adjacent residential setting.

Litter will be controlled by proper property maintenance.  Storage of litter or any waste products
will be contained within the screened, waste storage enclosure defined on the project site plan.

To the subject of privacy and safety, our side is bound by public streets on three sides.  The fourth
boundary is adjacent to an  existing residence.  As designed our structures are placed on the
opposite side of our lot from the residence with our primary parking lot separating the two uses.
We have accounted for and illustrated an increased setback of 25 feet and property line fencing
required between the uses.
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6. Activities and developments within special purpose districts must comply with the regulations
described in Articles 4 (Airport Approach), 6 (Natural Resources) and 7 (Historic), as applicable.

6. Response: By address, it can be determined that this project is outside of the conditions of Articles
4 & 7.  In evaluating our compliance with the requirements of Article 6 (natural Resources), it was
determined that the only general prevision within Article 6 that applies to our project is the
‘Hillside Development Overlay District’, Sections 6.170 thru 6.210.

As a result of the cross slope on our site, in keeping with the requirements of Article 6, Hillside
Development Overlay District, we have had prepared and submitted copies of our Geotechnical
Foundation Investigation report prepared by Branch Engineering, Inc. and our Storm Water
Calculations report prepared by Karl D. Goertzen, PE.

Additional criteria meeting the City of Albany ADC.   

1. The proposed project meets applicable development standards of the appropriate zoning category:
Article 3 – Residential; Article 4 – Commercial and Industrial; or Article 5 – Mixed Use.

1. Our project site is located within the RS-10 Residential Zoning, therefore Articles 4 & 5 do not
apply to our conditions for compliance.  As it relates to the RS-10 Zoning, we do comply with all
requirements within Article 3.  The only condition which applies directly to our use is to increase
the setback requirements between our use and residential uses.  This new minimum 25 feet
separation is indicated on our submitted site plan for compliance.

2. The proposed project meets applicable off-street parking, landscaping, tree felling, buffering and
screening, and environment standards found in Article 9

2. Our project site plan indicates a greater number of off-street parking stalls then the minimum
required by Article 9.  Our submitted landscape plan as developed by Leisinger Designs,
Landscape Architects, indicates compliance the buffering and screening requirements as set forth
in Article 9.  To address the tree removal planned, we have generated and submitted the required
existing tree survey and felling plan.

In our efforts to comply with Article 9, Environmental considerations, Neighborhood
Compatibility, a meeting was held on Thursday, August 4, 2016 at the north Albany Middle
School, through written notification to our neighbors within 1000 feet of the sites boundary lines.
The list was generated by the City of Albany Planning Department.

We experienced moderate attendance and responded to the few questions that were raised during
the meeting to the satisfaction of our neighbors.  Attached please find the minutes and attendance
sheet from the meeting for your deliberations.

3. The proposed project meets applicable standards for public facilities found in Article 12.

3. Our project civil engineer, Karl D. Goertzen, has prepared and submitted preliminary improvement
drawings describing the off-site improvements need for Northview Lane as well as the remaining
on-site development needs.  The documents delineate all proposed utilities, storm water collection
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  and control measures, hardscape and landscape improvements.  We have also attached a copy of 
  the required Storm Water Calculations to further meet the standards of Article 12.      
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From: Stephen Soot
To: Martineau, David
Cc: DellaMonica Snyder
Subject: Re: Request for More Information
Date: Thursday, January 26, 2017 4:14:15 PM

Dear David,

Here are the responses to your questions....

· Please confirm the highest expected rate of membership that could be in attendance at any
one time on the premises.  From the submittal, it appears to be about 300.  Is that still correct?
Yes. 300 would be the maximum. 

· How will the site be managed in terms of timing conflicts between use of the fellowship
hall and church services? There will be no timing conflicts since the fellowship hall will not
be utilized when there are regularly scheduled church services taking place.

· What are the typical hours various activities will take place on site?  In particular, I need
to know about how many people will work on site on a day-to-day basis, such as office staff or
counseling ministries.  Are there set days or nights when study groups are scheduled, day
school for children, weddings, scheduled services?  Will the proposed book store be open
daily?  Are there any activities that start unusually early in the morning or late at night?  Will
most activities occur indoors? One to two church staff people will typically work Mondays
thru Thursdays from 9:00 a.m. to 4:00 p.m. A preschool is envisioned that would employ
about 12 people, who would work Monday thru Friday from 8:30 a.m. to 5:30 p.m. The
book store will be open mostly by appointment and not on a daily basis. Regular church
services are held Saturdays from 5:30 p.m. to 7:30 p.m. and Sundays from 9:00 a.m. to
12:00 p.m. Once a year we hold an Easter Sunday vigil service that takes place from
about midnight until 4:00 a.m. There are currently no regularly scheduled study groups
that take place at a specific time. Most all activities will take place indoors.

· Will signage and parking lot lighting be turned off at a certain time nightly? Parking lot
lighting will normally be turned off by 10:00 p.m. nightly, though signage will likely
remain lit through the night.

· Do you intend to hold the annual Greek Festival at this location?  If so, how will overflow
parking be handled? Our annual Greek Fest will be held on site. Arrangements will be
made with North Albany Middle School (NAMS) to provide overflow parking. A shuttle
transporting attendees to/from NAMS and St. Anne's is also envisioned.

· Will a church van or bus be parked on site?  Inside an enclosed garage or someplace else?
A church van will be parked on site in a specifically designated parking space.

· Will the 6-foot high wooden fence along the western property line be a solid fence or
picket? The fence would be solid.

· Are noise amplification devices used during services that could be audible at the property
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line?  Will church bells be included? We do not use a sound system in our church services,
so no amplification impact will occur. We do ring church bells on Sunday morning at
roughly 10:00 a.m. that are rung for only 2-3 minutes.

Sincerely,
Fr. Stephen
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November 30, 2016 

Tree Felling Application Criteria Narrative 
Saint Anne Orthodox Church 

1033 Gibson Hill Road 
Albany, Oregon 

Criterion (B 1)  It is necessary to fell tree (s) in order to construct proposed improvements in accordance with an 
approved site plan review, or to otherwise utilize the applicant's property in a manner consistent 
with its zoning, this Code, applicable plans adopted by the City Council, or a logging permit 
issued by the Oregon Department of Forestry. 

FINDING 
             The proposed facility is compatible with the RS-10 zoning and meets the City's design 
             standards.  However,  to accomplish the project, some of the existing trees must be fallen to 
             allow for the development of a proposed Church, Parrish Hall and required parking.  The   
             Grading Permit Application and Conditional Use Permit Application will follow. 

             As illustrated on the submitted Tree Identification Site Plan drawings, L.A-L.D, 157 trees 
             with trunk diameters of more than 8 inches are on the site.  Trunk diameters range from 8 
             inches to 36 inches (average of 111/2" inches).  Oak, Maple, Cedar, Cherry, Hawthorn, 
             Pine, Holly and Douglas Fir and a variety of other coniferous and deciduous trees make up 
             the list.  The Tree Identification Site Plan drawings (color codes Red for Removal and  
             Green for preservation) shows that the majority of trees are concentrated in the center of the 
             site. This is where the Church, Parrish Hall, Site Parking and site grading, drainage, piping   
             for water lines, sewer and "Rain Gardens," will be located.  The trees identified as  
             "Removal" can not be incorporated  into the design of the project without sacrificing the  
             project's function, and compliance with other land use requirements. 

             The proposed project will have a new landscape plan that includes many significant trees  
             and outdoor spaces.  The submitted Conceptual landscape plan L1.1 show's more new trees, 
             shrubs, and ornamental trees that highlight the landscape as well as help line the new  
             parking lots and outdoor gathering spots.  The Landscape Plan submittal for permit, will  

show new trees and vegetation will meet the City's 
design standards and will be a significant benefit to the area. 

CONCLUSION 
Tree removal is necessary to utilize the land for its intended purpose of an Church, 
Parrish Hall facility with a parking area and other site amenities.  Despite losing a 
number of trees, the site will become a valued asset to the neighborhood and the 
new the new landscape design will definitely enhance the new facility. 

3295 Triangle Drive S.E ., SUITE 105 •  SALEM, OREGON 97302 • (503) 378-0200 
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Saint Anne Orthodox Church 
Tree Felling Criteria 
November 30, 2016 
Page 2. 

Criteria (B 2) The proposed felling is consistent with State standards and City ordinances, and does not 
negatively impact the environmental quality of the area, including but not limited to: the protection of 
nearby trees and windbreaks; wildlife; erosion; soil retention and stability; volume of surface runoff and 
water quality of streams; scenic quality, and geological sites. 

FINDING 
                Windbreaks,  Most of the existing trees that are to be removed are on the downward 
                slope to the east and south of existing neighboring lots.  In fact, the introduction of  
                new trees as illustrated on the submitted conceptual landscape plan L1.1 could provide 
                windbreak and shading to the facility. 

Wildlife,  The site includes a shed that once was apart of the single family residence. 
The site does not have wildlife habitation, based on our site survey and observations 
when the Engineer and Landscape Architect were doing site analysis.   
In addition, the former use of the property was primarily residential, not a wildlife  
refuge. 

Erosion/Soil Retention,  The site is not flat but has a slope from the northwest to the 
southeast with elevation change greater than 12 per cent. This will be mitigated by 
site grading and drainage work to support the new improvements to the facility. 

Surface Runoff,  Because there will be the addition of buildings and parking 
lots (Rain Gardens), water runoff has been taken into consideration by both the 
civil engineer and landscape architect. Permit submittal will address in detail all 
site grading and drainage issues. 

Scenic Quality,  The removal of the trees will not affect the scenic quality of the site. 
In fact, the existing trees that remain, the new building facility,  new trees and other  
vegetation around the perimeter of the property will help provide some privacy between  
the neighboring residences to the north and west of the property. 

Geological Sites,  There is no known Geological Site designation for this property. 

CONCLUSION 

The removal of existing trees from the property will not negatively impact the 
environmental quality of the area.  The existing trees do not contribute much to the 
site in terms of wildlife, wind/solar protection and the site's visual appeal. 
The issue in which the trees do impact the site (water runoff) will 
be addressed by the civil engineer/landscape architect in the grading and drainage 
plans.  The proposed site improvements will be landscaped and beautified and will 
make a nice contribution to the neighborhood and area. 

Criteria (B 3) The uniqueness, size, maturity structure and historic value of the trees have been considered 
     and all other options for tree preservation have been exhausted.  The Director may require that 
     trees determined to be unique in species, size, maturity, structure, or historic value, are preserved. 
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Saint Anne Orthodox Church 
Tree Felling Criteria 
November 30, 2016 
Page 3. 

FINDINGS 
              Uniqueness/Size,  From the observation of the applicant, it seems that none of the trees 
              on the property display any unique qualities.  Many of the trees on site, larger than 8 
              inches in diameter, are dead on the  
              interior portion of the trees (setting in a grove) due to lack of sunshine, therefore safety, 
              and fire would be of a concern. 

              Species,  The species of the trees are typical of many trees found in the Willamette 
              Valley.  None of them are considered endangered.  The main species found on the site 
              include: Oak, Maple, Cedar, Pine and Douglas Fir. 

              Historic value,  According to the City of Albany Historic Districts map date January 
              29, 2013, the property is not listed as part of any of Albany's historic districts.  They are 
              also not noted in the list of local historic inventories (http://www.cityofalbany.net/ 
              departments/community-devclopment/historic-preseration/historic-inventory).  If the 
              property and structure are not a part of the Albany's historic district nor the on the list of 
              local historic inventories, it can be assumed that the trees on the site also have no 
              historic significance. 

CONCLUSION 
             The trees on the site do not show any signs that are unique or historical.  Therefore, they 
             may be considered for removal. 

Criteria (B 4) Tree felling in Significant Natural Resource Overlay Districts meets the applicable 
 requirements in Article 6. 

FINDINGS 
             The site is not in a designated Significant Natural Resource Overlay District. 

CONCLUSION 
              The criteria does not apply to the Site. 
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