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Summary

This staff report evaluates applications for Site Plan Review and Floodplain Development to construct a phased,
264-unit apartment complex with associated site improvements such as utilities, stormwater drainage, parking,
landscaping, and other amenities. The site is in northeast Albany, southeast of the Knox Butte Road
roundabout. The property is identified as 4350 Knox Butte Road SE, Linn County Assessot’s Map No.
115-03W-03C Tax Lot 100 (Attachment A).

The subject property is a 16.52-acre undeveloped parcel with residential neighborhoods nearby. The underlying
zoning districts are MUC (Mixed-Use Commercial) and OS (Open Space). Natural Resource Overlays
encumber a portion of the site. Floodplain (/FP), Significant Wetland (/SW), and Riparian Corridor Overlays
(/RC) are located primarily along the east and south of the site, but the area of the property that is proposed
for development avoids impacting these natural resource overlays. As presented in the proposed Site Overview
Plan (Attachment B.1, Sheet SDRO07), the applicant has proposed to develop only 13.23 acres on the central
portion of the property, which is entirely within the MUC zone. Multi-family residential development is allowed
through site plan review in the MUC zone.

The preliminary utility plans for public sanitary sewer, water, storm drainage, stormwater quality facilities, and
fire safety standards show the development is feasible as proposed.

Site Plan Review criteria contained in Albany Development Code (ADC) 2.450, the Multi-Family Residential
Design Standards under ADC 8.200-8.305, the Supplemental Residential Design Standards in Village Centers
under 8.480-8.485, and the Floodplain Development Review criteria under 6.110 are addressed in this report.
These criteria must be satisfied to grant approval for this application.

Application Information

Proposal: Site Plan Review and Floodplain Development Review to construct a
264-unit apartment complex (Brandis Meadows Apartments) with associated
parking and common open space.

Review Body: Staff (Type I-L review)
Report Prepared By: Laura LaRoque, Senior Planner

cd.cityofalbany.net
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Brandis Village, LLC
PO Box 3308, Salem, OR 97302

Montagne Development Group, LLC
PO Box 3308, Salem, OR 97302

Mark Grenz; Multi/Tech Engineering, Inc.
1155 13th Street SE, Salem, OR 97302

Brandie Dalton; Multi/Tech Engineering, Inc.
1155 13th Street SE, Salem, OR 97302

4350 Knox Butte Road SE, Albany, OR 97321
Linn County Assessor’s Map No. 11S-03W-03C; Tax Lot 100

MUC (Mixed Use Commercial), OS (Open Space), /FP (Floodplain
Ovetlay), /SW (Significant Wetland Overlay) and /RC (Riparian Corridor
Opverlay) Districts

Village Center and Open Space

16.52 gross acres and 13.23 acres to be developed
Vacant

East Albany

North: OS-Open Space and MUC — Mixed Use Residential (across Knox

Butte Road)

South: RS-6.5-Residential Single Family

East:  OS and RS-6.5-Residential Single Family
West:  OS and MUC

North: Unimproved

South: Unimproved

East:  Single-Family Residential

West:  Unimproved

SP-04-19 and FP-04-19: Withdrawn — Brandis Meadow Apartments

PA-06-18: Partition a 23.84-acre parcel into two parcels. Parcel one is
proposed to be 16.52 acres, patcel two is proposed to be 5.54 acres, and a
73-foot wide street right-of-way is proposed to be dedicated extending
Timber Ridge Street through the site.

SD-08-06: Withdrawn - Brandis Village Subdivision Tentative Plat.

The applications for Site Plan Review and Floodplain Development referenced above is Approved with

ConditionsApproved with Conditions as described in this staff report.
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Notice Information

Notices were mailed to surrounding property owners within 300 feet of the subject property on March 26,
2020. At the time the comment period ended on April 9, 2020, the Albany Planning Division had received no
written comments.

Analysis of Development Code Criteria

Albany Development Code (ADC) criteria for Site Plan Review (ADC 2.450) and Floodplain Development
Review (ADC 6.110 & 6.111) 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 a 12-inch public sanitary sewer main at the northwest corner of the subject
property in Timber Ridge Street. No public sewer main exists in Knox Butte Road along the subject
property’s frontage.

1.2 Albany Municipal Code (AMC) 10.01.010(1) states that the objective of the AMC requirements
pertaining to public sanitary sewers is to facilitate the ordetly 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 Albany Development Code (ADC) 12.470 requites 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 ADC 12.490 states that sewer collection mains must be extended along the full length of a property’s
frontage(s) along the right(s)-of-way or to a point identified by the City Engineer as necessary to
accommodate likely system expansion. ADC 12.510 requires main extensions through the interior of
a property to be developed where the City Engineer determines that the extension is needed to provide
access to the public system for current or future service to upstream properties. Extension of the sewer
across the frontage and/or through the intetior of a property makes the system available to adjacent
properties. Then, when the adjoining property connects, that property owner must extend the sewer
in a similar manner, making the sewer available to the next properties. In this way, each property owner
shares proportionately in the cost of extending sewer mains.

1.5 Where a property abuts more than one street or right-of-way, sewer mains shall be extended for the
full length of the property frontages along the rights-of-way for all frontages, unless it is determined
that the extensions on the frontages from which service is not being taken are not currently needed to
provide service to other properties, and that those sewer mains may be completed at a future time. If
the City Engineer authorizes a delay in construction of sewer mains, the property owner(s) must sign
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1.6

1.7

1.8

Water
1.9

1.10

1.11

1.12

1.13

1.14

a Petition for Improvements and Waiver of Remonstrance that commits the property to participate in
a future local improvement district (AMC 10.01.100(5)(d)).

There are unserved properties to the east of the proposed development that need access to the public
sanitary sewer system. Therefore, a public sanitary sewer extension will be required along the Knox
Butte Road frontage of the subject property as a condition of this development. It is not anticipated
that the public sanitary sewer in Timber Ridge Street will be extended beyond Burkhart Creek at the
south boundary of the subject property. The owner of the subject property has signed a Petition for
Improvements and Waiver of Remonstrance for the potential future extension of public sewer in
Timber Ridge Street to Burkhart Creek if it is deemed necessary with future development.

The applicant’s preliminary utility plan shows the extension of approximately 300 feet of public sanitary
sewer in Timber Ridge Street to provide service to the proposed development.

The applicant’s preliminary utility plan shows a connection to the existing public sanitary sewer system
in Timber Ridge Street to serve the proposed apartment complex.

City utility maps show a 12-inch public water main in Timber Ridge Street at the northwest corner of
the subject property, and a 24-inch public water main in Knox Butte Road that does not extend along
the subject property’s full frontage.

ADC 12.420 states that no new development is allowed on private well systems, except for
construction of one single-family dwelling on an existing lot of record.

ADC 12.450 requires that all new development within the City, where appropriate, provide for the
extension of existing water lines serving surrounding areas.

AMC 11.01.120 (2)(e) states that all required public water main extensions must extend to the furthest
property line(s) of the development or parcel. Main extensions may be required through the interior of
a property to be developed where the City Engineer determines that the extension is needed to provide
current or future looping of water mains, or to provide current or future service to adjacent properties.
When the owner of a property is required to connect to the public water system, the water main must
be extended across the property’s entire frontage and/or through the interior of the property.
Extension of the water across the property’s frontage and through the interior of the property makes
the system available to adjacent properties. Then, when the adjoining property connects, that property
owner must extend the water mains in a similar manner, making the water available to the next
properties. In this way, each property owner shares proportionately in the cost of extending water

mains.

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.

The City’s Water Facility Plan shows the public water main in Knox Butte Road in this area as needing
to be a 24-inch main, and the public water main in Timber Ridge Street in this area as needing to be a
12-inch main.
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1.15

The applicant’s preliminary utility plan shows the extension of a public water main in Timber Ridge

Road to the southern extreme of the required street improvements.

Storm Drainage

1.16

1.17

1.18

1.19

1.20

1.21

1.22

1.23

City utility maps show a system of catch basins/inlets and storm drainage piping around the round-
about at Timber Ridge Street and Knox Butte Road. No piped public storm drainage facilities exist
east of the improved portion of Knox Butte Road adjacent to the subject property.

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. Private drainage systems crossing
multiple lots will require reciprocal use and maintenance easements and must be shown on the final
plat. 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 of Albany's Engineering Division.

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.

ADC 12.580 states that all new development within the City must, where appropriate, provide for the
extension of existing storm sewer lines or drainageways serving surrounding areas. Extensions may be
required along all frontages and/or through the intetior of a property to be developed where the City
Engineer determines that the extension is needed to provide service to upstream properties.

ADC 12.550 states that any public drainage facility proposed for a development must be designed large
enough to accommodate the maximum potential run-off from its entire upstream drainage atea,
whether inside or outside of the development, as specified in the City’s storm drainage facility plan or
separate storm drainage studies.

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.

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.

The applicant has submitted a preliminary storm drainage report that shows how stormwater runoff
will be collected on-site and discharged to the public drainage system (Burkhart Creek). Staff has
reviewed the report and has found it to be generally acceptable, but final design details will be reviewed

in conjunction with future required design and construction permits.

Stormwater Quality
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1.24

1.25

1.26

1.27

1.28

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. (AMC 12.45.030).

AMC 12.45.040 states the following: (1) A development may be exempted from the requirement of
AMC 12.45.030 when one or more of the following conditions exist: (a) The development is for the
construction of not more than three single-family or duplex dwelling(s) on an existing lot(s) of record;
(b) The development creates and/or replaces less than 8,100 squatre feet of impervious surface,
cumulatively; (c) The Director has determined that physical characteristics of the site (including current
development) make effective on-site construction of the facilities impractical; and that an off-site post-
construction stormwater quality fee has been paid per AMC 12.45.100; (d) The Director has
determined that the site topography or soils makes it impractical or ineffective to construct the facilities
on site or within planned improvements in the public right-of-way; and that an off-site post-
construction stormwater quality fee has been paid per AMC 12.45.100.

AMC 12.45.080 states that applicants for a post-construction stormwater quality permit shall submit
as a part of their permit application a post-construction stormwater quality plan. Each plan shall comply
with the minimum standards outlined in the engineering standards, construction standards, and the
provisions of this chapter. Each post-construction stormwater quality plan shall be reviewed, approved,
and stamped by a professional licensed in Oregon as a civil or environmental engineer or landscape
architect. (Ord. 5841 § 3, 2014).

AMC 12.45.130 states the following: (1) Private stormwater facilities operation and maintenance
agreements are required for all private post-construction stormwater quality facilities that require a
permit under this chapter; (2) Private stormwater facilities operations and maintenance agreements
shall be recorded at the applicable County Recorder’s Office and shall run with the land; (3)
Redevelopment of a property already operating under a private stormwater facilities operation and
maintenance agreement will require execution of a new agreement if the Director determines, in the
exercise of reasonable discretion, that the redevelopment is likely to have a material impact upon the
operation, maintenance, or effectiveness of the previously approved facilities.

The subject property is approximately 15 acres in size. Because the site is larger than one acre and more
than 8,100 square feet of impervious surfaces will be created, a stormwater quality permit will be
required for this project.

Fire Safety

1.29

1.30

1.31

New development must meet fire safety standards for access and water supply, in accordance with the
Oregon Fire Code (OFC), 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.

The proposed project is located within a “Protected Area” as defined by 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.

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)
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1.32

1.33

1.34

1.35

Turning radius 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)

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
tire 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.

Location of any fire department connections 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 fire department connections 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).

Multiple-family residential projects having more than 200 dwelling units shall be provided with two
separate and approved fire apparatus access roads regardless of where they are equipped with an
approved automatic sprinkler system. Where two fire apparatus access roads are required, they shall be
placed a distance apart equal to not less than one-half of the length of the maximum overall diagonal
dimension of the property or area to be served, measured in a straight line between accesses (OFC
D106.2 & D106.3).

Conclusions

1.1

1.2

1.3

1.4

1.5

1.6

Because the public sanitary sewer system does not extend to the eastern extent of the subject property’s
Knox Butte Road frontage, the applicant must construct a public sewer main extension along Knox
Butte Road.

The applicant must extend a public sanitary sewer main in Timber Ridge Street from the end of the
existing main near Knox Butte Road to the northern entrance of the proposed development.

Because the public water system does not extend to the eastern extent of the subject property’s Knox
Butte Road frontage, the applicant must construct a 24-inch public water main extension in Knox
Butte Road.

The applicant must extend a 12-inch public water main in Timber Ridge Street from the end of the

existing main near Knox Butte Road to a point near the south boundary of the subject property.

Because the site is larger than one acre and more than 8,100 square feet of impervious surfaces will be
created, a stormwater quality permit will be required for this project.

The applicant submitted a storm drainage report with the site plan review application for this project.
City staff reviewed the report and has found it to be generally acceptable, but final design details will
be reviewed in conjunction with future required design and construction permits.



SP-28-19 & FP-09-19 Staff Report May 15, 2020 Page 8 of 41

1.7 Because the public storm drainage improvements in Knox Butte Road do not extend along the full

length of the subject property’s frontage, public storm drainage facilities must be included in any

required street improvements in Knox Butte Road.

1.8 The fire department has reviewed the plans and found the proposal can feasibly meet fire safety

standards for construction of 200 units or more upon the construction of bridge for Timber Ridge

Street across Burkhart Creek. At the time of site improvement and building permits, the final plans will

be reviewed again to ensure the standards of the OFC are met.

1.9 This criterion can be met with the following conditions.

Conditions of Approval

Condition 1

Condition 2

Condition 3

Condition 4

Condition 5

Condition 6

Before the City will issue building permits for this project, the applicant must construct (or
provide financial assurances for the construction) a public sanitary sewer main in Knox Butte
Road to the east boundary of the property’s frontage. Alternatively, the applicant may
construct (or provide financial assurances for the construction) a public sewer main internal
to the proposed development, which would serve the adjacent parcel to the northeast. Any
public sewer constructed across private property shall be located within a permanent public
easement a minimum of 20 feet in width. Additionally, said easement shall be located in the
parking lot, private drive, or similar open area that permits unobstructed vehicle access for
maintenance and inspection purposes. An all-weather access shall be provided to all public
utility structures located outside of parking lots or private drives, with a minimum width of 12
feet.

Before the City will issue building permits for this project, the applicant must construct (or
provide financial assurances for the construction) a public sanitary sewer main in Timber Ridge
Street from Knox Butte Road to the proposed northern access to the apartment complex
(approximately 300 feet).

Before the City will issue building permits for this project, the applicant must construct (or
provide financial assurances for the construction) a public 24-inch water main in Knox Butte
Road to the east boundary of the property’s frontage.

Before the City will issue building permits for this project, the applicant must construct (or
provide financial assurances for the construction) a public 12-inch water main in Timber Ridge
Street from Knox Butte Road to approximately the south boundary of the subject property.

Before the City will issue building permits for this project, the applicant must construct (or
provide financial assurances for the construction) public storm drainage improvements in
Knox Butte Road in conjunction with any required street improvements in the Knox Butte
Road right-of-way.

Before the City will issue a final occupancy permit for any portion of the proposed project,
the applicant must obtain a stormwater quality permit from the City and construct all required
stormwater quality facilities according to City codes and standards.
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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 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 there
are some details that do not meet City standards, but those details can be addressed at the time of the

Site Improvement permit.

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 Six, 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 As shown on Attachment A, the subject property has frontage on Knox Butte Road and Timber Ridge
Street. Access to the site is via two accessways to Timber Ridge Street. No access to Knox Butte Road
is proposed with this development.

3.2 As shown on the Site Overview Plan (Attachment B.1, Sheet SDR07), Timber Ridge Street is proposed
to run north-south along the west of the site from the roundabout at Knox Butte Road to Burkhart

Creek.

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

3.4 ADC 12.290 requires new development to install public sidewalk improvements on all public streets

within and adjacent to the development.

3.5 The intersection of Knox Butte Road and Timber Ridge Street is a single lane roundabout constructed
to City standards.

3.6 Knox Butte Road is classified as minor arterial street and is not fully constructed to City standards
across the site’s frontage. Portions of the site’s frontage lack curb, gutter, and sidewalk. A condition of
approval will require curb, gutter, and sidewalk improvements along the site’s frontage along Knox
Butte Road.

3.7 Timber Ridge Street is classified as a minor collector street and is unimproved. Public street right-of-
way with a width of 73 feet was dedicated with a prior partition (PA-06-18) involving this parcel. A
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3.8

3.9

3.10

3.11

condition of approval will require street improvements that include curb, gutter, and sidewalk on both

sides; a vehicle travel lane in each direction; and on street bike lanes.

Albany’s TSP includes three projects that adjoin this site. Project L24A would extend urban street
improvements on Knox Butte Road across the frontage of this site. Project L15 would extend urban
street improvements on Timber Ridge Street across the frontage of this site. Project M7 would
construct a multiuse path along the south and east boundary of this site on land currently owned by
the City. The applicant has proposed construction of Project L24A and L15 along the site’s frontage
on those improvements.

The applicant submitted two Traffic Impact Analysis (TIA) and Traffic Study Supplemental
memorandum with the application. The studies were performed by Associated Transportation
Engineering and Planning and are dated May 1, 2018, and November 11, 2019. The memorandum was
also prepared by Associated Transportation Engineering and Planning and is dated March 22, 2020.
The TIA assumed construction of this development with 264 multifamily units as well as an additional
44 townhomes. For that reason, the TIA overestimates the impact of just this development. This
development is projected to generate approximately 89 vehicle trips per day during the peak AM traffic
four and 111 during the peak PM traffic hour.

The TIA analyzed the operation of the street system at build-out of the development at year 2020, and
at year 2025 (build-out + five years). Albany’s intersection performance standards are: LOS D for
traffic signals, roundabouts, and all way stops; a volume to capacity (v/c) ratio of 0.85 for the worst-
case movement at two-way, stop-controlled intersections and driveway approaches to a public street.

The traffic study evaluated the peak hour performance of the following intersections:

o Pacific Boulevard and Airport Road. This intersection is under ODOT jurisdiction and is controlled
by a traffic signal. ODOT’s performance standard for the intersection is a v/c ratio of 0.85. At
year 2025 the intersection was projected to operate with a v/c ratio of 0.825 and will meet ODOT’s
performance standard with no modification. ODOT has an improvement project for the
intersection scheduled for construction in 2021. That project will result in additional improvement

to the operation of the intersection.

e Knox Butte Road at Century Drive. This intersection is under ODOT jurisdiction and is a two-way
stop-controlled intersection. ODOT’s performance standard for the intersection is a v/c ratio of
0.85 for the worst-case movement during the peak traffic hour. The intersection currently exceeds
that standard. At year 2020 with the development in place the worst-case movement would operate
with a v/c of 2.331 during the peak pm traffic hour. The v/c was projected to fall to 3.185 at year
2025.

e Knox Butte Road at Timber Street. This intersection is under City jurisdiction and is controlled by a
traffic signal. Albany’s performance standard for the intersection is LOS D. At year 2025 the
intersection was projected to operate at LOS A with no modification.

e Knox Butte Road at Clover Ridge Road. This intersection is under City jurisdiction and is a two-way
stop-controlled intersection. Albany’s standard for the intersection is a v/c ratio of 0.85 for the
worst-case movement. At year 2020 with project development the worst-case movement was
projected to operate with a v/c ratio of 0.623. At year 2025 the worst-case movement was
projected to operate with a v/c ratio of 0.889 with the cutrent street geometry in place. Albany’s
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3.12

3.13

TSP includes a project that will add a second westbound lane to Knox Butte Road on the west
side of the intersection. With that improvement in place the projected 2025 traffic volumes would
result in a v/c ratio of 0.84 for the worst-case movement.

o Knox Butte Road at Goldfish Farm. This intersection is under City jurisdiction and is a two-way stop-
controlled intersection. Albany’s standard for the intersection is a v/c ratio of 0.85 for the worst-
case movement. At year 2020 with project development the worst-case movement was projected
to operate with a v/c ratio of 0.779 and will meet City standards with no modification. At year
2025 the worst-case movement was projected to operate with a v/c ratio of 0.980.

o Knox Butte Road at Timber Ridge Street. This intersection is under City jurisdiction and is a single lane
roundabout. At year 2025 the intersection was projected to operate at LOS B and will meet the
City’s performance standard with no modification.

In addition to evaluating intersection performance, the TIA also included a warrant analysis for traffic
signal installation at three intersections:

o Knox Butte Road at Century Dripve. This intersection was found to meet traffic signal warrants for
existing as well as future conditions. Albany’s 2010 TSP includes a project to construct a temporary
planned I-5 interchange project. Shortly after adoption of the TSP, ODOT declined Albany’s offer
to construct the temporary traffic signal. The City had offered to construct the signal based on
concerns about intersection geometry and a preference that any change and/or upgrade be made
at the time of interchange modification. ODOT has been working on refining a design for the
interchange modification and construction funding is anticipated with upcoming state highway
funding cycles.

e Knox Butte Road at Clover Ridge Road. Based on the intersection’s current geometry the intersection
was projected to meet warrants for a traffic signal at year 2025. Albany’s TSP, however, includes a
project that will add a second westbound lane to Knox Butte Road on the west side of the
intersection. With that improvement in place the intersection would meet the City’s performance
standards at year 2025 and warrants for a traffic signal would not be met.

o Knox Butte Road at Goldfish Farm Road. The worst-case movement at this intersection was found to
exceed the City performance standard at year 2025, but traffic signal warrants would not be met.

Access for both phase one and two of this development will be from Timber Ridge Street. The fire
code limits the number of multifamily units that can be developed with a single access point and
requires a secondary emergency vehicle access route when the number of units exceed that threshold.
Phase one of this development will not trigger the need for a secondary emergency vehicle access, but
phase two will. In recognition of this problem the developer has provided financial assurance for the
construction of a bridge across Burkhart Creek, and the extension of an emergency vehicle access road
linking Timber Ridge Street at the south boundary of this development with Dogwood Avenue.

Conclusions

3.1

Albany’s TSP identifies three projects adjoining the boundary of this site: urban street improvements
to Knox Butte Road; the extension of Timber Street as a minor collector street along the site’s west
boundary; and construction of a multiuse path along south and east boundaries of the site on land
currently owned by the City. The development proposal includes the street improvements envisioned
by the TSP along the site’s frontages on Knox Butte Road and Timber Ridge Street.
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3.2

3.3

3.4

3.5

3.6

The multiuse path envisioned by the TSP along the site’s south and east boundary is not included in
the development proposal. The project description in the TSP notes that the intent of the path is to
connect Timber Ridge Street with Timber Linn Park to the east. Because no right of way acquisition
or path construction planning has occurred to the west of this site, a path constructed along the
perimeter of this site would not connect to any existing pedestrian or bicycle facility improvements.
Up to 70 percent of the cost of path improvements can be funded by the City through use of TSDC
funds. This development will pay TSDC fees with issuance of building permits, and through that
mechanism will contribute to the ultimate construction of the path.

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. The
street improvements included in the development proposal will satisfy this requirement.

The applicant submitted a traffic impact study with the application. With the exception of the Knox
Butte Road/Century Drive intersection all study intersections and driveways were found to meet City
petformance standards at buildout of the development. The Knox Butte Road/Century Drive
intersection is under ODOT jurisdiction and meets warrants for installation of a traffic signal under
current conditions. For reasons relating to intersection geometry and safety concerns, ODOT has not
previously supported construction of a traffic signal at this intersection and has plans to address

operational issues with a future interchange modification project.

Based on fire code standards the development will need a secondary emergency vehicle access route
prior to construction of phase two. The developer has provided financial assurance for construction
of a bridge over Burkhart Creek and the extension of an emergency vehicle access road that will provide
that route by linking Timber Ridge Street with Dogwood Avenue.

This criterion can be met with the following conditions.

Condition of Approval

Condition 7 Before the City will issue a building permit for phase one of this project, the applicant shall

construct the following improvements:

a. Public street improvements that include curb, gutter, and sidewalk improvements along
the site’s frontage on Knox Butte Road. The curb and gutter shall match existing
improvements east of the roundabout and transition to an ultimate curb to curb width of
38 feet at the site’s east boundary. Sidewalk width shall be a minimum of 6 feet and be
setback from the curb with a landscape stripe having a minimum width of 6 feet.

b. Public street improvements along phase one’s frontage on Timber Ridge Street that
include: curb, gutter, and sidewalk on both sides; a vehicle travel lane in each direction;
and on street bike lanes. The curb to curb width shall match existing improvements south
of the roundabout and transition to a curb to curb width of 34 feet. Sidewalk width shall
be a minimum of 6 feet in width and setback from the curb by a landscape strip having a
minimum width of 6 feet. Striping design shall be approved by the City Engineer and
include two 11-foot vehicle lanes and 6-foot bike lanes.

Criterion 8 Before the City will issue a building permit for phase two of this project, the applicant shall

construct the following improvements:
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a. Public Street improvements along the development’s remaining frontage on Timber Ridge
Street and across Burkhart Creek. The curb to curb width shall be 34 feet. Sidewalk width
shall be a minimum of 6 feet in width and, with the exception of the bridge across the
creek, be setback from the curb by a landscape strip having a minimum width of 6 feet.
Striping design shall be approved by the City Engineer and include two 11-foot vehicle
lanes and 6-foot bike lanes.

b. Construction of a bridge for the Timber Ridge Street crossing of Burkhart Creek. The
bridge width shall provide for two 11-foot vehicle lanes, two 6-foot bike lanes, and a
sidewalk with a minimum width of 6 feet on each side.

c. Construction of a gravel emergency vehicle access road on the south side of Burkhart
Creek connecting Timber Ridge Street with Dogwood Avenue. The road shall have a

minimum width of 20 feet and be designed to accommodate emergency vehicles.

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 two 26-foot-wide driveway connections to the Timber

Ridge Street. The size and location of the proposed driveways comply with the size and spacing
standards contained in ADC 12.100.

42 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. There are walkways
connections to proposed sidewalks at the apartment complex entrance on future Timber Ridge Street
and at the north end of the apartment complex to the existing sidewalk on the south side of Knox
Butte Road.

Parking
4.3 Vehicle Parking: Based on Table 9-1 of the ADC the minimum parking requirement for the proposal
is listed in the table below. Up to 40 percent of the parking spaces may be compact size.

Multiple Family Parking Visitor | Units Patking | Parking
Dwelling Type Ratio Ratio Provided | Required | Provided
(Phase I and 1I)

Studio and 1 per unit 1/4 units 48 60

1 Bedroom Units

2 Bedroom Units 1.5 per unit | 1/4 units 180 315

3 Bedroom Units | 2 per unit 1/4 units 36 81

Totals 456 558
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Multiple Family Parking Visitor | Units Parking | Parking
Dwelling Type Ratio Ratio Provided | Required | Provided
(Phase One)

Studio and 1 per unit 1/4 units 24 30

1 Bedroom Units

2 Bedroom Units 1.5 per unit | 1/4 units 132 231

3 Bedroom Units | 2 per unit 1/4 units 12 27

Totals 288 414
Multiple Family Parking Visitor Units Parking | Parking
Dwelling Type Ratio Ratio Provided | Required | Provided
(Phase Two)

Studio and 1 pet unit 1/4 units 24 30

1 Bedroom Units

2 Bedroom Units | 1.5 per unit | 1/4 units 48 84

3 Bedroom Units | 2 per unit 1/4 units 24 54

Totals 168 144

Based on this calculation, the proposal exceeds the minimum parking requirements by 102 stalls. Of
the proposed 558 parking spaces, ten are proposed to meet Oregon Americans with Disabilities Act
(ADA) standards, zero spaces are proposed to be compact spaces, 477 will be standard stall size, and
71 are garage spaces.

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:

Parking Lot | Parking | Stall | Aisle Stall Depth Bumper Overhang
Design Angle | Width | Width or
Sidewalk Width
Requirement 90° 9 26’ 18.5 3’ bumper overhang
Standard or
7.5 sidewalk
Proposed 90° 9 26 16.5° + 2’ sidewalk 7.5 sidewalk
Standard overhang = 18.5°

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.

Parking I.ot 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. Some of the dead-end back up areas
do not meet this standard. The final site plan will need to show all parking lot design standards are met.
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4.6 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
entrances at Timber Ridge Street are 20 feet in depth, which meets this standard.

4.7 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 Dwelling Bicycle Bicycle Sheltered Sheltered
Ratio for Multiple Units Patking | Parking Bicycle Bicycle
Family Dwellings Proposed Required Provided Requirement | Provided

1 per 4 units 168 (Phase I) 42 42 50% or 21 42

1 per 4 units 96 (Phase II) 24 24 50% or 12 24

1 per 4 units 264 (Phase I 66 66 50% or 33 66
and II)

The proposal meets the minimum required number of bicycle parking spaces. Bicycle parking is visible
and centrally located to the proposed apartment buildings. As shown on the Preliminary Site Plan
(Attachment B.2, Sheet SDR0S), all of the spaces are sheltered, with minimum clearance provided in
accordance with the design standards for bicycle parking under ADC 9.120(13).

4.8 ADC 9.120(14) requires on-site lighting to be arranged to reflect the light away from any adjacent or
abutting properties. As shown on the Site Lighting Plan (Attachment B.4, Sheet SDR09), the parking
lot lighting will be contained on-site.

Conclusions

4.1 The applicant proposes construction of two new driveway connections to Timber Ridge Street. No
driveway connections are proposed to Knox Butte Road.

4.2 The design and location of the proposed driveways comply with the standards contained in ADC
12.100.
4.3 Walkways are provided throughout the development. Two pedestrian connections are provided from

the sidewalk to the apartment complex at each of the entrances to Timber Ridge Street and one

pedestrian connection is provided from the sidewalk to the apartment complex at the entrances to
Knox Butte Road.

4.4 The patking lot plan complies with the travel aisle, stall dimensions, and entry setback standards
contained in Section 9.130 of the Development Code, but some of the dead-end back up areas do not
meet the five-foot depth standard. The final site plan will need to show all parking lot design standards
are met.

4.5 A total of 456 vehicle parking spaces are required and 558 parking spaces are proposed to be provided;
none of those spaces are designed for compact vehicles. This meets the minimum amount required for
on-site vehicle parking.

4.6 The applicant proposes to install 66 covered bicycle parking spaces, which meets the minimum number
of bicycle parking space required to be provided on-site. The detail shown on the Preliminary Site Plan
(Attachment B.3, Sheet SDROS8) show the bicycle parking meets the minimum design standards of
ADC 9.120(13).
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4.7 The Site Lighting Plan (Attachment B.4, SDR09) shows the parking lot lighting is contained on-site in
accordance with ADC 9.120(14).

4.8 This criterion can be met with the following conditions.

Conditions of Approval

Condition 9  Prior to issuance of a building permit, the applicant shall submit a revised site plan to the
Community Development Department for review and approval, to meet the five-foot dead-
end backup area requirement, consistent with the standards of Table 9-2: Parking Lot Design
and Supplemental Drawings.

Condition 10  All lighting must be directed down, contained on site, and shielded, full cut-off design.

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.

52 The subject property is a 16.52-acre vacant site that is located to the southeast of the Knox Butte Road
roundabout, east of Timber Ridge Street. The property is identified as 4350 Knox Butte Road SE, Linn
County Assessor’s Map No. 115-03W-03C; Tax Lot 100. A location map is presented in Attachment
A.

The proposal is to construct a phased, 264-unit apartment complex with associated site improvements
such as streets, utilities, stormwater drainage, parking, landscaping, and other amenities (see
Attachment B.3, Sheet SDRO8). Phase One consists of Buildings 1 to 16 (168 units) with associated
site improvements such as streets, utilities, stormwater drainage, recreation/manager office, trash
refuse enclosure, recreation area, swimming pool, bicycle parking, parking stalls, travel aisles, and
landscaping. Phase Two consists of Buildings 17 to 24 (96 units) with associated site improvements
such as recreation atea, bicycle parking, parking stalls, travel aisles, and landscaping. As presented in
the proposed Site Overview Plan (Attachment B.1, Sheet SDRO07), the applicant has proposed to
develop only 13.23 acres on the central portion of the property to minimizing impacting to identified
natural resource overlays.

53 The underlying zoning districts are MUC (Mixed-Use Commercial) and OS (Open Space). These zones
are shown on the location map (Attachment A). There are also natural resource overlays following the
riparian, floodplain, wetlands, and OS zone. The development area will be entirely within the MUC
zone avoiding the natural resource overlays and OS zone. The proposed multi-family residential
development is allowed through site plan review approval in the MUC zone.
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5.4

5.5

5.6

5.7

The characteristic of this neighborhood is a mixture of uses, but primarily residential. As illustrated in
Attachment A, the surrounding properties are zoned for residential use, except for the MUC zoned
property to the north and west of the site. Single-family residential uses are located to the south and
east of the property. A 137-unit apartment complex is located northwest of the site. The proposed
multi-family residential use will operate similar to other residential uses in the neighborhood.

Setbacks, Building Height and Lot Coverage. ADC 5.090, Table 2, shows the development standards
for mixed use districts.

Setbacks. In the MUC zoning district, the minimum and maximum setback from a front property line
is 5 feet and 25 feet, respectively. The Site Overview Plan shows Buildings 3 - 5 setback from the
(front) property line at Knox Butte Road 16.7 feet to 25 feet, and Buildings 1 - 2, 14 — 15, and 19 - 21
from the (front) property line at Timber Ridge Street 7 feet to 20 feet (Attachment B.1, Sheet SDR07).

Basic development standards for the MUC zone requires an interior setback of 10 feet for buildings
up to three stories tall. In addition, multi-family development at least 30 feet in height must be setback
at least 30 feet from interior property lines that abut neighboring single-family homes. This standard
requires buildings in higher density zones to be setback one foot from the property line adjacent to a
lower density zone, for every foot of building height. 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. As shown on Elevation Plans (Attachments B.5 - B.16), the proposed new
structures ranges from 14 feet (Garage Buildings 1 — 7), 22 feet (Office Building 12), 39 feet to 41.5
feet (Apartment Buildings 1-11, 13-24) in height when measured to the peak of the roof. Buildings 6 -
8 are setback 75 feet from the east interior property line and Buildings 21 - 24 are setback 35.4 feet to
90 feet from south interior property line. Building 21 is the closest building to an interior property.
Building 21 has a wall height of 27.3 feet and is setback 35.4 feet from the south interior property.

Building Height. The maximum height in the MUC zoning district is 50 feet. As shown on Elevation
Plans, the proposed new structures ranges from 14 feet (Garage Buildings 1 — 7), 22 feet (Office
Building 12), and 39 feet to 41.5 feet (Apartment Buildings 1-11, 13-24) in height when measured to
the peak of the roof (see Attachments B.5 - B.16).

Lot Coverage. The maximum lot coverage in the MUC zoning district is 80 percent. The total site area
is 16.52 acres (719,698 square feet) in size. The Site Overview Plan (Attachment B.1, Sheet SDR07)
shows the total proposed developable area is 13.23 acres (576,272 square feet), which includes
landscaped areas, or 80 percent of the total site area.

Density. Multifamily development in the MUC zone minimum gross density ten units per acre per
ADC 5.070 (17). There is no maximum density required for residential development in the MUC zone.

The applicant proposes to develop the 264-unit apartment complex entirely within the MUC zoned
land area of the property. A total of 48 studio and one-bedroom units, 180 two-bedroom units, and 36
three-bedroom units are proposed on the 16.52-acre site. To meet the density requirement, a total of
165 units are required. The proposal exceeds the minimum density requirements of the MUC zone by
99 units.

Landscaping Required.

Landscaping for residential uses under ADC 9.140(1) requires that all front setbacks (exclusive of
access ways and other permitted intrusions) be landscaped before an occupancy permit will be issued,
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5.8

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 Knox Butte Road measures 378 lineal feet for a total landscape area requirement
of 1,625 square feet (324 times 5 feet). Specific required amounts are 7 trees at least 6 feet tall, 26 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 frontage along Timber Ridge Street measures 1,048 lineal feet when subtracting the accessways
(1,100 feet minus 52 feet equals 138.84 feet) for a total landscape area requirement of 5,240 square feet
(1,048 times 5 feet). Specific required amounts are 21 trees at least 6 feet tall, 84 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 proposes landscaping in the front yard and throughout the apartment complex
(see Attachment B.17 - B.21, Sheet L1.1 — L1.5). 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.

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 decidnous 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.
¢)  The remaining area treated with attractive ground cover (e.g., lawn, bark, rock, iy, evergreen shrubs).

The Buffering and Screening Matrix in Table 9-4 shows that multi-family development and parking
lots adjacent to arterial streets and dwellings in residential districts require ten feet of landscaped

buffering without screening,.

Timber Ridge Street is classified as a collector street, and the south and east perimeter is surrounded
by the OS zone, which provides a buffer between the residential zone and the proposed development.
Therefore, buffering is not applicable to these frontages.

Knox Butte Road is classified as a minor arterial street; therefore, this frontage also requires buffering
at least 10 feet in width to be provided. The Knox Butte Road front property line measures 378 lineal
feet for a total landscape buffer area of 3,780 square feet. Specific required amounts are one row of
trees at least 10 feet tall at the time of planting for deciduous trees and spaced not more than 30 feet
apart and at least 5 feet tall at the time of planting for evergreen trees and spaced not more than 15
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59

5.10

5.11

feet apart, 19 five-gallon shrubs or 38 one-gallon shrubs or accent plants, and attractive ground cover
for the remainder of the setback area as described in ADC 9.240.

The Landscape Plan (Attachment B.17 - B.21, Sheet 1.1 — L..1.5) 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 ate incorporated into these plans.

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, which are:

(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
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)  Euntryway Landscaping. Both sides of a parking lot entrance shall be bordered by a mininum 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

The Landscape Plans propose landscaping throughout the parking lot (see Attachments B.17 - B.21,
Sheet 1.1 — LL1.5). These plans show landscaping will be feasible to implement, but they do not provide
adequate detail to confirm the code standards are met. 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.

Irrigation System. ADC 9.160 requires that all required landscape areas be provided with a piped
underground irrigation system. The Landscape Plans (Attachment B.17 - B.21, 1.1 — L.1.5) do not
include irrigation plans; therefore, an irrigation plan consistent with the standards of ADC 9.160 will
need to be provided, unless a licensed landscape architect or certified nurseryman submits written
verification that the proposed plant materials do not requite 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. 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 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.
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5.12

513

5.14

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 current and proposed materials and processes used on this site do not attract

insects or rodents.
Hazardous Waste: The proposed development will not generate hazardous waste.

Lighting and Glare: ADC 9.480 states that no direct or sky reflecting glare in excess of 0.5-foot candles
of light be visible at the lot line shall be permitted. The Lighting Plan (Attachment B.3, Sheet SDR09)
shows all lighting will be contained on-site. Condition of Approval 10 which is listed under Site Plan
Review Criterion Four, above will ensure that all exterior lighting fixtures will be of a shielded, full cut-
off design.

Refuse Containers. ADC 5.370 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. As shown on the Preliminary Site
Plan (Attachment B.2, Sheet SDRO08), the applicant proposes to locate a refuse container area with
trash enclosure south of Building Eight. A detail plan of the trash enclosure screening will be required

prior to issuance of a building permit.

Fences. ADC 9.370 lists the requirements for fences. No perimeter fences are required or proposed
with this application.

The multi-family design standards in Article Eight are addressed later in this report. Those findings
and conclusions are included here by reference.

Conclusions

5.1

52

5.3

5.4

55

5.6

The site is surrounded primarily by residential zones, with some OS to the west and MUC to the
southeast. The site is a mixed-zone property, but the proposed apartment complex will be located
entirely within the MUC zone. Multi-family residential development is allowed in MUC zone through

site plan review approval.

The characteristic of this neighborhood is primarily residential. The design and operating

characteristics of the proposed development is like other residential uses in the atrea.

The proposal meets the standards for density, building height, lot coverage, setbacks, and environmental
standards.

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

Condition of Approval Ten, which is listed under Site Plan Review Criterion Four, above will ensure
that all exterior lighting fixtures, including pole mounted lights, shall be of a shielded, full cut-off design

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 site improvements.
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5.7

5.8
5.9

As shown on the site plan, the applicant proposes to locate a refuse container area within a trash
enclosure. A detail of the trash enclosure screening will be required prior to issuance of a building
permit.

No perimeter fences are required or proposed with this application.

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 of Approval

Condition 11  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, landscape parking lot standards of
ADC 9.150, and irrigation standards of ADC 9.160. (Note: All required landscaped areas must
be provided with an irrigation system unless a licensed landscape architect, landscape
construction professional, or certified nurseryman submits written verification that the

proposed plants do not require irrigation.)

Condlition 12 Prior to issuance of a building permit, a detail plan of the trash enclosure screening shall be

submitted for review and approval by the Community Development Department.

Condition 13  Prior to installation, all landscape materials shall be inspected and approved by the Community

Development Department to ensure consistency with the approved plans.

Condition 14 Prior to issuance of the final certificate of occupancy, all proposed and required site

improvements (e.g. vehicle and bicycle parking, landscaping, tot-lot, refuse enclosure, 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.

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 229 feet (NGVD
1929), and the maximum height limit of the MUC zone is 50 feet above grade for a total elevation of
279 feet which is well below the maximum height 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
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6.2

6.3

6.4

6.5

warranted because the location of the proposed development is located outside the “noise sensitivity
property” defined by 55 and 60 ldn noise contours.

Article 6 Steep Slopes, Comprehensive Plan Plate 7: The site is relatively flat. There are not areas of

steep slopes on the subject property.

Article 6 Floodplains, Comprehensive Plan Plate 5: As shown on Attachment A, the Burkhart
Creek/Truax Creek Diversion Channel follows around the south and east boundary of the site. Flood

Insurance Rate Map (FIRM) #41043C0218G shows the Special Flood Hazard Area (SFHA), otherwise
known as the 100-year floodplain, follows the Burkhart Creek/Truax Creek Diversion Channel along
the east and south perimeter of the site.

Applicable review criteria for this land use review are ADC 6.110 “Site Improvement, Land Division,
and Manufactured Home Park Standards.” Those criteria are addressed later in this report. Those

findings and conclusions are included here by reference.

Under the Conditions of Approval Seven and Eight, which are listed under Site Plan Review Criterion
Three, above, construction of Timber Ridge Street south through this site, and across Burkhart Creek
will be required. The crossing of Burkhart Creek will require construction of a bridge, which will require
floodplain review prior to initiating construction of this project. This will be included as a condition of
approval.

Article 6 Wetlands, Comprehensive Plan Plate 6: As shown on the Existing Conditions plan sheet
(Attachment B.22, Sheet SDRO02), wetlands encumber a portion of the site. A wetland delineation
(WD2019-0116) was completed, and concurrence was received from the Department of State Lands
(DSL). Impacts to these wetlands are regulated by DSL and the U.S. Army Corps of Engineers. The
Community Development Department sent a wetland land use notice to DSL regarding the proposed

development. DSL responded and stated that the proposal appears to avoid impacts to jurisdictional
wetlands or waters mapped in WID2019-0116; this information will be included on the notice of
decision as information to the applicant.

Article 6 Natural Resource Overlays: The location map (Attachment A), shows Significant Wetland
(/SW) and Riparian Cotridor (/RC) overlays are located around the periphery of the site. The Site
Overview Plan (Attachment B.1, Sheet SDR07) shows that these natural resource overlays are not

impacted; therefore, a natural resource impact review and mitigation plan are not necessary for the
proposed project.

Under the Conditions of Approval Seven and Eight, which are listed under Site Plan Review Criterion
Three, above, construction of Timber Ridge Street along the west of the site, and across Burkhart
Creek/Truax Creek Diversion Channel will be required. The crossing of Burkhatt Creek/Truax Creek
Diversion Channel will require construction of a bridge, which will impact the natural resource

ovetlays.

ADC 6.290(4) exempts private construction of public infrastructure projects that are included in a
master plan from natural resource impact review, as long as the unimproved but disturbed areas are
replanted with native vegetation. The extension of Timber Ridge Street through the site is included in
the adopted Transportation System Plan; therefore, this infrastructure project is exempt from natural
resource impact review.
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6.6 Article 7 Historic Districts, Comprehensive Plan Plate 9: The subject site is not located in a historic
district. There are no known archaeological sites on the property. Under planning file SP-28-19 &
FP-09-19, a letter from the Oregon State Historic Preservation Office (SHPO) submitted a letter on
January 29, 2020, stating: “According to the SHPO statewide database archaeological sites are not known to exist
within the proposed project location. During project implementation, if an archaeological object or feature is encountered,
please stop all ground disturbing activity at that location, and contact onr office to report the find. (...)” This information
will be included on the notice of decision as information to the applicant.

Conclusions

6.1 FIRM #41043C0218G shows the SFHA follows the Burkhart Creek/Truax Creek Diversion Channel
around the perimeter of the site. Floodplain development review criteria ADC 6.110 are addressed
later in this report.

6.2 Conditions of approval, below, under the floodplain development analysis ensure the development is
located and constructed to minimize flood damage.

6.3 The site is located in 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.

6.4 The site is not located in a historic district and there are no steep slopes on the property.

6.5 The site is shown to have wetlands on the property that are under the jurisdiction of DSL and the
U.S. Army Corps of Engineers. The proposed development avoids impacting these wetlands.

6.6 Significant Wetland Ovetlay (/SW) and Riparian Corridor Ovetlay (/RC) ate located on portions of
the site, but the proposed development will avoid impacting these natural resource overlays.

6.7 This criterion can be met without conditions.

Criterion 7

The site is in compliance with prior land use approvals.

Findings of Fact and Conclusion

7.1

7.2

Three prior land use approvals are associated with the property:

a. SP-04-19 and FP-04-19: Withdrawn - Site Plan Review and Floodplain Development Permit
to construct a 264-unit apartment complex (Brandis Meadows Apartments) with associated
parking and common open space

b. PA-006-18: Partition a 23.84-acre parcel into two parcels. Parcel one is proposed to be 16.52
acres, parcel two is proposed to be 5.54 acres, and a 73-foot wide street right-of-way is
proposed to be dedicated to extend Timber Ridge Street through the site.

c. SD-08-06: Withdrawn - Brandis Village Subdivision Tentative Plat that will divide a 24.48-acre
parcel of land and a 24.11-acre parcel of land into 202 lots. All of the lots, except Lot 202, will
be developed with residential uses, including 79 detached single-family homes, 122 carriage-
style homes, and 150 condominiums. Lot 202 will be an 8.46-acre lot designated for
commercial development at a later time.

Albany Planning File No. PA-06-18 was approved with the following conditions of approval:
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7.3

7.4

7.5

7.6

7.7

7.8

7.9

a. Condition 1: Prior to recordation of the partition plat, the applicant shall provide a Petition
for Improvement — Waiver of Remonstrance for participation in an assessment district for the
following improvements:

i. The construction of public street improvements along the site’s frontage on Knox
Butte Road.

ii. The construction of public street and utility improvements along the site’s frontage
on Timber Ridge Street.

iii. The construction of a bridge for Timber Ridge Street across Burkhart Creek.

b. Condition 2: The applicant shall dedicate public street right of way for Timber Ridge Street as
shown on the tentative partition plat.

c. Condition 3: Prior to any development in the Special Flood Hazard Area (e.g. a bridge over
the Burkhart Creek/Truax Creek Diversion Channel), floodplain development treview is
required in accordance with the ADC.

d. Condition 4: Prior to issuance of a Site Improvement (SI) permit for development of bridge
over the Burkhart Creek/Truax Creek Diversion Channel through the Significant Wetland
Overtlay (/SW) and Ripatian Corridor Overlay (/RC), the applicant shall submit a plan to the
Community Development Department for replanting unimproved but disturbed areas with
native vegetation. Implementation shall be completed in accordance with the approved plan.

A Petition for Improvements and Waiver of Remonstrance Agreement was recorded with Linn County
(2019-23054) on December 16, 2019.

An Infrastructure Funding Agreement was entered into on July 24, 2019, that satisfies the agreement
to participate in cost to construct a bridge over Burkhart Creek at Timber Ridge Street as called for in
the Petitions and Waivers of Remonstrance Agreement, recorded on December 16, 2019.

A Mutual Improvement Agreement Completion Bond to construct a bridge over Burkhart Creek at
Timber Ridge Street was entered into on August 5, 2015.

Partition Plat 2020-09 (C.S. 26781) was recorded with Linn County on February 13, 2020. Included on
the final plat was the dedicated public street right of way for Timber Ridge Street.

Two Site Improvement permits are currently under review: 1) Site Improvement Permit No. SI-20-14
to construct a bridge across Burkhart Creek at Timber Ridge Street; 2) Site Improvement Permit No.
SI1-20-17 to construct Timber Ridge Road, water, sewer, storm main extensions, new services, and
stormwater quality facilities along the west of the subject property in association with the proposed
development.

As of the date of this report, an application for floodplain development review has not been received
by the City. The Site Improvement Permit (file SI-20-14) to construct a bridge across Burkhart Creek
at Timber Ridge Street may not be issued until floodplain development review has been approved for
this project. A condition of approval will ensure that prior to any development in the Special Flood
Hazard Area (e.g. File SI-20-14), floodplain development review is conducted in accordance with the
ADC and Condition Three of Albany Planning File No. PA-06-18.

This criterion can be met with the following condition.
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Condition of Approval

Condition 15 Prior to issuance of a Site Improvement (SI) permit for development of a bridge over the
Burkhart Creek/Truax Creek Diversion Channel, floodplain development review (including
no-rise analysis), is required in accordance with the ADC.

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 Conclusion

8.1  The site is not considered nonconforming; therefore, 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 (M) preceding a standard, it means staff has compared the applicant’s findings and plans to the
standard(s) and finds the standard(s) is met without comment. If the box is unchecked (L), 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

N/A 8210  Relationship to Historic Overlay Districts. For residential property inside the Historic Overlay Districts, see
Article 7 for additional historic review criteria.

4] 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 shonld be a variety of open space activities.

7) 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

Sfollowing types of uses:
. Swimming pools, spas, and adjacent patios and decks

o developed and equipped adult recreation areas
. sports courts (tennis, handball, volleyball, etc.)

° conmunity 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
o 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.

¢) Indoor or covered recreational space may count towards 50 percent of the common open space
requirement.
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d) No more than 20 percent of the common apen space requirement shall be on land with slopes greater
than 20 percent.
¢) 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.

¥, 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
excceeding 1/4 mile, from the proposed multiple family development to an improved public park and
recreation area or public school playground.

h) Approved vegetated post-construction stormwater guality facilities are allowed in common open space

areas

Findings of Fact

Based on the Preliminary Site Plan (Attachment B.2, Sheet SDROS), there is a combined total of
261,924 square feet of living area within the buildings; therefore, at least 65,481 square feet of common
open space is required. As shown on the Open Space Plan (Attachment B.24, Sheet SDRO03), a
combined total of 138,592 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. Consistent with the standards of ADC 8.220(1)(a), a functional feature is
proposed that includes a swimming pool.

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.

¢) Placement of children’s play areas shall not be allowed in any required sethack 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 ontlined in Section 8.220(1)(a).

Findings of Fact

The Preliminary Site Plan (Attachment B.2, Sheet SDRO08), shows a children’s play area 600 square feet
(30 feet by 25 feet) in size that is located on the northwest end of the site. The children’s play area is
shown to be fenced and without any play equipment. A fence is not required and without play
equipment a fence is not recommended for the final plan. A condition of approval will require the site
plan to be revised to incorporate play equipment so it can function as a tot lot and to avoid fencing

unless the tot lot is a larger size.

4] 8.230  Private Open Space. In all newly constructed multiple family developments except in the CB, HD and I.LE
goning districts and assisted-living and nursing home developments, private open space shall be provided as follows:
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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. Diwellings 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.

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

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

Findings of Fact

The Elevation Plans (Attachment B.5 — B.16) 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 96 square feet (10 feet by 9 feet 8 inches) in size, which meets the minimum
size standard. The code also requires private open space for at-grade dwellings to be screened from
view from public streets. A 5-foot-tall privacy fence is proposed as screening for the at-grade patios
for some but not buildings with patios fronting Knox Butte Road and Timber Ridge Street. A condition
of approval will require at-grade patios to be at least 96 square feet, with no dimension less than 8 feet
and screened from view from public streets.

The private open space areas located above grade, on the second and third floor, indicate balconies
that are 60 square feet (11 feet 6 inches by 6 feet) in size, which is less than the minimum size standard.
A condition of approval will require above-grade patios to be at least 80 square feet, with no dimension
less than 6 feet.

] 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 non-
buildable areas as determined by the City.

Findings of Fact
The subject property has frontage on Knox Butte Road that is classified as a minor arterial and Timber
Ridge Street that is classified as a minor collector.



SP-28-19 & FP-09-19 Staff Report May 15, 2020 Page 28 of 41

Buildings along Timber Ridge Street are setback 7 feet to 20 feet from the front property line. The
subject property has 1,175 feet of street frontage along Timber Ridge Street, with 591 feet of street
frontage occupied by buildings (Buildings 1 - 2, 14 — 15, and 19 - 21). Fifty-one (51) percent of the
site’s street frontage will be occupied by buildings placed no further than 25 feet front the front line.

Buildings along Knox Butte Road are not subject to this standard as they only pertain to maximum
setbacks from collector or local public street.

4] 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 neighborbood.

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 individnal 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.

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, and physically and visually incorporating stairways into the building design. The main
entrances of all buildings are clearly identifiable and accessible.

4 8.260  Building Orientation and Entries. These standards are intended to promote building and site design that
contributes positively to a sense of neighborbood 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 conrtyard or plaza, but not a parking lot.
The use of front porches or entry patios and terraces is enconraged.

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 enconraged; the use of long access balconies and) or corvidors that are monotonous and
impersonal are disconraged.

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
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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:

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

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

Findings of Fact

The site does not have frontage on a local street; the site has frontage on a collector street (Timber
Ridge Street) and arterial street (Knox Butte Road). All building entries are clearly defined and easily
accessible. There are no long balconies or monotonous corridors. The primary entrance for each
individual unit is provided through a covered main entry way.

All of the buildings face the interior of the site with the rear of the buildings facing the right-of-way.
The rear of these buildings are designed to be similar in style and materials (Attachment B.5 - B.16).
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. None of the on-site parking lot
is located between the front of the building and the street.

A 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 bighest window or door, whichever is higher.

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

3) Parking and manenvering 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 west of the site. The proposed apartment
buildings are three stories, the wall height is 30 feet and the total building height is 39 feet to 41.5 feet
(Apartment Buildings 1-11, 13-24) in height when measured to the peak of the roof. The natural
resource overlays along the Burkhart Creek/Truax Creek Diversion Channel provides a large setback
of over 75 feet from the existing single-family dwellings east of the site. There are no single-family
dwellings on the adjacent patcel south of Burkhart Creek/Truax Creek Diversion Channel nor are
there any single-family dwellings on the adjacent parcel to the west of Timber Ridge Street. Parking
and maneuvering areas, driveways, active recreation areas, loading areas, and dumpsters are not to be
located between the proposed apartment buildings and abutting properties with single family homes.

4] 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.
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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 seven and one-half-foot (7.5”) wide hard surfaced
sidewalks that provide easily identifiable and safe connections between the residential units, parking,
trash disposal area, and the public sidewalk at the main entrances on Timber Ridge Street. 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.

The Preliminary Site Plan shows there are three pedestrian connections to the street sidewalks
(Attachment B.2, Sheet SDROS); however, these three pedestrian connections are not adequate to meet
the 200-300 foot interval standard under ADC 8.280(3) above. Therefore, a condition of approval will
require two additional pedestrian connections to be added, one on the north of Building 2 and one
between Buildings 15 and 19 to meet this standard.

4] 8.290  Vebicle Circulation System. On-site circulation shall be clearly identifiable, safe, pedestrian friendly and

interconnected.

1) Internal vebicle 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 cirenlation system include the block pattern, sidewalks, street trees, on-street
parking and planter strips.

2) The vebicle 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.
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Findings of Fact
The site is located on a corner lot. No parking is proposed on the street, only on-site within the drive
aisles of the development. As proposed, the site plan provides pedestrian-friendly circulation
throughout the site.

Criterion ADC 8.290 (above) would require the applicant to spread the development out over the site
to accommodate multiple parking pods. This type of design would impact the natural resource overlays
and would not meet criterion ADC 8.300 below. Natural Resource Overlays encumber a portion of
the site; and the applicant has avoided the Floodplain (/FP), Significant Wetland (/SW), and Ripatian
Cotridor Ovetlays (/RC) by consolidating the development onto 13.23 acres of the 16.52-acre site.
Criterion ADC 8.300 requires parking stalls to be located close to the apartment units. To accomplish
this, the site is designed with drive aisles and parking stalls located within 100 feet of the main entrance
for each apartment unit. As proposed, the development avoids impacting natural resource overlays,
provides efficient circulation and conveniently located parking spaces.

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
enconraged.

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

Findings of Fact

Access to the site and parking lot is provided via two private driveways off Timber Ridge Street. The
parking spaces are located behind the apartment buildings and they are not 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

DS.2

DS.3

The recreation and open space standards are met with adequate common open space area and a
swimming pool for a functional feature.

The children’s play area/tot lot needs play equipment if it is to function as that use; fencing should be
avoided unless the tot lot is designed to be a larger size.

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, at-grade
patios need to be at least 96 square feet, with no dimension less than 8 feet and screened from view
from public streets; and above-grade patios need to be at least 80 square feet, with no dimension less
than 6 feet.
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DS.4

DS.5

DS.6

DS.7

DS.8

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.

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

The proposed pedestrian connections are not adequate to meet the 200-300 foot interval standard
under ADC 8.280(3); two additional pedestrian connections need to be added, one on the north of
Building 2 and one between Buildings 15 and 19 to meet this standard.

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

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

Condition of Approval

Condition 16  Prior to issuance of a building permit, the applicant shall submit a revised site plan to the

Community Development Department for review and approval that includes:

a. At-grade patios at least 96 square feet, with no dimension less than 8 feet and screened
from view from public streets per ADC 8.230(1).

b. Above-grade patios at least 80 square feet, with no dimension less than 6 feet per ADC
8.230(1).

c. Two additional pedestrian connections, one on the north of Building 2, and one between
Buildings 15 and 19 to meet the standard under ADC 8.280(3).

d. Children’s play area/tot lot to include play equipment to function as a children’s play area.

Supplemental Residential Design Standards in Village Center (ADC 8.480 -
8.485)

4]

8.485  Punpose. These provisions are intended to promote the design of an urban environment that is built to human

scale and to foster a mixed-use character for village centers with an emphasis on a high-quality pedestrian environment.
1) Building exteriors shall be surfaced with wood, brick, stucco, stone, masonry, or lap siding on all sides.

2)  Rooflines shonld be designed to reduce the exterior mass of multiple attached units and shall incorporate elements
such as parapets, gables, dormers, ete.

3) Al exterior HV AC equipment shall be screened from street-level view.

4)  Alleys are encouraged to provide a friendly street frontage and to set driveways and garages in the rear.

Findings of Fact and Conclusions

1.1

1.2

As shown on the building elevations, all building exteriors (front, back, and side) will have a mix of
horizonal lap, shingle, and board and batten fiber cement lap siding, fiber cement window and door

trim, belly bands, composition roofing, and steel or fiberglass entry doors (see Attachment B.4).

The building design does not have long flat walls or roof lines. The buildings will have four-foot and
nine- and one-half foot offsets that break up the front of the buildings and the roof lines. Balconies
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1.3
1.4

(decks) and dormers are incorporated in the building design to add some visual element to the
buildings. All external stairways are recessed into the building with covered gable areas, therefore,
physically and visually incorporating them into the building’s architecture design (see Attachment B.4).

There is no ground level equipment proposed for this development.

There are no alleys adjacent to this site. No alley access is provided. Therefore, this criterion is not
applicable.

Site Improvements, Land Division and Manufactured Home Parks in the
Floodplain (ADC 6.110)

Criterion 1

All proposed new development and land divisions shall be consistent with the need to minimize flood

damage and ensure that building sites will be reasonably safe from flooding.

Findings of Fact and Conclusion

1.1

1.2

Context and Background: The proposal is to develop 16.52 acres of vacant land into a 264-unit

apartment complex. The subject property is located at 4350 Knox Butte Road SE and is shown on the
Federal Emergency Management Agency (FEMA) Flood Insurance Rate Map (FIRM)
#41043C0218G. The site is bounded to the north by Knox Butte Road, to the south and west by
Burkhart Creek, and to the east by Burkhart-Truax Diversion Channel. Based on the FEMA Flood
Insurance Study (FIS) for Linn County, OR (effective 7/31/2019), the portions of Burkhart Creek and
Burkhart-Truax Diversion Channel that abut the subject property have only been studied by
approximate methods (Zone A). The FIS has not established Base Flood Elevations (BFEs) or a
floodway in this area.

Since no FEMA BFEs exist for Burkhart Creck and Burkhart-Truax Diversion Channel in the vicinity
of the subject property, Albany Development Code (ADC) requires that BFEs be determined and
certified by an engineer. Specifically, ADC 6.110(7) requires the BFE be determined and certified by a
registered engineer if elevation data is not provided through the FIS, and the development is four or
morte acres or results in four or more lots or structures. If, based on the BFE determination, activities
are being conducted within the Special Flood Hazard Area (SFHA) (one percent annual chance
floodplain; aka 100-year floodplain), the applicant must ensure that the proposed activities also meet
the relevant floodplain sections of the ADC.

Flood Study: The applicant’s engineer, Multi/Tech Engineering has provided figures with a mapped
tfloodplain boundary and BFEs for the SFHA. The BFEs shown on the Base Flood Map (Attachment
B.25, Sheet SD04) are based on a 2004 flood study conducted by WRG Design, for the Brookstone
Estates Subdivision located west, across Burkhart Creek from the subject property. The 2004 study
developed BFEs based on XPSWMM and HEC-RAS modeling and extended upstream and
downstream of the subject site. The City requested a review of the application material by Ken Puhn,
PE, CFM, of WEST Consultants, Inc. A memo was provided by Ken Puhn (Attachment B.26), which
states that “a review of the WRG results showed consistency with the mapped BFEs on the figures
provided by applicant’s engineer, Multi/Tech Engineering.”
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1.3

1.4

Note: The WRG flood study and the applicant’s plan sheets all show elevations based on the National
Geodetic Vertical Datum of 1929 (NGVD ’29). All elevations referenced in this floodplain review
section are referenced from the NGVD of 1929.

The WRG study did not include BFEs for the Burkhart-Truax Diversion Channel, which runs along
the eastern perimeter of the site. The mapping and site plans provided by the applicant project the
BFE of 226.05 feet at the divergence of Truax Creek Overflow from Burkhart Creek to the
downstream terminus of the project along Burkhart-Truax Diversion Channel at the Knox Butte Road
crossing (Attachment B.25, Sheet SD04). By applying the same BFE of the upstream point to the
downstream point, the applicant conservatively assumes there is no downstream slope to the water
surface profile; this is a conservative assumption because the downstream BFE is generally lower than
upstream portions of a river.

Ken Puhn notes that “While [the BFE estimate is| conservative, it is noted that this method does not
account for the effects of backwater from the private bridge at the Knox Butte Road crossing located
a short distance downstream of the project site on the Burkhart-Truax Diversion Channel.” Because
the estimated BFEs do not replace the need for a detailed flood study, a condition of approval will
require a detailed flood study, with updated BFEs and floodplain mapping, be conducted for Burkhart
Creek and Burkhart-Truax Diversion Channel, prior to initiating development (per ADC 6.110(7)).

Based on the materials provided by the applicant, no grading is proposed within the mapped SFHA
(one percent annual chance floodplain). As shown on Attachments B.27 and B.28 (Grading Plan Sheets
SDR10 & 11), the building finished floor elevations are generally three feet or more above the BFE (at
229.50 feet). Since all proposed activities are outside the mapped SFHA, ADC 6.100 Floodway
Restrictions, ADC 6.101 Alteration of a Watercourse, and ADC 6.111 Grading, Fill, Excavation and Paving do
not apply at this time.

When the results of the detailed flood study are complete, it will need to be reviewed by the Albany
Community Development Department. If the detailed flood study shows the proposed development
is located within the SFHA, the applicant will need to show all applicable floodplain standards are met
through a floodplain review process. In addition, to ensure the new development will be reasonably
safe from flooding, the requirements under Building Standards of ADC 6.120 will be applied to new

construction at the time of building permit. These requirements are included as conditions of approval.

Timber Ridge Street Bridge: Under the Transportation Criterion Three, Conditions of Approval Seven

and Eight (above), construction of a bridge crossing Burkhart Creek will be required. Development of
a bridge is considered an alteration to a watercourse and a modification within a regulated floodplain
and floodway; therefore, the applicant will need to complete a floodplain review process to show the
criteria under ADC 6.100 Floodway Restrictions, ADC 6.101 Alteration of a Waterconrse, and ADC 6.111
Grading, Fill, Excavation and Paving are met, prior to initiating construction of this bridge crossing over
Burkhart Creek. This is included as Condition of Approval 15 under Site Plan Review Criterion Seven
(above).

Based on the factors described above, the proposed new development will minimize the risk of flood
damage and be reasonably safe from flooding with the following conditions of approval.

Conditions of Approval

Condlition 17 Prior to issuance of a Site Improvement (SI) permit for the development, a detailed flood

study, with updated Base Flood Elevations (BFE) and floodplain mapping is required to be
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submitted for review and approval by the Albany Community Development Department. If
the detailed flood study shows development impacts within the Special Flood Hazard Area
(SFHA), floodplain development review is required in accordance with the ADC.

Condition 18 Prior to issuance of Building Permits for the development, the building standards under ADC
6.120 and 6.121 shall be met.

Criterion 2
All new development and land division proposals shall have utilities and facilities such as

sewer, gas, electrical, and water systems located and constructed to minimize flood damage.

Findings of Fact and Conclusions
2.1 Provisions for utilities and public water systems are addressed in detail under Site Plan Review
Criterion One (above). Those findings are included here by reference.

2.2 Since all proposed development activity is located outside the mapped SFHA, the proposed
development will have utilities constructed to minimize flood damage.

2.3 'This criterion is met without conditions.

Criterion 3
On-site waste disposal systems shall be located and constructed to avoid functional
impairment, or contamination from them, during flooding.

Findings of Fact and Conclusions

3.1 Provisions for sanitary sewer are addressed in detail under Site Plan Review Criterion One (above).
Those findings are included here by reference.

3.2 No on-site waste disposal systems are proposed; public sanitary sewer services are proposed through
Timber Ridge Street to provide setrvice to the development.

33 This criterion is not applicable.

Criterion 4
All development proposals shall have adequate drainage provided to reduce exposure to flood

damage.

Findings of Fact and Conclusions
4.1 Provisions for stormwater drainage are addressed in detail under Site Plan Review Criterion One
(above). Those findings are included here by reference.

4.2 The applicant has submitted a preliminary storm drainage report that shows how stormwater runoff
will be collected on-site and discharged to the public drainage system (Burkhart Creek). The City’s
Public Works Department has reviewed the report and has found it to be generally acceptable, but
final design details will be reviewed in conjunction with future required design and construction

permits.

4.3 Adequate drainage is provided to reduce exposure to flood damage.
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4.4 This criterion is met without conditions.

Criterion 5
Any lot created for development purposes must have adequate area created outside of the
floodway to maintain a buildable site area meeting the minimum requirements of this Article.

Findings of Fact and Conclusions

5.1 The proposal does not create any new lots.
52 This criterion is not applicable.
Criterion 6

Any new public or private street providing access to a residential development shall have a
roadway crown elevation not lower than one foot below the 100-year flood elevation.

Findings of Fact and Conclusions

6.1 The proposal will improve Timber Ridge Street, which runs north to south through the site. A Site
Improvement (SI) Permit (file SI-20-17) was submitted by the applicant to the Albany Public Works
Department. Street Improvement Plan Sheet 401 (Attachment B.29) shows the crown elevation of
Timber Ridge Street at its lowest point is 225.11 feet. The Base Flood Map (Attachment B.25, Sheet
SD04) shows the BFE at its highest point to be 226.06 feet. Based on this information, the crown
elevation of Timber Ridge Street will not be lower than one foot below the BFE.

6.2 Condition of Approval 17 (above), requires completion of a detailed flood study. When the results of
the detailed flood study are complete, it will need to be reviewed by the Albany Community
Development Department to ensure the roadway crown elevation is still not lower than one foot below
BFE. This is included as a condition of approval.

6.3 This criterion is met with the following condition.

Condition of Approval

Condition 19 The roadway crown elevation of Timber Ridge Street shall not be lower than one foot below
the Base Flood Elevation (BFE), per ADC 6.110(06).

Criterion 7

All development proposals shall show the location of the 100-year flood contour line followed
by the date the flood elevation was established. When elevation data is not available, either
through the Flood Insurance Study or from another authoritative source, and the development
is four or more acres or results in four or more lots or structures, the elevation shall be
determined and certified by a registered engineer. In addition, a statement located on or
attached to the recorded map or plat shall read as follows: “Development of property within
the Special Flood Hazard Area as most currently established by the Federal Emergency
Management Agency or City of Albany may be restricted and subject to special regulations
by the City.”
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Findings of Fact and Conclusions
7.1 This criterion is addressed above, under Criterion One of this Section (ADC 6.110(1)). Those findings
are included here by reference.

7.2 This criterion is met with the Conditions of Approval 17 and 18 listed under ADC 6.110(1).

Criterion 8

In addition to the general review criteria applicable to manufactured home parks in Article

10, applications that propose actual development within a Special Flood Hazard Area shall

include an evacuation plan indicating alternate vehicular access and escape routes.

Findings of Fact and Conclusions

8.1 This is not an application to develop a manufactured home park.

8.2 This criterion is not applicable.

Overall Conclusion

As proposed and conditioned, the applications for Site Plan Review and Floodplain Development to develop

a phased, 264-unit apartment complex with associated site improvements satisfies all applicable review criteria
p > p p p pp

as outlined in this report.

Conditions of Approval

Condition 1

Condition 2

Condition 3

Condition 4

Before the City will issue building permits for this project, the applicant must construct (or
provide financial assurances for the construction) a public sanitary sewer main in Knox Butte
Road to the east boundary of the property’s frontage. Alternatively, the applicant may
construct (or provide financial assurances for the construction) a public sewer main internal
to the proposed development, which would serve the adjacent parcel to the northeast. Any
public sewer constructed across private property shall be located within a permanent public
easement a minimum of 20 feet in width. Additionally, said easement shall be located in the
parking lot, private drive, or similar open area that permits unobstructed vehicle access for
maintenance and inspection purposes. An all-weather access shall be provided to all public
utility structures located outside of parking lots or private drives, with a minimum width of 12
feet.

Before the City will issue building permits for this project, the applicant must construct (or
provide financial assurances for the construction) a public sanitary sewer main in Timber Ridge
Street from Knox Butte Road to the proposed northern access to the apartment complex
(approximately 300 feet).

Before the City will issue building permits for this project, the applicant must construct (or
provide financial assurances for the construction) a public 24-inch water main in Knox Butte
Road to the east boundary of the property’s frontage.

Before the City will issue building permits for this project, the applicant must construct (or
provide financial assurances for the construction) a public 12-inch water main in Timber Ridge
Street from Knox Butte Road to approximately the south boundary of the subject property.
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Condition 5

Condition 6

Condition 7

Criterion 8

Condition 9

Condition 10

Before the City will issue building permits for this project, the applicant must construct (or
provide financial assurances for the construction) public storm drainage improvements in
Knox Butte Road in conjunction with any required street improvements in the Knox Butte
Road right-of-way.

Before the City will issue a final occupancy permit for any portion of the proposed project,
the applicant must obtain a stormwater quality permit from the City and construct all required
stormwater quality facilities according to City codes and standards.

Before the City will issue a building permit for phase one of this project, the applicant shall

construct the following improvements:

a. Public street improvements that include curb, gutter, and sidewalk improvements along
the site’s frontage on Knox Butte Road. The curb and gutter shall match existing
improvements east of the roundabout and transition to an ultimate curb to curb width of
38 feet at the site’s east boundary. Sidewalk width shall be a minimum of 6 feet and be
setback from the curb with a landscape stripe having a minimum width of 6 feet.

b. Public street improvements along phase one’s frontage on Timber Ridge Street that
include: curb, gutter, and sidewalk on both sides; a vehicle travel lane in each direction;
and on street bike lanes. The curb to curb width shall match existing improvements south
of the roundabout and transition to a curb to curb width of 34 feet. Sidewalk width shall
be a minimum of 6 feet in width and setback from the curb by a landscape strip having a
minimum width of 6 feet. Striping design shall be approved by the City Engineer and
include two 11-foot vehicle lanes and 6-foot bike lanes.

Before the City will issue a building permit for phase two of this project, the applicant shall

construct the following improvements:

d. Public Street improvements along the development’s remaining frontage on Timber Ridge
Street and across Burkhart Creek. The curb to curb width shall be 34 feet. Sidewalk width
shall be a minimum of 6 feet in width and, with the exception of the bridge across the
creek, be setback from the curb by a landscape strip having a minimum width of 6 feet.
Striping design shall be approved by the City Engineer and include two 11-foot vehicle
lanes and 6-foot bike lanes.

e. Construction of a bridge for the Timber Ridge Street crossing of Burkhart Creek. The
bridge width shall provide for two 11-foot vehicle lanes, two 6-foot bike lanes, and a
sidewalk with a minimum width of 6 feet on each side.

f.  Construction of a gravel emergency vehicle access road on the south side of Burkhart
Creek connecting Timber Ridge Street with Dogwood Avenue. The road shall have a
minimum width of 20 feet and be designed to accommodate emergency vehicles.

Prior to issuance of a building permit, the applicant shall submit a revised site plan to the
Community Development Department for review and approval, to meet the five-foot dead-
end backup area requirement, consistent with the standards of Table 9-2: Parking Lot Design
and Supplemental Drawings.

All lighting must be directed down, contained on site, and shielded, full cut-off design.
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Condition 11

Condition 12

Condition 13

Condition 14

Condition 15

Condition 16

Condition 17

Condlition 18

Condition 19

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, landscape parking lot standards of
ADC 9.150, and irrigation standards of ADC 9.160. (Note: All required landscaped areas must
be provided with an irrigation system unless a licensed landscape architect, landscape
construction professional, or certified nurseryman submits written verification that the
proposed plants do not require irrigation.)

Prior to issuance of a building permit, a detail plan of the trash enclosure screening shall be
submitted for review and approval by the Community Development Department.

Prior to installation, all landscape materials shall be inspected and approved by the Community
Development Department to ensure consistency with the approved plans.

Prior to issuance of the final certificate of occupancy, all proposed and required site
improvements (e.g. vehicle and bicycle parking, landscaping, tot-lot, refuse enclosure, 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.

Prior to issuance of a Site Improvement (SI) permit for development of a bridge over the
Burkhart Creek/Truax Creek Diversion Channel, floodplain development review (including
no-rise analysis), is required in accordance with the ADC.

Prior to issuance of a building permit, the applicant shall submit a revised site plan to the

Community Development Department for review and approval that includes:

e. At-grade patios at least 96 square feet, with no dimension less than 8 feet and screened
from view from public streets per ADC 8.230(1).

f.  Above-grade patios at least 80 square feet, with no dimension less than 6 feet per ADC
8.230(1).

g.  Two additional pedestrian connections, one on the north of Building 2, and one between
Buildings 15 and 19 to meet the standard under ADC 8.280(3).

h. Children’s play area/tot lot to include play equipment to function as a children’s play area.

Prior to issuance of a Site Improvement (SI) permit for the development, a detailed flood
study, with updated Base Flood Elevations (BFE) and floodplain mapping is required to be
submitted for review and approval by the Albany Community Development Department. If
the detailed flood study shows development impacts within the Special Flood Hazard Area
(SFHA), floodplain development review is required in accordance with the ADC.

Prior to issuance of Building Permits for the development, the building standards under ADC
6.120 and 6.121 shall be met.

The roadway crown elevation of Timber Ridge Street shall not be lower than one foot below
the Base Flood Elevation (BFE), per ADC 6.110(0).
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NGVD 1929
OFC
OS
PA
/RC
RM
RMA
RS-6.5
SD
SFHA
SHPO
/SW
SP
TIA
TSP

*The conversion factor from NGVD 1929 to NAVD 1988 in Albany is +3.38 feet.

National Geodetic Vertical Datum of 1929*
Oregon Fire Code

Open Space Zone District

Partition File Designation

Riparian Corridor Overlay District
Residential Medium Density

Residential Medium Density Attached
Residential Single Family

Subdivision File Designation

Special Flood Hazard Area

Oregon State Historic Preservation Office
Significant Wetland Overlay District

Site Plan Review File Designation

Traftic Impact Analysis

Transportation System Plan
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