COMMUNITY DEVELOPMENT DEPARTMENT
333 Broadalbin Street SW, P.O. Box 490
Albany, OR 97321

Ph: 541-917-7550 Fax: 541-917-7598
www.cityofalbany.net

STAFF REPORT
Van Vleet Meat Company – Site Plan Review and Replat
Planning Files SP-21-17 and RL-02-18
SUMMARY
This staff report evaluates an application for a Site Plan Review permit for new industrial development
and a Tentative Plat Review application to combine three lots and vacated right-of-way into one parcel.
The site is currently a vacant gravel lot that is located at 411 9th Avenue SE in a Light Industrial (LI)
zoning district (Attachment A). Improvements to the property include a new 10,750-square-foot cold
storage building to be constructed to the west of an existing warehouse/office building. This new
building will be used in conjunction with the building located at 800 and 810 Jackson Street for use as a
cold storage facility for the Van Vleet Meat Company. The proposed site plan is provided in
Attachment G.
Site Plan Review criteria contained in Albany Development Code (ADC) 2.450, and the Tentative Plat
Review criteria in ADC 11.180 are addressed in this report. These criteria must be satisfied to grant
approval for this application.
APPLICATION INFORMATION
DATE OF REPORT:

May 18, 2018

FILE:

SP-21-17 and RL-02-18

TYPE OF APPLICATION:

Site Plan Review for new construction of a 10,750-square-foot
cold storage warehouse and a Tentative Plat Review application to
replat three lots and vacated right-of-way into one parcel.

REVIEW BODY:

Staff Decision (Type I-L process)

REPORT PREPARED BY:

Melissa Anderson, Project Planner

PROPERTY OWNER/
APPLICANT:

Bill Van Vleet, Van Vleet Meat Co.; 800 Jackson Street SE,
Albany, OR 97322

ENGINEER:

David Reece, PE, Reece and Associates; 321 1st Avenue NE,
Suite 3A, Albany, OR 97321

ARCHITECT:

William Ryals, 935 Jones Ave NW. Albany, OR 97321

ADDRESS/LOCATION:

411 9th Avenue SE and 800 & 810 Jackson Street SE

MAP/TAX LOT:

Linn County Assessor’s Map No. Tax Lots 12402, 12400 & 12501

ZONING:

LI -- Light Industrial District

COMPREHENSIVE PLAN:

Light Industrial Designation

TOTAL LAND AREA:

15,984-square-foot lot (Gross land area 17,937 square feet)

EXISTING LAND USE:

Vacant Lot Adjacent to Existing Van Vleet Facility
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NEIGHBORHOOD:

Jackson Hill

SURROUNDING ZONING:

North:
South:
East:
West:
North:
South:
East:
West:

SURROUNDING USES:

PRIOR HISTORY:

Light Industrial (LI)
LI
LI
LI
Railroad and Highway 99
Warehouse / Storage
Van Vleet Meat Company and Jackson Street
Southern Pacific Rail Yard

SR-06-74: Sign permit for a Billboard; Associated Ordinance
#3682 amending ADC 18.32 for off-premise signs.
PA-10-83: Minor Partition to divide a 0.56-acre parcel into two
parcels containing 12,196.8 square feet on each property.
SP-04-84: Site Plan Review for a change of use from a custom
glass shop to offices with a seed warehouse.
LA-03-87: Lot line adjustment to remove approximately 5,170
square feet from tax lot 12500 to a portion of the Southern Pacific
Railroad right-of-way.
VC-03-17: Vacate a portion of the 9th Avenue right of-way west of
Jackson Street and east of the centerline of Railroad Street, and to
vacate the east half of the Railroad Street right-of-way north of
Ninth Avenue to the railroad tracks (Attachment B).
Encroachment Permit #E-01111-18: License to occupy public
right-of-way for use as vehicle parking and access (Attachment C).

NOTICE INFORMATION
Notices were mailed to surrounding property owners within 300 feet of the subject property on
February 7, 2018. At the time the comment period ended on February 21, 2018, the Albany Planning
Division had received no written comments.
STAFF ANALYSIS
The Albany Development Code (ADC) includes the following review criteria, which must be met for this
application to be approved. Code criteria are written in bold italics and are followed by findings,
conclusions, and conditions of approval where conditions are necessary to meet the review criteria.
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 eight-inch public sanitary sewer that runs in an east-west direction
through the site. This main lies under an existing building on this property. The existing
development is connected to the public sewer system.

1.2

Permanent structures are not allowed over public utilities. The applicant is proposing to relocate
the portion of the public sanitary sewer main that runs through the property. The new sewer main
will run south in Jackson Street, west in 9th Avenue (the portion to be vacated), and north in the
Railroad Street right-of-way where it will reconnect to the existing public sewer main west of the
subject property. The portion of the sewer main currently running through the site will no longer
be a public utility.
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1.3

The relocation of a public utility will require that the applicant obtain a Permit for Private
Construction of Public Improvements through the Public Works Department.

1.4

While the applicant’s preliminary plan for re-routing the public sanitary sewer appears to be
generally acceptable, final design details will be reviewed in conjunction with a permit for private
construction of public improvements through a Site Improvement (SI) Permit.

Water
1.5

City utility maps show a 20-inch public water main in Jackson Street and a 12-inch main in 9th
Avenue. The existing development is connected to the public water system.

1.6

No additional connections to the public water system will be needed for domestic water supply
for this project.

1.7

The applicant’s preliminary utility plan shows the installation of a six-inch water line along the
south boundary of the site to supply a fire hydrant to be located near the proposed building
addition.

Storm Drainage
1.8

City utility maps show an 18-inch public storm drainage main in 9th Avenue (the portion to be
vacated) and a 60-inch main in Jackson Street. A drainage ditch exists along the west and north
boundaries of the subject property. This ditch receives storm runoff from the pipes in Jackson
Street and 9th Avenue.

1.9

The applicant is proposing to fill a portion of the existing drainage ditch in Railroad Street and
replace it with a pipe. The final size of the required pipe will be determined in conjunction with
the Permit for Private Construction of Public Improvements.

1.10

The applicant must provide stormwater quality facilities for the project based on City engineering
standards for the total area of new and replacement impervious surfaces.

1.11

The piping of the existing public drainage ditch will require that the applicant obtain a Permit for
Private Construction of Public Improvements through the Public Works Department.

1.12

The City’s Public Works Department has reviewed the applicant’s preliminary storm drainage
and stormwater quality plans and has deemed them generally acceptable. Final design details
(pipe sizes, pipe slopes, invert elevations, etc.) will be reviewed in conjunction with the Permit
for Private Construction of Public Improvements.

CONCLUSIONS
1.1

The applicant is proposing no new connections to the public sanitary sewer or water systems for
domestic service.

1.2

The applicant is proposing to reroute a section of existing public sanitary sewer.

1.3

The applicant is proposing to construct a water main along the south boundary of the site and
install a fire hydrant near the southwest corner of the proposed expansion.

1.4

The applicant is proposing to fill in a portion of an existing drainage ditch and replace it with
piping.

1.5

The applicant must provide on-site storm water quality facilities in proportion to the new and
replacement impervious surfaces.

1.6

The applicant must obtain a Permit for Private Construction of Public Improvements before any
work on public infrastructure is started.

1.7

The applicant’s preliminary utility plans have been reviewed and are generally acceptable. Final
design details will be determined in conjunction with the Permit for Private Construction of
Public Improvements
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1.8

This criterion can be met with the following conditions.

CONDITIONS
1.

Sanitary Sewer: Before the City will issue a building permit for the proposed project, the
applicant must construct, or financially assure the construction of, an eight-inch public sanitary
sewer main to reroute the existing public main that runs through the site.

2.

Drainage Improvement: Before the City will issue a building permit for the proposed project,
the applicant must complete, or financially assure the construction of, the modification of the
existing ditch along the west side of the property as proposed.

3.

Stormwater Quality: Before the City will issue a final occupancy permit, the applicant must
obtain a stormwater quality permit and construct the required storm water quality facilities.

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

The applicant submitted a storm drainage plan that includes stormwater quality facilities for this
development proposal. The Public Works Department reviewed the plans and determined that
they are acceptable.

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 can be satisfied with condition of approval two 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 at 810 Jackson Street. The project will construct a 10,750 square foot cold
storage addition to the Van Vleet meat processing facility.

3.2

Jackson Street is classified as a major collector street and is improved to city standards along the
frontage of the site. Improvements include: curb, gutter, and sidewalk; a vehicle travel lane in
each direction; and on street bike lanes.

3.3

The applicant did not provide a trip generation estimate with the application. Based on the ITE
trip generation rate for General Light Industrial uses, staff has estimated that the development
will generate 75 vehicle trips per day, of which 10 would occur during the PM peak traffic hour.

3.4

Albany’s Transportation System Plan (TSP) does not identify any capacity issues occurring along
the frontage of this site. This development is occurring consistent with the land use assumptions
used as the basis for the TSP.

CONCLUSIONS
3.1

The public street system adjoining the site is improved to city standards.

3.2

Albany’s Transportation System Plan (TSP) does not identify any capacity issues occurring along
the frontage of this site.
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3.3

The development is projected to generate 10 PM peak hour vehicle trips per day. The addition of
those trips to the street system is not expected to result in capacity or safety problems.

3.4

This criterion is met 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

Access to the new addition will be from the proposed parking lot and travel aisle improvements to
be constructed along the south and west sides of the facility in the recently vacated 9th Avenue and
Railroad Street right-of-way.

4.2

When the City of Albany vacated the 9th Avenue right-of-way, a 26-foot-wide access easement
was retained to allow for access to this site and adjoining parcels to the south and west. The
proposed improvements will provide those adjoining parcels with access from the access
easement.

4.3

The design of the site’s travel aisles and parking areas comply with the standards contained in
ADC 9.120 – 9.130.

4.4

The site’s driveway connection to Jackson Street occurs on the west side of the Jackson Street/9th
Avenue intersection. The driveway will function as a fourth leg on the intersection. In order to
assign right-of-way and ensure safe pedestrian movements, the driveway approach should include
a stop sign and crosswalk at the intersection.

Vehicle Parking
4.5

Manufacturing, processing, and warehousing land uses require one vehicle parking space per two
employees, one space per 300 square feet of patron serving area, plus one space per company
vehicle.
There are no retail patron spaces in any of the buildings. There are 15 company vehicles, 10 of
which will be parked inside the existing warehouse at 810 Jackson Street.
The new cold storage warehouse will function with the two existing Van Vleet buildings. There
are currently 22 employees, and the new building will employ an additional three employees for a
total of 25 employees. Therefore, at least 13 on-site parking spaces will need to be provided for
the 25 employees.
As presented in Attachment G, there are three pre-existing parking spaces located on the
northeast corner of the property; eight parking spaces are proposed to be located on the south side
of the existing building, and five new parking spaces are proposed behind the west end of the new
building. In addition, six parking spaces are proposed within the license to occupy area presented
in Attachment N and approved under Encroachment Permit #E-0111-18 (Attachment C).
Therefore, the proposal requires a total of 28 parking spaces (13 for the 25 employees and 15 for
company vehicle spaces). Ten parking spaces for company vehicles are provided inside the
warehouse building and 22 parking spaces are provided on-site, for a total of 32 parking spaces
proposed for the new development.

4.6

Bicycle Parking: ADC 9.120(13)(b) requires industrial developments to provide at least one
bicycle parking space for every ten required automobile parking spaces. ADC 9.120(13)(h)
requires at least one-half of required bicycle parking spaces to be sheltered. Based on the 28
required vehicle parking spaces, the project requires a minimum of three bicycle parking spaces.
As presented in Attachment G, covered bicycle parking spaces will be provided on the south side
of the existing warehouse building.
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4.7

Loading Standards: ADC 4.260 requires industrial uses to provide a minimum of 500 square feet
of loading area for buildings of 20,000 to 50,000 square feet of gross floor area. The existing
structures are approximately 17,000 square feet in size, and the proposed cold storage facility is
10,750 square feet in size for a total of 27,750 square feet of gross floor area; therefore, a
minimum of 500 square feet of loading area is required to be provided. Two large loading bays,
approximately 1,325 square feet in size, and four additional loading bays approximately 968
square feet in size is provided on the south and west side of the cold storage building.

CONCLUSIONS
4.1

The design of the site’s travel aisles and parking areas comply with the standards contained in the
ADC.

4.2

A 26-foot-wide easement along the south boundary of the site is intended to provide adjoining
parcels to the south and west with access to the Jackson Street/9th Avenue intersection. The
proposed improvements will provide those adjoining parcels with the intended access.

4.3

The installation of a stop sign and crosswalk are needed at the site’s driveway connection to the
Jackson Street/9th Avenue intersection to assign right-of-way and provide for safe pedestrian
crossing movements.

4.4

A total of 28 vehicle parking spaces are required for this development, and 32 vehicle parking
spaces are proposed to be provided; ten parking spaces for company vehicles will be
accommodated within the warehouse and 22 parking spaces will be accommodated on-site.

4.5

A total of three bicycle parking spaces are required for this development, and covered bicycle
parking spaces that could accommodate four bicycles will be provided on the south side of the
existing warehouse building.4.6. A minimum of 500 square feet of loading area is required for
this development, and at least 2,293 square feet of loading area is proposed to be provided.

4.7

This criterion can be met with the following conditions.

CONDITIONS
5.

Parking and Access: Prior to the issuance of a certificate of occupancy, parking lot and travel
aisle improvements shall be constructed as shown on the approved site plan.

6.

Stop Sign and Crosswalk: Prior to the issuance of a certificate of occupancy the applicant shall
install a City standard stop sign and crosswalk at the site’s connection to Jackson Street across
from 9th Avenue.

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

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 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.
Where conflicts are identified, mitigation can be required through conditions of approval.

5.2

Design and Operating Characteristics. The proposal is a modification to an existing industrial
use. The site is currently a vacant gravel lot that is located at 411 9th Avenue SE (Attachment A).
Improvements to the property include a new 10,750-square-foot cold storage building to be
constructed to the west of an existing warehouse/office building. This new building will be used
as a cold storage warehouse and delivery center that will be used in conjunction with the existing
business, Van Vleet Meat Company, located at 800 and 810 Jackson Street.
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Site development improvements include construction of the new building, site paving and grading
for parking, loading docks and maneuvering spaces for large vehicles, landscaped planter bays,
and stormwater quality features. The site is zoned Light Industrial (LI), and these uses are
allowed through Site Plan Review approval in the LI zoning district.
5.3

The site is surrounded by LI zoned property. The operating characteristics of this neighborhood
include industrial development, warehouse and storage operations, the Southern Pacific rail yard,
and the existing Van Vleet Meat Company. The design and operating characteristics of the
proposed cold storage facility are similar to other industrial operations in the area.

5.4

Setbacks, Building Height and Lot Coverage. ADC 4.090, Table 1, shows the development
standards for commercial and industrial districts.
Setbacks. In the LI zoning district, the minimum setback from a front property line is 15 feet.
There is an interior setback of 40 feet if the development abuts a residential district; otherwise,
there are no interior setbacks. This property is surrounded by light industrial zoning on all sides.
As presented in Attachment G, the proposed development is located behind the existing Van
Vleet facility and no new development is proposed within the front yard setback.
Building Height. There is no maximum height requirement for the LI district. The proposed new
structure is approximately 28 feet in height.
Lot Coverage. There is no maximum lot coverage requirement for the LI district. The site area
of the new development includes 15,990 square feet on tax lot 12501 and 8,385 square feet in the
vacated right-of-way, for a total of 24,375 square feet of site area. The site plan (Attachment G)
shows the total proposed impervious area is 21,963 square feet (10,750-square-foot new structure
and 11,213 square feet of paving) or 90 percent of the site area.

5.5

5.6

5.7

5.8

Landscaping. ADC 9.140(2) requires that all required front and interior setbacks (exclusive of
access ways and other permitted intrusions) to be landscaped or have landscaping guaranteed in
accordance with ADC 9.190 before an occupancy permit will be issued. The existing building is
located on the front of the property near Jackson Street, and the new development is located
towards the rear of the property. The LI zone does not require interior setbacks when the
property does not abut a residential zone; therefore, front yard and interior lot landscaping is not
applicable to this proposal.
Parking Lot Landscaping. 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. The code also encourages the incorporation of approved
vegetated post-construction stormwater quality facilities in landscaped areas.
Under
ADC 9.150(4), an “Alternate Plan” may be submitted if at least five percent of the total parking
area is landscaped, each planter area contains one tree at least ten feet tall, and decorative ground
cover containing at least two shrubs for every 100 square feet of landscape area is provided.
The applicant proposes to provide landscaping in accordance with the “Alternate Plan” standards.
As presented in the site plan (Attachment G), the total parking area is 3,272 square feet in area,
and the total landscaped area, which includes stormwater quality facilities, is 843 square feet in
area or 25 percent of the total parking area. Each of the landscaped parking bays include trees
and shrubs consistent with the landscape standards.
Irrigation System. ADC 9.160 requires that all required landscape areas be provided with a piped
underground irrigation system. The applicant’s site plan (Attachment G) does not specify if
irrigation will be provided; therefore, an irrigation plan will need to be provided, unless a licensed
landscape architect or certified nurseryman submits written verification that the proposed plant
materials do not require irrigation.
Environmental Standards. ADC 9.440 - 9.500 include environmental standards related to noise,
visible emissions, vibrations, odors, glare, heat, insects, rodents, and hazardous waste.
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This new cold storage warehouse and delivery center will be used to support the existing Van
Vleet Meat Company business. The applicant states that the design and operating characteristics
of the proposal are similar to other industrial operations in the area; there would be no emissions
or discharge from the operation, and generally no noise would be detectable at the property lines.
To date, there are no records of complaints or code compliance cases for the subject properties.
Noise: Development will not include significant increases in outside operations, and noise levels
will not differ from current levels.
Visible Emissions: There would be no emissions or discharge from the operation.
Vibrations: Vibrations have not been an issue with the current operations and are not expected to
differ from the current levels.
Odors: Odors have not been an issue with the current operations and are not expected to differ
from the current levels.
Heat: This is not applicable to the current or future operations on this site.
Insects and Rodents: Insects and rodents have not been an issue with the current operations and
are not expected differ from the current levels.
Hazardous Waste: The existing and proposed industrial uses do not generate hazardous waste.
Lighting and Glare: Area and security lights are proposed to be mounted on the north, south, and
west wall of the new cold storage warehouse (Attachment M). To ensure lighting avoids
spillover beyond the property line, all exterior light fixtures should be of a shielded, full-cut off
design.
5.9

Outside Storage. ADC 4.290(4) states that outside storage is allowed in the LI zone in front and
interior yards outside of the required setbacks. Outside storage in the front yard must be screened
from public rights-of-way with a sight-obscuring fence, wall, hedge, or berm made of noncombustible material. No outside storage is proposed in the front yard.

5.10

Fencing. The site plan (Attachment G) shows that a fence is proposed along the rear of the
property and around the new cold storage warehouse to secure the compressors. The fencing is
proposed to be six-foot-tall chain link with site obscuring slats. The fence around the compressor
yard will be topped with a razor wire. ADC 9.370(1) states that barbed wire is permitted on top of
a six-foot tall fence in industrial zones, such as the LI zoned subject property. The total height of
a fence with barbed wire is limited to eight feet tall.

5.11

Refuse Containers. ADC 4.300 requires that any refuse container or disposal area that would
otherwise be visible from a public street, customer, resident parking area, public facility, or any
residential area must be screened from view by placement of a sight-obscuring fence, wall, or
hedge at least six feet tall. All refuse materials must be contained within the screened area. The
site plan (Attachment G) shows that a 10-foot by 22-foot fenced enclosed trash area is proposed.
This trash enclosure will need to be screened from view with a sight-obscuring fence.

CONCLUSIONS
5.1

The proposed use is a cold storage warehouse building to support the existing business, which is
allowed through site plan review approval in the LI district.

5.2

The site is zoned LI and it is surrounded by the LI zone. The neighborhood contains industrial
development, storage operations, a rail yard, and the existing Van Vleet Meat Company. The
design and operating characteristics of the proposed cold storage facility are similar to other
industrial operations in the area.

5.3

The proposal shows that the project will meet the standards for building height, lot coverage,
setbacks, and environmental standards.
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5.4

Any adverse impacts associated with the use of the property can be mitigated through such means
as shielded lighting and landscaping. Required landscaping and irrigation (if landscape materials
are not drought-tolerant) need to be installed prior to issuance of an occupancy permit.

5.5

The applicant’s site plan indicates that landscaping will be provided; however, a detailed
landscape and irrigation plan will need to be provided prior to site improvements.

5.6

The trash enclosure is proposed to be fenced, and it will need to be screened from view with a
sight-obscuring fence.

5.7

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

CONDITIONS
6.

Landscape Irrigation: The applicant shall submit a landscape and irrigation plan to the
Planning Division for review and approval prior to issuance of a building permit unless a licensed
landscape architect or certified nurseryman submits written verification that the proposed plant
materials do not require irrigation.

7.

Site Improvements: Prior to issuance of a certificate of occupancy, all proposed and required
site improvements, including the installation of required landscaping, shall be constructed and
completed in accordance with approved plans.

8.

Lighting: All exterior light fixtures shall be of a shielded, full-cut off design.

9.

Trash Enclosure: The trash enclosure shall be screened from view with a six-foot-tall
sight-obscuring fence.

10.

Fencing: The total height of the proposed fence with barbed wire shall be no higher than eight
feet tall.

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. The subject property is not located within the City’s Airport
Approach Overlay District.

6.2

Article 6: Floodplains. Comprehensive Plan Plate 5: Floodplains, does not show a 100-year
floodplain on this property. FEMA/FIRM Community Panel No. 41043C-0213H, dated
December 8, 2016, shows that this property is in Zone X, an area determined to be outside the
500-year floodplain.

6.3

Article 6: Wetlands. Comprehensive Plan Plate 6 does not show any wetlands on the subject site;
the National Wetlands Inventory does not show any wetlands on the property.

6.4

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

CONCLUSION
6.1

The subject property is not included in any special purpose district. This review criterion is not
applicable to this proposal.
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Criterion (7) The site is in compliance with prior land use approvals.
FINDINGS OF FACT
7.1

Site Plan Review for a change of use from a custom glass shop to offices with a seed warehouse
was approved under file SP-04-84. A street vacation for a portion of the 9th Avenue right of-way
west of Jackson Street and east of the railroad was approved under file VC-03-17 (Attachment B).
A license to occupy public right-of-way for use as vehicle parking and access was approved
under An Encroachment Permit #E-01111-18 (Attachment C).

7.2

There are no known outstanding conditions of approval from previous land use approvals.

CONCLUSIONS
7.1

There are no known outstanding conditions of approval.

7.2

This criterion is satisfied without conditions.

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
8.1

Section 2.370 of the ADC states, “Sites that are nonconforming with the current development
standards and that have lost their nonconforming status are required to bring the site into
compliance with current Code standards. Incremental improvements are allowed in accordance
with Subsection (1).”

8.2

The site has not lost its nonconforming status.

CONCLUSION
8.1

This criterion is not applicable.

SITE PLAN REVIEW CONCLUSION
As proposed and conditioned, the application for Site Plan Review to construct a new 10,750-square-foot
cold storage warehouse satisfies all of the applicable review criteria as outlined in this report.
TENTATIVE PLAT REVIEW CRITERIA (ADC 11.180)
Criterion (1)

The proposal meets the development standards of the underlying zoning district, and
applicable lot and block standards of this Section

FINDINGS OF FACT
1.1

1.2

1.3

1.4

As presented in Attachments D and F, the tentative replat proposes to combine three parcels, Linn
County Assessor’s Map No. 11S-03W-07BA Tax Lots 12402, 12400 and 12501, and vacated
right-of-way into one parcel.
A street vacation was approved by the Albany City Council under Ordinance 5900, planning file
VC-03-17 (Attachment B). This street vacation includes a portion of the 9th Avenue right-of-way
west of Jackson Street and east of the centerline of Railroad Street, and the east half of the
Railroad Street right-of-way north of 9th Avenue to the railroad tracks.
The replat is necessary to combine the vacated right-of-way with the subject properties and to
ensure that buildings are not constructed over property lines. This replat is processed
concurrently with site plan review (file SP-21-17) to construct a 10,750-square-foot cold storage
warehouse addition to an existing industrial use. The replat will need to be finalized and recorded
prior to issuance of a building permit for the new building.
The property is located in the Light Industrial (LI) zoning district. There are no minimum lot size
or dimension standards in the LI zone.
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1.5

The land area that will be combined into one lot through the proposed replat is 1.22 acres.

1.6

The lot and block standards under ADC 11.090 are addressed later in this report; those findings
are included here by reference.

CONCLUSIONS
1.1

The proposed replat will combine three lots and vacated right-of-way into one parcel, as
presented in Attachment F.

1.2

The proposal meets the minimum lot area and lot dimension standard of the underlying zoning
district.

1.3

The proposed replat does not propose to create new blocks, cul-de-sacs, double-frontage lots, or
flag lots. Therefore, the lot and block standards under ADC 11.090 are not applicable for this
proposal.

1.4

This criterion is met with the following condition.

CONDITION
11.

Replat: The final plat shall be finalized and recorded prior to issuance of a building permit for
the new cold storage warehouse on the site.

Criterion (2)

Development of any remainder of property under the same ownership can be
accomplished in accordance with this Code.

FINDINGS OF FACT
2.1

The subject properties and the vacated right-of-way that is proposed for the replat are owned by
the Van Vleet Properties, LLC.

2.2

The replat incorporates all three of the subject properties and the vacated right-of-way, and there
is no remainder property to consider.

CONCLUSIONS
2.1

The site is currently owned by a single property owner. There is no other remainder of property
under the same ownership to consider with this application.

2.2

This criterion is met without conditions.

Criterion (3)

Adjoining land can be developed or is provided access that will allow its development in
accordance with this Code.

FINDINGS OF FACT
3.1

This criterion has been interpreted by City Council to require only that adjoining land either have
access or be provided access to public streets.

3.2

ADC 12.060 requires that development must have frontage on, or approved access to, a public
street currently open to traffic.

3.3

The subject properties of the proposed replat are located on an existing street system, which has
access to Jackson Street SE via the 9th Avenue right-of-way. Adjacent property to the south and
the railroad property to the west also have access to Jackson Street SE via the 9th Avenue right-ofway (Attachment A).

3.4

The section of 9th Avenue that was vacated through Ordinance 5900 (Attachment B) provides
access to the properties abutting 9th Avenue between Jackson Street on the east and the railroad
yard to the west. Consequently, a 26-foot-wide access easement benefiting the railroad yard and
the properties abutting 9th Avenue west of Jackson Street was retained. The proposed replat to
combine the subject lots and the vacated right-of-way will not impact this access easement;
however, the replat needs to show the access easement on the final plat.
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CONCLUSIONS
3.1

The subject properties, the adjacent property to the south, and the railroad property to the west
have access to Jackson Street SE via the 9th Avenue right-of-way.

3.2

When a portion of 9th Avenue was vacated, a 26-foot-wide access easement benefiting the
railroad yard and the properties abutting 9th Avenue west of Jackson Street was retained. The
proposed lot consolidation will not hinder this access, but the access easement needs to be shown
on the final plat.

3.3

Adjoining land is provided access that will allow its development in accordance with this Code

3.4

This criterion can be met with the following condition.

CONDITION
12.

Replat: The 26-foot-wide access easement that provides access to the properties abutting 9th
Avenue between Jackson Street on the east and the railroad yard to the west shall be included on
the final plat.

Criterion (4)

The proposed street plan affords the best economic, safe, and efficient circulation of
traffic possible under the circumstances.

FINDINGS OF FACT
4.1

The site is located on the west side of Jackson Street SE and the proposed lot consolidation will
not impact the transportation system.

4.2

Transportation issues are addressed in detail above, under the site plan review criterion (file
SP-21-17). Those findings and conclusions are included here by reference.

CONCLUSIONS
4.1

The proposed lot consolidation will not impact the transportation system.

4.2

This criterion is met without conditions.

Criterion (5)

The location and design allow development to be conveniently served by various public
utilities.

FINDINGS OF FACT
5.1

Public utilities are addressed in detail above, under the site plan review criterion (file SP-21-17).
Those findings and conclusions are included here by reference.

5.2

City utilities exist within the 9th Avenue right-of-way that was vacated under Ordinance 5900
(Attachment B). The City retained a utility easement over the entire right-of-way that was
vacated in order to accommodate access to existing and future utilities.

5.3

The proposed replat to combine the subject lots and the vacated right-of-way will not impact the
utility easement; however, the replat needs to show the utility easement on the final plat.

CONCLUSION
5.1

Development on the site can be conveniently served by public utilities.

5.2

A utility easement over the vacated 9th Avenue right-of-way will not be impacted by the proposed
replat, but the easement needs to be shown on the final plat.

5.3

This criterion can be met with the following condition.

CONDITION
13.

Replat: A utility easement benefitting the City of Albany within the vacated 9th Avenue
right-of-way between Jackson Street on the east and the railroad yard to the west shall be
included on the final plat.
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Criterion (6) Any special features of the site (such as topography, floodplains, wetlands, vegetation,
historic sites) have been adequately considered and utilized.
FINDINGS OF FACT
6.1

Article 4: Airport Approach. The subject property is not located within the City’s Airport
Approach Overlay District.

6.2

Article 6: Floodplains. Comprehensive Plan Plate 5: Floodplains, does not show a 100-year
floodplain on this property. FEMA/FIRM Community Panel No. 41043C-0213H, dated
December 8, 2016, shows that this property is in Zone X, an area determined to be outside the
500-year floodplain.

6.3

Article 6: Wetlands. Comprehensive Plan Plate 6 does not show any wetlands on the subject site;
the National Wetlands Inventory does not show any wetlands on the property.

6.4

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

CONCLUSION
6.1

The subject property is not included in any special purpose district. This review criterion is not
applicable to this proposal.

Lot and Block Arrangement Review Criteria (ADC 11.090)
ADC 11.090 Lot and Block Arrangements. In any single-family residential land division, lots and
blocks shall conform to the following standards in this Article and other applicable provisions of this
Code:
(1)

Lot arrangement must be such that there will be no foreseeable difficulties, for reason of
topography or other condition, in securing building permits to build on all lots in compliance
with the requirements of this Code with the exception of lots designated Open Space.
FINDING & CONCLUSION

(2)

1.1

As discussed under Criterion One of ADC 11.180, the proposed lots are in compliance
with the minimum requirements of the code; those findings are included here by
reference. There will be no foreseeable difficulties in obtaining building permits for the
lots within the proposed subdivision.

1.2

This criterion is met without conditions.

Lot dimensions must comply with the minimum standards of this Code. When lots are more
than double the minimum area designated by the zoning district, those lots must be arranged so
as to allow further subdivision and the opening of future streets where it would be necessary to
serve potential lots. An urban conversion plan may be required in conjunction with submittal
of tentative subdivision or partition plat.
FINDINGS & CONCLUSION

(3)

2.1

As discussed under Criterion One of ADC 11.180, the proposed lots meet the minimum
lot standards for the LI zone. The findings and conclusions of ADC 11.180(1) are
included here by reference.

2.2

This criterion is met without conditions.

Double frontage lots shall be avoided except when necessary to provide separation of
residential developments from streets of collector and arterial street status or to overcome
specific disadvantages of topography and/or orientation. When driveway access from arterials
is necessary for several adjoining lots, those lots must be served by a combined access driveway
in order to limit possible traffic hazards on such streets. The driveway should be designed and
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arranged so as to avoid requiring vehicles to back into traffic on arterials. An access control
strip shall be placed along all lots abutting arterial streets requiring access onto the lesser class
street where possible.
FINDINGS & CONCLUSION

(4)

3.1

There are no lots proposed to have double frontages.

3.2

This criterion is not applicable.

Side yards of a lot shall run at right angles to the street the property faces, except that on a
curved street the side property line shall be radial to the curve.
FINDING & CONCLUSION

(5)

4.1

The combined lots have side yards running at a right angle to Jackson Street.

4.2

This criterion is met without conditions.

Block dimensions shall be determined by existing street and development patterns, connectivity
needs, topography, and adequate lot size. The average block length shall not exceed 600 feet
unless adjacent layout or physical conditions justify a greater length. Block length is defined as
the distance along a street between the centerline of two intersecting through streets. Physical
conditions may include existing development, steep slopes, wetlands, creeks, and mature tree
groves.
FINDINGS & CONCLUSION

(6)

5.1

The proposed replat combines three lots and vacated right-of-way into one lot.

5.2

The proposed replat does not create any new streets and does not create any new blocks.

5.3

This criterion is not applicable.

Off-street pedestrian pathways shall be connected to the street network and used to provide
pedestrian and bicycle access in situations where a public street connection is not feasible.
FINDING & CONCLUSION

(7)

6.1

The proposed replat does not create any new off-site pedestrian pathways.

6.2

This criterion is not applicable.

The recommended minimum distance between arterial street intersections is 1800 feet. In order
to provide for adequate street connectivity and respect the needs for access management along
arterial streets, the Community Development Director/City Engineer may require either a
right-in/right-out public street connection or public access connection to the arterial in lieu of
a full public street connection. When a right-in/right-out street connection is provided, turning
movements shall be defined and limited by raised medians to preclude inappropriate turning
movements.
FINDING & CONCLUSION

(8)

7.1

The proposed replat does not create any new streets.

7.2

This criterion is not applicable.

The minimum frontage of a lot on a cul-de-sac shall be 22 feet as measured perpendicular to
the radius.
FINDING & CONCLUSION
8.1

There are no cul-de-sacs proposed for the development.

8.3

This criterion is not applicable.
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(9)

Flag lots are allowed only when absolutely necessary to provide adequate access to buildable
sites and only where the dedication and improvement of a public street is determined by the
City Engineer to be not feasible or not practical. The minimum width for a flag is 22 feet,
except when access is shared by an access and maintenance agreement in which case each lot
shall have a minimum width of 12 feet and a combined minimum of 24 feet.
FINDING & CONCLUSION

(10)

9.1

The proposed replat does not create any flag lots.

9.3

This criterion is not applicable.

At all street intersections, an arc along the property lines shall be established so that
construction of the street at maximum allowable width, centered in the right-of-way, shall
require not less than a twent- foot radius of the curb line.
FINDINGS & CONCLUSION
10.1

The proposed replat does not create any new streets.

10.2

This criterion is not applicable.

REPLAT CONCLUSION
As proposed and conditioned the application for Tentative Plat Review for a replat to combine multiple
lots and vacated right-of-way into one lot meets all applicable review criteria as outlined in this report.
OVERALL CONCLUSION
As proposed and conditioned, the applications for Site Plan Review and Tentative Plat Review satisfy all
the applicable review criteria as outlined in this report.
CONDITIONS
Utilities
1.

Sanitary Sewer: Before the City will issue a building permit for the proposed project, the
applicant must construct, or financially assure the construction of, an eight-inch public sanitary
sewer main to reroute the existing public main that runs through the site.

2.

Drainage Improvement: Before the City will issue a building permit for the proposed project,
the applicant must complete, or financially assure the construction of, the modification of
the existing ditch along the west side of the property as proposed.

3.

Stormwater Quality: Before the City will issue a final occupancy permit, the applicant must
obtain a storm water quality permit and construct the required storm water quality facilities.

Transportation
4.

Parking and Access: Prior to the issuance of a certificate of occupancy, parking lot and travel
aisle improvements shall be constructed as shown on the approved site plan.

5.

Stop Sign and Crosswalk: Prior to the issuance of a certificate of occupancy the applicant shall
install a City standard stop sign and crosswalk at the site’s connection to Jackson Street across
from 9th Avenue.

Compatibility
6.

Landscape Irrigation: The applicant shall submit a landscape and irrigation plan to the
Planning Division for review and approval prior to issuance of a building permit unless a licensed
landscape architect or certified nurseryman submits written verification that the proposed plant
materials do not require irrigation.

Staff Report/ SP-21-17 and RL-02-18, Page 15

7.

Site Improvements: Prior to issuance of a certificate of occupancy, all proposed and required
site improvements, including the installation of required landscaping, shall be constructed and
completed in accordance with approved plans.

8.

Lighting: All exterior light fixtures shall be of a shielded, full-cut off design.

9.

Trash Enclosure: The trash enclosure shall be screened from view with a six-foot-tall
sight-obscuring fence.

10.

Fencing: The total height of the proposed fence with barbed wire shall be no higher than eight
feet tall.

Replat
11.

Replat: The final plat shall be finalized and recorded prior to issuance of a building permit for
the new cold storage warehouse on the site.

12.

Replat: The 26-foot-wide access easement that provides access to the properties abutting 9th
Avenue between Jackson Street on the east, and the railroad yard to the west shall be included on
the final plat.

13.

Replat: A utility easement benefitting the City of Albany within the vacated 9th Avenue
right-of-way between Jackson Street on the east and the railroad yard to the west shall be
included on the final plat.
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411 9th Avenue SE (File SP-21-17 & RL-02-18)
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ATTACHMENT C.4

ATTACHMENT D.1

VAN VLEET MEAT COMPANY COLD STORAGE WAREHOUSE

REPLAT REVIEW CRITERIA RESPONSE
This document addresses the six replat review criteria as outlined in Albany Development Code
11.180. The proposed replat is a property line consolidation of 3 existing tax lots: 12501, 12400
& 12402. All lots are zoned Light Industrial (LI). Improvements to the property include a new
10,750 square-foot cold storage building to be constructed to the west of an existing
warehouse/office building. This new building will be used in conjunction with the building
located at 800 and 810 Jackson Street. It will be a cold storage facility for the Van Vleet Meat
Company.
1. The proposal meets the development standards of the underlying zoning district, and
applicable lot and block standards of this Section.
The proposed site development meets applicable standards of the Light Industrial (LI)
zoning category. The existing warehouse/office and proposed cold storage building span
current lot boundaries, necessitating lot consolidation. Lot and block standards do not
apply because this is not a single-family residential zoning.
2. Development of any remainder of property under the same ownership can be accomplished
in accordance with the Code.
There is no remainder of land to consider with the application.
3. Adjoining land can be developed or is provided access that will allow its development in
accordance with the Code.
Access to adjoining land is not affected by the proposed lot consolidation and will continue
to be accessible through public right-of-way easements bordering the property.
4. The proposed street plan affords the best economic, safe and efficient circulation of traffic
possible under the circumstances.
The proposed replat relies on the existing street plan for continued access to the site. No
new streets are proposed. However, 9th Avenue SE and Railroad Street will be improved by
pavement, painted parking stalls, connectivity to current walkways and designated turnaround area for large truck traffic. This street plan is designed to accommodate
transportation safely to and around the proposed development by clearly directing site
employees and delivery trucks towards the designated parking areas and loading docks.
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ATTACHMENT D.2
Van Vleet Meat Company, Inc.

5. The location and design allows for development to be conveniently served by various public
utilities.
The majority of public utilities that serve this site are already in operation at existing
connections to 800 and 810 Jackson Street. New facilities to accommodate the site
improvements are described below.
Water: A new hydrant is proposed between the loading docks along the southern edge of
the property. The hydrant will be served by an extension to the existing 12-inch line that
terminates at the northwest corner of the intersection of 9th and Jackson. There would be
no process water needs for the proposed use.
Wastewater: Currently, there is a city sewer main that runs through the proposed site. It
also runs under an existing building on the adjacent property to the east and in the area of
the proposed building. This main will be abandoned and redirected around the site. Flows
will be redirected south, then west in 9th street and finally north in Railroad Street where
they will be reconnected to an existing manhole. A new sanitary connection to the existing
main under the proposed building will serve the proposed use. The cold storage expansion
is not dependent on rerouting the sewer.
Drainage: The existing site is bordered on the northern and western sides by a drainage
ditch. This ditch conveys runoff from the railroad and directs it to the south, across 9th
Avenue in 3x 24-inch culverts that flow into an existing storm manhole and then out to the
east in an 18-inch storm pipe. The proposed development proposes to fill in the ditch to
the west to allow for parking and fire lane access. Existing runoff will be conveyed in a
closed system of pipes and manholes that will begin at the northeast corner of the property
and end at the existing storm manhole.
6. Activities and developments within special purpose districts must comply with the
regulations described in Article 4 (Airport Approach), 6 (Natural Resources), and 7 (Historic), as
applicable.
This criterion does not apply because the site is not located in a special purpose district.

January, 12th 2018
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ATTACHMENT D.3
Van Vleet Meat Company, Inc.

ASSESSORS MAP: 11S03W07BA - 5/26/2016
NOT TO SCALE
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ATTACHMENT E.1

VAN VLEET MEAT COMPANY COLD STORAGE WAREHOUSE

APPLICATION NARRATIVE – REVISED MARCH 27TH, 2018
The 0.367 acre site is located west of 810 SE Jackson Street and is currently a vacant gravel lot.
Improvements to the property include a new 10,750 square-foot cold storage building to be
constructed to the west of an existing warehouse/office building. This new building will be used
in conjunction with the building located at 800 and 810 Jackson Street. It will be a cold storage
facility for the Van Vleet Meat Company.
This Narrative addresses the eight approval criteria for Site Plan Review set forth in Section
2.450 (1) through (8) of the Albany Development Code.
1. Public utilities can accommodate the proposed development.
Water: A new hydrant is proposed between the loading docks along the southern edge of
the property. The hydrant will be served by an extension to the existing 12-inch line that
terminates at the northwest corner of the intersection of 9th and Jackson. There would be
no process water needs for the proposed use.
Wastewater: Currently, there is a city sewer main that runs through the proposed site. It
also runs under an existing building on the adjacent property to the east and in the area of
the proposed building. This main will be abandoned and redirected around the site. Flows
will be redirected south, then west in 9th street and finally north in Railroad Street where
they will be reconnected to an existing manhole. A new sanitary connection to the existing
main under the proposed building will serve the proposed use. The cold storage expansion
is not dependent on rerouting the sewer.
Drainage: The existing site is bordered on the northern and western sides by a drainage
ditch. This ditch conveys runoff from the railroad and directs it to the south, across 9th
Avenue in 3x 24-inch culverts that flow into an existing storm manhole and then out to the
east in an 18-inch storm pipe. The proposed development proposes to fill in the ditch to
the west to allow for parking and fire lane access. Existing runoff will be conveyed in a
closed system of pipes and manholes that will begin at the northeast corner of the property
and end at the existing storm manhole. Analysis of the contributing drainage area and
capacity of the proposed pipes was performed and provided to the City for approval in
August 2017 (included in submission).
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ATTACHMENT E.2
Van Vleet Meat Company, Inc.

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.
Runoff from the proposed building and parking area would be collected and conveyed
through 3 water quality beds as described in the drainage improvements shown on the site
plan. Stormwater quality facilities can accommodate the proposed development,
consistent with Title 12 of the Albany Municipal Code.2
3. The transportation system can safely and adequately accommodate the proposed
development.
The types of trips generated by the existing business and new cold storage facility include
25 employees and occasional trucks delivering supplies, resulting in a low trip generation
rate. Jackson Street runs adjacent to the eastern edge of the property and is a 2-way
thorough fare that will not be affected by the proposed development. 9th Avenue SE was a
gravel drive and will be improved with new pavement, painted parking stalls, planter beds,
designated turn-around area for large truck traffic and walkways to accommodate
transportation safely to the proposed development. There are no known capacity or safety
concerns at this location.
4. Parking areas and entrance-exit points are designed to facilitate traffic and pedestrian
safety.
Employees would use parking on the western, southern and eastern parking areas. Building
entrance and exit points have access to pedestrian walkways. Most delivery trucks would
use the designated two loading docks for tractor trailer trucks and four loading docks for
smaller delivery trucks. The proposed parking areas and entrance-exit points are designed
to facilitate traffic and pedestrian safety.
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.
The proposed building will house the industrial operation, surrounded by parking, loading
docks and maneuvering spaces for large vehicles. The proposed use is an enclosed cold
storage warehouse and delivery center to accommodate the existing business. There would
be no emissions or discharge from the operation, and generally no noise would be
detectable at the property lines. The design and operating characteristics of the proposed
cold storage facility are similar to other industrial operations in the area.
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ATTACHMENT E.3
Van Vleet Meat Company, Inc.

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.
This criterion does not apply because the site is not located in a special purpose district.
7. The site is in compliance with prior land use approvals.
Any record of prior land use approvals is unknown.
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.
This criterion does not apply because the site has not lost a nonconforming status. The site
plan is for light industrial use in a light industrial zone.
The proposed development on this site also meets other development standards found in the
Albany Development Code.
1. The project meets applicable development standards of the Light Industrial (LI) zoning
category. The proposed warehousing and distribution facility is a permitted use.
4.260 Loading requirements: The new warehouse will have 2 loading docks for tractor
trailer trucks and four loading docks for smaller delivery trucks.
2. This project does not have any applicable requirements found in Article 8. It is a Light
Industrial zoning and is not covered in the Single-Family Homes, Multiple Family Development,
Commercial and Institutional Site Design, Supplemental Standards in Village Centers,
Telecommunications Facilities nor Supplemental Design Standards for the Oak Creek Transition
Area.
3. This project meets the applicable requirements found in Article 9.
Off-street Parking: Table 9-1 requires that there be 1 space per 2 employees, 1 space per
300 square feet of patron serving area plus 1 space per company vehicle. This new cold
storage warehouse will function with the two existing Van Vleet buildings. There are
currently 22 employees and the new building will employ an additional 3. There are no
retail patron spaces in any of the buildings and there are 15 company vehicles, 10 of which
remain inside of the existing warehouse at 810 Jackson Street. Therefore, the three
properties in total will require 18 parking spaces (13 for the 25 employees and 5 additional
company vehicle spaces). This requirement is met by providing a total of 22 parking spaces;
16 are provided on-site and 6 are provided through a license to occupy adjacent City
property.
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ATTACHMENT E.4
Van Vleet Meat Company, Inc.

Landscaping: An alternative landscape plan is provided. There will be 3 landscaped, curbed
islands created adjacent to parking areas and 2 additional water quality planter beds. The
total parking area is 3,272 square feet and the total landscaped area is 843 square feet or
24.8% of the parking area.

March 27th, 2018
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