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 CITY OF ALBANY 

PLANNING COMMISSION AND CITY COUNCIL 

JOINT WORK SESSION 

 Council Chambers  

Monday, June 12, 2017 

5:15 p.m. 

 

MINUTES 

 

CALL TO ORDER 

 

Mayor Sharon Konopa called the meeting to order at 5:15 p.m. 

 

PLEDGE OF ALLEGIANCE 

 

Mayor Konopa led the pledge of allegiance to the flag. 

 

ROLL CALL 

 

Councilors present: Mayor Sharon Konopa and Councilors Bill Coburn (left at 6:30 p.m.), Dick 

Olsen, Mike Sykes, Rich Kellum, and Bessie Johnson 

 

Councilors absent: Councilor Ray Kopczynski (excused) 

 

Commissioners present: Commissioners Larry Tomlin, Dala Rouse, Linsey Godwin, Sue Goodman, 

JoAnn Miller, Roger Phillips, and Dan Sullivan 

 

Commissioners absent: Commissioners Cordell Post (excused), Bobby Schueller (excused)  

 

PUBLIC COMMENT 

 

There was no public comment. 

 

CODE AUDIT PRESENTATION 

 

Public Works Engineering and Community Development Director Jeff Blaine said that the City Council 

and Planning Commission held a joint work session last summer to discuss potential improvements to the 

Albany Development Code (ADC).  Because of frustrations expressed by the various stakeholders, 

including the development community, staff, City Council and Planning Commission, staff wanted to 

explore ways to better serve the development community without sacrificing the quality of the finished 

product.  It was felt that there are opportunities to provide more certainty for developers, provide for 

quicker decisions, improve upon flexibilities, and correct inconsistencies with State requirements.  The 

City retained Angelo Planning Group (APG) to review the ADC and conduct stakeholder interviews 

which were done without additional staff involvement to encourage honest input, whether positive or 

negative.  The purpose of this meeting is to review the audit results and get feedback regarding the 

identified topics, any additional topics, and decision-makers’ priorities.  

     

Planning Manager Bob Richardson referred to the feedback worksheets on the dais and he encouraged 

Councilors and Commissioners to make note of questions, comments, priorities and additional topics for 

consideration during the consultant’s presentation. 
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Commissioner Larry Tomlin said that he doesn’t believe the Planning Commission has participated in the 

process to this point.  Blaine clarified that the idea is to present the audit information and get input 

tonight, after which staff and the consultant will develop a workplan for further consideration.  There will 

be much more opportunity for discussion and input through the process.   

 

Becky Hewitt, Angelo Planning Group, said that this process is intended to help the City be strategic, 

efficient and thoughtful about how it packages and sequences updates to the ADC to have the best set of 

regulations.  Tonight, she will review the initial findings, answer questions and receive input.  The next 

step will be to bring back a proposed plan on how the City could approach a set of updates that results in a 

better ADC.   

 

Hewitt gave a presentation and reviewed each of the 21 topics identified through the audit process, as 

detailed in the written report and summarized below. 

 

Development and Design Review: Existing standards provide limited options for flexibility and 

deviations.  In contrast, many communities use a two-track system where development that meets clear 

and objective standards goes straight to building permit and flexibility is provided through discretionary 

review based on intent and criteria.  This offers a path for certainty and a path for flexibility.  State 

statutes require clear and objective standards for needed housing.  There was broad support from the 

development community and staff for this item which would require a major ADC update and broad 

outreach. 

 

Councilor Mike Sykes asked whether other communities are using the two-track system and whether 

there could be cost savings by utilizing work that has already been done.  Hewitt said that multiple 

communities are using the system and that there are models that could be adjusted to fit Albany. 

 

Councilor Dick Olsen asked whether the public could appeal decisions under this system.  Hewitt said 

there are always options to appeal.  Discretionary decisions could be appealed to the Planning 

Commission or City Council; when clear and objective criteria met, an appeal might go straight to the 

Land Use Board of Appeals. 

 

Modifications to Existing Development and Non-Conforming Situations:  Provisions for loss of non-

conforming status are difficult to enforce and can make it hard for owners to obtain insurance, and there is 

lack of clarity about what requirements apply to which situations.  Items suggested for review include the 

allowance to change to another use not otherwise permitted in the zone, land use review requirements for 

changes such as hours and staffing, and requirements for incremental improvements to sites that have lost 

their nonconforming status.   

 

Housing Options and Efficiency:  The City’s Housing Needs Analysis (HNA) was last updated more than 

10 years ago and the underlying data is from 2003.  It may be timely to update the HNA and look ahead 

to whether adequate land is available for all types of needed housing.  Depending on the findings, it may 

be appropriate to reevaluate housing types, density and development standards in residential zones. 

Consideration could be given to standards for accessory apartments, incentives for affordable housing, 

infill regulations, options for tiny houses, and ensuring reasonable opportunities for denser housing types 

in residential zones. 

 

In response to questions from Tomlin, Hewitt said that the HNA typically has a 20-year planning horizon 

and it isn’t a good idea to run up to that horizon before starting the next study.  While the State stopped 

enforcing the requirement that HNAs be updated every 10 years because it couldn’t fully fund that work, 
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the rule is still on the books.  Richardson added that the HNA and the Economic Opportunities Analysis 

(EOA) are used by staff regularly in their work.    

 

Land Divisions:  Suggestions identified through the audit process include address expedited land 

divisions, consider streamlining the process for certain land divisions, consider changes to Planned 

Development Provisions to provide flexibility through a discretionary process, and consider drafting 

standards for Cottage Cluster development.   

 

Sign Code: The City’s Sign Code is not consistent with a recent Supreme Court ruling that requires sign 

regulations to be “content neutral.”  Staff is working on draft amendments to address the issue.   

 

Parking Requirements: Suggestions from the audit include evaluate parking demand and utilization for 

multifamily housing to determine whether ratios are appropriate, consider a reduced parking ratio for 

affordable housing development, consider providing greater flexibility on parking requirements for homes 

and accessory uses in historic districts, and clarify standards for parking lot design and landscaping.   

 

Commercial and Industrial Zones:  An update to the City’s Economic Opportunities Analysis (EOA) may 

be timely, followed by updates to commercial and industrial zones as recommended by the EOA.  

Consideration could be given to whether updates similar to the Central Albany Code Update are 

appropriate for the NC, CC, OP and Mixed-Use Zones. 

 

Historic District Overlay: Suggestions are to clarify and clean up inconsistencies, consider distinctions 

for historic landmarks vs. districts, and clarify criteria for evaluating alterations and modifications to 

historic and non-historic buildings.   

 

Tree Protection Standards:  Staff and the City’s Tree Commission have identified a need for updates to 

standards, including consideration of mitigation/replanting requirements.  

 

Natural Resources Overlays: Suggestions are to consider Hillside Development as Type II rather than 

Type III process, clarify that locally non-significant wetlands that have been lawfully filled can be 

removed from the Open Space zoning district, and consider consolidating setback standards related to the 

Willamette River Greenway.   

 

Stormwater Submittal Requirements: Stormwater requirements that the City must comply with have 

changed, which increases the burden on development projects.  Developer representatives expressed 

frustration at being required to submit a detailed stormwater analysis with a development application.  

This concern can be addressed in part through implementation of a two-track review process. 

 

Buffering and Transitions Between Uses:  Current setback standards between residential and non-

residential uses make development difficult on smaller sites, penalize multifamily development relative to 

single family development at the same height and scale, and may not be appropriate in mixed use zones 

beyond those in the Central Albany Development Code Update.  The City may want to consider setback 

and buffering standards across all zones and identify situations where revisions are appropriate.   

 

Use Categories:  Some of the City’s use categories are overly broad and include uses that have a wide 

range of land use impacts.  The City may want to consider refinements to certain use categories to better 

capture uses with similar characteristics.     
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Emerging and Evolving Uses:  Uses that have become more prevalent but are not addressed in the ADC 

include Food Carts, Live/Work Development, Bed & Breakfasts, and Wireless Communications 

Facilities. 

 

Conditional Use Review:  There may be opportunities to streamline permitting for certain conditional uses 

and minor modifications.  The criteria for conditional use review should be reevaluated to ensure they 

provide useful guidance for decision-makers and useful standards for applicants. 

 

Marijuana Time, Place and Manner Regulations:  The City adopted time, place and manner regulations 

for marijuana through the Albany Municipal Code.  Incorporating those standards into the ADC may 

increase the City’s ability to withstand legal challenge; however, it will require a significant effort and 

may be controversial. 

 

Annexation Procedures:  A State law passed in 2016 requires a city to annex territory within its urban 

growth boundary without a vote in certain circumstances.  If the current law stands, the City will need to 

update its annexations procedures accordingly. 

 

Plan, Zone and Code Amendments:  Suggestions were to make minor clarifications and to evaluate the 

criteria for rezones and comprehensive plan amendments to ensure they are relevant and meaningful. 

 

Accessory Structures and Fences:  Suggestions were to clarify and clean up the organization of standards 

for fences, walls, and accessory structures; consider streamlining permitting for some accessory structures 

if clear and objective standards are met; and consider clearer guidance on storage containers. 

 

Temporary Placement of Manufactured Homes and RVs:  Suggestions were to consider streamlining the 

process, consider allowing RVs temporarily in some situations where manufactured homes are allowed 

but RVs are not, and consider allowing in commercial & industrial zones as a caretaker residence. 

 

Gender Neutral Language:  There are a few remaining areas that need to be revised. 

 

Richardson noted that the list of topics provided is not exhaustive.  He invited questions, comments, or 

additional topics for consideration.  

 

Blaine said that he is interested in a two-tack review system which, when done properly, can result in both 

certainty and flexibility.  In discussion, he noted that the clear and objective criteria would have to be very 

explicit and that the flexible track would allow people to submit creative ideas that meet the overall intent 

for consideration through a process.   

 

Commissioner Dala Rouse said that the City previously had a single-family zone, a zone which allowed 

for duplexes and fourplexes, and a zone for multifamily apartments.  The middle zone served as a good 

buffer between the other two and she would like to consider adding back something similar.  She would 

like to look at single family zones next to multifamily zones, noting that there have been complaints that 

apartment windows looking down on single family properties removes their privacy.  She would also like 

to ensure that fencing requirements are made clear when someone gets a building permit. 

 

Tomlin said he has two issues that he thinks are to detriments to quality of life – traffic, particularly in 

North Albany, and parking requirements with multifamily housing.  Konopa agreed that parking 

requirements for multifamily housing is a high priority.      
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Councilor Rich Kellum said that in some areas, we have places with a lot of parking, places with almost 

no parking, paved lots and gravel lots.  If parking is required, there should be a thought process to 

whether there is really a need for it, and there should be consistent standards.  

 

Commissioner Roger Phillips suggested that consideration could be given to regulations for tiny houses.  

 

Councilor Bessie Johnson said that developing standards for Food Carts is a high priority for her. 

 

Commissioner Sue Goodman said that her biggest concerns are affordable housing and traffic impacts.   

 

Commissioner Dan Sullivan said that he would submit his completed and prioritized work sheet. 

 

Commissioner JoAnn Miller said that she is concerned about affordable housing, as well as the data being 

used to define affordable housing.   

 

Rouse said that she thinks historic districts are very important to the City, noting that Albany has the 

second largest inventory of historic houses in the State.   

 

Olsen agreed that the City’s historic districts are important.  He referred to the City’s Strategic Plan which 

calls for great neighborhoods and efficient government, and said that he wants to consider impacts on 

neighbors in land use decisions.    

 

Sykes said that he would like to see the minimum amount of regulations so that property owners can get 

the maximum use out of their property. 

 

Hewitt asked that feedback worksheets be returned within one week.  She will work with staff to 

consolidate the information provided, consider sequencing and legal drivers, and bring back a 

recommendation regarding the most efficient way to move forward.    

 

NEXT MEETING DATES 

 

June 19, 2017 Regular Planning Commission Meeting; Legislative Public Hearing regarding proposed 

Central Albany Code Amendments project CP-03-17, DC-01-17, and ZC-02-17 (Angelo Planning Group 

and Bob Richardson) 

 

ADJOURNMENT 

 

There being no other business, Konopa adjourned the meeting at 7:14 p.m. 

 

Respectfully submitted,     Reviewed by, 

 

  

Teresa Nix      Bob Richardson      

Recorder      Planning Manager 


