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Summary

This staff report evaluates an application for Site Plan Review to construct five (5) two- and three-story
multifamily residential use buildings containing 64 one- to two-bedroom units and associated site improvements
such as utilities, stormwater drainage, parking, landscaping and other amenities. The site is currently a vacant
lot that is located to the north of Queen Avenue about 480 feet east of Burkhart Street and 1,200 feet west of
Waverly Drive. The subject property is unaddressed but can be identified as Linn County Assessor’s Map No.
11S-03W-08DB Tax Lot 100. A location map is presented in Attachment A and site overview plan is provided
in Attachment C.1.
The subject property is zoned Residential Medium Density Attached District (RMA). Multifamily residential
development is permitted with an approved Site Plan Review in the RMA zone.
The preliminary utility plans for public sanitary sewer, water, storm drainage, storm water quality facilities and
fire safety standards show the development is feasible as proposed. Prior to development of the site, final design
details will be reviewed by the Public Works and Fire Department in conjunction with the required Site
Improvement and Building Permits.
Site Plan Review criteria contained in Albany Development Code (ADC) 2.450, the Multi-Family Residential
Design Standards under ADC 8.200-8.305, and the Supplemental Residential Design Standards in Village
Centers under 8.480-8.485 are addressed in this report. These criteria must be satisfied to grant approval for
this application.
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Address/Location

Unassigned; east of 2135 Queen Avenue SE

Map/Tax Lot:

Linn County Assessor’s Map No. 11S-03W-08DB Tax Lot 100

Zoning:

RMA (Residential Medium Density Attached)

Comp. Plan Designation:

Residential Medium Density

Total Land Area

2.15 Acres

Existing Land Use:

Vacant, undeveloped Land

Neighborhood:

Santiam

Surrounding Zoning:

North:
East:
South
West

Surrounding Uses:

The subject property is bordered on the north by two-story, single-family
attached (zero lot line) homes; on the east by single-story four-plex units; on
the south by Queen Avenue SE, a minor arterial, and two single-story singlefamily homes; and on the west by one single-story, single-family
manufactured home and an undeveloped residential lot.

Prior History:

The subject property was part of a larger annexation that took place on
December 28, 1977 (Ordinance No. 4081). The property was subsequently
zoned PUD/R-2 (Limited Multiple Family). On June 12, 1991, the R-2
zoning district was changed to RM-5 citywide (Ordinance No. 4958). A twophased subdivision creating 17 duplex and single-family lots (file M1-02-95;
Anjum Subdivision) was approved on May 16, 1995. Phase 1 zero lot line
duplex lots along the south side of 16th Avenue SE were approved. Phase 2,
the subject property, was never finalized. On June 27, 2007, the RM-5 zone,
together with RM-3, was changed to simply RM (Ordinance No. 5673). On
December 7, 2017, the RM zoning district was changed to RMA (Ordinance
No. 5899).

Residential Medium Density (RM)
RM
RM
RM

Staff Decision

The application for a Site Plan Review referenced above is Approved with Conditions as described in this
staff report.

Notice Information

A Notice of Filing for this application was mailed on May 3, 2019, to owners of property located within 300
feet of the subject property. At the time the comment period ended on May 17, 2019, comments from Lucinda
Plummer, Evelyn Arjmandi, and Angelique Barnes had been received by the Planning Division, and these
comments are included as Attachments B.1-B.3. Issues identified in the public comments are addressed in this
staff report under the applicable criteria.
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Analysis of Development Code Criteria

Albany Development Code (ADC) criteria for Site Plan Review (ADC 2.450) are addressed in this report for
the proposed development. The criteria must be satisfied to grant approval for this application. Code criteria
are written in bold followed by findings, conclusions, and conditions of approval where conditions are
necessary to meet the review criteria.

Site Plan Review Criteria (ADC 2.450)
Criterion 1

Public utilities can accommodate the proposed development.
Findings of Fact
Sanitary Sewer
1.1
City utility maps show an 8-inch public sanitary sewer main in Seventeenth Avenue, and a 48-inch main
along the east boundary of the subject property. The main in Seventeenth Avenue terminates
approximately 40 feet west of the site. A public utility easement exists over the 48-inch main.
1.2

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.

1.3

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.

1.4

The applicant is proposing to connect to the existing public sewer main in Seventeenth Avenue.

Water
1.5

City utility maps show an 8-inch public water main in Seventeenth Avenue, a 12-inch main in Queen
Avenue, and a 12-inch main stubbed to the subject property near the southeast corner of the site.

1.6

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.

1.7

AMC 11.01.120 (2)(c) states that the City shall have the sole right to determine size, location, and type
of facility to be constructed. All engineering of public water facilities shall be based on both domestic
and fire protection design criteria, and in accordance with the City’s water facility plan. All public water
system improvements to be built under a private contract require that the developer obtain a Permit
for Private Construction of Public Improvements.

1.8

The applicant’s preliminary plan shows the installation of two public fire hydrants. Any public
infrastructure improvements must be constructed under a Site Improvement (SI) permit obtained
through the City’s Public Works Department. Design details for these public improvements will be
reviewed as part of the SI permit process.

1.9

The following are public comments with staff responses to those comments. A copy of each comment
letter is included in the Attachments.
Evelyn Arjmandi letter: May 17, 2019 (Attachment B.2)
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Ms. Arjmandi states a concern about the impact to surrounding private wells due to development of
the site.

Response : The applicant has proposed a connection to the public water system and public sewer system and the
development of storm water quality facilities. The City does not regulate or monitor private wells or groundwater. The
Department of Water Resources, Oregon Health Authority, and Department of Environmental Quality recommend that
private wells be tested regularly to ensure drinking water is safe for consumption.
The public water system is available within 150 feet of the property at 2016 Seventeenth Avenue SE should a connection
to the existing system be needed and/or required.
Lucinda Plummer email: May 17, 2019 (Attachment B.1)
Ms. Plummer states a concern about the impact to surrounding private wells and ground water quality
due to development of the site.

Response : The applicant has proposed a connection to the public water system and public sewer system and the
development of storm water quality facilities. The City does not regulate or monitor private wells or groundwater. The
Department of Water Resources, Oregon Health Authority, and Department of Environmental Quality recommend that
private wells be tested regularly to ensure drinking water is safe for consumption.
The public water system is available within 150 feet of the property at 2015 Seventeenth Avenue SE should a connection
to the existing system be needed and/or required.
Storm Drainage
1.10

City utility maps show a 72-inch storm drainage main in Queen Avenue, and a 21-inch main along the
east boundary of the subject property. A public utility easement exists over the 21-inch main.

1.11

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.

1.12

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

1.13

The applicant is required to submit a drainage plan, including support calculations, as defined in the
City's Engineering Standards. The applicant is responsible for making provisions to control and/or
convey storm drainage runoff originating from, and/or draining to, any proposed development in
accordance with all City standards and policies as described in the City's Engineering Standards. In
most circumstances, detention will be required unless it can be satisfactorily demonstrated by the
applicant that there is no adverse impact.

1.14

The applicant submitted a storm drainage/detention/water quality report for the project. The City has
reviewed the report and has found it to be generally acceptable. The applicant must obtain a
stormwater quality permit from the City’s Public Works Department before beginning work on the
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stormwater quality facilities. Final design details for the stormwater plan must be reviewed and
approved as part of this required permit.
1.15

The following is a summary of public comment related to drainage and the staff response to the
comment. A copy of the comment letter is included in the Attachments.
Angelique Barnes email: May 17, 2019 (Attachment B.3)
Ms. Barnes states a concern about inadequate onsite drainage due to development of the site.

Response : ADC 12.560 states that where it is anticipated by the City Engineer that the additional run-off resulting

from the development will overload an existing drainage facility, the review body will not approve the development until
provisions have been made for improvement of the potential problem.
Fire Safety
1.16

New development must meet fire safety standards for access and water supply, in accordance with the
Oregon Fire Code, to ensure public safety standards are met. The Fire Department has reviewed the
plans and found the proposal can feasibility meet fire safety standards. At the time of site improvement
and building permits, the Fire Department reviews the plans again to ensure specific fire safety
standards are met. These standards are described below.

1.17

The proposed project is located within a “Protected Area” as defined by Oregon Fire Code (OFC)
Appendix B, Section B102, and this area will be required to be served by a public water system. The
development must provide Fire Flow capacity, as specified in Appendix B of the fire code.

1.18

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)

1.19

Dead-end fire apparatus roads in excess of 150 feet in length shall be provided with an approved area
for turning around fire apparatus (OFC 503.2.5 and D103.4)

1.20

Turning radii for all fire apparatus access roads shall be provided and maintained at no less than 30
feet inner and 50 feet outer (OFC 503.2.4 & Appendix D 103.3)

1.21

The road surface for all private fire apparatus access roads shall be all weather and capable of
supporting an imposed load from fire apparatus of at least 75,000 pounds as verified by a qualified
State of Oregon licensed design professional. (OFC 503.2.3 & Appendix D, 102.1). The Designer of
Record shall provide written certification to the Fire Department upon completion of all private access
road construction.

1.22

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

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

b.

The calculated “fire flow” of the proposed building(s).

c.

The spacing of the existing fire hydrants along the public and private fire apparatus roads
serving the property.

d.

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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Location of any Fire Department Connections (FDCs) that will serve any fire sprinkler system(s)
protecting the buildings shall be installed at a location approved by the Albany Fire Department and
shall be provided with approved STORZ fitting. The FDC shall be located near the site entrance so as
not to obstruct subsequent arriving fire apparatus and within 40 feet of a fire hydrant (public fire
hydrants whenever possible). (OFC 903.3.7 and Albany Fire Department requirements).

Conclusions
1.1

City utilities (sanitary sewer, water, and storm drainage) are available to the subject property. The
applicant’s plan shows proposed connections to these public utilities.

1.2

The applicant’s preliminary plan shows the construction of two public fire hydrants. Before these
hydrants are installed the applicant must obtain a Site Improvement (SI) Permit through the Public
Works Department. All final design details for public infrastructure improvements will be reviewed as
part of the SI Permit.

1.3

The applicant submitted a storm drainage report detailing the proposed storm water detention and
storm water quality facilities for the development. While the report appears to be generally acceptable,
the final design details will be reviewed by the City’s Public Works Department as part of the
Stormwater Quality Permit.

1.4

The Fire Department has reviewed the plans and found the proposal can feasibility meet fire safety
standards. At the time of site improvement and building permits, the final plans will be reviewed again
to ensure the standards of the Oregon Fire Code are met.

1.5

This criterion can be met with the following conditions.

Condition 1

Storm Water Quality Permit. Before beginning work on the storm water quality facilities,
the applicant must obtain a Stormwater Quality Permit through the City’s Public Works
Department. Before a final occupancy permit will be granted for the project, the applicant
must complete the stormwater detention and quality facilities and obtain final approval of the
facilities by the Public Works Department.

Condition 2

Oregon Fire Code. Prior to issuance of building permits, the applicant shall submit final plans
for review and approval by the Albany Fire Department to ensure standards of the Oregon
Fire Code are met.

Condition 3

Public Improvements. Prior to issuance of building permits for the proposed project, the
applicant shall construct an extension of the 8-inch public sewer line and 8-inch public water
line located in 17th Avenue, construct new public fire hydrant off the 17th Avenue water line
extension, extend existing 12-inch public water line off of Queen Avenue into the site,
construct new public fire hydrant along Queen Avenue, all as generally shown on the
applicant’s preliminary utility plan. Public utility easements shall be provided over these
facilities as required in the City’s Standard Construction Specifications and Engineering
Design Standards documents. Final design details for these improvements must be approved
by the Public Works Department as part of the required Site Improvement Permit. The
applicant may provide to the City financial assurances for the construction of the public
improvements per AMC 15.06 as an alternative means to obtain issuance of building permits.
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Criterion 2
The proposed post-construction stormwater quality facilities (private and/or public) can
accommodate the proposed development, consistent with Title 12 of the Albany Municipal Code.
Findings of Fact
2.1

Section 12.45.030 of the Albany Municipal Code states that a post-construction stormwater quality
permit shall be obtained for all new development and/or redevelopment projects on a parcel(s) equal
to or greater than one acre, including all phases of the development.

2.2

Stormwater quality facilities are addressed under criterion one (above). Those findings and conclusions
are included here by reference as findings regarding criterion two.

Conclusions
2.1

The new development must provide stormwater quality facilities consistent with Title 12 of the Albany
Municipal Code and the City’s Engineering Standards.

2.2

This criterion is satisfied with Condition of Approval One, which is listed under Site Plan Review
Criterion One, above.

Criterion 3

The transportation system can safely and adequately accommodate the proposed
development.
Findings of Fact
3.1

The project is located on the north side of Queen Avenue about 480 feet east of Burkhart Street.
Seventeenth Avenue currently dead ends at the west boundary of the site. The project will construct
a 64-unit apartment complex with direct driveway access from Queen Avenue and a parking lot
connection to Seventeenth Avenue.

3.2

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

3.3

ADC 12.290 requires new development to install public sidewalk improvements on all public streets
within and adjacent to the development.

3.4

Queen Avenue is classified as a minor arterial street and is constructed to city standards. Improvements
include curb, gutter, and sidewalk; a vehicle travel lane in each direction; a two-way center left turn
lane; and on street bike lanes.

3.5

Seventeenth Avenue is classified as a local street and is not constructed to city standards. The street
lacks curb, gutter, and sidewalk. Pavement width varies between 18 and 22 feet and provides for a
single vehicle travel lane in each direction. The dead-end section of Seventeenth Avenue between
Burkhart Street and this site provides access to twelve lots.

3.6

The applicant did not submit a Traffic Impact Analysis (TIA) with the application. Albany guidelines
call for submittal of a trip generation analysis for project that generate more than 50 new peak hour
trips, and a full TIA for projects that generated more than 100 peak hour trips.

3.7

Based on ITE trip generation rates for multifamily mid-rise housing, this development will generate
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about 348 vehicle trips per day. Of those, about 28 will occur during the peak pm traffic hour.
3.8

Based on ITE trip generation rates for single family homes, the dead-end section of Seventeenth
Avenue just west of this site would have current traffic volumes of about 115 vehicle trips per day, of
which 12 would occur during the peak PM traffic hour. Albany’s design volume for a minor local
street is 1,000 ADT or less.

3.9

Albany’s Transportation System Plan was developed with the assumption of this site developing in
accordance with its underlying multifamily zone designation and does not show any capacity or safety
issues occurring along the frontage of the site.

3.10

The following is a summary of public comments related to transportation and the staff responses to
those comments. A copy of each comment letter is included in the Attachments.
Angelique Barnes email: May 17, 2019 (Attachment B.3)
Ms. Barnes states a concern about increased vehicle and pedestrian traffic on Seventeenth Avenue.

Response : As Ms. Barnes noted, Seventeenth Avenue (a local street) to west of the development is not constructed to

city standards. Seventeenth Avenue lacks sidewalks and has a narrow pavement width. Seventeenth Avenue currently
dead ends at the subject site. A driveway connection to Seventeenth Avenue would avoid the need for vehicles to use
private driveways to make U-turns at the end of the road and would also provide both this development and the existing
residents on Seventeenth Avenue with a secondary emergency vehicle access. This development’s primary vehicle and
pedestrian access with be from Queen Avenue. Albany’s Development Code generally places the burden for construction
of public frontage improvements on the abutting property. Requiring this development to construct off-site improvements
on a local road that is a secondary connection for the site would not be proportional with the development’s impact.

The placement of stop signs and speed bumps as suggested by Ms. Barnes is a possibility. Residents along Seventeenth
Avenue could pursue this option by making a request to the City’s Traffic Safety Commission.
Evelyn Arjmandi letter: May 17, 2019 (Attachment B.2)
“The proposed 64 units and tenants will greatly increase the local foot, vehicle, and utilities traffic on
our community’s narrow, quite avenue”.

Response : As stated in finding 3.6, 3.7, and 3.8, ITE trip generation rates the proposed development will not exceed
the design volume for Seventeenth Avenue, a minor local street. The primary vehicle and pedestrian access for the
development will be from Queen Avenue, with the driveway to Seventeenth Avenue functioning as a secondary connection
for the site.

Conclusions
3.1

ADC 12.060 and 12.290 require all public streets adjoining new development be improved to city
standards. The adopted city standard for street improvement includes curb, gutter, and sidewalk.

3.2

The site’s frontage on Queen Avenue is improved to city standards.

3.3

The proposed development will add about 348 weekday trips and 28 PM peak hour trips to the street
system. The development will not generate enough vehicle trips to meet the city’s threshold for
submittal of a TIA.

3.4

Albany’s Transportation System Plan does not identify any capacity or safety issues occurring along
the frontage of the site.
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This criterion is satisfied without conditions.

Criterion 4

Parking areas and entrance-exit points are designed to facilitate traffic and pedestrian safety
and avoid congestion.
Findings of Fact
Access
4.1
The applicant’s site plan proposes creation of direct driveway access from Queen Avenue and a parking
lot connection to Seventeenth Avenue.
4.2

The size and location of the proposed driveway complies with the size and spacing standards contained
in ADC 12.100.

4.3

ADC 9.120(15) requires pedestrian access in all new off-street parking lots and additions to connect
sidewalks adjacent to new development to the entrances of new buildings. Walkways are provided
throughout the development to connect the building entrance to the parking lots. The walkway
connects to the sidewalk at the apartment complex entrance on Queen Avenue.

4.4

Vehicle Parking – Required Number of Spaces: According to Table 9-1, ADC 9.020 the minimum
parking requirement for the proposal is listed in the table below:
Vehicle Parking Multiple
Family Dwellings

Parking Ratio

1 Bedroom Units

1 per unit

34

34

2 Bedroom Units

1.5 per unit

30

45

Visitor Parking

1 per 4 units

Totals

Units
Provided

Parking

Parking

Required

Provided

16
95

99

Based on this calculation, the proposal exceeds the minimum parking requirements by four stalls. Of
the proposed 99 parking spaces, five are proposed to meet Oregon Americans with Disabilities Act
(ADA) standards, 35 (or 35%) are proposed to be compact spaces, and 59 will be standard stall size.
4.5

Parking Lot Design and Construction. ADC 9.120 includes standards for parking lots. Parking lots
must have a durable, dust-free surface; a drainage system; perimeter curb; wheel bumpers; and striping.
ADC 9.130 requires that all off-street parking lots must be designed in accordance with City standards
for stalls and aisles as set forth in Table 9-2. These include dimensional standards for parking lots, and
an analysis of the parking stall design is provided in the table below:
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Parking Lot
Design

Parking
Angle

Stall
Width

Aisle
Width

Stall Depth

Bumper Overhang or
Sidewalk Width

Requirement

90°

9’

26’

18.5’

3’ bumper overhang or

Standard

Proposed

7.5’ sidewalk

90°

9’

26’

15.5’ + 3’ sidewalk
overhang = 18.5’

7.5’ sidewalk

90°

8’

26’

16’

3’ bumper overhang or

Standard
Requirement
Compact

Proposed
Compact

7.5’ sidewalk

90°

8’

26’

13.5’ + 3’ overhang =
16.5’

3’ bumper overhang

Based on this comparison of required design standards and the proposed design, the parking stall
design meets the minimum dimensional standards. Parking lot landscaping is addressed under Criterion
Five below.
4.6

Parking Lot Dead-End Backup: Table 9-2: Parking Lot Design and Supplemental Drawings show that
the design dead-end backup areas must be at least five feet deep. The provided dead-end back up area
meets this standard.

4.7

Parking Lot Access: Table 9-2: Parking Lot Design and Supplemental Drawings show that the design
of driveways must include 20 feet of storage length for entering and exiting vehicles. The driveway
entrance at Queen Avenue is approximate 74 feet in depth, which meets this standard.

4.8

Bicycle Parking: Bicycle parking is calculated at a rate of one space for every four dwelling units and at
least half of the required bicycle parking spaces must be sheltered, as listed in the table below:
Bicycle Parking
Ratio for Multiple
Family Dwellings

Dwelling
Units
Proposed

Bicycle
Parking
Required

Bicycle
Parking
Provided

Sheltered
Bicycle
Provided

Sheltered
Bicycle
Requirement

1 per 4 units

64

16

24

24

8 (50%)

Site overview plan (Attachment C.1) indicates bicycle parking will be provided under stairways. A
design detail was not provided to verify if the standards of ADC 9.120(13)(e-h) have been met. A
condition of approval will require that final plans show details for the bicycle parking and show how it
meets the bicycle parking space minimum of ADC 9.120(13)(a) and minimum design standards of
ADC 9.120(e-h).
4.9

ADC 9.120(14) requires on-site lighting to be arranged to reflect the light away from any adjacent or
abutting properties. The specifications of the lighting are not included in the plans. Therefore, at the
time of building permit, a detailed lighting plan must be submitted for review and approval, which
illustrates the type, height, illumination, and location of lighting proposed for the development. The
lighting must be directed down and contained on site to meet code requirements.

4.10

ADC 9.120(15) states that walkways and access ways shall be provided in all new off-street parking lots
and additions to connect sidewalks adjacent to the development to the entrance of new buildings. The
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site abuts a public sidewalk to the south along Queen Avenue. The Site layout plan (Attachment C.2)
shows one new 4.5-foot-wide sidewalk proposed to the west of Building A-1 to the existing sidewalk
along Queen Avenue and the site’s parking lot and building entrances.
4.11

Evelyn Arjmandi letter: May 17, 2019 (Attachment B.2)
“Seventeenth Avenue should not have to be burdened with increased populations in this too densely
planned project. Residents and homeowners need and use those that we have.”

Response: The comment was listed under a “Parking areas and entrance-exit points” heading and is assumed to be
a concern about the potential for spill over overflow parking from the development onto Seventeenth Avenue. The
development will be providing on-site parking for both residents and visitors in an amount that exceeds the minimum
requirement in the ADC.

Conclusions
4.1

The applicant proposes construction of a direct driveway access from Queen Avenue and a parking
lot connection to Seventeenth Avenue.

4.2

The design and location of the proposed driveways complies with the standards contained in ADC
12.100.

4.3

Walkways are provided throughout the development and one pedestrian connection is provided from
the sidewalk to the apartment complex at the entrance to Queen Avenue.

4.4

The parking lot plan complies with the travel aisle, stall dimensional and entry setback standards
contained in Section 9.130 of the Development Code.

4.5

A total of 96 vehicle parking spaces are required and 99 parking spaces are proposed to be provided;
less than 40% of those spaces are designed for compact vehicles. This meets minimum amount
required for on-site vehicle parking.

4.6

The applicant proposes to install 24 bicycle parking spaces, which exceeds the minimum number (16)
of bicycle parking space required to be provided on-site. The applicant will need to provide final plans
to show how the bicycle parking meets the minimum design standards of ADC 9.120(13)(e-h), such as
50 percent sheltered, being secured to the ground, meeting all clearance standards, etc.

4.7

The location and specifications of the proposed lighting is not included in the plans. Therefore, at the
time of building permit, a detailed lighting plan must be submitted for review and approval to ensure
the lighting is contained on-site.

4.8

This criterion can be met with the following conditions.

Conditions
Condition 4

Exterior Lighting. Prior to issuance of a certificate of occupancy, all exterior lighting fixtures,
including pole mounted lights, shall be of a shielded, full cut-off design.

Condition 5

Bicycle Parking. Prior to occupancy, at least 16 bicycle parking spaces shall be provided, with
a minimum of 8 covered, in accordance with ADC Section 9.120(13). Prior to issuance of a
Certificate of Occupancy, all required bicycle parking spaces shall be installed in compliance
with the standards in ADC 9.120(13)(e-h).
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Criterion 5

The design and operating characteristics of the proposed development are reasonably
compatible with surrounding development and land uses, and any negative impacts have
been sufficiently minimized.
Findings of Fact
5.1

Location. The site is currently a vacant lot that is located north of Queen Avenue about 480 feet east
of Burkhart Street and west of Evergreen Acres apartments. The subject property is unaddressed but
can be identified as Linn County Assessor’s Map No. 11S-03W-08DB Tax Lot 100. A location map is
presented in Attachment A.

5.2

Zone District. The property is zoned Residential Medium Density Attached (RMA). Multifamily
residential uses are allowed with Site Plan Review approval in the RMA district, according to the
Schedule of Permitted Uses in ADC 3.050.

5.3

Site Plan Review. According to ADC 2.400, “Site Plan Review is intended to promote functional, safe,
and attractive developments that maximize compatibility with surrounding developments and uses and
with the natural environment. Site Plan Review is not intended to evaluate the proposed use or the
structural design of the proposal. Rather, the review focuses on the layout of a proposed development,
including building placement, setbacks, parking areas, external storage areas, open areas, and
landscaping.” The site plan review process provides an opportunity to review projects for potential
impacts and impose conditions to address any identified concerns.

5.4

Intended character of the RMA zoning district. The subject property totaling 2.15 acres that is
proposed for development is zoned RMA (Residential Medium Density Attached). Albany
Development Code (ADC) 3.020 states that this district is intended primarily for medium- to highdensity residential urban development, where all units are to be attached. The minimum lot size for
residential units is 1,500 square feet for multiple family studio and one-bedroom units and 1,800 square
feet for multiple family two- and three-bedroom units. Front yard setbacks are 12 feet; interior setbacks
vary depending on use. ADC 8.270(1) requires buildings to be set back at least one foot for each foot
in building height from the property line when abutting single family homes. This will apply due to
single-family residential development to the north, south and west of this site. Per ADC 3.320,
residential developments adjacent to Queen Avenue must maintain a 10-foot special noise corridor
setback from the designated right-of-way in addition to the required setbacks for the zoning district.
Maximum height is 60 feet (unless in Airport Approach Overlay District); maximum lot coverage is 70
percent. All yards adjacent to streets must be fully landscaped.

5.5

Operating characteristics of the neighborhood. As illustrated by Attachment A, the site is surrounded
by residential property zoned Residential Medium Density (RM). The characteristics of this
neighborhood is a mixture of uses, but primarily residential. The residential uses range from one-story,
detached single-family dwellings, two-story attached single-family dwellings, and one-story multifamily
residential dwellings. Zero lot line (attached) single-family residences border the site to the north.
Evergreen Acres Apartments borders the property to the east. South of the site, across Queen Avenue,
is characterized by a mix of multifamily developments (Premier Apartments & Clayton Meadows) and
single-family residences. Abutting the site to the south and west are single family residences.
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5.6

Operating characteristics of the proposed development. The applicant is proposing the development
of five, two to three-story multiple family buildings containing 64 one- to two-bedroom residential
units Site Plan overview. The proposal also includes the development of associated amenity features
including dedicated open space, landscaped common areas, parking, and a children’s play area. The
proposed site plan overview is provided under Attachment C.1.

5.7

Setbacks, Building Height and Lot Coverage. ADC 3.190, Table 1, shows the development standards
for residential districts.
Setbacks. In the RMA zoning district, the minimum setback from a front property line is 12 feet. Per
ADC 3.320, residential developments adjacent to Queen Avenue must maintain a 10-foot special noise
corridor setback from the designated right-of-way in addition to the required setbacks for the zoning
district. The site layout plan (Attachment C.2), shows the front setback from Queen Avenue is at least
22 feet.
Basic development standards for the RMA zone requires an interior setback of 10 feet for buildings
up to three stories tall. In addition, ADC 8.270(1) requires multiple family buildings to be set back at
least one foot for each foot in building height from the property line when abutting single family
homes. Building height is measure form the average grade to the top of the wall facing the property
line or to the top of the highest window or door, whichever is higher.
The site layout plan on Attachment C.2 illustrates the setbacks from all property lines. The setbacks
provided are summarized below and these setbacks all meet the minimum code requirements.
North: 10-foot setbacks (parking areas); 57 feet (building); abutting duplex units, RM zone
East:

10-foot setbacks (parking areas); 80 feet (building); abutting attached multifamily
units, RM zone

West:

10-foot setbacks (parking areas); 33 feet to 78 feet (building); abutting single-family
units, RM zone

South: 22-foot setbacks (Queen Avenue frontage); 30 foot (two-story structure); 33 feet three
story structure; abutting single-family units and Queen Avenue, RM zone
The elevation plans for the three-story structures indicate a wall height of 26 feet when measured from
grade to the top of the wall with an overall height of 34.5 feet. All three-story structures are setback
at least 30 feet from the interior property lines.
Elevations drawings were not provided for the proposed two-story structure. The applicant’s findings
of fact, state that the height of the two-story structure is 18 feet from grade to top of wall. The twostory building (A-5) is setback at least 30 feet from the south interior property line.
5.8

Building Height. The maximum height in the RMA zoning districts is 60 feet. The proposed new
structures are approximately 34.5 feet in height measured to the peak of the roof.

5.9

Lot Coverage. The maximum lot coverage in the RM zoning district is 70 percent. The site area is 2.15
acres (93,730 square feet) in size. The site overview plan (Attachment C.1) shows the total proposed
impervious area is 61,539 square feet, or 66 percent of the site area.

5.10

Density. The RMA zone allows a maximum of 35 units per acre. However, the actual density of any
site depends on the ability to satisfy other development standards such as parking, landscaping, and
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for multifamily development, land requirement by unit standards. This later standard imposes
minimum land area requirements based on the number of bedrooms per unit. In the RMA zone, onebedroom units require 1,500 square feet, and 2-3-bedroom units require 1,800 square feet of land area,
respectively. Where there is a conflict, the stricter of the two standards applies.
The subject property is 2.15-acre site located in the RMA zone district; therefore, the maximum
number of units is limited to 75 units based on the area of the site. However, applying the Minimum
Land Requirement by Unit Type standard reduces the number of allowable units. The applicant
proposed to construct a total of 64 units; including 34 one-bedroom units; and 30 two-bedroom units,
which would require a total of 105,000 square feet of land area based on the proposed unit types (see
Table 1, below).
Table 1: Land Requirement by Unit Standards
Minimum Land
Requirement by
Unit Type

34 one-bedroom units

1,500 square feet/unit

51,000 square feet

per 1-bedroom unit
30 two-bedroom units

1,800 square feet/unit

54,000 square feet

per 2-bedroom unit
Total Land Area 105,000 square feet
5.11

Density bonuses increase the number of possible units permitted on the site. Density bonuses may be
granted for proximity to designated arterials, solar access easements, provision of moderate-cost
housing, and protection of significant natural resource areas. When combined, they would allow an
increase in density of up to 30 percent of what would be permitted considering the Minimum Land
Requirement by Unit Type standards. However, in no case can the density bonuses be used to exceed
the maximum density of the zone (35 units per acre in the RMA zone). Therefore, the absolute
maximum number of units that could occur on the site if it were zoned RMA would be 75, but likely
less.
The applicant proposes two density bonuses in order to comply with the Minimum Land Requirement
by Unit Type standard. According to the applicant, 34 one-bedroom and 18 two-bedroom units are
located within buildings within 200 feet of Queen Avenue, an arterial street; therefore, the proposal is
eligible for a 10 percent (8,340 square feet) reduction in required lot area, per ADC 3.220(1). The
applicant further proposes a solar protection easement for the south exposure of Buildings A-1 and A5 (a total of 16 unit one-bedroom units). Per ADC 3.220(5), a 10 percent reduction in required lot area
is permissible if 80 percent of the multiple family units receive solar protection; therefore, a 12.5
percent (a total of 3,000 square foot) reduction per protected unit is allowed.
A density bonus in the amount of 11,340 square feet reduces the total land area required to 93,660
square feet, which is less than the total site area of 93,730 square feet; therefore, the proposal meets
the density requirements of the RMA zone. A condition of approval will ensure that the proposed
solar protection easement is reviewed and approved by the Community Development prior to be
recorded.
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Landscaping Required.
Landsacping for residential uses under ADC 9.140(1) requires that all regard front setbacks (exclusive
of access ways and other permitted intrusions) be landscaped before an occupancy permit will be
issued, unless the landscaping is guaranteed in accordance with ADC 9.190. Minimum landscaping
acceptable for every 50 lineal feet of street frontage is:
(a) One tree at least 6 feet tall;
(b) Four 1-gallon shrubs or accent plants;
(c) The remaining area treated with suitable ground cover, such as lawn, bark, rock, ivy and
evergreen shrubs.
The frontage along Queen Avenue measures 138.84 lineal feet when subtracting the accessway (164.84
feet minus 26 feet equals 138.84 feet) for a total landscape area requirement of 1,388.40 square feet
(138.84 times 10 feet). Specific required amounts are 3 trees at least 6 feet tall, 11 one-gallon shrubs
or accent plants, and attractive ground cover for the remainder of the setback area as described in ADC
9.140(1)(c).
The Landscape Plan propose landscaping in the front yard and throughout the apartment complex (see
Attachment C.4). This plan show landscaping will be feasible to implement, but they do not provide
details to confirm the code standards are met.
A final landscape plan consistent with the standards of ADC 9.140(1) will need to be submitted for
review and approval by the Community Development Department before building permits can be
issued.

5.13

Buffering and Screening Required. To reduce the impacts on adjacent uses of a different type,
buffering and screening are required in accordance with the matrix in ADC 9.300. When Buffering is
required, ADC 9.240 states the minimum improvements are:
a) At least one row of trees. These trees will be not less than 10 feet high at the time of planting for deciduous trees
and spaced not more than 30 feet apart and 5 feet high at the time of planting for evergreen trees and spaced
not more than 15 feet apart.
b) At least five 5-gallon shrubs or ten 1-gallon shrubs for each 1,000 square feet of required buffer area.
c) The remaining area treated with attractive ground cover (e.g., lawn, bark, rock, ivy, evergreen shrubs).
When Screening is required, ADC 9.250 states that the minimum screening standards are:
a) One row of evergreen shrubs that will grow to form a continuous hedge at least 4 feet tall within two years of
planting, or
b) A fence or masonry wall at least 5 feet tall constructed to provide a uniform sight-obscuring screen, or
c) An earth berm combined with evergreen plantings or a fence that forms a sight and noise buffer at least 6 feet
tall within two years of installation.
Queen Avenue is an arterial street; therefore, this frontage also requires buffering at least 10 feet in
width to be provided. The buffer area requires one row of trees at least 10 feet high at the time of
planting for deciduous trees and spaced not more than 30 feet apart, and five feet high at the time of
planting for evergreen trees and spaced not more than 15 feet apart. In addition, at least five 5-gallon
shrubs or ten 1-gallon shrubs for each 1,000 square feet of buffer area is required. Landscape plans
submitted with the application show 4 deciduous trees at least 10 feet tall, 16 one-gallon shrubs, and
suitable ground cover (see Landscaping Plan, Attachment C.4).
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The Buffering and Screening Matrix in Table 9-4 shows that a 10-foot landscape buffer and screening
is required between parking areas (with five for more spaces) and RM zoned property. Therefore,
landscape buffering and screening is required along all interior property lines.
The north interior property line measures 324.80 lineal feet for a total landscape buffer area of 3,248
square feet. Landscape plans submitted with the application show an existing perimeter fence, 8
evergreen trees at least 5-6 feet tall, and suitable ground cover are shown along this frontage (see
Landscaping Plan, Attachment C.4). A condition of approval will ensure that the existing fence is at
least 5-foot-tall and constructed to provide a uniform sight-obscuring screen or other screening
method in accordance with ADC 9.250.
The east interior property line measures 352.65 lineal feet for a total landscape buffer area of 3,526.5
square feet. Landscape plans submitted with the application show an existing perimeter fence, 8
evergreen trees at least 5-6 feet tall, and suitable ground cover are shown along this frontage (see
Landscaping Plan, Attachment C.4). A condition of approval will ensure that the existing fence is at
least 5-foot-tall and constructed to provide a uniform sight-obscuring screen or other screening
method in accordance with ADC 9.250.
The south interior property line measures 160.04 lineal feet for a total landscape buffer area of 1,600.40
square feet. Landscape plans submitted with the application show an existing perimeter fence, 2
evergreen trees at least 5-6 feet tall, and suitable ground cover are shown along this frontage (see
Landscaping Plan, Attachment C.4). A condition of approval will ensure that the existing fence is at
least 5-foot-tall and constructed to provide a uniform sight-obscuring screen or other screening
method in accordance with ADC 9.250.
The west interior property line measures 191.57 lineal feet when subtracting the accessway and other
permitted intrusions for a total landscape buffer area of 1,915.70 square feet. Landscape plans
submitted with the application show an existing perimeter fence, 4 evergreen trees at least 5-6 feet tall,
and suitable ground cover are shown along this frontage (see Landscaping Plans, Attachment C.4). A
condition of approval will ensure that the existing fence is at least 5-foot-tall and constructed to provide
a uniform sight-obscuring screen or other screening method in accordance with ADC 9.250.
Stormwater quality basins are shown to the west of Building A-1 and south of Building A-5, however
no plants are shown in these areas on the Landscaping Plan.
Screening per ADC 9.250 and 9.385 is required along all interior property lines. An existing fence is
noted on the Site utility plan (Attachment C.3) but the information regarding the height and opacity is
not provided.
The Landscape Plan (Attachment C.4) does not provide adequate detail to show the landscape
buffering and screening standards are met. A final landscape plan will need to be submitted for review
and approval by the Community Development Department to ensure the standards of ADC 9.240 9.250 and ADC 9.385 are incorporated into these plans.
5.13

Landscaping Around and Within Parking Areas. Landscaping in parking lots is required to provide
shade, reduce stormwater runoff, and direct traffic. Parking lots must be landscaped in accordance
with the minimum standards of ADC 9.150, by including landscaped planter bays, entryway
landscaping and buffers from structures. The standards under ADC 9.150(1)-(3) state:
(1) Planter Bays. Parking areas shall be divided into bays of not more than 12 parking spaces. At both ends of each
parking bay there shall be curbed planters at least 5 feet wide, excluding the curb. Each planter shall contain one
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canopy tree at least 10 feet high and decorative ground cover containing at least two shrubs for every 100 square feet
of landscape area. Neither planter bays nor their contents may impede access on required public sidewalks or paths,
or handicapped-accessible parking spaces.
(2) Entryway Landscaping. Both sides of a parking lot entrance shall be bordered by a minimum 5-foot-wide landscape
planter strip meeting the same landscaping provisions as 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 walkways
or loading areas or by a 5-foot strip of landscaping materials.
According to plans submitted by the applicant, the parking area is divided into bays of no more than
12 spaces, with curbed planters at every end (Attachments C.1 & C.2). Some islands will contain a
canopy tree but no shrubs. Other islands are shown as water quality basins without landscaping details.
No landscaped bays or their contents impede access to required public sidewalks or ADA parking
spaces. Parking lot entrance areas on the property will be bordered with wide planter strips with
compliant plantings and ground cover. All parking spaces will be separated from the building by at
least 7 feet 6 inches of walkway or other buffers.
A final landscape plan consistent with the standards of ADC 9.150 will need to be submitted for review
and approval by the Community Development Department before building permits can be issued.
5.14

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 plans were not
submitted with this application. Submittal of final irrigation plan for review and approval by the
Community Development Department is required as a condition of approval to ensure the standards
of ADC 9.160 are met.

5.15

Environmental Standards. ADC 9.440 - 9.500 include environmental standards related to noise, visible
emissions, vibrations, odors, glare, heat, insects, rodents, and hazardous waste. The design and
operating characteristics of the proposed multi-family residential use is like other residential uses in the
area.
Noise: Noise generated in association to the proposed use will include standard mechanical equipment
and daytime on-site parking lot traffic. No noise is not anticipated to exceed the noise source standards
of ADC 9.440.
Visible Emissions: There will be no emissions or discharge from the development.
Vibrations: Vibrations that exceed 0.002g peak are not expected to be produced in association to the
proposed use.
Odors: The proposed use is not anticipated to produce continuous, frequent, or repetitive odors or
emissions.
Heat: This is not applicable to the operations on this site.
Insects and Rodents: The proposed materials and processes for residential uses do not attract insects
or rodents.
Hazardous Waste: No waste originating on site is expected to be exposed to the atmosphere or
stormwater drainage.
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5.16

Lighting and Glare: Lighting is evaluated under Site Plan Review Criterion Four (above); those findings
and conclusions are included here by reference.

5.17

Refuse Containers. ADC 3.390 require that refuse containers and disposal areas are screened from
view by placement of a sight-obscuring fence, wall, or hedge at least six feet tall. Refuse disposal areas
may not be located in required setback areas or buffer yards and may not be placed within 15 feet of a
dwelling window. The applicant states that all dumpsters are fully screened behind 8-foot high CMU
block walls with metal gates for access (see Attachment C.2). The refuse containers will be located on
the west portion of the site near Building A-4. Additional information is required to confirm that
refuse disposal areas are at least 15 feet from dwelling windows. Final elevation plans are required for
review and approval by the Community Development Department as a condition of approval to ensure
the standards of ADC 3.390 are met.

5.18

Fences. ADC 9.360-9.390 lists the requirements for fences. Fences up to five-foot-tall when
constructed to provide a uniform sight-obscuring screen are in accordance with ADC 9.250.
Additionally, fences in a residential zone, such as the RMA zone, may be constructed up to six-foottall in the interior setbacks in accordance with 9.380(3)(a). The applicant submittal indicates a
preexisting fence of unknown height and material along the interior property lines.

5.19

The following is a summary of public comments related to design and operating characteristics of the
proposed development and the staff responses to those comments. A copy of each comment letter is
included in the Attachments.
Angelique Barnes email: May 17, 2019 (Attachment B.3)
Ms. Barnes states a concern about privacy to development of the site.

Response : See buffer and screening analysis under finding 5.12 and fence analysis under 5.18, above.
Evelyn Arjmandi letter: May 17, 2019 (Attachment B.2)
Ms. Arjmandi states a concern about increase height and density of the proposed development.

Response : The site is zoned RMA and multi-family development is allowed through site plan review approval in the
RMA zone; therefore, the underlying RMA zone pre-supposes that multi-family residential use is compatible with the
site and surround area. To create a more compatible interface with the existing residential neighborhood, the applicant
proposes to orient structures toward the center of the site to increase the setback distance from existing single-family homes.
See density analysis under finding 5.10, above.

Conclusions
5.1

The site is surrounded by residential property. The proposed apartment complex will be located within
the RMA zone. Multi-family residential development is allowed in RMA zone through site plan review
approval.

5.2

The characteristic of this neighborhood is a mixture of uses, but primarily residential. The design and
operating characteristics of the proposed development is like other residential uses in the area,
including Evergreen Acres to the east, and Premier Apartments & Clayton Meadows south of Queen
Avenue.

5.3

The proposal meets the standards for building height, lot coverage, setbacks, and all other environmental
standards.
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5.4

The proposal meets the standards for density with density bonuses granted for proximity to designated
arterials and solar access easements.

5.5

Any adverse impacts associated with the use of the property can be mitigated through such means as
shielded lighting and landscaping.

5.6

Condition of Approval Four (above), will ensure that all exterior lighting fixtures, including pole
mounted lights, shall be of a shielded, full cut-off design

5.7

The applicant’s site plan indicates that landscaping will be provided; however, a detailed landscape and
irrigation plan will need to be submitted and approved prior to the issuance of a building permit.

5.8

As shown on the site plan, the applicant proposes to locate a refuse container area within a trash
enclosure designed to meet the code.

5.9

A fence is noted as existing but details regarding height and opacity is not provided. A revised
landscaping plan and/or fence detail must be provided to ensure the screening standards of ADC 9.250
are satisfied.

5.10

Based on the observations above, the proposed development will be compatible with existing or
anticipated uses in terms of size, intensity, setbacks, lighting, screening and landscaping when the
following conditions are met.

Conditions
Condition 6

Solar Access Easement. Prior to issuance of a building permit, a solar access easement shall
be submitted for review and approval by the Community Development Department. The
easement must be consistent with the standards of ADC 3.220(5).

Condition 7

Final Landscape and Irrigation Plan. Prior to issuance of a building permit, a final
landscape and irrigation plan shall be submitted for review and approval by the Community
Development Department. The plan must be consistent with the landscaping standards of
ADC 9.140(1), landscape parking lot standards of ADC 9.150, buffering standards of ADC
9.240 and irrigation standards of ADC 9.160.

Condition 8

Screening by Fence. If the applicant chooses to install a sight-obscuring fence in lieu of other
screening methods listed under ADC 9.250, a fence detail shall be submitted for review and
approval by the Community Development Department to confirm that the fence screening
standards of ADC 9.250(2) and ADC 9.385(1) are satisfied

Condition 9

Refuse Container Screening. Prior to the issuance of a building permit, a final detail shall
be submitted for review and approval by the Community Development Department to
confirm that refuse disposal areas are at least 15 feet from dwelling windows. Prior to issuance
of a certificate of occupancy, all required screening for refuse containers or disposal areas shall
be installed in accordance with ADC 3.390.

Condition 10 Site Improvements. Prior to issuance of the final certificate of occupancy, all proposed and
required site improvements (e.g. vehicle and bicycle parking, landscaping, refuse screening,
lighting, etc.), shall be constructed and completed in accordance with approved plans.
Landscaping may be financially secured through a completion guarantee, per ADC 9.190.
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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
6.1

Article 4: Airport Approach. Figure 4-1 of ADC Article 4 shows that the subject property is located in
the Airport Approach District. This district is comprised of several imaginary surfaces above which
aircraft are allowed to operate.
The proposed development will be under the outermost surface called the Conical Surface. The Conical
Surface begins at the outer boundary of the Horizontal Surface, at an elevation of 372 feet (NGVD
1929) above the airport elevation. The existing ground elevation is approximately 224 feet (NGVD
1929), and the maximum height limit of the RMA zone is 60 feet above grade for a total elevation of
284 feet which is 88 feet below the maximum height (372’) established by the Conical Surface.
There are no design features of the proposed development with navigational signals or radio
communications, or that would induce confusing light patterns, or create bird-strike hazards that would
endanger or interfere with aircraft intending to use the airport. Sound buffering features are not
warranted because the location of the proposed development is located outside the “noise sensitivity
property” defined by 55 and 60 ldn noise contours.

6.2

Article 6 Steep Slopes, Comprehensive Plan Plate 7: There are not areas of steep slopes on the subject
property.

6.3

Article 6: Floodplains: Comprehensive Plan Plate 5: Floodplains, does not show a 100-year floodplain
on this property. FEMA/FIRM Community Panel No. 41043C0214H, dated December 8, 2016,
shows that this property is in Zone X, an area determined to be outside the 500-year floodplain (see
FIRMette, Attachment D).

6.4

Article 6 Wetlands, Comprehensive Plan Plate 6: As shown on Attachment C.6, wetlands encumber a
portion of the site. A wetland delineation was completed, and concurrence was received from the
Department of State Lands (DSL) (Attachment C.6). Impacts to these wetlands are regulated by DSL
and the U.S. Army Corps of Engineers (ACOE).
The Community Development Department sent a wetland land use notice to DSL regarding the
proposed development. DSL responded and stated that the site plan indicates that construction of
proposed apartment complex, parking spaces, and common area will impact jurisdictional wetlands.
Current removal/fill permit application for this site (APP00611803) is in review and requires final
approval before any work is authorized in jurisdiction wetlands (Attachment E). The applicant will
need to obtain a joint removal/fill permit from DSL and the ACOE if impacts to wetlands are
proposed on the subject property.

6.5

The following is public comment with staff responses to the comment. A copy of the comment letter
is included in the Attachments.
Evelyn Arjmandi letter: May 17, 2019 (Attachment B.2)
Ms. Arjmandi states a concern about fill of wetlands in association with development of the site.
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Response : As stated in 6.4, the applicant will be required to obtain a joint removal/fill permit from DSL and the
ACOE if impacts to wetlands are proposed on the subject property.
6.6

Historic and Archaeological Resources, Comprehensive Plan, Plate 9: The property is not located in a
Historic District. There are no known archaeological sites on the property.

Conclusions
6.1

The site is located within the airport approach district, but the developable height limit in the underlying
zoning district is well below the allowable height limit within the airport approach district. Sound
buffering features are not warranted because the location of the proposed development is located
outside a noise sensitive area.

6.2

The national wetland inventory denotes wetland a portion of the property. The applicant will need
approval of a joint removal/fill permit to DSL and the ACOE prior to any work being authorized in
jurisdiction wetlands.

6.3

The site is not located in a special flood hazard area, or historic district, and there are no steep slopes
on the property.

6.4

This criterion can be met with the following conditions.

Conditions
Condition 10 If the applicant impacts more than 50 cubic yards of wetlands, a joint removal/fill permit from
DSL and the ACOE shall be required.

Criterion 7

The site is in compliance with prior land use approvals.

Findings of Fact and Conclusions
7.1

There are no prior land use approvals with outstanding conditions of approval.

7.2

This criterion is met.

Criterion 8

Sites that have lost their nonconforming status must be brought into compliance and may be brought
into compliance incrementally in accordance with Section 2.370.

Findings of Fact and Conclusions
8.1
8.2

The site is a vacant site and is not a nonconforming site.
This criterion is not applicable

MULTIPLE FAMILY DEVELOPMENT DESIGN STANDARDS (ADC 8.200 to 8.300)
In addition to the review criteria above, the following Design Standards must be met. Note: If there is a checked
box symbol () preceding a standard, it means staff has compared the applicant’s findings and plans to the
standard(s) and find the standard(s) is met without comment. If the box is unchecked (), staff has provided
findings and conclusions as to the reason(s) why the standard is not met and has added a condition. "NA"
preceding the standard means it is not applicable to this particular development

June 12, 2019
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N/A

8.210 Relationship to Historic Overlay Districts. For residential property inside the Historic Overlay Districts, see
Article 7 for additional historic review criteria.



8.220 Recreation and Open Space Areas. In multi-family developments, a portion of the land not covered by buildings
and parking shall be of adequate size and shape and in the proper location to be functional for outdoor recreation and
relaxation. The standards are also intended to ensure that project open space is an integral part of the overall development
design, not merely leftover space. In larger developments, there should be a variety of open space activities.
1)

Common Open Space. For projects of 10 or more units, common open space shall be required at a ratio of 0.25
square feet for each 1.0 square feet of living space.
a)

Areas designated as common open space shall be at least 500 square feet in size with no horizontal
dimension less than 20 feet. The open space shall be functional and shall include one or more of the
following types of uses:
•

swimming pools, spas, and adjacent patios and decks

•

developed and equipped adult recreation areas

•

sports courts (tennis, handball, volleyball, etc.)

•

community centers

•

food and ornamental gardens

•

lawn or hard surface areas in which user amenities such as trees, shrubs, pathways, covered
picnic tables, benches, and drinking fountains have been placed

•

natural areas

b)

Developments shall provide a mix of passive and active recreational uses from the above list if the
open space can accommodate more than one use.

c)

Indoor or covered recreational space may count towards 50 percent of the common open space
requirement.

d)

No more than 20 percent of the common open space requirement shall be on land with slopes greater
than 20 percent.

e)

Areas Excluded. Streets and parking areas, including areas required to satisfy parking lot landscape
standards, shall not be applied toward the minimum useable open space requirement. Required
setback areas may be applied toward the minimum useable open space requirement, with the exception
of active, noise-generating activities.

f)

Designated on Site Plan. Areas provided to satisfy the minimum useable open space requirement
shall be so designated on the development site plan and shall be reserved as open space. Adult
recreation areas shall not be allowed in any required setback and shall be centrally located.

g)

Open Space and Recreation Area Credit. An open space credit, not to exceed 25 percent of the
common open space requirements, may be granted if there is direct access by a pedestrian path, not
exceeding 1/4 mile, from the proposed multiple family development to an improved public park and
recreation area or public school playground.
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Approved vegetated post-construction stormwater quality facilities are allowed in common open space
areas

Findings of Fact

Based on the Site overview plan (Attachment C.1), there is a combined total of 51,814 square feet of
living area within the buildings; therefore, at least 12,953.50 square feet of common open space is
required. As shown on the Site overview plan (Attachment C.1), a combined total of 14,951 square
feet of common open space area is proposed to be provided.
The common open space area identified on the plan is at least 500 square feet in size with no horizontal
dimension less than 20 feet but does not provide one or more passive and active recreational uses listed
under ADC 8.220(1)(a). A conditional of approval will ensure that an approved one or more passive
and/or active use specified in ADC 8.220(1)(a).
2)

Children’s Play Areas. Multiple family developments larger than 10 units (excluding 1-bedroom and studio
units) shall designate one or more children’s play areas.
a)

Children’s play areas shall be placed within 300 feet of the units they are intended to serve. More
than one play area may be needed in larger developments.

b)

No horizontal dimension of a children’s play area shall be less than 20 feet.

c)

Placement of children’s play areas shall not be allowed in any required setback and shall be centrally
located.

d)

Children’s play areas may be part of the common open space area but do not count toward the use
requirement as outlined in Section 8.220(1)(a).

Findings of Fact

The Site overview plan (Attachment C.1), shows a children’s play area 980 square feet (49 feet by 20
feet) in size that is centrally located on the site. The children’s play area is shown to be unfenced and
without any play equipment. A fence is not required and without play equipment a fence is not
recommended for the final plan.


8.230 Private Open Space. In all newly constructed multiple family developments except in the CB, HD and LE
zoning districts and assisted-living and nursing home developments, private open space shall be provided as follows:
1)

At-Grade Dwellings. Dwellings located at finished grade, or within 5 feet of finished grade, shall provide at
least 96 square feet of private open space per unit, with no dimension less than 8 feet. Private open space for
at-grade dwellings may be provided within interior courtyards created within a single building or cluster of
buildings. Private open space for at-grade dwellings shall be screened from view from public streets.

2)

Above-Grade Dwellings. Dwellings located more than 5 feet from finished grade shall provide a minimum of
80 square feet of private open space per dwelling unit (such as a yard, deck or porch), with no dimension less
than 6 feet. Private open space for units located more than 5 feet above grade may be provided individually, as
with a balcony or collectively by combining into a larger area that serves multiple units.
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3)

Access to Private Open Space. All private open space shall be directly accessible from the dwelling unit through
a doorway.

4)

Privacy Requirements. Private open space, excluding front porches, shall be physically and visually separated
from common open space.

Findings of Fact

Typical floorplans (Attachments C.6 & C.7) show that all of the private open space is accessible
through the back door of each apartment unit. The lower floor of each building includes private
concrete patios at least 99 square feet (11 feet by 9 feet) in size, which exceeds the minimum size
standard by 3 square feet. The code also requires private open space for at-grade dwellings to be
screened from view from public streets. The Landscaping Plan (Attachment C.4) indicate screening
for the at-grade patios will consist of 2-gallon shrubs with 15-inch to 18-inch spread. A condition of
approval will require at-grade patios to be screened from view from public streets.
The private open space areas located above grade, on the second and third floor, will be balconies 81
square feet (9 feet by 9 feet) in size, with outdoor storage closets on the decks. The open area of the
balcony exceeds the minimum size standard by 1 square foot.
N/A

8.240

Maximum Setbacks for Street Orientation.

1)

On sites with 100 feet or more of frontage on a collector or local public street, at least 50 percent of the site
width shall be occupied by a building(s) placed no further than 25 feet from the front lot line.

2)

On sites with less than 100 feet of frontage on a collector or local public street, at least 40 percent of the site
width shall be occupied by a building(s) placed no further than 25 feet from the front lot line.

3)

As used in these standards, “site width” does not include significant natural resources as mapped by the City,
delineated wetlands, slopes greater than 20%, recorded easements, required fire lanes and other similar nonbuildable areas as determined by the City.

Findings of Fact

Queen Avenue is an arterial street; therefore, this criterion is not applicable.


8.250 Functional Design and Building Details. These standards are intended to promote functional design and
building details in new construction that contribute to a high-quality living environment for residents and enhance
compatibility with the neighborhood.
1)

The design of new buildings shall avoid long, flat, uninterrupted walls or roof planes. Changes in wall plane
and height, and inclusion of elements such as balconies, porches, arbors, dormers, gables and other human-scale
design elements such as landscaping should be used to achieve building articulation.

2)

Buildings shall be massed so individual units or the common main entrance is clearly identifiable from the
private or public street that provides access unless the units are located on upper floors above non-residential
uses.
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3)

Stairways shall be incorporated into the building design. External stairways, when necessary, should be recessed
into the building, sided using the same siding materials as the building, or otherwise incorporated into the
building architecture.

4)

Building facades shall be broken up to give the appearance of a collection of smaller buildings.

Findings of Fact

The building design does not have long flat walls or roof lines. The buildings have four-foot offsets
that break up the front of the buildings and the roof lines. Balconies and dormers are incorporated in
the building design to add some visual element to the buildings. All external stairways are recessed into
the building, physically and visually incorporating stairways into the building design.


8.260 Building Orientation and Entries. These standards are intended to promote building and site design that
contributes positively to a sense of neighborhood and to the overall streetscape by carefully relating building mass, entries
and yards to public streets.
1)

As many of the dwelling unit entries as possible shall face public local residential streets and along the internal
street system of larger scale developments. Internal units may face a courtyard or plaza, but not a parking lot.
The use of front porches or entry patios and terraces is encouraged.

Findings of Fact

The site does not have frontage on a local street; the site has frontage on an arterial street (Queen
Avenue). Buildings One faces the Queen Avenue right-of-way. Buildings Two through Five front the
internal street system and open space areas. The rear of these buildings are designed to be similar in
style and materials as the front and incorporate a French door entrance at the back patio to give the
appearance of the front of the building (Attachments C.8 & C.9).
The orientation of the buildings takes parking and vehicle circulation into consideration. The location
of the buildings allows the development to provide efficient circulation with adequate parking within
close proximity to the main entrance of each building. While the drive aisles and parking spaces separate
the building from the interior of the site, the site plan shows that all the units in Buildings Two through
Five face a centralized community area with recreational amenities, which creates a positive sense of
neighborhood within the development (Attachment C.1).
2)

Building entries and entries to individual units shall be clearly defined, visible for safety purposes, and easily
accessible. Arches, gateways, entry courts, and awnings are encouraged to shelter entries.

3)

Individual entries are encouraged; the use of long access balconies and/or corridors that are monotonous and
impersonal are discouraged.

4)

The primary entrance(s) of ground floor units of residential building(s) located within 25 feet of a local street
may face the street. Primary entrances may provide access to individual units, clusters of units, courtyard
dwellings, or common lobbies. No off-street parking or circulation shall be located between the front of the
building and the street. The following exceptions to this standard are allowed:
•

On corner lots, the main building entrance(s) may face either of the streets or be oriented to the corner.

•

For buildings that have more than one entrance serving multiple units, only one entrance must meet this
requirement.
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Findings of Fact

Building One is setback 22 feet from the property line on Queen Avenue. As shown in the site layout
plan (Attachment C.2), none of the on-site parking lot is located between the front of the building and
the street. The primary entrance for each individual unit is provided through a covered main entry way.
All building entries are clearly defined and easily accessible. There are no long balconies or monotonous
corridors. These criteria are met.


8.270 Transition to Lower Density Uses. The following design standards shall be incorporated into the design of
multiple-family housing to create transitions between multiple-family developments and nearby, lower-density residential
development, in order to reduce the impacts of building mass and scale.
1)

When abutting single-family homes, buildings shall be set back at least one foot for each foot in building height
from the property line. Building height is measured from the average grade to the top of the wall facing the
property line or to the top of the highest window or door, whichever is higher.

2)

Smaller-scale buildings should be sited in the area immediately adjacent to single-family zoning districts, and
larger-scale buildings sited at the interior of the development or adjacent to other multiple-family developments.

3)

Parking and maneuvering areas, driveways, active recreation areas, loading areas and dumpsters should not be
located between multiple family buildings and abutting single family homes.

Findings of Fact

There are existing single-family dwellings located to the north, south, and west of the site. The
proposed apartment buildings are two to three stories tall with wall height of 18 feet and 33 feet,
respectively. The interior setback to the two- to three- story apartment structures are 30 feet and 33
feet, respectively. Parking and maneuvering areas are located between the proposed apartment
buildings and abutting properties with single family homes to allow for connection and site circulation
to public rights-of-way. Active recreation areas are in a centralized location. The trash refuse
containers are in alignment with Seventeenth Avenue.


8.280 Pedestrian Connections. Pedestrian circulation systems shall be designed to provide clear and identifiable
connections within the multiple-family development and to adjacent uses and public streets/sidewalks.
1)

Each multiple family development shall contain an internal pedestrian circulation system that makes clear,
easily identifiable and safe connections between individual units and parking and shared open space areas. All
pedestrian ways shall comply with the requirements of the Americans with Disabilities Act.

2)

The pedestrian circulation system shall be designed to provide safe crossings of streets and driveways. Reflective
striping should be used at crossings to emphasize the crossing under low light and inclement weather conditions.

3)

Safe, convenient, and attractive pedestrian connections shall be provided between the multiple family development
and adjacent uses such as parks, schools, retail areas, bus stops, and other pedestrian ways. Connections shall
be made to all adjacent streets and sidewalks at 200-300 foot intervals.

Findings of Fact

The internal pedestrian circulation system consists of hard 7.5-foot and 4.5-foot wide surfaced
sidewalks that provide easily identifiable and safe connections between the residential units, parking,

SP-05-19 Staff Report

June 12, 2019

Page 27 of 31

recreation areas, trash disposal area, and the public sidewalk at the main entrance on Queen Avenue.
The sidewalks are raised above the surface of the travel lanes. Pedestrian crossings will make use of
drop curbs to facilitate handicap access. These features provide a clear separation between vehicles and
pedestrians.


8.290 Vehicle Circulation System. On-site circulation shall be clearly identifiable, safe, pedestrian friendly and
interconnected.
1)

Internal vehicle circulation system of a multiple family development shall be a continuation of the adjacent public
street pattern wherever possible and promote street connectivity. Elements of the public street system that shall
be emphasized in the internal circulation system include the block pattern, sidewalks, street trees, on-street
parking and planter strips.

2)

The vehicle circulation system and building pattern shall mimic a traditional local street network and break
the development into numerous smaller blocks with all of the public street system elements highlighted above.
Private streets are acceptable, unless a public street is needed to extend the public street grid. The connectivity
and block length standards in Articles 11 and 12 apply to all public and private streets.

3)

The streets that form the primary internal circulation system may include parallel parking and accessways to
parking bays or courts, but should not be lined with head-in parking spaces.

4)

Interior roadways shall be designed to slow traffic speeds. This can be achieved by meandering the roadway,
keeping road widths to a minimum, allowing parallel parking, and planting street trees to visually narrow the
road.

Findings of Fact

As discussed under site plan review criterion three related to transportation (above), the transportation
system can safely accommodate the proposed 64-unit apartment development. The subject property
is located in a developed area where improved streets and sidewalks continue as required by city
standards. Pedestrian walkways connect from the public sidewalks through the site and to each of the
apartment buildings. New private or public streets interior to the site are not proposed or required.
Traffic speeds will be slowed because the drive-aisle through the site is not straight.


8.300 Parking. Multiple-family development shall provide attractive street frontages and visual compatibility with
neighborhoods by minimizing the placement of parking lots along public streets. See Article 9 for additional parking lot
standards.
1)

Parking lots, carports, and garages shall not be sited between multiple-family buildings and the public local
street unless site size and configuration make this impossible. Where available, private access to parking is
encouraged.

2)

Parking areas shall be broken into numerous small parking bays and landscaped to minimize their visual
impact. Large, uninterrupted rows of parking are prohibited. Required parking must be located within 100
feet of the building entrance for each unit. The integration of garages into residential buildings is encouraged.

Findings of Fact

Access to the site and parking lot is provided via a private driveway off of Queen Avenue and
Seventeenth Avenue. The parking spaces are located behind the apartment buildings and they are not

SP-05-19 Staff Report

June 12, 2019

Page 28 of 31

located between the multiple-family buildings and the public street. The parking lot is broken up into
smaller bays with landscaped parking islands throughout the development, in accordance with the
standards of ADC 9.150. All of the parking spaces are located within 100 feet of the building entrance
for each unit.

Conclusions
DS.1

The open space standards are met with adequate common open space area, but lack functional uses
and features such as sports court, pool and recreation building. To meet the use standards under ADC
8.220(1), one ore more uses (as listed under ADC 8.220(1) will need to be included in the final plans.
The children’s play area is shown to be unfenced and without any play equipment. A fence is not
required and without play equipment a fence is not recommended for the final plan.

DS.2

Private open space is provided for each apartment through concrete at-grade patios and balconies on
the upper levels of the buildings. To meet the minimum code standards under ADC 8.230, screening
for at-grade patios will need to be included in the final plans.

DS.3

The buildings are located on the site to effectively meet the maximum setback requirement from public
streets, as well as the minimum setback requirement from adjacent single-family residential uses.

DS.4

The architectural design of the proposed apartment buildings meet the functional design and building
detail standards.

DS.5

The internal pedestrian circulation system consists of hard surfaced sidewalks that provide easily
identifiable and safe pedestrian connections through the site and to the public right-to-way.

DS.6

The design of the overall development meet the standards for Building Orientation and Entries,
Vehicle Circulation System, and Parking.

DS.7

As proposed, Multi-Family Design Standards can be met with the following condition.

Condition
Condition 12 Common Open Space. Prior to issuance of a building permit, the applicant shall submit
revised site plan to the Community Development Department for review and approval that
includes a common open space at least 500 square feet in size with no horizontal dimension
less than 200 feet that includes one or more uses per ADC 8.220(1)(a).
Condition 13 Private Open Space. Prior to issuance of a building permit, the applicant shall submit revised
site plan and building plans to the Community Development Department for review and
approval that includes: a) screening for at-grade patios per ADC 8.230(1), and b) balconies at
least 80 square feet in size per ADC 8.230(2).

Overall Conclusion

As proposed and conditioned, the application for Site Plan Review to develop 64-unit apartment complex with
associated site improvements satisfies all applicable review criteria as outlined in this report.
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Conditions of Approval
Condition 1

Storm Water Quality Permit. Before beginning work on the storm water quality facilities,
the applicant must obtain a Stormwater Quality Permit through the City’s Public Works
Department. Before a final occupancy permit will be granted for the project, the applicant
must complete the stormwater detention and quality facilities and obtain final approval of the
facilities by the Public Works Department.

Condition 2

Oregon Fire Code. Prior to issuance of building permits, the applicant shall submit final plans
for review and approval by the Albany Fire Department to ensure standards of the Oregon
Fire Code are met.

Condition 3

Public Improvements. Prior to issuance of building permits for the proposed project, the
applicant shall construct; extension of the 8-inch public sewer line and 8-inch public water line
located in 17th Avenue, construct new public fire hydrant off the 17th Avenue water line
extension, extend existing 12-inch public water line off of Queen Avenue into the site,
construct new public fire hydrant along Queen Avenue, all as generally shown on the
applicant’s preliminary utility plan. Public utility easements shall be provided over these
facilities as required in the City’s Standard Construction Specifications and Engineering
Design Standards documents. Final design details for these improvements must be approved
by the Public Works Department as part of the required Site Improvement Permit. The
applicant may provide to the City financial assurances for the construction of the public
improvements per AMC 15.06 as an alternative means to obtain issuance of building permits.

Condition 4

Exterior Lighting. Prior to issuance of a certificate of occupancy, all exterior lighting fixtures,
including pole mounted lights, shall be of a shielded, full cut-off design.

Condition 5

Bicycle Parking. Prior to occupancy, at least 16 bicycle parking spaces shall be provided, with
a minimum of 8 covered, in accordance with ADC Section 9.120(13). Prior to issuance of a
Certificate of Occupancy, all required bicycle parking spaces shall be installed in compliance
with the standards in ADC 9.120(13)(e-h).

Condition 6

Solar Access Easement. Prior to issuance of a building permit, a solar access easement shall
be submitted for review and approval by the Community Development Department. The
easement must be consistent with the standards of ADC 3.220(5).

Condition 7

Final Landscape and Irrigation Plan. Prior to issuance of a building permit, a final
landscape and irrigation plan shall be submitted for review and approval by the Community
Development Department. The plan must be consistent with the landscaping standards of
ADC 9.140(1), landscape parking lot standards of ADC 9.150, buffering standards of ADC
9.240 and irrigation standards of ADC 9.160.

Condition 8

Screening by Fence. If the applicant chooses to install a sight-obscuring fence in lieu of other
screening methods listed under ADC 9.250, a fence detail shall be submitted for review and
approval by the Community Development Department to confirm that the fence screening
standards of ADC 9.250(2) and ADC 9.385(1) are satisfied.
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Refuse Container Screening. Prior to the issuance of a building permit, a final detail shall
be submitted for review and approval by the Community Development Department to
confirm that refuse disposal areas are at least 15 feet from dwelling windows. Prior to issuance
of a certificate of occupancy, all required screening for refuse containers or disposal areas shall
be installed in accordance with ADC 3.390.

Condition 10 Site Improvements. Prior to issuance of the final certificate of occupancy, all proposed and
required site improvements (e.g. vehicle and bicycle parking, landscaping, refuse screening,
lighting, etc.), shall be constructed and completed in accordance with approved plans.
Landscaping may be financially secured through a completion guarantee, per ADC 9.190.
Condition 11 If the applicant impacts more than 50 cubic yards of wetlands, a joint removal/fill permit from
DSL and the ACOE shall be required.
Condition 12 Common Open Space. Prior to issuance of a building permit, the applicant shall submit
revised site plan to the Community Development Department for review and approval that
includes a common open space at least 500 square feet in size with no horizontal dimension
less than 200 feet that includes one or more uses per ADC 8.220(1)(a).
Condition 13 Private Open Space. Prior to issuance of a building permit, the applicant shall submit revised
site plan and building plans to the Community Development Department for review and
approval that includes: a) screening for at-grade patios per ADC 8.230(1), and b) balconies at
least 80 square feet in size per ADC 8.230(2).

Attachments

A. Location Map
B. Written Comments
1. Lucinda Plummer (dated May 17, 2019)
2. Evelyn Arjmandi (dated May 17, 2019)
3. Angelique Barnes (dated May 17, 2019)
C. Applicant’s Submittal
1. Site Overview Plan
2. Site Layout Plan
3. Site Grading Plan
4. Site Utility Plan
5. Landscaping Plan and Notes
6. Wetland Delineation Map (dated January 9, 2018)
7. Typical One Bedroom Floor Plan
8. Typical Two Bedroom Floor Plan
9. Typical One Bedroom Rear/Side Elevation Plan
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ATTACHMENT B.1

From:
To:
Subject:
Date:

Cindy Plummer
LaRoque, Laura; michealmoorman@gmail.com
Site Plan Review for the Queen Avenue Apartments Comments
Friday, May 17, 2019 1:25:50 PM

[External Email Notice: Avoid unknown attachments or links, especially from unexpected
mail.]
Hello,
I'm writing with some concerns regarding the proposed development of the Queen Avenue
Apartments at Linn County Assessor's Map No. 11S-03W-08DB Tax Lot 100. I reside nearby
at 2015 17th Ave SE, Albany, OR. My water comes from a well and we are very concerned
that this development may damage or contaminate that water supply. Should this occur we do
not have the resources to pay for connecting to the city's water system.
We would like to know what assurance we have that our water supply will not be impacted
or what our recourse would be if it is. Please feel free to contact us with any questions you
may have or if there is additional information that we can provide. My phone number is 541791-3160.
Thank you,
Lucinda Plummer
______________
DISCLAIMER: This email may be considered a public record of the City of Albany and
subject to the State of Oregon Retention Schedule. This email also may be subject to public
disclosure under the Oregon Public Records Law. This email, including any attachments, is for
the sole use of the intended recipient(s) and may contain confidential and privileged
information. Any unauthorized review, use, disclosure or distribution is prohibited. If you
have received this communication in error, please notify the sender immediately and destroy
all copies of the original message.
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PROVIDED
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LANDSCAPING CALCULATIONS
DESCRIPTION

30,000 SQ.FT.

30,000 SF

47 NEW TREES PROVIDED
47 NEW TREES REQUIRED

93,954 SQ.FT.

28,186 SQ.FT.

1 TREE / 2000 SF
OF SITE AREA
30%
26,667 SF

LANDSCAPE AREA
SITE AREA
NEW TREES
REQUIRED
TREE CANOPY
REQUIRED

WQ

WQ

!"#"$"%&'(&%%)(&',"(&+.

WQ

WQ

CONTAINER

B&B

CONTAINER

SIZE

SPACING QTY

1.5" cal. 40" o.c.

SIZE SPACING QTY

B&B

1.5" cal. as shown

1.5" cal. as shown

1.5" cal. as shown

FRONT YARD SETBACKS NEXT TO STREET
Sequoiadendron giganteum / Giant Sequoia

B&B

B&B

SOLAR TREES: deciduous: lose leaves early Fall
Betula Nigra "Heritage" / Heritage Birch

EXTERNAL ENTRANCE CORNER OF APTS & JOGS

5' - 6' as shown

Thuja plicata / Western Red Cedar

BOTANICAL NAME / COMMON NAME

APARTMENT FLOWER BEDS FRONT & BACK
Viburnum davida / David Viburnum

2 gal

15" - 18" 3' o.c.

CONTAINER SPREAD SPACING QTY

as shown

CONTAINER SPREADSPACING QTY

1 gal

BOTANICAL NAME / COMMON NAME

10" - 15" 4' o.c.

15" - 18" 3' o.c.

1 gal

10" - 12"

CONTAINER SPREADSPACING QTY

3' o.c.

1 gal

1 gal

CONTAINER SPREADSPACING QTY

FLANKING ENTRANCES & AT REAR JOGS IN 2 OR 3
Polystichum munitum / Western Sword Fern

CONTAINER SPREADSPACING QTY

B&B

PARKING LOT ISLANDS
Ginkgo biloba Presidential Gold /
Presidential Gold Ginkgo

BOTANICAL NAME / COMMON NAME

STREET TREES
Pyrus calleryana "Glen's Form" TM / Calley Pear

BOTANICAL NAME / COMMON NAME

LANDSCAPE PLANTING LEGEND

D

C

B

A

STREET TREES

TREES

SHRUBS

E

F

ANNUALS / PERENIALS BOTANICAL NAME / COMMON NAME

GRASSES

G

ROW IN BED 48" O.C. FLANKING ENT. DRIVEWAY
Calamagrostis x acutiflora "Avalanche /
Feather Reed Grass
BOTANICAL NAME / COMMON NAME

TREE WELLS & ROW SIDEWALK LANDSCAPING
Cotoneaster dammen / Bearberry Coloneaster

GROUND COVERS

H

TYPICAL PLANTING BED GROUND COVER
Fragaria chiloensis / Beach Strawberry

BOTANICAL NAME / COMMON NAME

Turf Hydroseed "Triple Crown Dwarf" /
Dwarf Tall Fescue

LAWN AREAS AT BUILDINGS
Native seed mix /
Butterfly Flower Mix Short Forbs & Grass
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503-585-9835
TYPICAL PERIMETER BUFFERS

BOTANICAL NAME / COMMON NAME

I
SOD / SEED

J
K
RAIN GARDENS

WQ

N

E

LANDSCAPING

WATER QUALITY Rain Gardens & Bioswales
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EXTERIOR MATERIALS AND COLORS

ROOF: Metal. Raised Seams 12" o.c. Color: Steel Blue

GABLES: Cementious Siding, 8" courses. Color: Dark Tan

UPPER WALLS: Cementious Siding. 8" courses. Color: Light Tan

LOWER WALLS: Cementious Siding: Batts @ 16" o.c. Color: Dark Tan

HORIZONTAL BANDS: 12" Cementious Trim. Color: Off White

CORNER BOARDS: 12" Cementious Trim. Color: Off White

06

DESIGN REVIEW
APARTMENT
BUILDINGS

WINDOWS: Vinyl Framed. Color: Off White, Frames & 4" Trim

PORTICO: Cementious Trim Facias. Color: Off White

RIGHT END ELEVATION

REAR (DECK) ELEVATION
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EXTERIOR MATERIALS AND COLORS
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EXTERIOR MATERIALS AND COLORS
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COMMUNITY DEVELOPMENT DEPARTMENT
Planning Division
P.O. Box490
333 Broadalbin Street SW
Albany, OR 97321
Phone (541) 917-7550
Fax (541) 917-7598
www.cityofalbany.net
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Site Plan Review
Checklist & Review Criteria
INFORMATION AND INSTRUCTIONS:
~

See fee schedule for filing fees (subject to change every July 1): staff will contact you for
payment after submittal.

o

Change of Use, Temporary or Minor Developments 1

O Manufactured Home Parks

o
o

New Parking Areas or Expansions > 1,000 sq. ft.

•

New Construction:

o
o

If Traffic Report Required: Additional fee of

Modify Existing Development2

If Design Standards Apply (Albany Development Code (ADC) Article 8): Additional fee of

Construction Cost:

~~~~~~~~~~~~~~~~~

1)

Applies to temporary businesses operating 31to120 days, temporary subdivision sales offices, and other minor
developments not exempt from Site Plan Review or specified herein.

2)

Additions or expansions > 2,000 sq.ft. or 25% of existing building area, whichever is greater, allowed use or
expansions that require 3 or more parking spaces, add loading areas, or change site circulation or access. (See
ADC 2.430.)

3)

This valuation is composed of the estimated cost of all improvements to the land related to the proposed site
plan review project, but not the cost of the land itself. Building valuation is computed either from the Building
Valuation Table used by the City of Albany's Building Division, or an actual construction bid submitted by the
applicant. If the two valuations are different, the highest valuation will prevail. Land improvements include, but
are not limited to, patios, decks, sidewalks, parking areas, and landscaping.

~

All plans and drawings must be to scale, and review criteria responses should be provided as
specified in this checklist.

~

Email all materials to eplans@cityofalbany.net. Please call 541-917-7550 if you need
assistance.

~

Depending on the complexity of the project, paper copies of the application may be required.

~

Before submitting your application, please check the following list to verify you are not missing
essential information. An incomplete application will delay the review process.

Rev. 07/2017
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SITE PLAN REVIEW SUBMITTAL CHECKLIST
~ PLANNING APPLICATION FORM WITH AUTHORIZING SIGNATURES

0

NEIGHBORHOOD MEETING SUMMARY (If required)

~ REVIEW CRITERIA AND DEVELOPMENT STANDARDS RESPONSES
On separate sheets of paper, prepare detailed written responses, using factual statements (called
findings of fact), to explain how the proposed Site Plan complies with each of the following review
criteria [ADC 2.450]. Each criterion must have at least one finding of fact and conclusion statement.
(See example on page 9.)
1. Public utilities can accommodate the proposed development.
2. The proposed post-construction stormwater quality facilities (private and/or public) can
accommodate the proposed development, consistent with Title 12 of the Albany Municipal Code.
3. The transportation system can safely and adequately accommodate the proposed development.
4. Parking areas and entrance-exit points are designed to facilitate traffic and pedestrian safety and
avoid congestion.
5. The design and operating characteristics of the proposed development are reasonably compatible
with surrounding development and land uses, and any negative impacts have been sufficiently
minimized .
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.
7. The site is in compliance with prior land use approvals.
8. Sites that have lost their nonconforming status must be brought into compliance and may be
brought into compliance incrementally in accordance with Section 2.370.
In addition to the Site Plan review criteria, the proposed development must meet all applicable
standards found in the ADC. Include findings for each the following applicable Articles of the
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 Village
Center.
2. Design Standards; multiple-family, commercial, or telecommunication facility projects mus~ meet
applicable design standards found in Article 8. You must address each standard with findings.
3. The proposed project meets applicable off-street parking, landscaping, tree fell ing, buffering and
screening, and environmental standards found in Article 9.
4. Manufactured home park projects must meet applicable standards found in Article 10.
5. If the project is a CLUSTER DEVELOPMENT, attach written findings of fact that demonstrate how
this project meets ADC 11.400 through 11.510.
The approval authority may designate conditions in order to assure conformance with
applicable review criteria and development standards.

~ SITE PLAN. Refer to pages 4 - 5 for information that needs to be included on the Site Plan.

00

ELEVATION DRAWINGS. Fully dimensioned drawings of each elevation of each building. Include
building height, materials, and colors to be used.

&1

FLOOR PLAN DRAWINGS. Floor plans shall include dimensions and square footages.
Site Plan Review Application
Page2of9
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r!/J

CONCEPTUAL LANDSCAPE AND IRRIGATION PLANS. The Site Plan may show locations
where landscaping will be provided , including any vegetated post-construction stormwater quality
facilities . Before occupancy or final inspection of the development, a final landscape plan must be
submitted for review and approval. That plan must include a legend that indicates the number, size,
spacing, and botanical and common names of all proposed plants.

~ PUBLIC UTILITY PLANS. Submit full-sized copies of preliminary water, sewer and storm sewer
plans and systems. These plans must provide enough information to enable the City Engineer to
determine that the proposed development is feasible, but are not required to be detailed
construction level documents. The City's Engineering Standards, while not land use criteria, may be
used, in whole or in part, by the City Engineer to determine the feasibility of a proposed plan .
0

Preliminary Water Plans

0

Preliminary Sanitary Sewer Plans

0

Preliminary Storm Sewer Plans. Include detention calculations that demonstrate that the
proposed detention facility is correctly sized and show how the Storm Drain Control structure
will function.

OTHER PERMITS, APPLICATIONS, PLANS, OR REPORTS THAT MAY BE REQUIRED:

D

Floodplain Development Permit. If any of the property is within the Floodplain Development (/FP)
overlay, refer to ADC Sections 6.070-6 .125 to determine if the Floodplain Development standards
apply and if a Floodplain Development Permit is requ ired . (Fee depends on the level of review.)

D

Geotechnical Hillside Development Report. If any of the property is within this Hillside
Development (/HD) overlay, refer to ADC Sections 6.170-6.230 to determine if Hillside
Development Standards apply. If applicable, attach written findings of fact that demonstrate how
this project meets these standards; and provide a geotechnical report on the site. (Additional fee
applies)

D

Natural Resources Impact Review. If any of the property is within one of Albany's Significant
Natural Resource (/SW, /RC, /HA) overlay districts, refer to ADC Sections 6.290-6.300 to determine
if a Natural Resource Impact Review may be required. (Additional fee applies.)

D

Mitigation Plan. If the project is proposed within any of Albany's Significant Natural Resources
overlay districts, a mitigation plan may be required. See ADC Sections 6.400 -6.410. (Additional
fee applies.)

D

Historic Review. If any property is within a Historic Overlay District or contains a Local Historic
Inventory Resource, please refer to Article 7 to determine if a historic review is required.

SUPPLEMENTAL APPLICATION INFORMATION
Gross land area of the site to be developed _2._1_s_ac_re_s_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
Net land area (gross land minus land to be dedicated to the public)_2._1s_ac_re_s_ _ _ _ _ _ _ _ __
Describe and show on the site plan the location of any existing structures, private wells, septic tanks,
drain fields located on the site and indicate whether or not they will remain: _ _ _ _ _ _ _ _ __

Current use(s) of the property _va_c_a_nt_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
Site Zoning : _R_M_A_ _ _ _ _ _ _ _ Comprehensive Plan designation: _R_M_ _ _ _ _ _ _ _ __

Site Plan Review Application
Page 3 of9
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Existing uses and zoning of properties adjacent to the site (including across the street, if applicable):
Current Uses
Zoning
RM
North Residential
RM
South Residential
RM
East Residential
RM
West Residential
Lot Coverage: Percent lot coverage allowed : 70%
Net land area of the site: 93 ,730 sf

Proposed lot coverage percent: _6_6°_
Yo_ _

Square footage of all building pads: 23,340 sf

Square footage of all parking/access areas: _3_81_9_9_s_f_ _ __
Parking Calculations. Indicate the square footage of each use within the proposed structure(s) and the
amount of parking provided for each use. Refer to ADC Article 9 for parking standards.
34 one bedroom units and 30 two bedroom units, 95 parking spaces provided

_ _ __
Number of bicycle parking spaces required and provided [see ADC Section 9 . 120(13)]:_~2=-/

~ Multiple-family projects only: Fill out the Supplemental Information Sheet on page 8.

D

Is there a phasing plan? no
If yes , indicate how many phases here and clearly outline and
label the bgundaries of the phases on the site plan. Number of Phases: _ _ _ _ _ _ _ __

D

Are you applying the Cluster Development overlay district provisions to this project? _N_o____
If yes, attach written findings of fact that demonstrate how this project meets Sections 11.400
through 11 .510 of the ADC.

FIRE DEPARTMENT SUPPLEMENTARY QUESTIONNAIRE
1. Does the business plan to STORE hazardous materials?

Yes

No x

2. Does the business plan to USE hazardous materials?

Yes

No x

3. Does the business GENERATE hazardous materials or hazardous waste?

Yes

No x

Yes

No x

4. Is the business currently reporting hazardous substances to the State Fire
Marshal's Office?

NOTE: Hazardous materials are materials that pose a potential threat to fire and life safety. Examples
include paints, solvents, compressed gases, pesticides, poisons, gasoline, propane and laboratory
chemicals. Please call the Albany Fire Marshal if you have questions about this section. 541-917-7700.

SITE PLAN REQUIREMENTS
The Site Plan must be labeled as such and label and show the following information. If any listed item
below is not provided, please include a written explanation why it should not be applicable to this
development.

~ Existing address (if any), section, township, range, and legal description sufficient to define the
location and boundaries of the site

~ Names and addresses of the property owner(s), applicant(s), developer(s), surveyor and engineer,
as applicable
Site Plan Review Application
Page 4 of9
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~ Date plan was drafted and a north arrow
~ Scale of the plan. (Use 1 inch = 20 feet, unless otherwise approved by Planning staff. For parcels
over 100 acres, use 1 inch= 100 feet.) The plan must be clear, measurable and fully dimensioned.

~ Total gross and net land areas of the entire site. ("Net" is minus the square footage of any land
proposed for dedication to the public, not including easements.)

~ Percentage of the site covered by existing and proposed structures and paved areas.

Clearly
identify the boundaries and total square footage of all new and/or replaced impervious surfaces.

D

Lengths of all existing property lines of the development site

~ Zoning designations and boundaries, property boundaries, land uses, and approximate building
locations of all adjacent properties

~ Area and square footage of any land to be dedicated to the public; include its intended purpose
(e.g. right-of-way, parkland, conservation easement, etc.)

~ Locations and construction/surface type of all existing and proposed driveways
~ Locations of all existing and proposed structures, wells, septic tanks and drain fields, the distances
between them and the existing property lines and each other. Indicate what is to be removed,
relocated, and/or retained. If relocated on the site, show and label the new location.

~ Locations of all public improvements to be constructed as part of the development of the site (e.g. ,
streets, sidewalks, and utilities)

~ Locations and sizes of all existing and proposed public sewer and water mains and private service
lines from the main to the site; culverts, ditches, and drain pipes, and electric, gas, and telephone
conduits, including those on site, on adjacent property, and within adjacent rights-of-way. Include
invert elevations of sewer lines at points of proposed connections.

~ All existing natural drainage patterns, flow arrows showing existing and proposed drainage patterns
and existing and proposed swales, ditches, or other drainage ways

~ Location, size, type, and capacity of the existing and proposed drainage system including pipe size,
slope, and detention facilities. Show existing and proposed finished grade elevations at collection
points and property lines. Include the location, size, type, and capacity of the downstream drainage
system that would serve the proposed development. Also, provide any supporting calculations.

~ Location, size, type and capacity of all existing and proposed post-construction stormwater quality
facilities. Clearly identify all impervious surfaces and contributing areas draining to each facility.

~ Locations, widths, and names of all existing or platted adjacent public streets, alleys, sidewalks,
planter strips, curbs, and other public rights-of-way or uses, railroad rights-of-way, and other
important features such as City boundary lines.

D

Locations, widths, names, approximate radii or curves, and the relationship of all streets to any
proposed streets shown on any City approved plan or proposed with this application.

~ Locations, dimensions, ownership, and purpose of all existing and proposed easements on the site
and on adjacent properties.

~ Existing and proposed contour (topography) lines drawn at one-foot intervals, or at a larger interval
if approved by the City Engineer. Indicate the elevations of all control points used to determine the
contours. Contours must be related to City of Albany data. See the Engineering Division for data.

00

Show the typical cross sections at adjacent property boundaries showing pre- and
post-development conditions and clearly identify any changes in elevation at the property line not
captured in the typical section.
Site Plan Review Application
Page 5 of9

ATTACHMENT C.17 - 6

Locations and species of trees with individual trunks or multiple trunks that when combined, are
larger than 25 inches in circumference measured at 4% feet above mean ground level from the
base of the trunk. To obtain the circumference of a tree with multiple trunks, add the individual
trunks circumferences, which are greater than 6 inches in circumference. Identify any trees
proposed for protection and the method of protection. Indicate which, if any, you propose to
remove. (A tree felling application may also be required. See ADC 9.205 for tree felling
regulations.)

·D

Locations and dimensions of all delivery and loading areas

~ Locations and dimensions of all parking and circulation areas

D

Location and dimensions of all vision clearance areas per ADC 12.180

IX!

Locations and dimensions of all trash disposal areas. Include elevation drawing of trash enclosure

D
[21-

Locations of all proposed signs. (Sign permits are issued separately from this review.)

D

Location and type of proposed pedestrian amenities and common areas (when applicable)

Location , design, and illumination detail of proposed site and building lighting

~ Location and design drawings of all proposed utility vaults and mailboxes
Additional plan information. The following may not apply to every site. Please label and show all
applicable information on the proposed site plan. Write "NA " in the box and attach a short explanation
as to why it does not apply to this development proposal.

D
D

Width, direction, and flow of all watercourses on the site
Areas within the 100-year floodplain and other areas subject to inundation or storm water overflow,
with approximate high-water elevation. State the base flood elevation (BFE); label and show the
floodplain boundary on the map.

D

Location of the following significant natural resources: 1) significant wetlands and waterways
identified on the city's Significant Wetland and Waterway overlay district; 2) significant riparian
corridors on the city's Riparian Inventory; 3) significant wildlife habitat, if known ; 4) existing
channels as shown on the most current version of the Albany Storm Water Master Plan ; and 5)
slopes greater than 12 percent.

D

Location of the following natural features: 1) all jurisdictional and non-significant wetlands identified
on the city's Local Wetlands Inventory (see also Comprehensive Plan Plate 6) and National
Wetland Inventory; 2) wooded areas with 5 or more trees over 8 inches in diameter measured 4%
feet from the ground; and 3) springs.

D
D
D

Location of airport height restrictions
Location of Willamette Greenway and the top of the bank
Location of historic districts, structures, and sites on the City's adopted Local Historic Inventory,
including individually designated National Register Historic Landmarks and archaeological sites.

Note: Some properties may have covenants or restrictions , which are private contracts between neighboring
landowners. These frequently relate to density, minimum setbacks, or size and heights of structures. While these
covenants and restrictions do not constitute a criterion for a City land use decision, they may raise a significant
issue with regard to the City's land use criteria . It is the responsibility of the applicant to investigate private
covenants or restrictions.

Site Plan Review Application
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SUPPLEMENTALINFORMATIONFORMULTIPLEFAMILYDEVELOPMENTS
(Additions to existing development or completely new development)
1. Net land area (gross land minus public dedications/undevelopable areas like water bodies and
open spaces):
Gross land area of the site: 93 ,730

sq . ft.

Right-of-way or public dedications and undevelopable areas:
=93 ,730

_o________ sq. ft.

NET sq. ft. of land area

2. Lot coverage: maximum allowable by the ADC for this zone is _7_0_ _ %. [See Article 3, Table 1.)
Lot coverage includes parking , driveway and building pad areas; it does not include patios or
internal pedestrian walkways. Analysis for this application:
All building foundation coverage is 23,340

sq. ft. =_2_5_ _ _ _ % of total net site

All parking and driveway areas are 38, 199

sq. ft. = 41

% of total net site

3. Density calculation analysis for the RMA
Zoning District.
[See ADC, Section 3.190, Table 1 for the minimum land area required per dwelling unit.]
__ Single-family dwelling units@

sq . ft . per unit=

sq . ft.

sq. ft. per duplex =

sq. ft.

__ Two or more attached single-family@

sq . ft. per unit=

sq. ft.

~Three or more 1-bedroom units@ 1500

sq. ft. per unit= 51,000

sq. ft.

~Three or more 2- 3-bedroom units@ 1800

sq . ft. per unit= 54,000

sq . ft.

__ Duplex units @

Total

=105,000

sq. ft. (This total should be no greater than the net land area in 1 above.)

If the net land area does not support the number of dwelling units, the site must qualify for density
bonuses (see Sections 3.200-3.220). On a separate sheet(s) of paper identify any bonus(es)
being requested; explain how this project qualifies, and submit the percentage for each and
recalcu lated density based upon the bonus(es).
Maximum density for base zone is: 35 un its/ac, regard less of density bonuses (per ADC
Section 3.020. Proposed number of units per net acre: _29_.a_ _ __
4. Common Space calculations [See ADC 8.220 (1) and (2) .) Common open space is required for
projects of 10 or more units at 0.25 sq .ft. for each 1.0 sq .ft. of living area. Total square feet in living
space: _s1_,a_1_4_ __
Common space required: 12,954
sq. ft. Common space provided: 15,225
Please identify all common areas on the Site Plan and dimensions of each area.

sq. ft.

5. Parking analysis: Parking spaces must be shown and dimensioned on the site plan. [See Article 9
for design standards.] Note: There are other categories of parking for special uses. If any pertain to
this application , list the use(s) and the parking requirement in the following format:

~Studio and 1-bedroom units@ 1 space/unit
~2-bedroom units@ 1.5 spaces/unit

=

34

spaces

=

45

spaces

__ 3- 4-bedroom units @ 2 spaces/unit

=

______ spaces

~Total number of units divide by 4

=

16

Total# of required parking spaces: _9_5_ __

visitor spaces

Total #space provided on plan: _9_9_ __

Site Plan Review Application
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Number of parking spaces by type:

Standard~

Disabled_5__ Compact_3_5_

Garages_ _

6. Bicycle parking analysis: Multiple-family developments must provide one bicycle parking space
per 4 dwelling units. [See ADC 9.120(13).] Required bicycle parking spaces : 16
#
provided: _24_ _ _ _
7. Building separation and setbacks: A 10-foot separation is required between single-story multifamily buildings and 20-foot is required between buildings 2 or more stories. When multi-family
developments abut single-family uses or zones, the setback shall be at least 1 foot for each foot of
building height. See ADC Section 8.270 for specific standards. Please clearly indicate on the
elevation drawings the height, setback of EACH building on the elevation drawings and building
separation between each multi-family dwelling building.

SITE PLAN REVIEW - PuRPOSE AND PROCEDURE
Site Plan Review is intended to promote functional , safe, and attractive developments compatible with
surrounding developments and uses and with the natural environment. It mitigates potential land use
conflicts through specific conditions attached by the review body. Site Plan Review is not intended to
evaluate the proposed use or structural design. Rather, the review focuses on the layout of a
development, including building placement, setbacks, parking areas, external storage areas , open
areas, and landscaping.
The Director acts as the review body for a Site Plan Review application . The application is processed
under the Type 1-L limited land use procedure unless filed with a concurrent application that requires a
public hearing. The City sends a written Notice of Filing of the proposed development to owners of
property located within 300 feet of the boundary of the proposed development. At the Director's
discretion, the notification area may be increased up to 1,000 feet due to land use or transportation
patterns or an expected level of public interest.
Notice is also provided to any neighborhood or community organization recognized by the City Council
whose boundaries include the subject site and is located within 300 feet of the site. Those notified have
14 days from the date of the Notice of Filing to submit written comments about the proposal to the
Planning Division.
Oregon statutes require that land use decisions be made within 120 days from the date the application
is deemed complete. However, unless the project is complex, or a large number of applications have
been submitted for review, the City typically is able to issue a decision within a shorter time.
The City's decision on projects that did not require a neighborhood meeting may be appealed by filing a
Notice of Intent to Appeal to the State Land Use Board of Appeals (LUBA) not later than 21 days after
the date of the decision. In order to be able to appeal to LUBA, an affected party must have raised an
issue in writing before the date given in the Notice of Filing . The City's decision on projects that
required a neighborhood meeting may be appealed to the Planning Commission within 10 days of the
Notice of Decision.

Site Plan Review Application
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EXAMPLE OF FINDINGS OF FACT
CRITERIA FOR FINDINGS OF FACT:

Site Plan Review approval will be granted if the approval authority finds the application conforms to the
criteria found in Article 2.450 of the ADC , and to applicable development standards. Before the
reviewing authority can approve an application, the applicant must submit information that adequately
supports the application. If the applicant submits insufficient or unclear information, the application will
be denied or delayed .
FORMAT FOR FINDINGS OF FACT:

Statements addressing individual criteria must be in a "finding of fact" format. A finding of fact consists
of two parts:
1. Factual information such as the distance between buildings, the width and type of streets, the
particular operating characteristics of a proposed use, etc. Facts should reference their source: onsite inspection, a plot plan, City plans, etc.
2.

An explanation of how those facts result in a conclusion supporting the criterion.

EXAMPLE:

Criterion: The design and operating characteristics of the proposed development are reasonably
compatible with surrounding development and land uses, and any negative impacts have been
sufficiently minimized.
Facts: The area around the site is surrounded by Community Commercial zoning on all four sides.
This proposed indoor recreation use will be generally consistent with the operating characteristics of the
Community Commercial zone as well as other nearby office and commercial development. A noted
exception, however, is that the facility will be operational 24 hours a day. The only other businesses in
the immediate area that serves customers 24 hours a day are two motels to the north and east of the
property. There are no residential dwellings in the vicinity of this project. Onsite landscaping meeting
requirements of Article 9 will be installed and provided irrigated as shown on the attached plan.
Conclusion: The proposed use will be compatible with the existing uses in the area.

Site Plan Review Application
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•

PLANNING APPLICATION

'
.

COMMUNITY DEVELOPMENT
333 Broadalbin St. SW
APPLICANT/OWNER &
Albany, OR 97321.
AUTHORIZING SIGNATURES
Phone (541) 917-7550
Fax (541) 917-7598
To be included with ALL City of Albany planning submittals
www.cityofalbany.n et
Send completed application and checklist(s) to eplans@citvofalbanv.net

o Adjustment (AD)
o Alternative Setback
o Annexation (AN)

o Land Division (check all that apply)
o Partition (PA)

o Comprehensive Plan Amendment (CP)
o Map Amendment
o

o Tentative Plat (Type 1-L or Ill)

• New Construction

o Final Plat (Type I)

Ii Tree Felling

o Subdivision (SD)

Map Amendment; Concurrent w/ Zoning

o Temporary Placement (TP)

o Tentative Plat (Type Ill)
o Final Plat (Type I)

o Text Amendment
o Conditional Use (Type II or Ill) Circle one (CU)
o

• New or Existing Parking Area
Expansion

Existing Building: Expand or Modify

o Urban Growth Boundary (UGB)
o Vacation (VC)

o Tentative Re-plat Type 1-L (RLD)

o

o Modification - Approved Site Plan or Conditional Use

Public Street or Alley

o Public Easements

o New Construction

o Natural Resource Boundary Refinement

o Variance (VR)

o Home Business (Type Ill only)

o Natural Resource Impact Review (NR)

o Willamette Greenway Use (WG)

o Development Code Text Amendment (DC)

o Non-Conforming Use (MN)

o Zoning Map Amendment (ZC)

o Floodplain Development Permit (FP)

o

o Preliminary (Type 111)

o Historic Review (HI)
o Exterior Alteration (Type I or Ill)
o
o

o Quasi-Judicial ~Type IV)

Planned Development (PD)

o Legislative (Type IV)

o Final (Type I)

New Construction (Type Ill or 1-L)
Demolition or Moving (Type 111)

o Other Required (check all that apply)

o Property Line Adjustment (PLA)
o Design Standards
o Hillside Development
• Site Plan Review (SP)
o Accessory Building
o Mitigation
o Change of Use, Temporary or Minor Developments
o Parking I Parking Lot
o Manufactured Home Park
o Traffic Report
o Other _ _ __ _ ~_
o Modify Existing Development

o Substitute Materials (Type Ill)
o Interpretation of Code (Cl)
o Quasi-Judicial (Type II)
o Legislative (Type IV)

Location I Description of Subject Property(ies)
I

Site Address( es):_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
Assessor's Map No(s): 11S03W08DB0100
Comprehensive Plan designation:
Size of the subject property(ies):
Project Description :

O

Tax Lot No(s):_1_0_0_ _ __ _ _ __

RM

Zoning designation: _
R_M
_ A_____

2.15 acre

Related Land Use Cases: - -- - - - -- - -- - -

64 Unit Apartment development

Historic Overlay

Natural Resource Overlay District

D

D

Floodplain or Floodway Overlay

Applicant Information (must be signed)
Name: ANJUM,
Mailing Address:
City:

INC

13699 N 97th Way

Scottsdale

Phone#:

Signature: _ _ _ __ __ __ __ _ _ __

602-850-2022

State:

AZ

Date: - - - - - Zip:

85260
Mubeen@principalmg mtsolutions.com
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Property Owner Information (must be signed)
Iii

Same as Applicant

Name: - - - - - - - - - - - - - - - - S i g n a t u r e : - - - - - - - - - - - - - - (If Legal Representative , provide supporting documentation)

Mailing Address: - - - - - - - - - - - - - -

Date: _ _ _ __

City: - - - - - - - - State : _ _ _ Zip: _ _ __
Phone#:

- - - - - - - - - Fax#:

--------~

Email : _ _ _ _ _ _ _ _ _ _ _ _ __

Authorized Agent or Representative (must be signed, if applicable)
Choose One:

o

o

Engineer

Architect

o

Other_ _ __

Name: - - - - - - - - - - - - - - - - S i g n a t u r e : - - - - - - - - - - - - - Mailing Address : - - - - - - - - - - - - - -

Date: _ _ _ _ __

City: _ _ _ _ _ _ _ _ _ State: _ _ _ Zip: _ _ _ __
Phone#:
Email:

- - - - - - - - - Fax#: - - - - - - - -

------------------

Relationship to property owner(s) : - - - - - - - - - - - - - - - - - - - - - - - - -

Other Representative (must be signed, if applicable)
IF MORE THAN ONE, PROVIDE THE FOLLOWING INFORMATION FOR EACH.
THEY WILL BE SENT ALL CITY NOTICES.
Choose One: Iii
Name:

o Other_ _ __

K & D Engineering

Mailing Address:
City:

o Architect

Engineer

Signature:--------------

276 NW Hickory St

Albany

state:

OR

541-928-2583 Fax#:
Email : gbeem@kdeng.com

Zip:

Date: _ _ _ _ __

97321

Phone#:

--------~

Other Representative (must be signed, if applicable)
Choose One:
Name:

o

Engineer

Iii

Architect

o

Other- - - -

Geoffrey James

Signature: - - - - - - - - - - - - - -

4676 Commercial St. SE , Suite #8

Mailing Address: - - - - - - - - - - - - - City:

Salem

state:

OR

Zip:

Date: _ _ _ _ __

97302

503-931-4120 Fax#:
--------Em a iI: gjamesarchitect@gmail.com

Phone#:
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ATIACHMENT "A" - SITE PLAN REVIEW CRITERIA

Review Criteria. Site Plan Review approval will be granted if the review body finds that the application
conforms with the Albany Development Code and meets all of the following criteria that are applicable
to the proposed development.
(1) Public utilities can accommodate the proposed development.
Fact: There is public water stubbed to the site from Queen and also at the end of 17t h.
Fact: Available fire flow from Queen is 10,000+ gpm and 3,900 gpm from

17th _

Fact: Eight inch sewer main is available at the end of 17th _
Fact: A 21 inch public storm drain runs along the East property line of the site.
Fact: Both sewer and storm drain are deep enough to serve the site.
Fact: Storm runoff from the site will be detained on site and released at the predevelopment rates .
Conclusion: Public utilities can accommodate the proposed development.
(2) The proposed post-construction stormwater quality facilities (private and/or public) can
accommodate the proposed development, consistent with Title 12 of the Albany Municipal Code. [Ord.

5842, 1/01/15]
Fact: Six private wat er quality planters are proposed on the site plan.
Fact: The treatment areas of the planters exceeds the sizing required by Albany design standards.
Fact: All runoff from the site will be treated prior to discharge to the public storm drain system.
Fact: A water qua lity design report has been completed for the development.
Conclusion: The proposed post-construction stormwater quality facilities can accommodate the
proposed development.
(3) The transportation system can safely and adequately accommodate the proposed development.
Fact: The ma in access to the site is from Queen Ave.
Fact: Queen is a mino r Arteria l street with a designated left turn lane.
Fact: The access from Queen is aligned with Clay Street.
Fact: Secondary access is provided from the end of 17th Ave .
Conclusion: The t ransportation system can safely and adequately accommodate the proposed
development .
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(4) Parking areas and entrance-exit points are designed to facilitate traffic and pedestrian safety and
avoid congestion .
Fact : The proposed parking spaces and aisles conform to the dimension requirements of the
development code .
Fact: There is a left turn lane on Queen .
Fact: A pedestrian walkway is proposed from Queen through the interior of the site .
Fact: The driveway aligns with Clay Street.
Conclusion: Parking areas and entrance-exit points are designed to facilitate traffic and pedestrian
safety and avoid congestion.

(S) The design and operating characteristics of the proposed development are reasonably compatible
with surrounding development and land uses, and any negative impacts have been sufficiently
minimized.
Fact: Surrounding uses are residential.
Fact: There is a mix of sing le family and multifamily uses surrounding the site.
Fact: The proposed development is multifamily residential and will have the same operating
characteristics of the surrounding development.
Fact : The proposed development is consistent with Albany Development Code_and setbacks exceed
Code requirements .
Conclusion: The design and operating characteristics of the proposed development are reasonably
compatible with surrounding development.

(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 .
Fact: The site is not in a special purpose district.
Conclusion : This criteria is not applicable .
(7) The site is in compliance with prior land use approvals. [Ord . 5832, 4/9/14]
Facts: The property was rezoned for RMA. No other land use approvals are known .
Fact: The proposed use is consistent with the RMA zone
Conclusion: The site is in compliance with prior land use approvals.
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(8) Sites that have lost their nonconforming status must be brought into compliance, and may be
brought into compliance incrementally in accordance with Section 2.370.
Fact : The proposed site plan develops the entire property. Proposed development is consistent with
the current Development Code.
Conclusion: Th is criteria is not appl icab le.
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ATIACHMENT " B" ARTICLE 3 DEVLEOPMENT STANDARDS

TABLE 1 RESIDENTIAL DISTRICT DEVELOPMENT STANDARDS STANDARD FOR RMA
Minimum Property Size or Land Requirements by Unit Type
Multi-family, Studio and 1-bedroom units - 1,500 sf/ unit
2-and 3 bedroom units - 1,800 sf/ unit
Standard is met, see density bonus below
Minimum Lot Widths for attached units - None
Minimum Lot Depth - None
Setbacks RMA (4) :
Minimum Front (4) - 12 ft
Fact: 22' setback is provided from Queen .
Standard is met
Maximum Front Setback - {14)
Fact: 22' setback is provided from Queen which is minimum required by section 3.220.
Standard is met
Minimum Interior: two or more stories (4) - 10 ft {5)(6)
Fact : The peak wall height of the gable end of the 3 story units is 33' .
Fact: the peak wall height of the rear wall of the 2 story unit is 18'.
Fact: An interior setback of 33' is provided to 3 story gable end units and 30 feet to the 2 story unit.
Standard is met
Minimum Building Separation - {12)
Fact 20 building separation is provided .
Standard is met
Maximum Height (8) - 60 ft {15)
Fact: proposed bu ildings are 2 and 3 story
Fact : 3 sto ry building height is approximate ly 35 feet. Bui ldings are less than 60 ft tall
Standard is met
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Maximum Lot Coverage (9) - 70%
Fact : Lot coverage is 61,539 sf, approximately 66%.
Standard is met
Minimum Open Space - (13)
Standard is met. See (13) below
Min. Landscaped Area None - (3)
(1) Section 3.220 bonus provisions may reduce minimum lot size and area, such as alley access.
(3) All yards adjacent to streets plus required open space.
(4) Additional setbacks may be required, see Sections 3.230-3.330 and the buffer matrix at 9.210;
exceptions to Setbacks for Accessibility Retrofits are in Section 3.263; Zero-Lot Line standards are in
Sections 2.365 and 2.370. [Ord . 5832, 4/9/14]
(5) Except for single-family homes (attached and detached) or duplexes, which must have a minimum
setback of 3 feet for one-story dwellings and 5 feet for two-story dwellings.
(6) More than 3 stories= 10 feet plus 3 feet for each story over 3 per unit requirements . Multiple-family
developments must also meet the setbacks in Section 8.270(1).
Fact: The peak wall height of the gable end of the 3 story units is 33'.
Fact : the peak wall height of the rear wall of the 2 story unit is 18'.
Fact: An interior setback of 33' is provided to 3 story gable end units and 30 feet to the 2 story unit.
Standard is met
(12) The minimum separation between multi-family buildings on a single parcel shall be 10 feet for
single-story buildings and 20 feet for two-story or taller buildings.
Fact 20' build ing separation is provided .
Standard is met
(13) Ten or more units require open space. See Section 8.220.
Fact : Open space is provided .
Fact: There is 51,814 sf of living space which requires 12,953 sf of open space .
Fact: There is 14,951 sf of common open space provided.
Standard is met
(14) See Section 8.240 for standards.
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(15) When multiple-family developments abut a single-family use or zone, the setback shall be one foot
for each foot of building height. See Section 8.270(1).
Fact : The peak wall height of the gable end of the 3 story units is 33'.
Fact: The peak wall height of the rear wall of the 2 story unit is 18'.
Fact : An interior setback of 33' is provided to 3 story gable end units and 30 feet to the 2 story unit.
Standard is met
Bonus Provisions for Reduction in Standard Lot Size Requirements. The following standards may be
applied to development sites resulting in allowed reductions in the average minimum lot size and area
per unit requirements as indicated . In no instance shall the combined total of all bonus provisions
applied to a development result in an overall reduction of more than 30 percent in the standard site size
or lot area per unit requirements, or result in a density that exceeds the allowed density in the zone by
more than 20 percent. Some bonuses are available for lot design only, with additional bonuses available
due to building design or construction. [Ord. 5338, 1/28/98; Ord . 5673, 6/27 /07]
Relationship to Transportation] (2) For multi-family developments, condominiums, and townhouses;
when any portion of a building is located within 200 feet of a designated arterial, the area per unit
requirements in those buildings can be reduced by 10 percent. [Ord. 5673, 6/27 /07]
(5) Solar Access Protection . If buildings are sited (either by site design or defining buildable areas) and
covenants or other mechanisms are established that protect solar access of south building walls from
shading by structures and vegetation, a bonus of 10 percent may be allowed. The amount of bonus
depends on the restrictiveness of the covenant and the percentage of units affected. In subdivisions, a
covenant or other mechanism that provides and protects solar access for the southerly building area of
80 percent or more of the lots from 9:30 a.m. to 2:30 p.m. on December 21 shall be given the full 10
percent bonus. In multiple unit developments, if 80 percent or more of the units receive this same
protection for south facing walls, and south facing glass of those units totals at least 7 percent of the
conditioned area, the full bonus may be allowed. (South facing is defined as being within 25 degrees of
true south.)
Fact: RMA allows 35 units per acre (75 units for the 2.15 acre site)
Fact: 36 - 1 bedroom units and 30 - two bedroom units are proposed which requires a lot size of
105,000 sf.
Fact Buildings A-1, A-2, A-4, and A-5 are within 200 feet of Queen.
Fact: 34 - 1 BR units and 18 - 2 BR units are in buildings within 200 feet of Queen and thus qualify for a
10% reduct ion in required lot area. (8,340 sf reduction).
Fact : A sola r protection easement wi ll be provided for the south exposure of Buildings A-1 and A-5.
Fact: Code allows a full 10% reduction in required lot area if 80% of the units receive solar protection
therefor this translates to a 12.5% reduction in required area for each unit protected.
Fact: 16 -1 BR units are receiving solar access protection which produces a 3,000 sf reduction in
requ ired lot area .
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Fact: The total density bonus (reduction in required area) is 11,340 sf, resulting in a required lot area of
93 .660 sf.
Fact : The actual lot area is 93,730 sf.
Fact: There are less proposed units (64) than the allowable number of 75 for the 2.15 acre, RMA zoned
site.
Density Standard is met
3.250 Parking and Other Restrictions in Setback or Yard Areas.
(1) Vehicles in daily use may not park in the front yard, except on the paved driveway leading to a
garage, carport or a driveway that provides required parking spaces. Trailers, boats, campers, and other
vehicles not in daily use may not park in the required front setback for more than 48 consecutive hours.
Recreational vehicle, trailer and miscellaneous storage pads or buildings are not allowed in the required
front setbacks. (See Section 22.400 for the definition of yard .)
Fact: Parking spaces are shown on the site plan.
Fact : No parking is proposed in a setback or required yard.
Standard is met
(2) Required parking spaces, driveways or travel aisles fo r residential development shall not be located
in a required front or interior setback except that circular driveways providing drop-off service to the
front door and driveways providing access to garages and carports or driveways that serve as required
parking for any residential development may be used to fulfill the requirements. For an area to count as
required parking, each space must be a paved surface at least 10 feet wide and 20 feet long. [Ord . 5673,
6/27 /07; Ord. 5742, 7/14/10]
Fact: No pa rkin g spaces are located in setback areas
Standard is met
3.260 General Exceptions to Setback Requirements. The following intrusions may encroach into required
setbacks provided that the conditions and limitations indicated are adhered to : The following building
features may encroach up to five feet into the required front setback and up to two feet into the
required interior setbacks: [Ord . 5742, 7/14/10] (a) Awnings, eaves, buttresses, architectural
appendages (such as, but not limited to, bay windows, planters, cantilevered stairways) . (b) Chimneys
and fireplaces provided they do not exceed eight feet in width. (c) Porches, steps, platforms or landings,
raised patios, decks or other similar structures over 30 inches in height. (Structures, patios or concrete
pads 30 inches or less in height are not subject to setback provisions) . (d) Signs conforming to applicable
ordinance requirements. [Ord. 5673, 6/27 /07]
Fact: Gable end ea ves extend 2' past exterior w all .
Fact: The fi re sprin kler chase on the gab le end is an arch itectura l feature and exte nd s 2' past th e exteri or
wall.

ATTACHMENT C.17 - 19

Fact: The rear roof over the decks for the A-1 building extends 4' beyond the exterior wall into a front
setback.
Bu ilding setbacks and allowed intrusions conform to the Code . Standard is met

3.320 Special Noise Corridor Setbacks. Residential developments adjacent to the following listed streets
and highways shall maintain the setbacks listed from the designated right-of-way in addition to the
required setbacks for the Zoning District: Queen Avenue

10 feet

Fact: Building A-1 is set back 22' from Queen
Standard is met
LANDSCAPING 3.360 Requirements. All front yards shall be landscaped in accordance with Section
9.140.
BUFFERING AND SCREENING 3.370 General. Buffering and screening may be required to offset the
impact of development. See Sections 9.280 through 9.325 .
OUTSIDE STORAGE 3.380 General. In any district, outside storage or display of materials, junk, parts, or
merchandise shall not be permitted in required front setbacks or buffer areas.
Fact: No outside storage is proposed.
Standard is met
3.390 Screening of Refuse Containers. The following standards apply to all residential development,
except for one- and two-family dwellings. Any refuse container or refuse disposal area which would
otherwise be visible from a public street, customer or resident parking area, any public facility, or any
residential area, shall be screened from view by placement of a sight-obscuring fence, wall or hedge at
least 6 feet in height. All refuse materials shall be contained within the screened area. No refuse
container or refuse disposal area shall be placed within 15 feet of a dwelling window.
Fact : The trash enc losure area is shown on the site plan.
Fact The trash enclosure has 8' high walls and site obscuring gate .
Standard is met
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ATIACMENT "C" -ARTICLE 8 DESIGN STANDARDS FOR MULTIPLE-FAMILY DEVELOPMENT

8.220 Recreation and Open Space Areas. In all new multiple family developments, a portion of the land
not covered by buildings and parking shall be of adequate size and shape and in the proper location to
be functional for outdoor recreation and relaxation. The standards are also intended to ensure that
project open space is an integral part of the overall development design, not merely leftover space. In
larger developments, there should be a variety of common space activities.
(1) Common Space. For projects of 10 or more units, common open space shall be required at a ratio of
0.25 square feet for each 1.0 square feet of living space. In lieu of the common space standards below,
new construction of ten or more units in the CB, HD, DMU, LE, WF and MUR zoning districts is subject to
ADC Section 8.225. [Ord. 5832, 4/9/14; Ord. 5894, 10/14/17]
Fact: There is a total of 51,814 sf of living space which requires 12,954 sf of common space.
Fact 14,951 sf of common space is provided.
Standard is met
(a) Areas designated as common space shall be at least 500 square feet in size with no horizontal
dimension less than 20 feet. The space shall be functional or protect natural features, and shall include
one or more of the following types of uses: • swimming pools, spas, and adjacent patios and decks •
developed and equipped adult recreation areas • sports courts (tennis, handball, volleyball, etc.) •
community centers • food and ornamental gardens • lawn, deck or hard surface areas in which user
amenities such as trees, shrubs, pathways, covered picnic tables, benches, and drinking fountains have
been placed • natural areas
(b) Developments shall provide a mix of passive and active recreational uses from the above list if the
open space can accommodate more than one use.
(c) Indoor or covered recreational space may count towards 50 percent of the common open space
requirement.
(d) No more than 20 percent of the common space requirement shall be on land with slopes greater
than 20 percent.
(e) Areas Excluded. Streets and parking areas, including areas required to satisfy parking lot landscape
standards, shall not be applied toward the minimum usable open space requirement. Required setback
areas may be applied toward the minimum usable open space requirement, except active, noisegenerating amenities must meet required setbacks.
(f) Designated on Site Plan. Areas provided to satisfy the minimum common space requirement shall be
so designated on the development site plan and shall be reserved as common space. Adult recreation
areas shall not be allowed in any required setback and shall be centrally located.
(g) Open Space and Recreation Area Credit. A credit, not to exceed 25 percent of the common space
requirements, may be granted if there is direct access by a pedestrian path, not exceeding 1/4 mile,
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from the proposed multiple-family developments to an improved public park and recreation area or
public school playground.
{h) Approved vegetated post-construction stormwater quality facilities are allowed in common open
space areas. [Ord. 5832, 4/9/14; Ord . 5842, 1/01/15)
Fact : open space on the site consists of two areas the smal lest being 4,015 sf.
Fact : The common open space contains a garden and a children 's play area .
Fact: One water quality planter is located within the common open space area .
Conclusion: The open space criteria is met.

(2) Children's Play Areas. Multiple family developments larger than ten units (excluding one-bedroom
and studio units) shall designate one or more children's play areas. Developments located in the CB, HD,
DMU, LE, WF, and MUR zoning districts are exempt from this standard. [Ord . 5832, 4/9/14; Ord. 5894,
10/14/17)
(a) Children's play areas shall be placed within 300 feet of the units they are intended to serve. More
than one play area may be needed in larger developments. (b) No horizontal dimension of a children's
play area shall be less than 20 feet .
(c) Placement of children's play areas shall not be allowed in any required setback and shall be centrally
located.
(d) Children's play areas may be part of the common open space area but do not count toward the use
requirement as outlined in Section 8.220(1)(a). [Ord. 5445, 4/12/00)
Fact: A 20' by 49' ch ild ren's play area has been designated on the site plan . The play area is with in th e
common open space.
Fact: The play area is within 200' of t he fu rthest unit.
This standard is met
8.230 Private Open Space . In all newly constructed multiple family developments except in the CB, HD,
DMU, WF, and LE zoning district and assisted-living and nursing home developments, private open space
shall be provided as follows: [Ord. 5832, 4/9/14; Ord. 5886, 1/6/17; Ord. 5894, 10/14/17)
(1) At-Grade Dwellings. Dwellings located at finished grade, or within five feet of finished grade, shall
provide at least 96 square feet of private open space per unit, with no dimension less than eight feet.
Private open space for at-grade dwellings may be provided within interior courtyards created within a
single building or cluster of buildings. Private open space for at-grade dwellings shall be screened from
view from public streets.
Fact : Ground floor units w ill have 9' by 11' rea r patios (99 sf) .
Fact: Patios for unit A-1 are fac ing Quee n Ave and wi ll be screened from view.
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This standard is met .
(2) Above-Grade Dwellings. Dwellings located more than five feet from finished grade shall provide a
minimum of 80 square feet of private open space per dwelling unit (such as a yard, deck or porch), with
no dimension less than six feet . Private open space for units located more than six feet above grade may
be provided individually, as with a balcony or collectively by combining into a larger area that serves
multiple units.
Fact: Second and Third floor units will have 91 by 9' rear decks (81 sf)
This standard is met.
(3) Access to Private Open Space . All private open space shall be directly accessible from the dwelling
unit through a doorway.
Fact: Rear patios and decks will be accessed from doors from the units they serve .
This standard is met.
(4) Privacy Requirements. Private open space, excluding front porches, shall be physically and visually
separated from common open space . [Ord. 5445, 4/12/00; Ord . 5832, 4/9/14]
Fact: Site obscuring fence will be installed around the ground floor rear patios.
This standard is met .

8.250 Functional Design and Building Details. These standards are intended to promote functional
design and building details in new construction that cont ribute to a high-quality living environment for
residents and enhance compatibility with the neighborhood . These standards apply in all zoning districts
except HD, DMU, CB, and WF, which are subject to ADC Section 8.255. [Ord. 5894, 10/14/17]
(1) The design of new buildings shall avoid long, flat, uninterrupted walls or roof planes. Changes in w all
plane and height, and the inclusion of elements such as balconies, porches, arbors, dormers, gables and
other human-scale design elements such as landscaping should be used to achieve building articulation .
(2) Buildings shall be massed so individual units or the common main entrance is clearly identifiable
from the private or public street that provides access unless the units are located on upper floors above
non-residential uses. [Ord . 5832, 4/914]
(3) Stairways shall be incorporated into the building design. External stairways, when necessary, should
be recessed into the building, sided using the same siding materials as the building, or otherwise
incorporated into the building architecture .
(4) Building facades shall be broken up to give the appearance of a collection of smaller buildings. [Ord .
5445, 4/12/00]
Fact : Bu ildi ngs front and rear wa lls are staggered .
Fact : Portico covered common entry wa ys are proposed .
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Fact: Common stairways are between units within the buildings and incorporated into the building
design .
This design standard is met
8.260 Building Orientation and Entries. These standards are intended to promote building and site
design that contributes positively to a sense of neighborhood and to the overall streetscape by carefully
relating building mass, entries, and yards to public streets. These standards apply in all zoning districts
except HD, DMU, CB, and WF, which are subject to ADC 8.265. [Ord . 5894, 10/14/17]
{1) As many of the dwelling unit entries as possible shall face public local residential streets and along
the internal street system of larger scale developments. Internal units may face a courtyard or plaza, but
not a parking lot. The use of front porches or entry patios and terraces is encouraged .
(2) Building entries and entries to individual units shall be clearly defined, visible for safety purposes,
and easily accessible . Arches, gateways, entry courts, and awnings are encouraged to shelter entries.
(3) Individual entries are encouraged; the use of long access balconies and/or corridors that are
monotonous and impersonal are discouraged.
(4) The primary entrance(s) of ground floor units of residential building(s) located within 25 feet of a
local street may face the street. Primary entrances may provide access to individual units, clusters of
units, courtyard dwellings, or common lobbies. No off-street parking or circulation shall be located
between the front of the building and the street. The following exceptions to this standard are allowed:
• On corner lots, the main building entrance(s) may face either of the streets or be oriented to the
corner.
• For buildings that have more than one entrance serving multiple units, only one entrance must meet
this requirement. [Ord. 5445, 4/12/00]
Fact: All units face the private street except one.
Fact: Common entry ways with po rtico covers are proposed on all un its.
Design standa rd is met.
8.270 Transition to Lower Density Uses. The following design standards shall be incorporated into the
design of multiple-family housing to create transitions between multiple-family developments and
nearby, lower-density residential development, in order to reduce the impacts of building mass and
scale. These standards apply in all zoning districts except HD, DMU, CB, and WF, which are subject to
special interior setbacks in ADC Section 5.115. [Ord . 5894, 10/14/17]
{1) When abutting single-family homes, buildings shall be set back at least one foot for each foot in
building height from the property line. Building height is measured from the average grade to the top of
the wall facing the property line or to the top of the highest window or door, whichever is higher.
Fact: Proposed buildings are setback fro m in te ri or prope rty lines a minimum of 30' for the 2 story
building A-5 and 33' or more for the 3 sto ry bu ildings where the wall height to mid point of the gable
end is 30' .
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Fact: building setback is over 57; along the NW, N, and NE property lines where access, parking and
landscape buffer is between the proposed units and adjoining properties.
(2) Smaller-scale buildings should be sited in the area immediately adjacent to single-family zoning
districts, and larger-scale buildings sited at the interior of the development or adjacent to other
multiple-family developments.
Fact: The proposed units are generally clustered in the center of the site, maximizing setback from
adjoining properties.
(3) Parking and maneuvering areas, driveways, active recreation areas, loading areas and dumpsters
should not be located between multiple family buildings and abutting single-family homes. [Ord. 5445,
4/12/00]
Fact : locating parking and access around the exterior of the site maximizes the distance between
proposed buildings and existing buildings on adjoining properties.
Fact : The project layout provides direct access from the units to the common area and childrens play
area without requiring crossing of vehicle travel ways.
Design standard is met
8.280 Pedestrian Connections. Pedestrian circulation systems shall be designed to provide clear and
identifiable connections within the multiple-family development and to adjacent uses and public
streets/sidewalks.
(1) Each multiple-family development shall contain an internal pedestrian circulation system that makes
clear, easily identifiable and safe connections between individual units and parking and shared open
space areas. All pedestrian ways shall comply with the requirements of the Americans with Disabilities
Act.
Fact : The site plan includes sidewalk adjoining the parking and access wh ich is also connected to
sidewalk that runs through the common area between units.
(2) The pedestrian circulation system shall be designed to provide safe crossings of streets and
driveways. Reflective striping should be used at crossings to emphasize the crossing under low light and
inclement weather conditions.
Fact : The site plan includes one crossing of the private vehicle access. Th is cross ing is shown to be
striped .

(3) Safe, convenient, and attractive pedestrian connections shall be provided between the multiplefamily development and adjacent uses such as parks, schools, retail areas, bus stops, and other
pedestrian ways. Connections shall be made to all adjacent streets and sidewalks at 200 to 300-foot
intervals. [Ord. 5445, 4/12/00]
Fact : The site does not connect to adjacent schools, parks, retail development.
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Fact : The proposed sidewalk connects to the existing public sidewalk along Queen and also extends a
sidewalk connection to 17th for fu t ure improvements along 17th
Design Standard is met

8.290 Vehicle Circulation System. On-site circulation shall be clearly identifiable, safe, pedestrianfriendly and interconnected. Development in the HD, DMU, CB and WF zoning districts on sites under
three acres is exempt from these standards. [Ord. 5894, 10/14/17
(1) Internal vehicle circulation system of a multiple-family development shall be a continuation of the
adjacent public street pattern wherever possible and promote street connectivity. Elements of the
public street system that shall be emphasized in the internal circulation system include the block
pattern, sidewalks, street trees, on-street parking and planter strips.
Fact: The proposed private vehicle accesses for the site al ign with Clay Street and 17th Ave .

{2) The vehicle circulation system and building pattern shall mimic a traditional local street network and
break the development into numerous smaller blocks with all of the public street system elements
highlighted above. Private streets are acceptable unless a public street is needed to extend the public
street grid. The connectivity and block length standards in Articles 11 and 12 apply to all public and
private streets.
Fact: The proposed private vehicle accesses for the site align with Clay Street and 17th Ave and provide a
connection from Queen to 17th through the site.
Fact: No othe r street connections are available to the site.

(3) The streets that form the primary internal circulation system may include parallel parking and
accessways to parking bays or courts but should not be lined with head-in parking spaces.
Fact : The proposed private vehic le access layout provides for maximum separation from the th ree story
units to the adjoining properties and reduces the impervious parking footprint.

{4) Interior roadways shall be designed to slow traffic speeds. This can be achieved by meandering the
roadway, keeping road widths to a minimum, allowing parallel parking, and planting street trees to
visually narrow the road. [Ord. 5445, 4/12/00]
Fact: The proposed private vehic le access layout has 90 degree corners and parki ng wh ich w ill slow
traffic speed.
Design standard is met

8.300 Parking. Multiple-family development shall provide attractive street frontages and visual
compatibility with neighborhoods by minimizing the placement of parking lots along public streets. See
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Article 9 for additional parking lot standards. These standards apply in all zoning districts except HD,
DMU, CB, and WF, which are subject to ADC Section 8.305 . [Ord . 5894, 10/14/17]
(1) Parking lots, carports, and garages shall not be sited between multiple-family buildings and the
public local street unless site size and configuration make this impossible. Where available, private
access to parking is encouraged .
Fact: No public streets are proposed.
Fact: No parking, carports or garages are proposed between buildings and the public street frontange.
(2) Parking areas shall be broken into numerous small parking bays and landscaped to minimize their
visual impact. Large, uninterrupted rows of parking are prohibited. Required parking must be located
within 100 feet of the building entrance for each unit. The integration of garages into residential
buildings is encouraged . [Ord . 5445, 4/12/00]
Fact: Parking spaces have been divided into bays with a maximum of 12 spaces with landscape islands at
the ends and between bays.
Design standard is met
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ATIACHMENT "D" -TREE FELLING CRITERIA
9.208 Tree Felling Criteria . The following review criteria replace the Site Plan Review criteria found
elsewhere in this code for the purpose of reviewing tree felling . A Site Plan Review for tree felling will
be processed as a Type 1-L land use decision.
(1) The Community Development Director or his/her designee shall approve a Site Plan Review for tree

felling when the applicant demonstrates that the felling of the tree(s) is warranted because of the
condition of the tree(s) with respect to disease, hazardous or unsafe conditions, danger of falling,
proximity to existing structures or proposed construction, or interference with utility services or
pedestrian or vehicular safety. The Director, in consultation with the City Arborist, may also grant an
exception to any of the tree cutting standards for industrial development on industrially zoned land . The
Director may require the applicant to provide a Certified Arborist's report. [Ord. 5767, 12/7/11; Ord .
5832, 4/9/14]
(2) For property where a site plan review, conditional use or land division application has been
approved or is currently under review, the Community Development Director, City Forester, or his/her
designee shall approve site plan review when the applicant demonstrates that all of the following review
criteria are met :
(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.
Fact: Existing tree locations are in confli ct with proposed improvements as shown on the site plan .

(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.
Fact : There are no stands of t rees provid ing wind breaks.
Fact: The site is flat, so exist ing t rees are not necessary to provide erosion protection, so il retention or
stabil ity.

(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.
Fact : Ten trees over eight in ch diamete r are prop osed to be removed. Four of the trees to be removed
are W illow.
Fact : One tree proposed to be removed is 20'' in diameter the other t rees to be removed are eight to
twelve inch diameter.
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(d) Tree felling in Significant Natural Resource Overlay Districts meets the applicable requirements in
Article 6. [Ord. 5764, 12/1/11, Ord. 5767
Fact: The site is not located in a Significant Natural Resource District.

Conclusion: Criteria is met for removal of proposed trees
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