
 
ALBANY CITY COUNCIL 

AGENDA 
 

cityofalbany.net 
   

Wednesday, May 9, 2018 
7:15 p.m. 

Council Chambers, City Hall 
333 Broadalbin Street SW 

 
1. CALL TO ORDER 

 

2. PLEDGE OF ALLEGIANCE 
 

3. ROLL CALL 
 

4. PROCLAMATIONS  
a. Older Americans Month [Page 3] 
Action: ___________________________ 
b. Public Works Week [Page 4] 
Action: ___________________________ 
c. Historic Preservation Month [Page 5] 
Action: ___________________________ 

  
5. SPECIAL PRESENTATIONS  

a. 2018 Historic Preservation Awards [Pages 6-10] 
Action: _________________________________________________ 
b. 2017 Human Relations Awards [Verbal] 
Action: _________________________________________________ 
 

6. SCHEDULED BUSINESS 
 

a. Communication 
1 )  Accepting Betsy Penson’s resignation from the Transient Lodging Tax Advisory Committee.   

[Page 11] 
Action: __________________________________________________________________________ 
 

b. Public Hearing  
1 )  Extension of economic improvement district in downtown Albany.  [Pages 12-14] 
Action: __________________________________________________________________________ 

 
c. Quasi-Judicial Public Hearing  

1 )  SD-05-17 and SP-14-17, land use applications for Pheasant Run Subdivision.  [Pages 15-376] 
Action: ______________________________________________________ ORD. NO.__________ 
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ALBANY CITY COUNCIL AGENDA  Page 2 of 2 
May 9, 2018 
 

d. Business from the Public 
 
e. Adoption of Resolution 

1 )  Authorizing the City of Albany to submit a grant application for Federal Aviation Administration 
funds and a commitment to provide the required local match for AR-17-02-B, Airport Apron 
Improvements Phase Two.  [Pages 377-379] 

Action: ______________________________________________________ RES. NO.__________ 
 

f. Adoption of Consent Calendar   
1 )  Annual liquor license renewals.  [Pages 380-381] 
Action: _________________________________________________________________________ 
 

g. Award of Bid 
1 )  WC-16-01, Crown Zellerbach Gates Improvements.  [Pages 382-385] 
Action: _________________________________________________________________________ 

 
7. BUSINESS FROM THE COUNCIL 

 
8. NEXT MEETING DATES 

Monday, May 21, 2018; 4:00 p.m. Work Session 
Wednesday, May 23, 2018; 7:15 p.m. Meeting 

 
9. ADJOURNMENT 

 

The location of this meeting is accessible to the disabled. If you have a disability that requires accommodation, please notify 
the City Manager’s Office in advance of the meeting:  CMadmin@cityofalbany.net | 541-791-0206 or 541-917-7519. 
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PROCLAMATION 
Older Americans Month 

May2018 

WHEREAS, the city of Albany includes older Americans who richly contribute to our community; 
and 

WHEREAS, we acknowledge that what it means "to age" has changed for the better; and 

WHEREAS, Albany is committed to supporting older adults as they take charge of their health, 

explore new opportunities and activities, and focus on independence; and 

WHEREAS, the City of Albany can provide opportunities to enrich the lives of individuals of all ages 

by: 

• 
• 
• 
• 

involving older adults in the redefinition of aging in our community; 
promoting home- and community-based services that support independent living; 
encouraging older adults to speak up for themselves and others; and 
providing opportunities for older adults to share their experiences . 

NOW, THEREFORE, I, Sharon Konopa, Mayor of the City of Albany, Oregon, do hereby proclaim 
the month of May 2018 to be 

Older Americans Month 

in Albany, and I encourage every resident to take time during this month to acknowledge older adults 
and the people who serve them as influential and vital parts of our community. 

IN WITNESS WHEREOF, I have 
hereunto set my hand and caused the 
seal of the City of Albany to be affixed 
this 9th day of May 2018. 

Sharon Konopa, Mayor 
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PROCLAMATION 

Public Works Week 
May 20 - 26, 2018 

The Power of Public Works 

WHEREAS, public works professionals focus on infrastructure, facilities, and services that are of vital 
importance to sustainable and resilient communities and to the public health, high quality of life, and 
well-being of the people of Albany; and 

WHEREAS, these facilities, services, and infrastructure could not be provided without the dedicated 

efforts of public works professionals - our engineers, managers, and employees - who are 
responsible for rebuilding, improving, and protecting our city's transportation, stortnwater, water 

supply, and water treatment systems, and other structures and facilities essential for our citizens; and 

WHEREAS, the efficiency of the qualified and dedicated personnel who staff public works 
departments is materially influenced by the community's attitude and understanding of the importance 
of the work they perform; and 

WHEREAS, it is in the public interest for the citizens, leaders, and children of Albany to gain 
knowledge of and to maintain a progressive interest and understanding of the importance of public 

works and public works programs; and 

WHEREAS, the American Public Works Association has celebrated the annual National Public 

Works Week since 1960; and 

NOW, THEREFORE, I, Sharon Konopa, Mayor of the City of Albany, Oregon, do hereby proclaim 
the week of May 20 to May 26, 2018, as 

Public Works Week 

in Albany, and I call upon all residents and civic organizations to acquaint themselves with the issues 
involved in providing our public works services and to recognize the contributions that public works 
employees make every day to our health, safety, economic vitality, and quality of life. 

IN WI1NESS WHEREOF, I have 
hereunto set my hand and caused the 
seal of the City of Albany to be affixed 
this 9th day of May 2018. 

Sharon Konopa, Mayor 
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PROCLAMATION 
Historic Preservation Month 

May 2018 

WHEREAS, Albany is well known for its large and varied collection of historic buildings that date 
from the 1840s through the 1950s; and 

WHEREAS, historic preservation is an effective tool for economic development, promoting tourism, 
revitalizing neighborhoods, creating livable and sustainable communities, fostering local pride, and 
creating community character; and 

WHEREAS, it is important to celebrate the role history and tangible aspects of heritage have in 
shaping our lives and communities now and in the future; and 

WHEREAS, "This Place Matters" is the 2018 theme of National Historic Preservation Month 

celebrated across America and sponsored by the National Trust for Historic Preservation; and 

WHEREAS, Historic Preservation Month provides an opportunity for residents of all ages and 
backgrounds to celebrate the special places that are meaningful to them and their communities, and 

the importance of preservation and its place in all of our lives. 

NOW, THEREFORE, I, Sharon Konopa, Mayor of the City of Albany, Oregon, do hereby proclaim 
the month of May 2018 as 

Historic Preservation Month 

in Albany, and I encourage all residents to take time this month to appreciate Albany's many historic 
resources and to participate in activities celebrating our heritage. 

IN WITNESS WHEREOF, I have 
hereunto set my hand and caused the 
seal of the City of Albany to be affixed 
this 9th day of May 2018. 

Sharon Konopa, Mayor 
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MEMO 

TO: Albany City Council 

VIA: Peter Troedsson, City Manager 

Jeff Blaine, P.E., Public Works Engineering and Community Development Directo4.C 

FROM: Bob Richardson, Planning Managerl\2-~'1-
Laura LaRoque, Planner II -f..-J..... 

DATE: April 30, 2018, for the May 9, 2018, City Council Meeting 

SUBJECT: Historic Preservation Month and 2018 Historic Preservation Awards 

Relates to Strategic Plan theme I Relates to: Great Neighborhoods 

Action Requested: 

Staff recommends City Council acknowledge May as National Historic Preservation Month and recognize the 
individuals and organizations identified below for their outstanding efforts related to the preservation and 
promotion of Albany's heritage and historic buildings. 

Discussion: 

Each May, Albany joins communities around the country in celebrating National Historic Preservation Month, 
which is sponsored by the National Trust for Historic Preservation. The celebration is an opportunity to raise 
awareness about the important role of Historic Preservation in protecting the unique architectural and heritage 
resources that enhance our downtowns, neighborhoods, and cities, making them great places to live and visit. 

A variety of activities are scheduled in Albany throughout May to celebrate National Historic Preservation 
month (Attachment). Many of these activities are supported by the City's Certified Local Government grant 
and the efforts of Landmarks Advisory Commissioners. As part of these activities, the Landmarks Advisory 
Commission has selected individuals and organizations to receive Historic Preservation awards. 

The Mayor will present the awards during the May 9, 2018, City Council meeting. The 2018 award recipients 
are: 

• The Albany Historic Carousel and Museum and volunteers for their instrumental and ongoing role in 
the revitalization of downtown; and 

• Rick Micksell for continued leadership in historic preservation. 

Budget Impact: 

None 

LL:eo 

Attachment 

cityofalbany.net 
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Preservation Month 
May 2018 

"This Place Matters" 
"Preservation Month was designed to 
raise awareness about the power historic 
preservation has to protect and enhance 
our homes, neighborhoods and 
communities - the places that really 
matter to us. It provides an opportunity 
to celebrate the diverse and unique 
heritage of our country's cities and 

, towns, and enables all of us to become 
involved in the growing preservation 
movement. " 

For more information visit 
www .preservationnation.org 

"Monteith House" By Stephanie Low 

Albany has gained quite a reputation as a must see destination for 
people who love historic buildings. This community boasts over 
890 historic homes, commercial buildings, churches and museums. 
Thirteen classic architectural styles are represented in Albany, 
giving it a reputation as having the most varied collection of 
historic architecture in the state. Everything from the simplicity of 
the early federal style to the eclectic and fanciful Queen-Anne style 
grace the three Nationally Registered historic districts. 

Many local events are planned to show-off Albany's historical 
attractions, instill community pride, promote heritage tourism and 
show the social and economic benefits of historic preservation. 

A complete 2018 calendar of events is available at: 

www.albanyvisitors.com 

Celebrate National Historic 
Preservation Month 

E HUB OF THE WlllAM~rn VALUY 

This Place Matters 
May2018 
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In celebration of National Historic Preservation Month, 
the following events are being held in the 

Albany area throughout May, 2018 

May 1-31 
Albany's Hidden History Scavenger 
Hunt Photo Tour sponsored by the 
Natty Dresser, available at the Albany 
Downtown Association, 126 SW Ferry 
St, Albany. Return entries to the ADA 
by 5:00pm Thursday, May 31 to be 
entered to win a prize. The grand prize 
winner will be announced June 1. For 
More information contact the Albany 
Downtown Association 
(541) 928-2469. 

Albany's Old-Fashioned Farmers' 
Market every Saturday, 9am- lpm. 
Purchase hand-picked produce, fresh 
flowers, baked bread, local eggs/meats 
and more at Albany's old fashioned 
farmers' market. 4th & Ellsworth, City 
Hall parking lot. locallygrown.org. Free 

Historic Albany Display at City Hall "Colorful Back Doors" By Stephanie Low 
and the Albany Downtown Public 
Library presented by the City of Albany Landmarks Commission. The City 
Hall and the Historic Carnegie Library display cases will be filled with 
Albany History presented by the Landmarks Commission. Displays available 
for viewing during regular business hours. City Hall: Monday-Friday 8am-
5pm, 333 Broadalbin SW. Historic Downtown Carnegie Library: Monday
Friday 10am-6pm, 302 Ferry Street SW, 541-917-7585 Free. 

May 4-26 
Albany Civic Theater ..• one of the oldest, best-known community 
theaters in Oregon, ACT is an all-volunteer, nonprofit community theater 
that takes pride in producing a year-round season of top-quality comedies, 
dramas and musicals chosen to appeal to a wide range of audience tastes, and 
to provide exciting creative opportunities for local actors, technicians and 
theater lovers. In the month of May ACT presents: Annie the Musical, by 
Thomas Meehan, Charles Strouse and Martin Chamin, Directed by Christi E. 
Sears. 111 First Avenue West, Downtown Albany. albanycivic.org $ 

Historic Albany, Oregon; Our Legacy, Our Future. 

Preservation Opportunities Year-round 
Tour Albany Timeline: 

www.cityofalbany.net/timeline/ 

Tour Historic Districts 
Seems Like Old Times, a self-guided walking/driving tour will ~ide you 

through three districts on the National Register of Historic Places with over 800 
buildings, historic churches and museums. Available online and at the Albany 

Visitors Association. (541) 928-0911, albanyvisitors.com Free. 

Albany Regional Museum 
Open Tuesday through Friday: l lam to 4pm. Saturday: I Oam-2pm. Albany 

memorabilia, photos and artifacts. 136 Lyon S, Albany. (541) 967-7122, 
armuseum.com. Donations encouraged, free for members. 

Albany's Historic Carousel and Museum 
Open Wed. through Sun.IOam-Spm, till 7pm on Saturdays. Free Admission 
503 1•1 Ave W, Albany. (541) 497-2934, albanycarousel.com ride token $2. 

Thompson's Mills State Heritage Site 
The Boston/Thompson flouring mill east of Shedd is the oldest water-powered 

mill in Oregon. Daily tours of the mill are held at lOam, 12pm and 2pm. 
www.bostonmillsociety.organdhttp://oregonstateparks.org/ Free. 

Antique & Collectable Shopping 
Enjoy shopping antique & collectible shops in Historic Downtown Albany, 

albanydowntown.com. 

Covered Bridge Tour 
Step back in time as you travel through the covered bridges of Linn County. Pick 

up a self-guided driving tour at the Albany Visitors Association. 

Downtown Movie Night-Enjoy a movie in the atmosphere of the re
stored Pix Theater, Open 7 days a week. Pix Theater, albanypix.com, 

321 2nd SW, (541) 967-SHOW $. 

Albany Civic Theater 
Located in the Historic Regina Prager Auditorium. 111West1st Ave. 

PO Box 82, Albany, (541) 928-4603, albanycivic.org $ 

Deluxe Shoe Shine - The Natty Dresser 
Step back in time and preserve your shoes with a shine at this 

Old-fashioned Haberdashery. The Natty Dresser 425 1st Ave W. 
Albany, OR 97321 541-248-3561 www.TheNattyDresser.com $5. 

Albany Fire Station 11 
Stop in at the new Downtown Albany fire station and get an up-close look at the 
1927 American Lafrance fire engine, and other items of interest on display in the 

front lobby. Fire Station #11. 611 Lyon St SE. Albany, OR 97321 
www.cityofalbany.net/departments/fire/about-afd/fire-station Free. 

Linn County Genealogical Society 
An extensive assortment of historical and genealogical holdings are available for 

members and the general public in the Albany Public Library. 2450 14th Ave, 
Albany. (541) 791-1618, lgsoregon.org. Free. 

The Linn County Historical Museum 
Open Mon.- Sat. l lam- 4pm & Summers Sunday lpm -Spm. Housed in the 

relocated railroad depot and railroad cars at 101 Park Avenue in Brownsville.$ 

For information contact the Albany Visitors Association 
www.albanyvisitors.com. 
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Thursday, May 17 
Historic Downtown Walking Tour of 2nd Ave. 7:30pm Meet at 
Burkhart Square (Lyon and First Ave). Learn about Albany's historic 
architecture & history. Sponsored by the Natty Dresser, (541) 248-3561. 
monteithhouse.org. Free. Donations can be made to the Monteith 
Historical Society. 

Saturday. May 19 
City of Albany Landmarks Commission presents: Porch Talk 
& Guided Walking Tour: I :00pm-3pm. Meet at City Hall (333 
Broadalbin Street SW) for an informative tour the porches of 
several historic Albany homes. Porches vary significantly from one 
house style to the next. Tour guides will give an overview, answer 
questions, and touch on the styles and materials that are appropriate 
for the timeframe and architectural style of house. Space is limited, 
reservations required. Laura LaRoque ( 541) 917-7640 or e-mail: 
laura.laroque@cityofalbany.net Free. 

City of Albany Landmarks Commission presents: Historic Building 
and Maintenance Contractor Fair 3:30pm-4:30pm. Meet at Calapooia 
Brewing Company (140 Hill Street NE). Contractors and vendors with 
historic building and maintenance expertise will be available to share 
their knowledge and answer questions about restoring and renovating 
historic houses and porches. Free. Pre-registration is not required. 

Sunday, May 20 
Lion County Historical Society Presents: JENNIE PARRISH: EARLY 
OREGON HEALER. At 2:00 pm on Sunday, May 21, Jane Kirkpatrick, 
Historian and Author, will present at the Lakeside Center of the 
Mennonite Village at 2180 54thAvenue SE in Albany. All programs 
sponsored by the Linn County Historical Society are free and open to the 
public. (541) 926-4680. Free. 

Sunday & Monday, May 28-29 
Albany Masonic Cemetery Memorial Weekend Recognition. 
Self-guided cemetery walking tour. 700 Broadway Street SW, 
Information will be on hand regarding the grant, work and tours. 
Questions? Contact jkgrif@comcast.net 541-967-1941 Free. 

Historic Albany, Oregon; 

Honoring our Past 
through 

Historic Preservation 

"Cumberland Presbyterian 
Church" by Charlotte Miller. 

Friday, May 4 
The Albany Regional Museum First Friday kick-off. l lam-8pm. The 
museum will be open late the first Friday of each month to help appreciate 
the cultural opportunities in Albany. Regular museum hours Tuesday
Friday l lam - 4pm and Saturdays lOam - 2pm. 136 Lyon Street S. 
armuseum.com, (541) 967-7122. Free. 

The Gallery Calapooia First Friday Reception. 6-8pm. Gallery 
Calapooia is located in the historic Flinn Block, 1887 French Second 
Empire style on 1st Avenue in Albany. The 19th century building has a 
beautiful cast iron facade and a spacious ,_ . ~ .. 
interior with old brick walls, making it a 
wonderful setting to view fine art. 222 W. 
1st Ave. 541-971-5701. Regular gallery 
hours: Tuesday-Saturday, 1 lam-6pm. 
Free. 

Albany Wine Walk in Historic 
Downtown Albany 4pm to 8pm with 
over 20 wineries participating. Enjoy 
tasting along with the ambiance and 
atmosphere of beautiful Historic 
Downtown Albany. Sponsored by the 
Albany Rotary Club (541) 928-0911 
albanyvisitors.com. $. 

Saturday, May 5 
City of Albany Landmarks 
Commission presents: Albany Unseen 
Guided Walking Tour: 2pm-4pm. Meet 
at the Albany Regional Museum (136 ''The vault" by Charlotte Miiier 
Lyon St S) for an insider' s tour of the 1887 
Commercial Italianate Building. Walk to the 1914 American Renaissance 
US Post Office building for an in-depth tour and then to the 1912 St. 
Francis Hotel designed by Charles Burggraf for discussion and consider 
the potential of these iconic Albany buildings. Space is limited, 
reservations required. Laura LaRoque (541) 917-7640 or email: 
laura.laroque@cityofalbany.net Free. 

Wednesdav, May 9 
The Albany Regional Museum presents History Bites. Brown bag 
lunch series at 12noon. This ongoing series is being offered the 2nd 
Wednesday of each month. Serving light refreshments and you are 
welcome to bring your own lunch. Regular museum hrs. Tues.-Fri. 
l lam-4pm and Sat. 10am-2pm. 136 Lyon Street S. armuseum.com, 
(541) 967-7122 Free. 
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... Wednesday, May 9 continued 
Preservation Awards Presentation at the City Council meeting, 7:15pm, 
Albany City Hall, Council Chambers, 333 Broadalbin Street SW. Questions? 
Please contact Laura LaRoque by phone (541) 917-7640 or e-mail: 
laura.laroque@cityofalbany.net Free. 

Saturday, May 12 
Monteith Historical Society's Historic Interior Home Tour Committee 
presents preservation info during the Albany Farmers' Market, 9a.m. to 
1 p.m. Purchase hand-picked produce, fresh flowers, baked bread, local eggs/ 
meats and more at Albany's old 
fashioned farmers' market. 
Saturdays. 4th & Ellsworth, 
City Hall parking lot. 
locallygrown.org. 

Monteith House Museum Pre
Season Clean-up, 9am-12pm, 518 
2nd Ave SW. the Monteith 
Society will lead volunteers in 
clean up and light maintenance of 
Albany's oldest home. 
12-3pm Open House 
(541) 928-0911. 
Picture: photo circa 1903, courtesy of the 
Monteith Historical Society shows people 
sitting on the front porch of the Monteith . 
House, Albany's first frame house c · 
1849, holding a "This Place Matters" sign. 

Masonic Cemetery Clean-up 9am-12noon, Please bring gloves, kneepads 
(if needed), and other cleaning implements, snacks provided. Volunteer work 
by the Friends of the Albany Masonic Cemetery is made possible by a grant 
from the Oregon Heritage Cemetery Grant Program. 700 Broadway Street 
SW (west end of 6th & 7th Ave SW). If you would like to learn more about 
volunteer opportunities at the Albany Masonic Cemetery, please call Kathy 
Griffiths at 541-967-1941. 

City of Albany Landmarks Commission presents: Window Repair 
Workshop with Chris Gustafson of Vintage Window: 9am-4pm. This \ 
comprehensive class will include how vintage windows work, basic window 
repair techniques and simple maintenance techniques for homeowners. 
Space is limited, reservations required. Laura LaRoque (541) 917-7640 or 
e-mail: laura.laroque@cityofalbany.net Free. 

Historic Albany, Oregon; 
Looking Back, 

Moving Forward. 

... Saturday, May 12, continued 
Albany Regional Museum Presents: 
Albany Streetcar IDstory Tour, lOam, 
1 lam & lpm. 136 Lyon St S. Hop on 
Albany's vintage streetcar with Bill 
Maddy, Albany Regional Museum 
Docent, for a narrated ride on historic 
Albany street car routes, Guests are also 
invited to step inside the museum to see 
the expanded train station among the 
displays. The 1870 arrival of the first 
railroad to Albany is a special story 
and instrumental in the growth of the 
town. Street car seating is limited. 

Old Charlie powers the streetcar at the 
St Charles Hotel. Photo courtesy of the 
Albany Regional Museum. 

Reservations are required for a tour time. Please call to reserve your ticket 
to board. (541) 967-7122. Free. 

Albany Tweed Ride -Don your best tweed cycling attire and join us for a 
leisurely ride through the Albany Historic Districts. Meet at Noon ride 
starts at 12:30. The ride will start in front of the Natty Dresser clothing 
store in Historic Downtown Albany. Prizes will be given for the best 
Dressed Participants (Male & Female) as well as a prize for the favorite 
bicycle. We will ride past many lovely historic homes and stop for 
refreshments, before cycling on to the Deluxe Brewing Company's Vintage 
Bicycle Show where you can enjoy a cool libation, or two (no Host bar), 
while exploring the bicycle parts swap meet and see the winners of the 
bike show. This is a FREE event, please let us know if you plan to attend 
so we can have the right amount ofrefreshments on hand. 541-248-3561 
https://www.facebook.com/events/2316628107 43925/ 

5th Annual Albany Vintage Bicycle Show presented by Deluxe 
Brewing Co. lpm-5pm. 635 NE Water Ave. Register online: 
deluxebrewing.com. View a collection of interesting, rare, and memorable 
vintage bicycles and vote for your favorite to win the People's Choice 
Award. 2018 Categories: Best Original Condition, Best Restored 
Condition, Best Custom Build, Best BMX (Freestyle or Race), Most 
Unique/Rare Bicycle. AU Ages Welcome in the main brewery area. 
Tasting room open to 21 +.non-alcoholic drinks are available for purchase 
and there will be a local Food Truck on site. albanybikeshow@gmail.com 
Free Admission. 

Wednesday, May 16 
Historic Downtown Walking Tour of 1st Ave. 7:30pm Meet at Burkhart 
Square (Lyon and First Ave). Learn about Albany's historic architecture & 
history. Sponsored by the Natty Dresser (541) 248-3561 
monteithhouse.org. Free - donations can be made to the Monteith 
Historical Society. 
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Hyde, Laura 

From: 
Sent: 

Betsy Penson <betsy@heritagemall.com> 
Friday, April 27, 2018 3:24 PM 

To: 
Cc: 
Subject: 

Hi Laura, 

Hyde, Laura 
scott. pierson@woodcastle.com 
RE: TL T Advisory Committee 

I'm writing to let you know that I am resigning from the TLT Committee. Today is my last day at Heritage Mall. It has 
been a pleasure working with the committee and I look forward to seeing the new web-sites and other initiatives funded 
by the TLT. 

Betsy Penson, CSM/CMD 
Property Manager 
Heritage Mall 
1895 14th Avenue SE 
Albany, OR 97322 
www.HeritageMall.com 
0: 541.967.8238 
C: 541.979.6430 

From: Hyde, Laura <Laura.Hyde@cityofalbany.net> 
Sent: Friday, June 02, 2017 4:31 PM 
To: Betsy Penson <bpenson @vintagerealestate.com> 
Subject: RE: TLT Advisory Committee 

Thank you, Betsy, for pages 1 & 2. Could you please also complete page 3 (attached) and return. 

Laura Hyde 
Phone: 541-917-7508 
FA){: 5-11-917-7511 
Email: laura.h •derG.icityo/albanv.net 

From: Betsy Penson [mailto:bpenson@vintagerealestate.com] 
Sent: Friday, June 2, 2017 4:01 PM 
To: Hyde, Laura 
Subject: RE: TLT Advisory Committee 

Laura, 
My application is attached. Have a great weekend. Sun! VAY! 

Betsy Penson 
Heritage Mall, General Manager/Marketing Director 

Vintage Real Estate, LLC. Corporate Director of Marketing 
'1895 14th Avenue S.E 

Albany, OR 97322 
email: Bpenson@VintageRealestate.com 
Phone: 541.967.8238 Ext. 204 
Cell: 541-979-6430 
www.heritagemall.com 

1 
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MEMO 

TO: Albany City Council 

VIA: Peter Troedsson, City Manager 

FROM: Jeanna Yeager, Finance Director 

DATE: May 1, 2018, for the May 9, 2018, City Council Meeting 

SUBJECT: Extension of Economic Improvement District in Downtown Albany 

Action Requested: 

Conduct a public hearing and, if the council decides to move forward, conduct a second public hearing on 

June 13, 2018, during the City Council meeting to consider the formation and extension of the Economic 
Improvement District (EID) in downtown Albany. 

Discussion: 

On April 25, 2018, the City Council adopted Resolution No. 6689, (Attachment A) setting public hearings for 
May 9, 2018, and June 13, 2018, to discuss the formation and extension of a five-year EID in the downtown 
area as shown on (Exhibit A). The current EID will expire on June 30, 2018, and the new district would be 
established for July 1, 2018, throughJune 30, 2023. 

Property owners who object to the EID must provide the City with written notice that they want to be excluded 
from the district. If the City receives written objections from owners of property upon which less than 33 
percent of the total assessments are levied, the district may be established. All written and signed objections 
must be received by June 13, 2018, the day of the second public hearing. 

Budget Impact: 

City of Albany staff time is included in the current budget, such as GIS map and block preparation; calculation 
of assessment amount per property; mailings to property owners; and billings and collections. 

JLY:dv 
Attachments 2 

c: Lise Grato, Albany Downtown Association Executive Director 

Oscar Hult, Albany Downtown Association President 
Denise Valentino, Accounting Specialist 

cityofalbany.net 
" 'i-}' 'i ' ~ - ' )~) 
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Attachment A 

RESOLUTION NO 6689 

A RESOLUTION SETTING PUBLIC HEARINGS FOR TIIE PURPOSE OF CONSIDERING A 
DOWNTOWN VOLUNTARY ECONOMIC IMPROVEMENT DISTRICT 

WHEREAS, it is the intention of the Albany City Council to consider a voluntary Economic Improvement 
District in the downtown district as of July 1, 2018, and 

WHEREAS, ORS 223 112-223 132 establishes requirements for implementing an Economic Improvement 
District; and 

WHEREAS, two public hearings will be held to receive approval of, or objections to, the proposed 
assessments; and 

WHEREAS, two public hearings shall be scheduled for the purpose of considering an Economic 
Improvement District. 

NOW, THEREFORE, BE IT RESOLVED, by the Albany City Council that public hearings on the matter 
of establishing an Economic Improvement District (as shown on Exhibit A) for the period beginning 
July 1, 2018, and expiring on June 30, 2023, will be held by the Albany City Council on May 9, 2018, and 
June 13, 2018 

BE IT FURTHER RESOLVED that the City of Albany shall give notice of the hearing and of the proposed 
assessments by mailing or personally delivering to the owner of each lot to be assessed a notice stating the 
amount of the assessment proposed on the property 

DATED AND EFFECTIVE TIIlS 25TII DAY OF APRIL 2018. 

ATTEST 
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A Economic Improvement District · 2018 

Exhibit A 
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Community Development Department 
333 Broadalbin Street SW, P.O. Box 490 
Albany, OR 97321 

Phone: 541-917-7550 Facsimile: 541-917-7598 
www.cityofalbany.net 

STAFF REPORT 
Tentative Subdivision (SD-05-17) and Site Plan Review for Tree Felling (SP-14-17) 

Pheasant Run; a 147-Lot Clustered Subdivision 
 

   
HEARING BODY City Council  
HEARING DATE Wednesday, May 9, 2018  
HEARING TIME 7:15 p.m.  
HEARING LOCATION Albany City Hall Council Chambers, 333 Broadalbin Street SW 

 
SUMMARY 
 
The Subdivision Tentative Plat for Pheasant Run proposes to divide a 47.5-acre parcel of land into 147 residential 
single-family lots in four phases together with a Site Plan Review to remove 20 trees and create six open space 
tracts for riparian corridor, tree protection, and wetland preservation using cluster development standards.  The 
Pheasant Run Subdivision is a Type III application; therefore, a public hearing is required to consider the request.  
The property is zoned Single Family Residential (RS-10) and is located on two vacant parcels west of Crocker 
Lane and north of Dover Avenue (Attachment A).   
 
The approval criteria for this clustered subdivision application are found in the following sections of the Albany 
Development Code: The Land Division standards of 11.180, Hillside Development standards of 6.170, the Cluster 
Development standards in 11.440, and Tree Felling standards in 9.208(2).  These criteria must be satisfied to 
approve this application.  The property owner is the Victor L. Wright Trust; and the applicant is Damon Kluck, of 
Hayden Homes in Redmond, Oregon; and the applicant’s representatives are David Karr, an engineer with AKS 
Engineering and Forestry of Keizer, Oregon; and Joey Shearer, a planner with AKS Engineering and Forestry of 
Tualatin, Oregon.  Staff recommends the City Council approve the subject land use applications with conditions 
outlined in this report.  
 
APPLICATION REVIEW PROCESS 

Subdivision Application:  The proposed development includes residential single-family subdivision lots and open 
space tracts.  A Subdivision application is required to divide the property into lots and tracts. 
 
Subdivisions are reviewed in two steps.  The first step is the Tentative Plat application.  The Tentative Plat 
application is the application reviewed in this staff report.  The Subdivision Tentative Plat for Pheasant Run 
proposes to divide a 47.5-acre parcel of land into 147 residential single-family lots. 
   
Typically, decisions on Tentative Plat applications include conditions of approval such as requirements to 
construct public infrastructure like sewer and water lines.  When the conditions of approval are met, the Final Plat 
is submitted to the City for approval. 
 
Cluster Development:  The subdivision is proposed using Cluster Development standards.  The purpose of the 
cluster development standards is to allow development of properties while protecting natural features on the 
property.   
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Site Plan Review Application:  Albany Development Code (ADC) Section 9.207 requires Site Plan Review 
approval for the felling of five or more trees larger than 25 inches in circumference (approximately eight inches in 
diameter) on a lot or property in contiguous single ownership in excess of 20,000 square feet in any zone.  The 
proposed Pheasant Run phased and clustered subdivision is located on about 47.5 gross acres.  The applicant 
submitted a Site Plan Review application to remove 20 trees larger than 8 inches in diameter to construct the 
development, while retaining 13 trees in open space tracts. 
 
Hillside Development Review:  The Hillside Development overlay district (/HD) is intended to regulate the 
development of potentially hazardous terrain, minimize public and private losses due to earth movement hazards 
in specified areas, and minimize erosion and related environmental damage.  It is not the intent of Hillside 
Development standards to transfer density within a development. 
 
The Hillside Development standards apply to any property proposed for development that has slopes of 12 
percent or greater as shown on Plate 7 of the Albany Comprehensive Plan.  Where Plate 7 shows that there are 
slopes 12 percent or greater on a property, the applicant may choose to submit a topographic survey prepared and 
stamped by a licensed surveyor or civil engineer showing two-foot contour intervals for the entire site.  If the 
applicant chooses to submit survey information, and the survey indicates that the property does not contain slopes 
12 percent or greater, the Hillside Development standards will not apply. 
 
Hillside Development is reviewed as part of the land division and is therefore required with this application. 
 
The applicant’s written findings for these applications along with the tentative subdivision site plans are included 
as Attachments “E” and “F” in this staff report. 
 
APPLICATION INFORMATION 
 
DATE OF REPORT:  May 2, 2018 

STAFF REPORT PREPARED BY: David Martineau, Planner III 

APPLICATION: Land Division (Tentative Subdivision Plat) for a 147-lot residential 
clustered subdivision with Hillside Development review (Type III); Site 
Plan Review to remove 20 trees to accommodate development   

REVIEW BODY: City Council 

PROPERTY OWNER: Victor L. Wright Trust; 3440 Scott Avenue NE; Albany, OR 97322 

APPLICANT: James Limerick, Hayden Homes; 2464 SW Glacier Place, Suite 100; 
Redmond, OR 97756 

APPLICANT REPRESENTATIVES: 1) David Karr, AKS Engineering & Forestry; 4300 Cherry Avenue NE; 
Keizer, OR 97303; and  

2) Joey Shearer, AKS Engineering & Forestry; 12965 SW Herman 
Road, Ste. 100; Tualatin, OR 97062 

PROPERTY LOCATION: Address unassigned, site is located west of Crocker Lane and north of 
Dover Avenue 

MAP/TAX LOT: Benton County Assessor’s Map No. 10S-04W-35, Tax Lot 100; & 
10S-04W-36, Tax Lot 1000 
  

ZONING: RS-10 (Residential Single Family) District 
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TOTAL LAND AREA: 47.5 gross acres, with a net lot area of 23.56 acres.  Land area for the 
natural area open space and storm water detention tracts totals 15.52 
acres, and right-of-way dedications total 8.42 acres. 

EXISTING LAND USE: The subject property is currently vacant except for agricultural 
activities.   

NEIGHBORHOOD: North Albany 

SURROUNDING ZONING: North: Single Family Residential (RS-10) 
South: Single Family Residential (RS-10) 
East: Single Family Residential (RS-10) 
West: Medium Density Residential (RM); Single Family 

Residential (RS-5 & RS-6.5) 

SURROUNDING USES: North: Residential-single family dwellings  
South: Residential-single family dwellings and lots 
East: Residential-single family dwellings and lots 
West: Residential-single family dwellings and lots; Wetland 

mitigation area  

PRIOR HISTORY: This property was annexed to the City of Albany in 1991 with the 
North Albany annexation (File AN-05-91).   Property Line Adjustment 
to add land from abutting south and east properties (LA-03-05) was 
approved in 2005.   There are no other previous land use applications or 
approvals on file for this property.  

 
NEIGHBORHOOD MEETING 
 
The applicant held a neighborhood meeting for the proposed Pheasant Run Subdivision project on 
March 22, 2017, at 6:00 p.m., in the cafeteria at Oak Grove Elementary School, located at 1500 NW Oak Grove 
Drive, in Albany.  The applicant prepared and sent notice of the neighborhood meeting 14 days in advance to all 
owners of property located within 1,000 feet of the proposed subdivision.  According to the meeting signup sheet, 
62 people attended, including a planner from the City.  David Karr and Joey Shearer from AKS Engineering & 
Forestry, and Eric Peterson, of Hayden Homes, represented the applicant.   
 
Joey Shearer summarized the proposed development and discussed street connections, lot sizes and configuration, 
zoning, and wetlands.  The subdivision would be built out in four phases, from east to west, then south.  About 40 
lots would be developed in each phase.  Although the overall site was over 47 acres, only about 25 acres would be 
developed as buildable lots; the rest of the land dedicated to roads, stormwater detention and wetlands.  Clustered 
development allows flexibility for wetland protection in exchange for smaller lot sizes.  Lot sizes will average 
7,000 square feet.   
 
Audience questions centered on concerns about impacts to property values and livability.  Several people voiced 
concerns about traffic volumes on North Albany Road and NW Gibson Hill Road.  People asked which streets 
would be extended and whether the developer was proposing narrow local streets.  The applicant explained that a 
traffic study would be completed to forecast the impact of the clustered subdivision on the City’s transportation 
network.  Local streets will be constructed in accordance with the Development Code; narrow streets were not 
being proposed.  New streets and sidewalks will improve pedestrian access throughout the development and 
adjacent neighborhoods.  Some in the audience expressed concern over the removal of several, large white oak 
trees located on the property.  The developers indicated that some trees would need to be removed, but the 
clustered subdivision would set aside 12.28 acres of designated open space that would be permanently protected.  
Street trees were also proposed throughout the development.  A summary of this meeting including attendance 
signup sheets are attached to this staff report (Attachment B). 
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NOTICE INFORMATION 
 
On April 16, 2018, a Notice of Public Hearing was mailed to all property owners within 1,000 feet of the parcel 
and to the North Albany Neighborhood Association (NANA) in accordance with ADC 1.360, together with local, 
state, and federal agencies with jurisdiction (Attachment C).  The site was posted in three places (the south end of 
Grandview Drive at the northern property line; at the foot of the driveway to the residence along Crocker Lane; 
and along a pullout on the north side of Dover Avenue, at the southern property line) on April 18, 2018, in 
accordance with Section 1.410 of the Albany Development Code.  Eleven written comments were received after 
the Planning Commission decision on March 19 and Tuesday, May 1, 2018.  Any comments received following 
completion of this staff report will be presented under separate cover in advance of the public hearing, which is 
scheduled for Wednesday, May 9, 2018, at 7:15 p.m.   
 
APPEAL 
 
Within five days of the City Council’s final decision on this application, the Community Development Director 
will provide written notice of decision to the applicant and any other parties entitled to notice. 
 
A decision of the City Council may be appealed by persons with standing to the Land Use Board of Appeals 
(LUBA) by filing a notice of intent to appeal to LUBA not more than 21 days after the decision becomes final. 
 
STAFF ANALYSIS  
Tentative Subdivision Plat Review  
 
ADC 11.180 includes the following review criteria, which must be met for the tentative subdivision plat to be 
approved.  Code criteria are written in bold italics and are followed by findings, conclusions, and conditions, 
where conditions are necessary to meet the review criteria.  
 
Criterion (1) The proposal meets the development standards of the underlying zoning district, and applicable 
lot and block standards of this Section. 
 
FINDINGS OF FACT 
 
1.1 The underlying zoning district of the subject property is Residential Single Family (RS-10).  The 

applicant proposes a cluster development in a Residential Single-Family (RS-10) zone.  Standards for 
cluster development are found in ADC Article-11- Land Divisions and Planned Developments.  RS-10 
zoning district is intended primarily for lower density single family residential development.  The average 
minimum lot size in this zone is 10,000 square feet.  The applicant proposes to develop a 147-lot 
subdivision on 47.5 gross acres of land.  Proposed lot size ranges from 4,114 square feet to 15,575 square 
feet, with an average lot size of 6,982 square feet; an amount 30 percent less than the average minimum 
lot size.  Per ADC 3.200, up to 50 percent of detached single-family lots may be up to 30 percent smaller 
than the base lot size standard (10,000 sq. ft.).  In a clustered subdivision, development standards in 
Table 11-2 of ADC 11.495 supersede the same standards in ADC 3.190, Table 1.  Per this table, the 
allowable number of dwelling units per gross acre in the RS-10 zone is four (4) units.  As a result, the 
number of allowable lots in the RS-10 district based on 47.5 gross acres is 190.  The applicant proposes to 
create 147 single family lots. 
 

1.2 Compliance with development standards will occur through the Building Permit review process.  
Maximum lot coverage in the RS-10 district is 50 percent; however, per ADC Table 11-2: Allowable 
dwelling units in density ranges per zone, the maximum lot coverage allowed in a cluster subdivision 
increases to 70 percent.  Lot coverage for single-family detached development only includes the area of 
the lot covered by buildings or structures.   
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1.3 In any single-family residential land division, lots and blocks shall conform to standards listed in ADC 
11.090 and other applicable provisions in the Code.  Standards relevant to this proposed land division are 
addressed below. 

 
1.4 ADC 11.090(1) states that lots must be arranged such that there will be no foreseeable difficulties, for 

reason of topography or other condition, in securing building permits to build on all proposed lots in 
compliance with the requirements of the Code.  There are no foreseeable difficulties in securing building 
permits to build on all proposed lots. 

 
1.5 According to ADC 11.090(2), when lots are more than double the minimum area designated by the 

zoning district, those lots must be arranged to allow further subdivision and the opening of future streets 
where it would be necessary to serve potential lots.  An urban conversion plan may be required in 
conjunction with submittal of tentative subdivision or partition plat.  None of the proposed lots will be 
more than double the minimum area designated by the zoning district; therefore, an urban conversion plan 
will not be required. 

 
1.6 ADC 11.090(3) states that double frontage lots shall be avoided except when necessary to provide 

separation of residential developments from streets of collector or arterial street status or to overcome 
specific disadvantages of topography and/or orientation.  The tentative subdivision plat shows two lots 
that are double-frontage: Lots 111 and 112.  Each lot abuts Crocker Lane NW, a collector street, but will 
take access from local “Street A.”  Therefore, this criterion is met. 

 
1.7 ADC 11.090(4) states that side yards of a lot shall run at right angles to the street the property faces, 

except that on a curved street the side property line shall be radial to the curve.  The tentative phased 
subdivision plans show side yards will run at right angles to the street as far as practicable.  This standard 
is met. 

 
1.8 According to ADC 11.090(5), block dimensions shall be determined by existing street and development 

patterns, connectivity needs, topography, and adequate lot size.  The average block length shall not 
exceed 600 feet unless adjacent layout or physical conditions justify a greater length.  Block length is 
defined as the distance along a street between the centerline of two intersecting through streets.  Physical 
conditions may include existing development, steep slopes, wetlands, creeks, and mature tree groves.  
With one exception, the tentative phased subdivision plan shows blocks that are less than 600 feet in 
length as measured from centerline to centerline.  One stretch of proposed NW 23rd Avenue has a block 
length of approximately 1,055 feet between intersecting through streets.  The applicant is proposing the 
longer block dimension to preserve one mature Oregon white oak tree. Allowing a longer block length to 
protect the tree, is consistent with ADC 11.090(5), which allows for longer block lengths if necessary to 
accommodate physical conditions of the site, including mature trees.   

  
1.9 ADC 11.090(6) states that off-street pedestrian pathways shall be connected to the street network and 

used to provide pedestrian and bicycle access in situations where a public street connection is not feasible.  
Each lot will have access to a public street that will be constructed to City standards (see Sheet C305; 
Attachment F.27).  These will include sidewalks along both sides of each street.  No off-street pedestrian 
pathways are necessary. 

 
1.10 ADC 11.090(8) and (9) pertain to cul-de-sacs and flag lots, neither of which are proposed.  As such, this 

criterion is not applicable to the proposed subdivision.  
 
1.11 ADC 11.090(10) requires that an arc along the property lines shall be established so that construction of 

the street at maximum allowable width, centered in the right-of-way, shall require not less than a twenty-
foot radius of the curb line at all street intersections.  The applicant’s plans show that the street 
intersections meet the applicable standards. 
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CONCLUSIONS 
 
1.1 The proposal is to develop a 147-lot clustered subdivision in four phases on 47.5 gross acres of land.  Lot 

size ranges from 4,114 square feet to 15,575 square feet, with an average lot size of 6,982 square feet; an 
amount 30 percent less than the average minimum lot size for a conventional subdivision; however, 
minimum average lot sizes may be reduced in clustered subdivisions to provide permanent protections to 
natural or unique features.  As such, it is expected that lots could be developed in accordance with 
applicable development standards as required by ADC 11.090(1) and (2).  

 
1.2 Double frontage lots shall be avoided except when necessary to provide separation of residential 

developments from streets of collector or arterial street status or to overcome specific disadvantages of 
topography and/or orientation.  The tentative subdivision plat shows two lots that are double-frontage: 
Lots 111 and 112.  Each lot abuts Crocker Lane NW, a collector street, but each will take access from 
proposed local “Street A.” 

 
1.3 Consistent with ADC 11.090(2), none of the proposed lots will be more than double the minimum area 

designated by the zoning district. 
 
1.4 The tentative phased subdivision plan shows blocks that are less than 600 feet in length as measured from 

centerline to centerline except for a 1,055-foot block length along proposed NW 23rd Avenue.  This 
exception is consistent with ADC 11.090(5), which contemplates longer block lengths if necessary to 
accommodate physical conditions of the site, including mature trees.   

 
1.5  To the satisfaction of ADC 11.090(8) and (9), the tentative phased subdivision plans do not show any cul-

de-sacs or flag lots. 
 
1.6 The applicant’s plans show that the street intersections meet the applicable standards. 
 
1.7 This criterion is met without conditions. 
 
Criterion (2)  Development of any remainder of property under the same ownership can be accomplished in 
accordance with this Code.  
 
FINDINGS OF FACT 
 
2.1 The property is located west of Crocker Lane, north of Dover Avenue and east of the Benton Woods 

Phase II subdivision; Benton County Assessor’s Map No. 10S-04W-35; Tax Lot 100; and 10S-04W-36; 
Tax Lot 1000.  As of the date on this staff report, the entire property is owned by the Victor L. Wright 
Trust.  It is zoned RS-10 (Single Family Residential), and measures 47.5 acres in size.  The proposed 
clustered subdivision will develop 147 single-family residential lots in four phases together with 
stormwater treatment tracts and right-of-way dedications totaling 34.34 acres, or about 72 percent of the 
gross land area.  After the dedication of the remaining 28 percent (573,066 square feet or 13.16 acres) of 
the gross land area as natural area with this present subdivision proposal in accordance with ADC 11.470, 
there will be no remaining area that could be further subdivided. 

 
2.2 The proposed subdivision will be developed under the Cluster Development standards of ADC Article 11.  

Standards for minimum lot size, width, or depth are waived in a clustered subdivision in exchange for 
protection of natural or other special features of a site.  According to ADC 11.400, it is not the intent of 
cluster development to increase the overall housing density of property above the density that would have 
been allowed in a standard subdivision.  A minimum of 20 percent of the gross acreage of a development 
site must be provided as permanent natural areas. 
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2.3 According to the applicant’s tentative plat, the minimum lot size is 4,114 square feet (Lot 147), and the 
largest is 15,575 square feet (Lot 21).  Site plans show that the average lot size is 6,982 square feet.  The 
total net area of the 147 proposed lots is 1,026,382 square feet (23.56 acres).  There are no lots in the 
subdivision that can be further divided. 

 
CONCLUSIONS 
 
2.1 The proposed clustered subdivision will develop 23.81 acres of the 47.5-acre parcel into 147 lots in four 

phases together with 6.62 acres of right-of-way dedication and 2.35 acres of stormwater detention and 
treatment tracts. 

 
2.2 After dedication of the remaining 25.9 percent (12.28 acres) of the gross land area of the property as a 

permanent natural area under Cluster Development standards, there will be no remainder of property that 
can be subdivided in the future. 

 
2.3 Since there will be no remainder property that could be subdivided in the future, this review criterion is 

satisfied without conditions. 
 
Criterion (3)  Adjoining land can be developed or is provided access that will allow its development in 
accordance with this Code.  
 
FINDINGS OF FACT 
 
3.1 ADC 12.060 requires that development must have frontage on or approved access to a public street 

currently open to traffic. 
 
3.2 This review criterion has been interpreted by the City Council to require only that adjoining land either 

have access, or be provided access, to public streets.   
 
3.3 Section 12.110 of the ADC says that new streets may be required to be located where the City Engineer 

determines that additional access is needed to relieve or avoid access deficiencies on adjacent or nearby 
properties.  The Pheasant Run development will extend 23rd Avenue NW, Essex Avenue NW, 
Grandview Drive NW, Whitmore Drive NW, and Lariat Drive NW in phases and will construct two new 
streets to serve all proposed lots and tracts.  

 
3.4 Property to the North:  There are 15 single-family residential lots that border the subject property to the 

north.  They were created with the Country Villa Subdivision in 1970 and are zoned RS-10.  Access to the 
western-most lot is presently available from Grandview Drive NW; the 14 remaining lots have direct 
access from Robinhood Lane NW.   

 
3.5 Property to the South:  There is a 15-lot subdivision (Skyview 3, File SD-06-05) that borders the 

south-central portion of the subject property.  Ten of the lots directly abut the subject property.  The lots 
currently have access to Dover Avenue by way of North Heights Drive, Essex Avenue and Lariat Street.  
Additional access routes will be provided through the proposed Pheasant Run Subdivision as Essex 
Avenue and Lariat Street will both be extended in a grid-like pattern.  In addition, a two-acre lot borders 
the subject property east of the Skyview 3 development.  That lot has access to Dover Avenue, which 
intersects with Crocker Lane to the east. 

 
3.6 Property to the East:  The subject property abuts Crocker Lane to the east.  There is no adjoining land in 

this vicinity.  
 
3.7 Property to the West:  There are eight (8) residential lots and two open space/wetland mitigation tracts 

that border the subject property to the west.  These lots and tracts are associated with the Benton Woods 
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Phase II development (File PD-01-06 & SD-15-06).  Two of the abutting lots have direct access to 
23rd Avenue NW; five lots have access to Pulver Lane, and one lot has access to Essex Avenue.  
Additional access routes will be provided through the proposed Pheasant Run Subdivision, which will 
extend 23rd Avenue eastward toward Crocker Lane, and Essex Avenue eastward to Lariat Street, which 
will provide alternative routes and will enhance existing access.  

 
CONCLUSIONS 
 
3.1 Access for all lots abutting the subject property have access to existing public streets. 
 
3.2 Existing streets will be extended, and two new streets will be constructed in order to provide access to all 

proposed lots and tracts. 
 
3.3 This review criterion is satisfied. 
 
Criterion (4)  The proposed street plan affords the best economic, safe, and efficient circulation of traffic 
possible under the circumstances.  
 
FINDINGS OF FACT 
 
4.1  The proposed development will subdivide 47.5 acres of land into 147 residential single-family lots and 

ten tracts using cluster development standards.  The development is located on the west side of Crocker 
Lane just north of Dover Avenue. 

 
4.2  The applicant proposes to construct the development in four phases. 
 
4.3  The development has frontage on both Crocker Lane and Dover Avenue. 
 
4.4  Crocker Lane is classified as a major collector street and is under the jurisdiction of Benton County.  The 

street is not improved to city standards.  The road lacks curb, gutter, and sidewalk along the frontage of 
the development.  Pavement width is approximately 36 feet and provides for a single travel lane in each 
direction and six-foot bike lanes.  The existing asphalt is in poor condition, with a depth that varies 
between two inches and three inches and does not meet the minimum structural section required by the 
city for collector streets.   

 
4.5  As the Road Authority for Crocker Lane, Benton County has provided comments on the project in a letter 

dated December 21, 2017 (Attachment D.1 and D.2).  Those comments include a request for construction 
of urban street improvements (curb, gutter, and sidewalk) along the frontage of the site together with 
replacement of a storm drainage culvert across the road near the south end of the site.   

 
4.6  Albany’s Transportation System Plan (TSP) includes an extension of North Albany Road as a minor 

collector street through this site.  The road extension is eligible for Transportation System Development 
Charge credits at up to 15 percent of construction costs. 

 
4.7  Because Crocker Lane is classified as a collector street, Albany’s TSP identifies the typical section for the 

road (project L42) as having: curb, gutter, and sidewalk; a bike lane in each direction; and a single vehicle 
travel lane in each direction.   

 
4.8  Dover Avenue is classified as a local street and is constructed to partial width city standards along the 

frontage of the development.  Pavement width is 24 feet, and the street lacks curb, gutter, and sidewalk 
along the development’s frontage. 
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4.9  Section 12.060 of the Development Code requires all new development to improve public street frontages 
to city standards.  This development has frontage on two streets, Crocker Lane and Dover Avenue, which 
are not yet fully improved to city standards. 

 
4.10  The applicant submitted a Traffic Impact Analysis (TIA) with the application (Attachment G).  The 

analysis was performed by Lancaster Engineering.  The TIA is dated December 22, 2017.  When 
completed the development was projected to generate 1,433 vehicles trips per day, of which 112 would 
occur during the peak AM hour and 149 during the peak PM hour.  Appendices to the full report are 
included in the record and are available under separate cover. 

 
4.11  Albany requires that level of service (LOS) “D” or better be maintained at signalized, all-way stop, and 

roundabout-controlled intersections.  The performance of two-way stop-controlled intersections is 
evaluated based upon the worst-case movement and not the “average” of all movements.  At two-way 
stop-controlled intersections, the City’s minimum performance standard for the worst-case movement is a 
volume to capacity ratio (v/c) of 0.85.   

 
4.12  The performance standard for traffic signals under ODOT jurisdiction is a v/c ratio of 0.95. 
 
4.13  The TIA assumed the development would be built out in year 2022, and in accordance with Albany’s 

Transportation Impact Study Guidelines, also includes a “buildout + 5” analysis for year 2027.  Their 
evaluation included a projection of LOS and v/c for all study intersections. 

 
4.14  Lancaster evaluated the development’s impact on the operation of the following intersections: 

• Grandview Drive at Dover Lane – The intersection is a two-way stop-controlled intersection.  
The worst-case movement at this intersection was projected to operate with a v/c ratio of 0.13 at 
year 2027 with the development.  The intersection meets the City’s performance standard with no 
modification. 

• Grandview Drive at Gibson Hill Road – The intersection is a two-way stop-controlled 
intersection.  The worst-case movement at this intersection was projected to operate with a v/c 
ratio of 0.33 at year 2027 with the development.  The intersection meets the City’s performance 
standard with no modification. 

• Crocker Lane/Gibson Hill Road – The intersection is a two-way stop-controlled intersection.  The 
worst-case movement at this intersection was projected to operate with a v/c ratio of 1.06 at 
buildout of the development at year 2022.  The intersection would not meet the City’s 
performance standard.  Albany’s Transportation System Plan includes a project to construct a 
traffic signal at the intersection.  Design work has begun, and the signal is scheduled for 
construction by the City in year 2019.  With the installation of the signal the intersection is 
projected to operate at LOS B at year 2022. 

• Gibson Hill Road at North Albany Road – The intersection is a roundabout.  The intersection is 
projected to operate at LOS E at year 2022 and LOS F at year 2027 and would not meet the City’s 
performance standard in either year.  The Executive Summary from the Lancaster TIA noted: 
 
“The eastbound approach to the roundabout at the intersection of NW Gibson Hill road and NW 
North Albany Road will approach capacity with the buildout of the subdivision and other 
approved but unbuilt projects in the area. A lack of street connectivity forces a concentration of 
traffic on the eastbound approach.  The proposed subdivision will construct a significant portion 
of the east/west street that is identified in the Transportation System Plan and will eventually 
provide connectivity east to 23rd Street/NW North Albany Road.  With this improved connectivity 
in the future, traffic volumes at the roundabout will be better distributed and intersection 
operation will improve.”   
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• North Albany Road at Quarry Road – The intersection is a two-way stop-controlled intersection.  
The worst-case movement at this intersection was projected to operate with a v/c ratio of 0.41 at 
year 2027 with the development.  The intersection meets the City’s performance standard with no 
modification. 

• North Albany Road at West Thornton Lake Drive – The intersection is controlled by a traffic 
signal and is projected to operate at LOS D at year 2027 with the development.  The intersection 
meets the City’s performance standard with no modification.   

• North Albany Road at Hickory Street – The intersection is controlled by a traffic signal and is 
projected to operate at LOS D at year 2027 with the development.  The intersection meets the 
City’s performance standard with no modification.   

• North Albany Road at Highway 20 – The intersection is controlled by a traffic signal and is under 
ODOT jurisdiction.  The intersection is projected to operate at LOS D with a v/c ratio of 0.90 at 
year 2022 with the development and would meet both City and ODOT performance standards.  
Additional increases in background traffic after 2022 will result in LOS E and a v/c ratio of 0.98 
at year 2027.  The intersection meets City and ODOT performance standards with no 
modification at buildout of the development.   

• Springhill Drive at Highway 20 -  The intersection is controlled by a traffic signal and is under 
ODOT jurisdiction.  The intersection is projected to operate at LOS C with a v/c ratio of 0.98 at 
year 2022 with the development.  That meets the City performance standard and slightly exceeds 
the ODOT standard.  Additional increases in background traffic after 2022 will result in LOS D 
and a v/c ratio of 1.09 at year 2027 and would continue to meet the City standard and exceed the 
ODOT performance standard with no modification at buildout of the development.  Albany’s TSP 
includes a project (I9), that would provide for dual southbound left turns at the intersection and 
result in LOS C and a v/c ratio of 0.92 at year 2035.  The timing of that project is dependent upon 
modifications to Highway 20 that ODOT has not yet scheduled or funded.  

 
4.15  The Lancaster study included an evaluation of Grandview Drive, an existing local street that will connect 

the proposed development to Dover Lane.  Current daily volumes were 630 average daily trips (ADT), 
and were expected to increase to 700 ADT under year 2022 background conditions.  The proposed 
development was projected to add another 750 ADT, for a total of 1,450 at buildout of the development.  
Traffic volumes on Grandview Lane are expected to eventually decrease in the future when Dover Lane is 
extended east and connected to Crocker Lane.   

 
4.16  All local public streets interior to the development are proposed to have a right-of-way width of 54 feet 

and a curb-to-curb width of 30 feet.  That design complies with the design standards for minor local 
streets contained in Section 12.122 of the Development Code. 

 
4.17  The extension of 23rd Avenue as a minor collector street through the site is proposed to have a 

right-of-way width of 60 feet and a curb-to-curb width of 36 feet.  That design complies with the design 
standards for minor collector streets contained in Section 12.120 of the Development Code. 

 
4.18  The development includes several tracts of land that are intended to provide open space and drainage 

functions.  Those tracts do not have future development potential.  Sidewalk will need to be installed 
across the frontage of those tracts with the development’s street improvements in order to avoid the 
creation of gaps in pedestrian facilities. 

 
4.19  Installation of an all-way stop is needed at the intersection of Dover Lane and Grandview Drive to assign 

right-of-way.  
 
4.20  Installation of stop signs will be needed on both Whitmore Drive approaches to Dover Lane to assign 

right-of-way. 
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4.21  In order to assign right-of-way at the new intersection on Crocker Lane, a stop sign will need to be 
installed on the 23rd Avenue approach. 

 
4.22  In order to provide for the safe and efficient circulation of traffic, street name signs are needed on the 

public street system within the proposed development. 
 
4.23  In order to provide for the safe and efficient circulation of traffic during night-time conditions, the 

installation of street lights is needed within the proposed development. 
 
CONCLUSIONS 
 
4.1  The development is a four-phase subdivision that will create 147 single-family lots and ten tracts. 
 
4.2  This development adjoins two existing public streets, Crocker Lane and Dover Lane, which are not 

improved to city design standards.  Section 12.060 of the Development Code requires that all new 
development improve adjoining public street frontages to city standards. 

 
4.3  Albany’s TSP identifies calls for Cocker Lane improvements to include: curb, gutter, and sidewalk; bike 

lanes in each direction; and a single vehicle travel lane in each direction.   
 
4.4  The existing pavement on Crocker Lane does provide for single vehicle travel and bike lanes in each 

direction.  The street’s structural section, however, does not meet city design standards and the road lacks 
curb, gutter, and sidewalk.  In order to comply with city design standards a partial road improvement 
along the developments frontage on the road would need to include: curb, gutter, and sidewalk along the 
west side of the street; and new pavement meeting city design standards wide enough to provide for 
vehicle travel and bike lanes in both directions. 

 
4.5  Dover Lane adjoins the south boundary of the development and is not fully improved to city standards.  It 

is classified as a local street and has a curb-to-curb width of 32 feet to the east and west of this site.  
Construction of curb, gutter, and sidewalk along the north side of the street and installation of pavement 
to match existing would result in a standard street.   

 
4.6  The applicant submitted a traffic study with the application (Attachment G).  The study evaluated the 

impact that traffic generated by the development would have on adjoining local streets and the 
arterial/collector street system in North Albany.  The study concluded that with three exceptions all 
intersections will meet or exceed City performance standards at build out of the project at year 2022.  The 
intersections that would not meet city standards were: 
 
• Crocker Lane/Gibson Hill Road:  In its current configuration as a two-way stop, the intersection 

would not meet City performance standards at buildout of the development in year 2022.  The 
City has, however, begun the process to design a traffic signal at the intersection.  Construction is 
scheduled to occur in year 2019.  With the signal in place, the intersection will meet city 
performance standards. 

• Gibson Hill Road/North Albany Road:  The intersection is a roundabout and is not expected to 
meet city performance standards at buildout of the development in year 2022.  The primary 
problem is high volumes on the eastbound approach due to a lack of street connectivity.  The lack 
of connectivity results high volumes on the eastbound approach, which in turn decrease the 
overall LOS of the intersection.  This development will construct a significant portion of an 
east/west street identified in Albany’s TSP that will result in improved connectivity in the future 
when extended across Crocker Lane and connected to North Albany Road.  There is not a way to 
improve the performance of the roundabout without improved connectivity and distribution.  The 
proposed street plan moves the street system in that direction, and as a result, is the best possible 
outcome under the circumstances.  
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• Springhill Drive/Highway 20:  The intersection is a traffic signal, is under ODOT jurisdiction, 
and is projected to slightly exceed the ODOT performance standard at year 2022 with building of 
the development.  Albany’s TSP includes a project that would add dual southbound left turn lanes 
and allow the intersection to meet ODOT performance standards through year 2035.  ODOT has 
previously indicated, however, that construction of the turn lanes is dependent on modifications 
to Highway 20 that ODOT has not yet scheduled or funded.  Because there is not a way to 
improve the performance of the signal without the highway improvement occurring first, the 
proposed street plan is the best possible under the circumstances. 

 
4.7  All local public streets interior to the development are designed with a right-of-way width of 54 feet and a 

curb-to-curb width of 30 feet.  That design complies with the design standards contained in the 
Development Code. 

 
4.8  As a minor collector street, 23rd Avenue will be extended through the development.  The road has a 

proposed right of way width of 60 feet, and a curb-to-curb width of 36 feet.  That design complies with 
the design standards contained in the Development Code. 

 
4.9  The development includes several tracts of land that are intended to provide open space and drainage 

functions.  Those tracts do not have future development potential.  Sidewalk will need to be installed 
across the frontage of those tracts with the development’s street improvements to avoid the creation of 
gaps in pedestrian facilities. 

 
4.10  Installation of an all way stop is needed at the intersection of Dover Lane and Grandview Drive to assign 

right of way.  
 
4.11  Installation of stop signs will be needed on both Whitmore Drive approaches to Dover Lane to assign 

right of way. 
 
4.12  In order to assign right-of-way at the new intersection on Crocker Lane, a stop sign will need to be 

installed on the 23rd Avenue approach. 
 
4.13  The installation of street name signs and street lights are needed within the development to provide for the 

safe and efficient circulation of traffic. 
 
CONDITIONS (ALL PHASES)  
 
1.  The applicant shall construct to, city standards, all public streets interior to the development.  Interior 

local streets shall have a right-of-way width of 54 feet and a curb-to-curb width of 30 feet.  The 
right-of-way widths and curb-to-curb widths shall be as identified on the Tentative Plat Map. 

 
2.  The applicant shall install public sidewalk with the construction of street improvements along the public 

street frontage of all tracts of land created with the development.  Sidewalk installation along the frontage 
on newly created parcels intended for single family development can be deferred to development of 
individual lots. 

 
3.  Prior to beginning work within Crocker Lane, the applicant shall secure all necessary permits and 

approvals from Benton County. 
 
4.  The applicant shall install street lighting and street name signs to city standards on all public streets 

within the development. 
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PHASE ONE CONDITIONS 
 
5.  The applicant shall construct 23rd Avenue to city standards for a minor collector street.  Right-of-way 

width shall be 60 feet with a curb-to-curb width of 36 feet. 
 
6.  The applicant shall construct Crocker Lane to city standards along the frontage of the development, 

including Tracts B, F, and G.  Improvements shall include: 
• Curb, gutter, and sidewalk along the west side of the road.  The face of the curb shall be located 

17 feet from the centerline of the road for an ultimate curb-to-curb width of 34 feet. 
• Reconstruction of existing pavement from the new curb and gutter to the east edge of pavement to 

meet city standards.  If proposed by the applicant, the City Engineer may consider approval of 
alternate pavement improvements such as an overlay or full depth reclamation that result in an 
equivalent structural section. 

• Construction of pavement transitions north and south of the new curb and gutter to the existing 
west edge of pavement. 

• Installation of striping improvements to city standards on the new pavement that provide for 
11-foot vehicle travel lanes and six-foot bike lanes.  

• Installation of street lights to city standards along the developments frontage on Crocker Lane.  
 
7.  The applicant shall install a stop sign on the 23rd Avenue approach to Crocker Lane. 
 
PHASE TWO CONDITIONS 
 
8.  The applicant shall construct 23rd Avenue to city standards for a minor collector street.  Right-of-way 

width shall be 60 feet with a curb-to-curb width of 36 feet. 
 
9.  The applicant shall improve Dover Street to city standards for a local street along the frontage of this 

phase.  Improvements shall include: 
• Curb, gutter, and sidewalk to city standards along the north side of the street.  Curb shall be 

located to continue the existing 32-foot curb-to-curb width to the east and west of this 
development.  Sidewalk shall be setback from the curb with a six-foot landscape strip unless 
otherwise approved by the City Engineer. 

• Construction of new pavement to city standards between the new curb and gutter and the existing 
north edge of pavement.  

 
10.  The applicant shall install stop signs on both Whitmore Drive approaches to Dover Lane. 
 
PHASE THREE CONDITIONS 
 
11.  The applicant shall construct 23rd Avenue to city standards for a minor collector street.  Right-of-way 

width shall be 60 feet with a curb-to-curb width of 36 feet. 
 
12.  Grandview Drive improvements shall be extended across the frontage of Tract A and B to connect to 

existing street improvements. 
  
PHASE FOUR CONDITIONS 
 
13.  The applicant shall improve Dover Street to city standards for a local street along the frontage of this 

phase.  Improvements shall include: 
• Curb, gutter, and sidewalk to city standards along the north side of the street.  Curb shall be 

located to continue the existing 32-foot curb-to-curb width to the east and west of this 
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development.  Sidewalk shall be setback from the curb with a six-foot landscape strip unless 
otherwise approved by the City Engineer. 

• Construction of new pavement to city standards between the new curb and gutter and the existing 
north edge of pavement.  

 
14. The applicant shall install an all-way stop at the Grandview Drive and Dover Lane intersection. 
 
Criterion (5)  The location and design allows development to be conveniently served by various public 
utilities.  
 
FINDINGS 
 
Sanitary Sewer   
 
5.1  City utility maps show an eight-inch public sanitary sewer main in Crocker Lane and a 15-inch main in 

Dover Avenue.  
 
5.2  ORS 92.090 states that no subdivision plat shall be approved unless sanitary sewer service from an 

approved sewage disposal system is available to the lot line of each and every lot depicted in the proposed 
subdivision plat. 

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

the property is within 300 feet of a public sewer line. 
 
5.4  AMC 10.01.010 (1) states that the objective of the Albany Municipal Code requirements pertaining to 

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

  
5.5  The applicant’s preliminary utility plans (Attachments F.16 – F.19) show the construction of eight-inch 

public sanitary sewer mains within the proposed streets serving the subdivision and individual service 
laterals to each proposed lot.  This preliminary plan appears to be acceptable, but final design details will 
be reviewed and approved as part of the Permit for Private Construction of Public Improvements. 

 
Water 
 
5.6  City utility maps show a 12-inch public water main in Crocker Lane, and eight-inch mains in other public 

streets adjacent to the subject property. 
 
5.7  ORS 92.090 states that no subdivision plat shall be approved unless water service from an approved water 

supply system is available to the lot line of each and every lot depicted in the proposed subdivision plat. 
 
5.8  ADC 12.450 requires that all new development within the City, where appropriate, provide for the 

extension of existing water lines serving surrounding areas. 
 
5.9  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 
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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. 

 
5.10  The applicant’s preliminary utility plans (See Attachments F.16 – F.19) show the construction of 

eight-inch public water mains within the proposed streets serving the subdivision, and individual water 
services to each of the proposed lots.  These new public water mains must be connected to existing mains 
at the perimeter of the subject property where necessary to enhance fire flows and provide system 
looping.  This preliminary plan appears to be acceptable, but final design details will be reviewed and 
approved as part of the Permit for Private Construction of Public Improvements. 

 
Storm Drainage 
 
5.11  City utility maps show a 15-inch public storm drainage main in Dover Avenue and drainage channels in 

the southeast corner of the site and the northern portion of the site.   
 
5.12  It is the property owner’s responsibility to ensure that any proposed grading, fill, excavation, or other site 

work does not negatively impact drainage patterns to or from adjacent properties.  In some situations, the 
applicant may propose private drainage systems to address potential negative impacts to surrounding 
properties.  Private drainage systems that include piping will require the applicant to obtain a plumbing 
permit from the Building Division prior to construction.  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. 

 
5.13  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 area, whether 
inside or outside of the development, as specified in the City’s storm drainage facility plan or separate 
storm drainage studies. 

 
5.14  ADC 12.560 states that where it is anticipated by the City Engineer, the additional run-off resulting from 

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

 
5.15  AMC 12.45.030 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, and the 
creation of more than three residential lots. 

 
5.16  AMC 12.45.130 requires: 
  
 (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. 
 
5.17  The applicant’s preliminary storm drainage plans (Attachments F.16 – F.20) show public storm drainage 

collection system improvements within the proposed street system to serve the subdivision.  All storm 
water runoff from the subdivision is shown discharging to a variety of storm water detention and water 
quality facilities.  After treatment in these facilities, the storm water will flow into the drainage way along 
the northern portion of the site where runoff has historically flowed to the east in existing drainage 
channels. 

 

31



5.18 The proposed storm water system plans for storm water collection, detention, and storm water quality 
have been reviewed by the City’s Public Works Department and have been deemed generally acceptable.  
Final design details will be reviewed and approved as part of the Permit for Private Construction of Public 
Improvements and post-construction stormwater quality permit. 

 
Storm Drainage Culvert 
 
5.19  The Benton County Public Works Road Department has inspected the culvert which crosses Crocker 

Lane east of proposed Tract G and found that the “culvert has reached the end of its design life,” (see 
Attachment D.1 and D.2).      

 
5.20  Benton County will require the applicant design and build the culvert replacement through a Benton 

County Public Works permit.  Both Benton County and the City of Albany will require the replacement 
culvert be capable of accommodating the runoff from a 100-year storm, assuming that the upstream 
drainage area is fully developed.   

 
5.21  The existing culvert was designed to accept drainage from an open roadside ditch.  To improve Crocker 

Lane to City Standards across the frontage of the subject property, the existing culvert must be replaced 
with a new culvert which can accommodate curb, gutter, and sidewalk across the frontage of the property.   

 
Fire Protection 

5.22 Street names need to be approved at the time of the Final Plat. 
 
5.23 Residential developments/projects of one- or two-family dwellings where the number of dwellings 

exceeds 30 shall be provided with at least two (2) means of fire apparatus access.  These access points 
shall be remotely separated by at least half the length of the maximum overall diagonal dimension of the 
property or area served. (OFC Appendix D107.1). 

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

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

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

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

proposed building(s) to be constructed. 
 

Additionally, the maximum spacing for fire hydrants for this project shall be 500 feet designed so that no 
portion along any of the circulating access roads is greater than 250 feet from a fire hydrant.  Each public 
fire hydrant shall be capable of supplying a minimum of 1,500 gallons per minute (gpm) at a minimum of 
20 pounds per square inch (psi) as a single point flow.  These will be made conditions of approval. 

 
CONCLUSIONS 

5.1  Public utilities (sanitary sewer, water, storm drainage) must be constructed to serve the proposed 
subdivision.  These utilities must be installed according to City standards and codes.  A Permit for Private 
Construction of Public Improvements must be obtained by the developer before beginning work on public 
infrastructure improvements.  

 
5.2  Each proposed lot in the subdivision must be provided a sanitary sewer lateral and water service to the lot 

lines before the final plat will be approved by the City.  All applicable permits must be obtained, and all 
associated fees for those permits must be paid prior to approval of the final plat by the City. 
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5.3  The applicant’s preliminary storm water collection and storm water quality proposals have been reviewed 
by the City’s Public Works Department and appear to be acceptable, based on the submitted drainage 
report.  

 
5.4  While the proposed preliminary utility plans appear to be generally acceptable, final design details will be 

determined in conjunction with the required Public Works permits for this work. 
 
5.5 The existing culvert beneath Crocker Lane must be replaced with a new culvert that will accommodate 

the run-off from a 100-year storm event. 
 
5.6 Fire Services can adequately serve the proposed development when conditions of approval are met. 
 
CONDITIONS 
 
15.  Prior to final plat approval, the applicant shall construct or financially secure, in accordance with 

ADC 12.590 – 12.610, all required public utility improvements to serve all lots in the subdivision.  While 
the applicant’s preliminary utility plans appear to be generally acceptable, final design details will be 
reviewed as part of the required Permit for Private Construction of Public Improvements.    

 
16.  Before the City will approve the final subdivision plat, the applicant must obtain a storm water quality 

permit from the Public Works Department and provide storm water quality facilities for the proposed 
subdivision in accordance with City standards and codes.  Final design details for these facilities must be 
reviewed and approved by the City’s Public Works Department before beginning construction of the 
improvements. 

 
17.  The applicant shall replace the existing culvert which fronts Tract G and crosses Crocker Lane.  The new 

culvert must accommodate the run-off from a 100-year storm from a fully developed upstream drainage 
area.  The replacement culvert must accommodate curb, gutter, and sidewalk improvements to Crocker 
Lane. 

 
18.  The applicant must obtain a permit from Benton County Public Works for the design and construction of 

the replacement culvert.   
 
19.  Two streets need to be named (see Sheet C052).  Street A (which runs N-S) shall have a suffix of 

“Street.”  Street B (which runs E-W) shall have a suffix of “Avenue.”  Street names need to be approved 
by the Fire Department at the time of the Final Plat.   

 
20. The maximum spacing for fire hydrants for this project shall be 500 feet and designed so that no portion 

along any of the circulating access roads is greater than 250 feet from a fire hydrant.  Each public fire 
hydrant shall be capable of supplying a minimum of 1,500 gallons per minute (gpm) at a minimum of 20 
pounds per square inch (psi) as a single point flow. 

 
Criterion (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 
 
Hillside Development 
 
6.1 Comprehensive Plan Plate 7: Slopes, shows that portions of the property that will be divided have steep 

slopes of 12 percent or greater.  The elevations on the property range from 282 feet to 242 feet.  The 
property slopes generally from the northwest corner at the highest point downward toward the southeast 
corner of the site.  The City’s contour map shows that the northeast side of the property has slopes that 
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average 12 to 25 percent.  According to Section 6.180 of the Albany Development Code, Hillside 
Development standards apply to any property proposed for development that has slopes of 12 percent or 
greater.  Slopes steeper than 12 percent appear to be located on the north side of proposed Lots 1-11, and 
the east side of Lots 111 and 112. 

 
6.2 ADC 6.170 through 6.230 includes Hillside Development standards.  ADC 6.180 states that the Hillside 

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

 
6.3 ADC 6.170 states the purpose of the Hillside Development district is to regulate the development of 

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

 
6.4 ADC 6.190 states that Hillside Development is reviewed as part of the land division application process 

as a Type III procedure.  The Type III process requires a public hearing (ADC 1.360).  A public hearing 
on this application will be held on March 5, 2018. 

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

certified engineering geologist or a licensed civil engineer, licensed in the specialty of geotechnical 
engineering with the State of Oregon.  The applicant submitted the “Geotechnical Foundation 
Investigation for the Crocker Lane Subdivision,” prepared by Ronald J. Derrick, of Branch Engineering, 
Inc., dated January 5, 2017.  The Geotechnical Investigation is stamped by Ronald J. Derrick, a registered 
professional engineer with a specialty in geotechnical engineering (Attachment H).  Appendices to the full 
report are included in the record and are available under separate cover. 

 
6.6 ADC 6.200 states the report must identify the following: 
 

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

 
The Geotechnical Investigation concludes that the site is suitable for the proposed development provided 
that its recommendations are followed.  With regards to specific lots having slopes 12 percent and greater 
(Lots 1 – 11, 111 and 112), there was no indication of slope instability according to a supplemental memo 
dated January 3, 2018 (Attachment I). 
 
(2) Area(s) suitable for building and describe how slopes will be stabilized. 
 
The Geotechnical Investigation recommends the following: 
 

• Earthwork shall be performed in general accordance with the standard of practice as generally 
described in Chapter 18 of the 2014 Oregon Structural Specialty Code. 

 
• That the areas of the proposed improvements be stripped of vegetation, organic soils, and other 

deleterious material.  Based on site information, it is anticipated that six to 12 inches of surficial 
material would need to be stripped until inorganic silty sand is encountered. 

 
• Prior to placing fill or foundation concrete forms, exposed native subgrade materials shall be 

proof-rolled using a loaded, tandem-axle dump truck.  Areas yielding more than one and a half 
inches shall be scarified and re-compacted, or otherwise improved at the discretion and direction 
of the Geotechnical Engineer. 
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• On-site soils shall not be used as fill under building pads or paved areas without specific approval 
of the Geotechnical Engineer.  Use of on-site soil as structural fill may require moisture 
conditioning, specific compaction equipment, and near full-time observation and testing to 
achieve compaction standards. 

 
More specific details are provided in the ‘Conclusions & Recommendations’ section of the report, 
beginning on Page 6.  A condition of approval of the subdivision will be that the recommendations be 
followed for subdivision construction. 
 
(3) Suitable building footprint(s) for development on each lot. 
 
Proposed Lots 1 – 11, 111 and 112 are partially located on slopes that are 12 percent or greater.  The 
Supplemental Geotechnical Investigation Information memo states that although building pads are not 
expected to extend into slope areas, if they do, then additional excavation to suitable subgrade may be 
required for footing placement and at least five (5) feet of horizontal support between the edge of footing 
and competent face of slope shall be maintained.      
 
(4) Any requirements that must be met from the time construction begins to the time construction 

is completed. 
 
The Recommendations in the Geotechnical Investigation list requirements that must be met from the time 
construction begins to the time construction is completed. 
 
(5) Any requirements that must be met after construction is completed (e.g., maintenance 

requirements for continued slope stabilization). 
 
If it is determined that there are requirements such as slope stabilization that must be met after 
construction, they can be addressed through conditions of approval with the Erosion Prevention and 
Sediment Control (EPSC) permit issued by the City. 

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

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

 
6.8 ADC 6.220 requires that “Street grades shall generally be 12 percent or less.  Grades on Arterial or 

Collector streets must be no more than 6 percent and 10 percent respectively (see Section 12.210).  Street 
grades of up to 15 percent may be permitted for a distance of no more than 200 feet.  No intersections are 
permitted where street grades exceed 12 percent.  Where practical, streets must be contoured to hillside 
areas in order to minimize environmental and scenic disruption.  Driveways must have a grade of 15 
percent or less, unless the Public Works Director approves a greater slope.”  Based on application 
materials, staff has determined that the steepest street grade on the property is 23rd Avenue NW, west of 
its intersection with Crocker Lane.  It has a slope of about seven percent. 

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

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

 
6.10 Article 6: Floodplains.  Comprehensive Plan Plate 5: Floodplains, does not show a 100-year floodplain 

on this property.  FEMA/FIRM Community Panel No. 41043C-0195H, dated December 8, 2016, shows 
that this property is in Zone X, an area determined to be outside any 500-year floodplain. 
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6.11 Article 6: Wetlands. Comprehensive Plan Plate 6:  This property was included in the “North Albany 

Local Wetlands Inventory.”  The Local Wetlands Inventory shows one large locally significant wetland 
area located on portions of the property’s north side.  This wetland is protected by a 50-foot Riparian 
Corridor Overlay.  No development is proposed within the significant wetland or the riparian overlay.  
Other wetlands encumber the site, most notably on the west side of the property and southeast side.  
These wetlands are not considered locally significant. 

 
The Department of State Lands (DSL) and the US Army Corps of Engineers have jurisdiction over the 
approval of delineations and mitigation of waters of the state, which include wetlands.  The City notified 
DSL of this subdivision application on July 17, 2017, when the subdivision application was being 
reviewed.  DSL responded on August 10, 2017, and indicated that a wetland delineation study would be 
required prior to site development and that the delineation report should be submitted to DSL for review 
and approval.  Additionally, a permit may be required by the US Army Corps of Engineers.  This letter 
was forwarded to the applicant’s representative and a copy is attached to this staff report (Attachment D.3 
and D.4).  A wetland delineation was completed by the applicant for the site and concurrence was 
obtained from DSL on August 7, 2017 (see Attachment J).   
 

6.12 Article 6: Natural Resource Overlays.  Crocker Creek traverses the north side of the property and lies 
entirely within the significant wetland.  The Riparian Corridor Overlay boundary extends horizontally 50 
feet upland from the edge of the delineated wetland boundaries.  According to the Natural Resource Site 
Assessment submitted by the applicant, the condition of the Riparian Corridor Overlay was determined to 
be in “degraded” quality, as defined in Table 6-2 of ADC Section 6.410(5).  “Degraded” quality is 
described as “Less vegetation and canopy coverage than “marginal” quality, and/or greater than 10 
percent coverage of any non-native species.”  The Assessment notes that the site is characterized by 
non-native Himalayan blackberry and non-native agricultural crop.  Tree canopy coverage was less than 
25 percent and non-native invasive vegetation species was greater than 10 percent.  The proposed 
subdivision will avoid encroaching into the significant wetland and the riparian corridor. 

 
 The project design is following Cluster Development procedures outlined in Sections 11.400 through 

11.520 of Albany Development Code with the intention to protect natural resources from development as 
designated Permanent Natural Areas.  The riparian corridor and significant wetland, along with a non-
significant wetland delineated in the southeast portion of the site, will be contained in separate tracts, 
protected from development.  All natural area tracts will follow Section 11.480, Protection of Permanent 
Natural Areas.  Overall, 12.28 acres of the site’s total 47.5 acres is proposed to be preserved as open 
space natural areas.  The applicant proposes to enhance the riparian corridor to good quality to meet 
Section 11.460 of the Albany Development Code (see Natural Resource Site Assessment Report and 
Riparian Corridor Enhancement Plan in Attachment K).  All wetland impacts will require approval from 
DSL and the Corps.  Wetland impacts will be mitigated for through the purchase of wetland mitigation 
bank credits.   

 
6.13  Article 4: Airport Approach.  According to Figure 4-1 of the Albany Development Code, the subject 

property is not located within the Airport Approach District. 
 
6.14 Article 7: Historic Districts.  Comprehensive Plan Plate 9:  Historic Districts shows the property is not in 

a historic district.  There are no known archaeological sites on the property. 
 
CONCLUSIONS 
 
6.1 Portions of the property have steep slopes of 12 to 25 percent.  ADC Section 6.180 states that the Hillside 

Development standards apply to any property proposed for development that has slopes of 12 percent or 
greater as shown on Plate 7 of the Albany Comprehensive Plan.  The Hillside Development standards 
apply to the proposed subdivision. 
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6.2 The applicant submitted the “Geotechnical Foundation Investigation for the Crocker Lane Subdivision,” 
prepared by Ronald J. Derrick, of Branch Engineering, Inc., dated January 5, 2017. 

 
6.3 A condition of approval of the subdivision will require that the recommendations contained in the 

geotechnical report are followed for subdivision construction. 
 
6.4 There are no regulatory floodplains on the subject property, according to FEMA/FIRM Community Panel 

No. 41043C-0195H, dated December 8, 2016. 
 
6.5 A wetland delineation was completed by the applicant for the site and concurrence was obtained from 

DSL on August 7, 2017. 
 
6.6 The property is not located within the Airport Approach District. 
 
6.7 There are no known historical or archaeological sites on the property. 
 
6.8 This criterion is met with the following conditions: 
 
CONDITIONS 
 
21. At the time of issuance of building permits or prior to setback and footing inspections, the developer shall 

provide a letter of approval to specialinspections@cityofalbany.net from a qualified engineer registered in 
Oregon which stipulates that the “excavated site” complies with the recommendations in the Geotechnical 
Investigation prepared by Ronald J. Derrick, PE, GE, of Branch Engineering, Inc., dated January 5, 2017, 
and the Supplemental Geotechnical Investigation Letter, dated January 3, 2018.  

 
22. All recommendations of the “Geotechnical Foundation Investigation for the Crocker Lane Subdivision,” 

prepared by Ronald J. Derrick, of Branch Engineering, Inc., dated January 5, 2017 and the Supplemental 
Geotechnical Investigation Letter, dated January 3, 2018 shall be followed during all phases of 
subdivision construction. 

 
23. Prior to any ground disturbing activity, a grading permit shall be obtained from the City of Albany Public 

Works Department if more than 50 cubic yards of material are to be excavated or filled on slopes steeper 
than 12 percent. 

 
STAFF ANALYSIS 
Cluster Development Review Standards 
 
The review standards for Cluster Development from ADC 11.440 are listed in bold italics below, followed by 
findings, conclusions, and conditions, where conditions are necessary to meet the standards. 
 
Criterion (1)  The proposed development meets all of the requirements for cluster development.  
 
FINDINGS OF FACT 
 
CD 1.1 To be eligible to apply for a cluster development, it must meet requirements listed in ADC 11.410: 
 

(1) Residential Zoning.  The site must be located in a residential zoning district. 
(2) Natural or Other Special Features.  The site must contain one or more of the features listed in Section 11.460. 
(3) Professional Designer.  An applicant for cluster development approval must certify in writing that a 

certified landscape architect, site planner, or landscape designer, approved by the Director, will be 
used in the planning and design process for the proposed development. 
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The subject property is zoned RS-10 in its entirety.  Portions of the subject property are located within the 
Riparian Corridor (/RC) and Significant Wetland (/SW) overlay districts.  A wetland delineation has been 
performed and is reflected on the Tentative Subdivision plans (see Attachment F.9 and Attachment J).  
The project team for the Pheasant Run Subdivision includes a certified landscape architect, land use 
planner, civil engineers, and natural resource specialists, according to the applicant’s narrative. 

 
CONCLUSIONS 
 
CD 1.1 The proposed development meets all eligibility requirements for a cluster development. 
 
CD 1.2 This review criterion is met without conditions. 
 
Criterion (2)  The proposed development preserves natural or unique features that normally would not be 
either preserved or restored under conventional development standards.  
 
FINDINGS OF FACT 
 
CD 2.1 According to ADC Section 11.450, cluster developments must provide a minimum of 20 percent of the 

site as permanent natural areas.  Land designated as Open Space on the Comprehensive Plan or Zoning 
maps may not be used to fulfill this requirement.  There is no Open Space designation found in the 
Comprehensive Plan or on the Zoning map for this property.   

 
CD 2.2 Consistent with 11.450, the applicant proposes 12.28 acres of designated natural area open space, which 

amounts to 25.9 percent of the total property.   
 
CD 2.3 ADC 11.460 sets a priority order for which natural areas should be designated in cluster developments.  

Proposed designated open space tracts (Tracts A, B, G, and H) are shown on the Tentative Plat 
(Attachment F.9 and Attachments F.10 – F.13).  Tracts “A” and “B” are along the northern portions of 
property and will provide an undeveloped, protected area between the proposed lots and the abutting 
existing development to the north separated only by the extension of Grandview Drive NW.  Combined, 
the two tracts total 29,697 square feet (0.68 acres) and 419,095 square feet (9.62 acres) in area.  Tract “B” 
includes the full extent of the site’s Significant Wetlands overlay and the abutting Riparian Corridor 
overlay.  Tract “G” is located in the southeast corner of the Tentative Plat, abutting Crocker Lane and 
measures about 30,129 square feet (0.69 acres) in area.  Tract “H” is 55,959 square feet (1.28 acres) in 
area and is located on the west side of the property south of 23rd Avenue NW extended.  Restoration of a 
Riparian Corridor overlay to good quality is a second priority for natural area designation and 
preservation of good quality Significant Wetland is considered a third priority for natural area 
designation, according to ADC 11.460(2) & (3).  Tracts “G” and “H” both contain wetlands; however, 
they are not considered locally significant.  Preservation of these wetlands qualify for natural area 
designation under the third priority.  To the extent these wetlands are associated with wetlands and 
drainage patterns on the site or on adjacent lands, they qualify under the fourth priority by providing a 
network of interconnected open space corridors and continuity of adjacent open space corridors, 
consistent with ADC 11.460(4). 

 
CD 2.3 The entire property is zoned RS-10, and Tracts A, G and H could be developed into single-family lots 

under conventional development standards; however, the developer intends to dedicate these portions of 
property as permanent open space. 

 
CD 2.4 ADC Section 11.470(1) addresses creation of permanent natural areas and lists several ways natural areas 

in a cluster development may be set aside and managed: 

(a) Portions of one or more individual lots;  
(b) Common ownership by residents of the development;  
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(c) Third party (non-profit organization) whose primary purpose is to hold or manage the open space, 
subject to a reversionary clause in the event of dissolution of the non-profit organization; or 

(d) Dedicated to City of Albany, if the City agrees to accept ownership and maintain the space. 
 
 The applicant proposes to place the open space dedication under common ownership of the subdivision 

through the administrative oversight of a future homeowner’s association.   
 
CD 2.5 ADC Section 11.470(2) requires open space to be subject to restrictive covenants and easements reviewed 

by the Community Development Director and recorded and filed when the subdivision plat for the project 
area is recorded.  Except when allowed in 11.480, an easement shall include permanent provisions 
prohibiting the placement of structures or impervious surfaces, alteration of the ground contours, or any 
other activity or use inconsistent with the purpose of these provisions.  The requirements of ADC Section 
11.470(2) will be a condition of approval of the subdivision (Condition 24). 

 
CD 2.6 The protection of permanent natural areas is addressed in ADC Section 11.480(1) through (6).  In 

summary, development may not encroach into permanent natural areas except for a few specific reasons 
such as to meet transportation or utility infrastructure requirements, or to provide bike or walking trails 
that connect to existing proposed parks or trails or to areas zoned Open Space.  Additionally, site 
alterations such as grading may be authorized for wetland or wildlife habitat protection.  Fencing in or 
around natural areas is only permitted if it is consistent with the expressed purpose of the natural areas.  
ADC Section 11.480(6) states that provisions must be established to ensure the continued maintenance of 
areas designated as natural areas through Cluster Development.  Condition of approval 24 is proposed to 
ensure proposed permanent natural areas comply with requirements in ADC 11.480. 

 
CD 2.7 ADC Section 11.490 states that permitted uses allowed within cluster developments outside the 

permanent natural areas are determined by the underlying zoning.  On sites greater than 20 acres, up to 20 
percent of the housing units in the RS-10 district may be attached single-family or condominium housing.  
The applicant is not proposing to construct attached single family or condominium housing, however, 
they could be constructed without further land use review within the proposed subdivision if all 
applicable standards are met, including density limits.   

 
CD 2.8 The number of allowable dwelling units is based on the density range for the zone as specified in a table 

in ADC 11.495.  The maximum number of dwelling units per gross acre in the RS-10 zone is four (4).  
The minimum front setback can be reduced from 20 feet to 15 feet except when lots are adjacent to 
existing development on the same side of the street, in which case the setback shall be within five feet of 
the adjacent house(s) setback(s).  The subject property is 47.5 acres in size.  Based on maximum 
allowable density of four units per acre, up to 190 lots could be developed.  However, a total of 147 
single-family, detached dwelling units are proposed, which will result in an overall density of 3.09 units 
per acre.  Future lot owners will be able to take advantage of reduced front yard setbacks from 20 feet to 
15 feet and construct improvements up to 70 percent of the lot coverage. 

 
CD 2.9 According to ADC Section 11.500(1)(b), when the proposed cluster development abuts developed 

property in the same residential zoning district as the proposed cluster development, the size of lots on the 
perimeter of the cluster development shall be at least 70 percent of the standard minimum lot size of the 
underlying zoning district.  The existing zoning on the north and south side of the proposed development 
is RS-10; the existing zoning on the west side of the proposed development is RS-6.5 near the southwest 
corner; RS-5 directly west, and RM near the northwest corner (Attachment A – zoning map).  According 
to ADC Section 11.500(2)(a), perimeter lot compatibility standards do not apply when perimeter lots are 
adjacent to land that is zoned for higher density housing.  All three zoning districts abutting the subject 
property to the west are zoned for higher density housing; therefore, perimeter lot compatibility does not 
apply to proposed lots along the western boundary.  No perimeter lots are proposed along the northern 
border of the site.  Except for the extension of a 54-foot wide street (Grandview Drive NW) and natural 
area tracts measuring at least 60 feet in width, there will be no residential lots abutting lots to the north in 
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the Country Villa Subdivision.  Along the southern perimeter of the proposed Pheasant Run Subdivision, 
all proposed lots abutting lots in the Skyview 3 Subdivision are at least 7,000 square feet in area, or 70 
percent of the standard minimum lot size in the RS-10 zone (see Attachments F.10 – F.13).  As such, lots 
in this area of the proposed subdivision meet perimeter lot compatibility standards.  

 
CONCLUSIONS 
 
CD 2.1 The proposed cluster development will develop the property while protecting 12.28 acres of designated 

open space areas located within the Riparian Corridor and Significant Wetland Overlay Districts. 
 
CD 2.2 The proposed development proposes dedication of open space on portions of property that could 

otherwise be developed as single-family lots under conventional development standards, or contains 
natural features not otherwise restored to good quality. 

 
CD 2.3 The proposed cluster development will dedicate 25.9 percent of the gross land area as open space.  This 

exceeds the minimum 20 percent requirement. 
 
CD 2.4 The applicant will place the open space dedication under common ownership of the subdivision through 

the oversight of a homeowner’s association. 
 
CD 2.5 The open space dedication shall be subject to restrictive covenants and easements, which will be recorded 

and filed when the first phase of the subdivision plat is recorded. 
 
CD 2.6 A maximum of 147 residential single-family detached lots are proposed.  This will result in an overall 

density of 3.09 units per acre. 
 
CD 2.7 Perimeter lot compatibility standards do not apply when perimeter lots are adjacent to land that is zoned 

for higher density housing.  All three zoning districts abutting the subject property to the west are zoned 
for higher density housing; therefore, perimeter lot compatibility does not apply to those proposed lots 
along the western boundary. 

 
CD 2.8 No perimeter lots are proposed in Pheasant Run along the northern border.  Along the southern perimeter 

of the proposed Pheasant Run Subdivision, all proposed lots abutting lots in the Skyview 3 Subdivision 
are at least 7,000 square feet in area, or 70 percent of the standard minimum lot size in the RS-10 zone 

 
CD 2.9 This review criterion can be met with the following condition:  
 
CONDITION 
 
24. Dedicated open space tracts (Tracts A, B, G & H on the preliminary plat) shall be subject to restrictive 

covenants and easements reviewed by the Community Development Director and recorded and filed at 
the time that the first phase of the subdivision plat is recorded.  The easement shall include permanent 
provisions prohibiting the placement of structures or impervious surfaces, alteration of the ground 
contours, or any other activity or use inconsistent with the purpose of these provisions.  The final plat for 
each phase of development shall include a note that prohibits any changes to the provisions without the 
approval of the City of Albany Community Development Department. 
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STAFF ANALYSIS 
Site Plan Review for Tree Felling 
SP-14-17 
 
Per ADC Section 9.207, a Site Plan Review Tree Felling permit is required to remove 5 or more trees larger than 
25-inches in circumference (approximately 8-inches diameter) on a lot or property in contiguous single-ownership 
larger than 20,000 sq. ft. in any zone.  The applicant originally proposed to remove 22 trees with circumferences 
larger than 25 inches. Following the direction of the ADC, the applicant submitted a Site Plan Review Tree 
Felling application.  
 
During the public hearing, in apparent response public testimony expressing concern regarding the removal of the 
proposed trees, the applicant revised the tentative plat to preserve two additional trees and remove 20 trees with 
circumferences greater than 25 inches. Staff analysis found that the proposal satisfied the applicable Tree Felling 
criteria and recommended that the Planning Commission approve the Tree Felling application. The Planning 
Commission reached a different conclusion and denied the application.  
 
During the Planning Commission public hearing, and in their appeal to the City Council, the applicant raised the 
issue that the Tree Felling criteria were not clear and objective, and applying them would be inconsistent with 
State “needed housing” provisions. Specifically, ORS 197.307(4), states that 
 
…a local government may adopt and apply only clear and objective standards, conditions and procedures 
regulating the development of housing, including needed housing.  The standards, conditions and procedures: 
 
(a) May include, but are not limited to, one or more provisions regulating the density or height of a development. 

      
(b) May not have the effect, either in themselves or cumulatively, of discouraging needed housing through 
unreasonable cost or delay. 
 
Tree Felling criteria are provided below. Staff concurs with the applicant that the Tree Felling criteria 9.208(2)(a-
c) are not clear and objective and applying them in this instance on a subdivision for needed housing would be 
inconsistent with State law. Criterion 4 does not apply because the trees proposed for removal are not within a 
Significant Natural Resource Overlay District. As such, no analysis of the application’s conformance with these 
criteria is provided.  If the City Council reaches the same conclusion, staff recommends that the Tree Felling 
application, which was submitted as required by the ADC be approved.  If the Council determines the Tree 
Felling criteria are clear and objective, findings should be made during deliberations as to the proposal’s 
compliance with them.  
 
TREE FELLING CRITERIA - (ADC 9.208(2)) 
 
(a) It is necessary to fell tree(s) in order to construct proposed improvements in accordance with an 

approved site plan review or conditional use review, or to otherwise utilize the applicant’s property in a 
manner consistent with its zoning, this code, applicable plans adopted by the City Council, or a logging 
permit issued by the Oregon Department of Forestry; 

 
(b)  The proposed felling is consistent with State standards, City ordinances, and the proposed felling does 

not negatively impact the environmental quality of the area, including but not limited to: the protection 
of nearby trees and windbreaks; wildlife; erosion; soil retention and stability; volume of surface runoff 
and water quality of streams; scenic quality, and geological sites; 

 
(c) The uniqueness, size, maturity, structure, and historic value of the trees have been considered and all 

other options for tree preservation have been exhausted. The Director may require that trees 
determined to be unique in species, size, maturity, structure, or historic values are preserved; 
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(d) Tree felling in Significant Natural Resource Overlay Districts meets the applicable requirements in 
Article 6; 

 
FINDINGS OF FACT AND CONCLUSIONS 
As noted above, analysis of the Tree Felling review criteria in ADC 9.208(2)(a-c) is not provided, because those 
criteria are inconsistent with State law. Criterion d does not apply because trees in Significant Natural Resource 
Overlays Districts are not proposed to be removed.  To ensure work associated with the application is carried out 
as proposed, the following conditions of approval are recommended. 
 
CONDITIONS 
 
25. In the event proposed development does not take place, the 20 trees proposed for removal shall not be 

removed without separate approval for tree felling not associated with development, using criteria listed 
in ADC 9.208(3).  

 
26.  Only the trees identified for removal on the Tree Exhibit shall be removed, except that trees identified as 

51180 (41” DBH) and 51177 (63” DBH) located in Tracts I and J, respectively, shall be preserved 
(Attachment F.8 / Sheet C020 and Attachment P.13). All other trees shall be preserved according to the 
methods prescribed in the tree protection specifications listed in ADC 9.208(5).    

 
27. The applicant must comply with all approved measures of the Erosion Prevention and Sediment Control 

(EPSC) permit during any tree felling activities and subsequent development on the site.   
 
28. It shall be the applicant’s responsibility to ensure the proposed tree removal, including the timing of 

removal, complies with the Federal Migratory Bird Act. The Federal Migratory Bird Act prohibits the 
taking, harming, or moving of any migratory birds, eggs, or nests. 

 
OVERALL CONCLUSION 
 
This report reviews and evaluates a land division application, submitted by James Limerick on behalf of Hayden 
Homes, for conformance with the Albany Development Code (ADC).  As proposed and conditioned, the 
application for a 147-lot clustered phased residential subdivision satisfies all the applicable review criteria as 
outlined in this report. 

 
OPTIONS FOR THE CITY COUNCIL 

The City Council has three options with respect to the subject application: 
 
Option 1:    Approve; 
 
Option 2:    Approve with Conditions; or 
 
Option 3:    Deny 
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STAFF RECOMMENDATION 
 
Based on the analysis in this report, staff recommends the City Council pursue Option 2 and approve the 
application with the conditions of approval provided below. 
 
Motion: 
 
Based on the staff recommendation, the following motion is suggested: 
 
I move that the City Council approve land use applications SD-05-17 and SP-14-17, as conditioned in the May 2, 
2018, staff report to the City Council.  This motion is based on the findings and conclusions in the staff report, 
and the findings in support of the applications made by the City Council during deliberations on this matter.  
 
Conditions of Approval: 
 
General 
 

• Development shall occur consistent with the plans and narrative submitted by the applicant, or as 
modified by conditions of approval, and shall comply with all applicable state, federal and local laws.   

 
Transportation Conditions (All Phases) 
 
1.  The applicant shall construct to city standards all public streets interior to the development.  Interior local 

streets shall have a right-of-way width of 54 feet and a curb-to-curb width of 30 feet.  The right-of-way 
widths and curb-to-curb widths shall be as identified on the Tentative Plat Map. 

 
2.  The applicant shall install public sidewalk with the construction of street improvements along the public 

street frontage of all tracts of land created with the development.  Sidewalk installation along the frontage 
on newly created parcels intended for single family development can be deferred to development of 
individual lots. 

 
3.  Prior to beginning work within Crocker Lane, the applicant shall secure all necessary permits and 

approvals from Benton County. 
 
4.  The applicant shall install street lighting and street name signs to city standards on all public streets 

within the development. 
 
Transportation Phase One Conditions 
 
5.  The applicant shall construct 23rd Avenue to city standards for a minor collector street.  Right-of-way 

width shall be 60 feet with a curb-to-curb width of 36 feet. 
 
6.  The applicant shall construct Crocker Lane to city standards along the frontage of the development, 

including Tracts B, F, and G.  Improvements shall include: 
• Curb, gutter, and sidewalk along the west side of the road.  The face of the curb shall be located 

17 feet from the centerline of the road for an ultimate curb-to-curb width of 34 feet. 
• Reconstruction of existing pavement from the new curb and gutter to the east edge of pavement to 

meet city standards.  If proposed by the applicant, the City Engineer may consider approval of 
alternate pavement improvements such as an overlay or full depth reclamation that result in an 
equivalent structural section. 

• Construction of pavement transitions north and south of the new curb and gutter to the existing 
west edge of pavement. 
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• Installation of striping improvements to city standards on the new pavement that provide for 
11-foot vehicle travel lanes and six-foot bike lanes.  

• Installation of street lights to city standards along the developments frontage on Crocker Lane.  
 
7.  The applicant shall install a stop sign on the 23rd Avenue approach to Crocker Lane. 
 
Transportation Phase Two Conditions 
 
8.  The applicant shall construct 23rd Avenue to city standards for a minor collector street.   Right-of-way 

width shall be 60 feet with a curb-to-curb width of 36 feet. 
 
9.  The applicant shall improve Dover Street to city standards for a local street along the frontage of this 

phase.  Improvements shall include: 
• Curb, gutter, and sidewalk to city standards along the north side of the street.  Curb shall be 

located to continue the existing 32-foot curb-to-curb width to the east and west of this 
development.  Sidewalk shall be setback from the curb with a six-foot landscape strip unless 
otherwise approved by the City Engineer. 

• Construction of new pavement to city standards between the new curb and gutter and the existing 
north edge of pavement.  

 
10.  The applicant shall install stop signs on both Whitmore Drive approaches to Dover Lane. 
 
Transportation Phase Three Conditions 
 
11.  The applicant shall construct 23rd Avenue to city standards for a minor collector street.  Right-of-way 

width shall be 60 feet with a curb-to-curb width of 36 feet. 
 
12.  Grandview Drive improvements shall be extended across the frontage of Tract A and B to connect to 

existing street improvements.  
 
Transportation Phase Four Conditions 
 
13.  The applicant shall improve Dover Street to city standards for a local street along the frontage of this 

phase.  Improvements shall include: 
• Curb, gutter, and sidewalk to city standards along the north side of the street.  Curb shall be 

located to continue the existing 32-foot curb to curb width to the east and west of this 
development.  Sidewalk shall be setback from the curb with a six-foot landscape strip unless 
otherwise approved by the City Engineer. 

• Construction of new pavement to city standards between the new curb and gutter and the existing 
north edge of pavement.  

 
14. The applicant shall install an all-way stop at the Grandview Drive and Dover Lane intersection. 
 
Utilities 
 
15.  Before the City will approve the final subdivision plat, the applicant must construct public utility 

improvements to serve all the lots in the proposed subdivision.  While the applicant’s preliminary utility 
plans appear to be generally acceptable, final design details will be reviewed as part of the required 
Permit for Private Construction of Public Improvements.  Alternatively, the applicant may receive 
subdivision approval by providing financial assurances for this work, in a form acceptable to the City 
Attorney.  
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16.  Before the City will approve the final subdivision plat, the applicant must obtain a storm water quality 
permit from the Public Works Department and provide storm water quality facilities for the proposed 
subdivision in accordance with City standards and codes.  Final design details for these facilities must be 
reviewed and approved by the City’s Public Works Department before beginning construction of the 
improvements. 

 
Drainage Culvert 
 
17.  The applicant shall replace the existing culvert which fronts Tract G and crosses Crocker Lane.  The new 

culvert must accommodate the run-off from a 100-year storm from a fully developed upstream drainage 
area.  The replacement culvert must accommodate curb, gutter, and sidewalk improvements to Crocker 
Lane. 

 
18.  The applicant must obtain a permit from Benton County Public Works for the design and construction of 

the replacement culvert.   
 
Fire Services 
 
19.  Two streets need to be named (see Sheet C052).  Street A (which runs N-S) shall have a suffix of 

“Street.”  Street B (which runs E-W) shall have a suffix of “Avenue.”  Street names need to be approved 
by the Fire Department at the time of the Final Plat.   

 
20. The maximum spacing for fire hydrants for this project shall be 500 feet and designed so that no portion 

along any of the circulating access roads is greater than 250 feet from a fire hydrant.  Each public fire 
hydrant shall be capable of supplying a minimum of 1,500 gallons per minute (gpm) at a minimum of 20 
pounds per square inch (psi) as a single point flow. 

 
Hillside Development 
 
21. At the time of issuance of building permits or prior to setback and footing inspections, the developer shall 

provide a letter of approval to specialinspections@cityofalbany.net from a qualified engineer registered in 
Oregon which stipulates that the “excavated site” complies with the recommendations in the Geotechnical 
Investigation prepared by Ronald J. Derrick, PE, GE, of Branch Engineering, Inc., dated January 5, 2017, 
and the Supplemental Geotechnical Investigation Letter, dated January 3, 2018.  

 
22. All recommendations of the “Geotechnical Foundation Investigation for the Crocker Lane Subdivision,” 

prepared by Ronald J. Derrick, of Branch Engineering, Inc., dated January 5, 2017, and the Supplemental 
Geotechnical Investigation Letter, dated January 3, 2018, shall be followed during all phases of 
subdivision construction. 

 
23. A grading permit shall be obtained from the City of Albany Public Works Department if more than 50 

cubic yards of material are to be excavated or filled on slopes steeper than 12 percent. 
 
Clustered Development 
 
24. Dedicated open space tracts (Tracts A, B, G & H on the preliminary plat) shall be subject to restrictive 

covenants and easements reviewed by the Community Development Director and recorded and filed at 
the time that the first phase of the subdivision plat is recorded.  The easement shall include permanent 
provisions prohibiting the placement of structures or impervious surfaces, alteration of the ground 
contours, or any other activity or use inconsistent with the purpose of these provisions.  The final plat for 
each phase of development shall include a note that prohibits any changes to the provisions without the 
approval of the City of Albany Community Development Department. 
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Tree Felling 
 
25. In the event proposed development does not take place, the 20 trees proposed for removal shall not be 

removed without separate approval for tree felling not associated with development, using criteria listed 
in ADC 9.208(3).  

 
26.  Only the trees identified for removal on the Tree Exhibit shall be removed, except that trees identified as 

51180 (41” DBH) and 51177 (63” DBH) located in Tracts I and J, respectively, shall be preserved 
(Attachment F.8 / Sheet C020 and Attachment P.13). All other trees shall be preserved according to the 
methods prescribed in the tree protection specifications listed in ADC 9.208(5).    

 
27. The applicant must comply with all approved measures of the Erosion Prevention and Sediment Control 

(EPSC) permit during any tree felling activities and subsequent development on the site.   
 
28. It shall be the applicant’s responsibility to ensure the proposed tree removal, including the timing of 

removal, is in compliance with the Federal Migratory Bird Act. 
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 L.1 – L.3 Report by Bruce R. Baldwin, AKS Engineering & Forestry, LLC 
 L.4  Tree Removal Site Plan 

M City Forester Comments  
 M.1  Comments received from Rick Barnett on July 31, 2017 
 M.2  Additional comments received from Rick Barnett on November 3, 2017 

N Written Testimony Received Between March 20 and May 1, 2018 

O Notice of City Council Public Hearing dated April 16, 2018 

P Appeal Materials Submitted by Applicant 

1 Full report is included in the record and is available under separate cover. 
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ACRONYMS  
ADA  Americans with Disabilities Act 
ADC  Albany Development Code 
ADT  Average Daily Trips 
AMC  Albany Municipal Code 
AN  Annexation File Designation 
CD  Clustered Development 
DSL  Department of State Lands 
EPSC  Erosion Prevention and Sediment Control Permit 
FEMA  Federal Emergency Management Agency 
FIRM  Flood Insurance Rate Map 
GPM  Gallons per Minute 
/HD  Hillside Development Overlay 
LA  Lot Line Adjustment File Designation 
LOS  Level of Service 
MSL  Mean Sea Level 
NANA  North Albany Neighborhood Association 
NAVD 1988 North American Vertical Datum of 1988*  
NGVD 1929 National Geodetic Vertical Datum of 1929* 
ODF  Oregon Department of Forestry 
ODOT  Oregon Department of Transportation 
ORS  Oregon Revised Statute 
PD  Planned Development File Designation 
PSI  Pounds per Square Inch 
/RC  Riparian Corridor Overlay 
RM  Residential Medium Density Zoning District 
RS-5  Single Family Residential Zoning District-5,000 sq. ft. 
RS-6.5  Single Family Residential Zoning District-6,500 sq. ft. 
RS-10  Single Family Residential Zoning District-10,000 sq. ft. 
SD  Subdivision File Designation 
SP  Site Plan Review File Designation 
/SW  Significant Wetland Overlay 
TIA  Traffic Impact Analysis 
TSP  Transportation System Plan 
USACE U.S. Army Corps of Engineers 
V/C  Volume to Capacity 
 
*The conversion factor from NGVD 1929 to NAVD 1988 in Albany is +3.38 feet. 

48



RS-10

RM

RS-5

RS-6.5

Cr
oc

ke
r L

n.

Sk
y l in

e D
r.

Squire St.

La
ura

 Vi
sta

 D
r.

Su
nn

y L
n.

Robinhood Ln.

23rd Ave.

19th Ave.

Gr
an

d v
iew

Dr
.

Cr
itte

nd
en

 Lp
.

Essex Ave.

Be
eh

oll
ow

 Ln
.

Cluster Oak Ave.

20th Lp.

Fis
he

r L
p.

Wh
itm

ore
 D

r.

Dover Ave.

Br
ian

na
 St

.

18th Ave.

Re
d O

ak
 St

.

Sq
uir

e P
l.

Meadow Wood Dr.

Kin
gs

ton
 W

ay

17th Ave.

White Oak Ave.

Pu
lve

r L
n.

Flame Tree
Ln.

Persimmon Way
Persimmon Way

Gr
an

dv
iew

 D
r.

Su
nn

y L
n.

La
ura

 Vi
sta

 D
r.

Dover Ave.

Pu
l ve

r L
n.

Proposed Pheasant Run Subdivision
The City of Albany's Infrastructure records, drawings, and other documents
have been gathered over many decades, using differing standards for
quality control, documentation, and verification. All of the data provided
represents current information in a readily available format. While the data
provided is generally believed to be accurate, occasionally it proves to be
incorrect; thus its accuracy is not warranted. Prior to making any property
purchases or other investments based in full or in part upon the material
provided, it is specifically advised that you independently field verify the ¯ Planning Division

City of Albany - 333 Broadalbin St. SW, Albany, Oregon 97321 (541) 917- 7550
0 225 450 675 900112.5

Feet

July 17, 2017

Gibson Hill Rd.

Subject Properties
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Neighborhood Meeting Report 
Pheasant Run Subdivision 

 

Meeting Date:   6:00 PM, March 22, 2017  
Location:   Oak Grove Elementary School, 1500 NW Oak Grove Drive, Albany, OR 

 
In preparation for the submission of a land use application for a subdivision of the subject property, 

the applicant conducted a neighborhood meeting in accordance with applicable City requirements. 
Citizens within a 1,000-foot radius of the site were invited to attend the meeting with a mailed 

neighborhood meeting notice. David Karr and Joey Shearer from AKS Engineering & Forestry and Eric 
Peterson from Hayden Homes were present. David Martineau, Lead Current Planner for the City of 
Albany was also in attendance. The meeting began with a presentation by Joey Shearer, during which 
the subject site, zoning, wetlands, lot configuration, and street connections were discussed. A general 

description of the application and review process were provided. Sign-in sheets and business cards 
were provided for the attendees, and 62 attendees signed in.  
 

Following the presentation, attendees were invited to ask questions and/or provide general 
comments about the project. The audience steered the discussion around the following topics: 

 

• Property values 

• Livability 

• Quality of home construction 

• Home prices 

• Zoning and density 
• Wetlands and natural resources 

• Oak trees 

• Open space and amenities 

• Classroom size in area schools 

• Pedestrian pathways 

• Narrow local streets 

• Extension of local streets 

• Extension of North Albany Road 

• Traffic on North Albany Road 
• Traffic on NW Gibson Hill Road 

• Wait times at intersections 

• Stormwater runoff 

 
David Martineau answered certain questions related to process, City codes, zoning, and 

transportation. The applicant’s consultants took questions for nearly two hours at the neighborhood 
meeting, as well as answered email correspondence from 5 households prior to and immediately 

after. 
 
Following the meeting, the applicant considered the comments provided by the neighbors , and 
subsequently reduced the number of lots and increased the amount of land dedicated as 
permanent natural area. The intent of these changes is to mitigate the potential impacts on 
surrounding properties while protecting existing, on-site resources. The applicant also initiated a 
traffic study to forecast the impact of the planned subdivision on the surrounding transportation 
system. The traffic study is included with the subdivision application.  
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Many of the concerns and problems raised by neighbors – including existing congestion, objections to 
current zoning, and opposition to existing provisions in the Albany Development Code – were outside 
the scope of the planned subdivision or otherwise did not relate to the applicable decision criteria. The 
applicant’s team explained that a wetland delineation was in process, they intended to comply with all 
of the applicable provisions of the Albany Development Code, and they did not intend to change the 
existing zoning or request variances to any development standards. 

 
The applicant also looked at adding pedestrian paths to the dedicated natural areas. City staff 

indicated that would conflict with the Albany Development Code. Furthermore, there is a lack of 
pedestrian pathways abutting the subject property, which precludes the establishment of a connected 

network. On the other hand, the numerous local street improvements planned across the project will 
include sidewalks that will greatly improve pedestrian access and connections throughout the area. 
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COMMUNITY DEVELOPMENT DEPARTMENT 
333 Broadalbin Street SW, P.O. Box 490 
Albany, OR 97321 

Phone: (541) 917-7550  Fax: (541) 917-7598 
www.cityofalbany.net 

NOTICE OF PUBLIC HEARING 

HEARING BODY Planning Commission   
HEARING DATE Monday, March 5, 2018  
HEARING TIME 5:15 p.m.  
HEARING LOCATION Albany City Hall Council Chambers, 333 Broadalbin Street SW 

   
GENERAL INFORMATION   

DATE OF NOTICE: February 12, 2018 

FILES: SD-05-17 & SP-14-17 

TYPE OF APPLICATION: Land Division (Tentative Subdivision Plat) for a 148-lot residential clustered 
subdivision (Type III); Site Plan Review to remove 22 trees to accommodate 
development; and Hillside Development Review   

PROPERTY OWNER: Victor L. Wright Trust; 3440 Scott Avenue NE; Albany, OR 97322 

APPLICANT: Damon Kluck, Hayden Homes; 2464 SW Glacier Place, Suite 100; Redmond, 
OR 97756 

APPLICANT 
REPRESENTATIVES: 

1) David Karr, Engineer; AKS Engineering & Forestry; 4300 Cherry Avenue 
NE; Keizer, OR 97303; and  

2) Joey Shearer, Planner; AKS Engineering & Forestry; 12965 SW Herman 
Road, Ste. 100; Tualatin, OR 97062 

PROPERTY LOCATION: Address unassigned, site is located west of Crocker Lane and north of Dover 
Avenue 

MAP/TAX LOT: Benton County Assessor’s Map No. 10S-04W-35, Tax Lot 100; & 
10S-04W-36, Tax Lot 1000 

ZONING: RS-10 (Residential Single Family) District; Significant Wetland Overlay 
(/SW); Riparian Corridor Overlay (/RC); and Hillside Development Overlay 
(/HD) 

The Planning Division has received the application referenced above and has scheduled a public hearing before the 
Planning Commission.  We are mailing notice of this public hearing to residents and owners of property located 
within 1,000 feet of the subject site.  We invite your comments either in writing before the day of the public hearing 
or in person at the hearing.  Your comments will be considered when the Planning Commission makes a decision 
on the application.  The proposed project is a 148-lot clustered residential subdivision on a 47.5-acre parcel.   
 
We have attached a location map of the subject property and a copy of the tentative subdivision plat that was 
submitted by the applicant’s representative.  A copy of the application, all documents and evidence submitted by or 
on behalf of the applicant, and applicable criteria, are available for inspection at no cost at the Albany Community 
Development Department, Planning Division.  The staff report will be available at the Planning Division located in 
City Hall, 333 Broadalbin Street SW, by 5:00 p.m. on Monday, February 26, 2018, and on the City's website at:  
http://www.cityofalbany.net/departments/community-development/planning/all-projects.  Copies will be 
provided upon request at a reasonable cost.  For more information, please contact David Martineau, Project 
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Planner, at david.martineau@cityofalbany.net, 541-917-7561, or Bob Richardson, Planning Manager, at 541-917-
7555.  Submit any written comments to the Planning Division; P.O. Box 490; Albany, OR 97321.  Any person who 
submits written comments or testifies at a public hearing will receive a copy of the Notice of Decision. 
 
If additional documents or evidence are provided by any party, the City may allow a continuance or leave the 
record open to allow the parties a reasonable opportunity to respond.  Any continuance or extension of the record 
requested by an applicant shall result in a corresponding extension of the 120-day time limitations of ORS 227.178. 
 
YOUR COMMENTS 
 
All testimony and evidence must be directed toward the approval standards for the application listed in this notice.  
Failure to raise an issue by letter or in person before the close of the record or the final evidentiary hearing, or 
failure to provide statements or evidence with sufficient detail to allow the Planning Commission an adequate 
opportunity to respond to each raised issue, precludes an appeal based on that issue. 
 
PUBLIC HEARING PROCEDURE 
 
The public hearing will begin with a declaration of any ex parte contacts (contacts that occurred outside of the 
public hearing) or any conflict of interest by the decision makers.  This will be followed by the staff report from the 
Planning staff.  Then the applicant will testify, followed by testimony by other people in support of the application.  
After the people who are in favor of the application are finished, testimony from opponents will begin.  This will be 
followed by testimony from people who neither favor nor oppose the application.  The applicant will then be given 
the opportunity for rebuttal.  The decision makers are free to ask questions of any person who has testified, or of 
staff, at any point during the hearing. 
 
If the hearing is continued or the record is left open, the chairperson will announce the date, time, and place for 
resumption of the hearing, and/or what limitations exist on further testimony or submittal of written materials.  If 
the hearing and record are closed, the decision makers will begin deliberations and/or will announce the time, date, 
and place when the decision will be made. 
 
APPROVAL STANDARDS FOR THIS REQUEST 
 
Albany Development Code (ADC) 
 
TENTATIVE PLAT REVIEW (ADC 11.180) 
 
(1) The proposal meets the development standards of the underlying zoning district, and applicable lot 

and block standards of this Section.  
 

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

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

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

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

(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.    
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CLUSTER DEVELOPMENT (ADC 11.440) 
 

(1) The proposed development meets all the requirements for cluster development. 
 
(2) The proposed development preserves natural or unique features that normally would not be either preserved or 

restored under conventional development standards. 
 
SITE PLAN REVIEW FOR TREE FELLING CONCURRENT WITH LAND DIVISION – (ADC 9.208(2)) 
 
(2) For property where a site plan review, conditional use, or land division application has been approved or is 

currently under review, the Community Development Director, City Forester, or his/her designee shall approve 
site plan review when the applicant demonstrates that all of the following review criteria are met: 
 

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

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

(c) The uniqueness, size, maturity, structure, and historic value of the trees have been considered and all 
other options for tree preservation have been exhausted.  The Director may require that trees 
determined to be unique in species, size, maturity, structure, or historic values are preserved. 
 

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

 
ADDITIONAL REVIEW STANDARDS FOR THIS SUBDIVISION ARE FOUND IN ALBANY 
DEVELOPMENT CODE ARTICLES 1, 3, 6, 9, 11, and 12. 
 
The location of the meeting/hearing is accessible to the disabled. If you need special accommodations to attend or 
participate, please notify the Human Resources Department in advance by calling 541-917-7500. 
 
Attachments: Location Map, Tentative Plat, Tree Removal Exhibit, Natural Resource Site Assessment 
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December 21, 2017 

TO: David Martineau 
 Lead Planner 
 City of Albany, Oregon 
FROM: Gordon Kurtz 
 Associate Engineer 
 Benton County Public Works 
SUBJECT: Subdivision Application – Pheasant Run Subdivision 
  Crocker Lane, North Albany, Oregon – County Road #:  04403 
  Albany Planning File: SD-05-17 
  T10S – R4W – Section 35 – Tax Lot 100 
  T10S – R4W – Section 36 – Tax Lot 1000 
 
Findings of Fact 
The applicant proposes a new subdivision on the Tax Lots noted above. 
It is the County’s understanding that the City of Albany will condition frontage improvements to 
current urban standards. 
The subject property has frontage on Crocker Lane, a County Road classified as a Major 
Collector in the Benton County transportation system. 
Crocker Lane does not meet current standards for an Urban Major Collector. 
Urban frontage improvements to Crocker Lane will impact an existing 5.5’ x 4.5’ arch culvert 
which conveys storm runoff across Crocker Lane from a seasonal drainage on the west side of 
the road.  This culvert has reached the end of its design life. 
Conditions of Approval 
The County will defer to the City of Albany for utility and urban improvement requirements along 
the Crocker Lane frontage. 
The applicant must provide hydrology, hydraulics and culvert design for the replacement of 
Crocker Lane cross culvert.  The design storm for culvert sizing is the 100-year storm and must 
take into account the complete urban buildout of the drainage above the crossing. 
Conditioned calculations and improvements must be detailed and agreed upon between County 
engineering staff and the Engineer of Record.  The Engineer must be licensed in the State of 
Oregon.  The design drawings, specifications and details shall be reviewed and approved by 
Benton County Public Works engineering staff prior to the pre-construction meeting. 

Public Works Department 
360 SW Avery Avenue 

Corvallis, Oregon 97333 
Phone: 541.766.6821 

Fax: 541.766.6891 
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Benton County will cooperate with the applicant and participate in the culvert replacement. 
The applicant must obtain a permit to perform work in the Benton County right of way for work 
associated with the culvert replacement.  Fees are calculated to be 4.0% of the Engineer’s 
estimate for the work to be performed in the Benton County right of way and are due at the time 
of application.  The County will provide inspection services and construction oversight in 
cooperation with the Contractor and/or the Engineer. 
The applicant must provide the County with copies of all necessary permits issued by pertinent 
regulatory agencies prior to issuance of a permit to perform the work. 
Advisories 

If construction related ground disturbing activities associated with a future residence exceed one 
acre in area, the applicant must provide evidence of approval for an Oregon Department of 
Environmental Quality NPDES General Permit 1200-C. 
If you have questions regarding the conditions noted above please feel free to contact me. 
I will be out of the office from December 21st to January 8th.  In my absence, if you have 
questions or concerns with this submittal, please contact Laurel Byer, Benton County Engineer, 
(541.766.6013   laurel.byer@co.benton.or.us). 
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Land Use Application For  

Pheasant Run Subdivision 
 

  
 

Date:  October 27, 2017 
 

Submitted to:  City of Albany 
333 Broadalbin Street SW 

Albany, OR 97321 
 

Applicant:  Hayden Homes 
2464 SW Glacier Place, Suite 110 

Redmond, OR 97756 
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Land Use Application For  
Pheasant Run Subdivision 

 
 
 Submitted to: City of Albany 

Planning Division 
333 Broadalbin Street SW 

 Albany, OR 97321 
 
Applicant: Hayden Homes 

   2464 SW Glacier Place, Suite 110 
   Redmond, OR 97756 
 
 Property Owner: Victor L. Wright Trust  

3440 Scott Avenue NE 
Albany, OR 97322 
 

Applicant’s Consultant: AKS Engineering & Forestry, LLC 
4300 Cherry Avenue NE 
Keizer, OR 97303 
Contact(s): David Karr (davidk@aks-eng.com) 
 Joey Shearer (shearerj@aks-eng.com)  
Phone: (503) 400-6028 Fax: (503) 400-7722 

 
Site Location: 2262 NW Crocker Lane 
 
Assessor’s Map: 10S04W35 Tax Lot 100 (±28.32 acres)  

10S04W36 Tax Lot 1000 (±18.58 acres) 
 

Site Size: ±47.5 Acres (per AKS Survey) 
±46.9 Acres (per Benton County Assessor’s Map) 

 
Land Use District: Residential Single Family (RS-10)  
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I. Executive Summary  
Hayden Homes (Applicant) is pleased to submit this application for a phased subdivision to create 148 lots 
for the future construction of detached, single-family homes. The project site consists of two tax lots 
totaling ±47.5 acres and is currently zoned RS-10. 
 
The essential components of the Pheasant Run Subdivision application include: 

▪ 148 lots that meet or exceed City standards for future detached, single-family homes. 

▪ ±45 lots in Phase 1, ±43 lots in Phase 2, ±28 lots in Phase 3, and ±32 lots in Phase 4. 

▪ Preservation and enhancement of natural areas as permanent open space. 

▪ Cluster development to protect natural features, provide needed housing, and maintain 
anticipated housing density across the subject property. 

▪ Dedication and full-street improvements to collector standards for the extension of NW 23rd 
Avenue through the site. 

▪ Dedication and full-street improvement to local standards for the extension of NW Essex Avenue, 
NW Grandview Drive, NW Whitmore Drive, and NW Lariat Street through the site. 

▪ Dedication and full-street improvement to local standards for the extension of two new streets – 
shown as Street A and Street B on the Tentative Phased Subdivision Plans – through the site. 

▪ Dedication and frontage improvements along NW Dover Lane. 

▪ Frontage improvements along NW Crocker Lane. 

▪ An interconnected public street system, including sidewalks and landscaping strips. 

▪ Integrated on-site stormwater management system.  
 
The Pheasant Run subdivision is a “needed housing” application under Oregon Revised Statute (ORS) 
197.303(1)(a) as it provides detached single-family housing on buildable land, as defined in Oregon 
Administrative Rules OAR  660-008-0005. ORS 197.307(4) states that a local government may apply only 
clear and objective standards, conditions, and proceedings regulating the development of needed housing 
on buildable land.  
 
Oregon Courts, including the Land Use Board of Appeals (LUBA), have generally held that an approval 
standard is not clear and objective if it imposes on an applicant “subjective, value-laden analyses that are 
designed to balance or mitigate impacts of the development.”  Rogue Valley Association of Realtors v. City 
of Ashland, 35 Or LUBA 139, 158 (1998) aff’d, 158 Or App 1 (1999). ORS 197.831 places the burden on 
local governments to demonstrate that the standards and conditions placed on needed housing 
applications can be imposed only in a clear and objective manner. While this application addresses all 
standards and conditions, the Applicant reserves the right to object to the enforcement of standards or 
conditions that are not clear and objective, and does not waive its right to assert that the needed housing 
statutes apply to this application. 
 
This application includes the City of Albany (City) application forms, written materials, and preliminary 
plans necessary for the City to review and determine compliance with the applicable approval criteria. 
The evidence is substantial and supports City approval of the Pheasant Run subdivision.  
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II. Site Description/Setting 
The subject property is located in North Albany, west of NW Crocker Lane (major collector street) and 
north of NW Dover Lane (local street). The site consists of two tax lots – Tax Lots 100 and 1000. Tax Lot 
1000 currently contains a single-family home and associated accessory buildings. Per the Benton County 
Assessor’s Map, these two tax lots total ±46.9 acres. A survey commissioned by the applicant found the 
site area to be ±47.5 acres. This narrative assumes the ±47.5-acre surveyed area is most accurate and. 
Therefore, this is the figure used in the Tentative Phased Subdivision Plans and throughout this analysis.  
 
Much of the site is dominated by planted Italian ryegrass. Topography generally consists of a hillslope, 
with a gentle northerly slope towards a forested wetland delineated along the northern portion of the 
site. A Bonneville Power Administration (BPA) easement with overhead lines and transmission towers also 
extends along the northern property boundary. 
 
Property to the west is zoned RM, RS-6.5, and RS-5, has been divided into the various phases of the Benton 
Woods Subdivision, and contains single-family homes. Property to the south is zoned RS-10, has been 
divided into the various phases of Skyview Subdivision, and contains single-family homes. Property to the 
north is zoned RS-10, has been divided into Country Villa Subdivision, and contains single-family homes. 
Property to the east, across NW Crocker Lane, is zoned RS-10 and contains single-family homes on larger 
lots.   
 

III. Applicable Review Criteria 

CITY OF ALBANY DEVELOPMENT CODE 

ARTICLE 3 RESIDENTIAL ZONING DISTRICTS 

ZONING DISTRICTS 

3.050  Schedule of Permitted Uses. The specific uses listed in the following schedule 
are permitted in the zones as indicated, subject to the general provisions, 
special conditions, additional restrictions, and exceptions set forth in this 
Code. A description of each use category is in Article 22, Use Categories and 
Definitions. 

A number appearing opposite a use in the “special conditions” column 
indicates that special provisions apply to the use in all zones. A number in a 
cell particular to a use and zone(s) indicates that special provisions apply to 
the use category for that zone(s). The conditions follow the schedule of uses, 
in Section 3.060. 

The abbreviations used in the schedule have the following meanings: 

Y  Yes; use allowed without land use review procedures but must meet 
development standards in this article and may be subject to special 
conditions. 

 

SCHEDULE OF PERMITTED USES 
Uses Allowed in Residential Zoning Districts 

Use Categories RS-10 

RESIDENTIAL SINGLE FAMILY: One 
Unit Per Family 

Y 
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RESPONSE: The phased subdivision will create 148 lots for the future construction of single-family 
homes. The Preliminary Subdivision Plat shows the subdivision will comply with the 
applicable density and lot size requirements of the Albany Development Code (ADC). The 
criteria are met. 

DEVELOPMENT STANDARDS 

3.190  Purpose. Development standards are intended to promote site planning and 
design that consider the natural environment, site intensity, building mass, 
and open space. The standards also promote energy conservation, needed 
privacy, safe and efficient parking areas for new development, and improve 
the general living environment and economic life of a development. Table 1, 
on the following page, summarizes the basic development standards. It 
should be used in conjunction with the sections immediately succeeding the 
table, which address special circumstances and exceptions. See Article 8 for 
design standards for single-family and multiple-family developments. 

  
TABLE 1: RESIDENTIAL DISTRICT DEVELOPMENT 

STANDARDS 

STANDARD RS-10 

Minimum Property Size or Land Requirements by Unit Type(1) 

Single-family detached (1) 10,000 sf 

Minimum Lot Widths: 
    Detached S-F 

 
65 ft. 

Minimum Lot Depth 100 ft. 

Setbacks (4): 

  Minimum Front (4) 20 ft. 
  Maximum Front Setback None 

  Minimum Interior: single-story (4) 5 ft. 

  Minimum Interior: two or more stories (4) 8 ft. 
  Minimum Building Separation N/A 

  Min. Garage or Carport vehicle entrance (10) 20 ft. 

Maximum Height (8) 30 ft. 
Maximum Lot Coverage (9) 50% 

Minimum Open Space N/A 

Min Landscaped Area (2) 

(1)  Section 3.220 bonus provisions may reduce minimum lot size and area, such as alley access. 
(2)  All yards adjacent to streets. 
(3)  All yards adjacent to streets plus required open space. 
(4)  Additional setbacks may be required, see Sections 3.230-3.330 and the buffer matrix at 9.210; 

exceptions to Setbacks for Accessibility Retrofits are in Section 3.263; Zero-Lot Line 
standards are in Sections 2.365 and 2.370.  

(5)  Except for single-family homes (attached and detached) or duplexes, which must have a 
minimum setback of 3 feet for one-story dwellings and 5 feet for two-story dwellings. 

(6)  More than 3 stories = 10 feet plus 3 feet for each story over 3 per unit requirements. Multiple-
family developments must also meet the setbacks in Section 8.270(1). 

(7)  Garage front setback for non-vehicle-entrance = 15 feet, except in RR and RS-10 zoning 
districts where the setback shall be 20 feet. 

(8)  See exceptions to height restrictions, Section 3.340. 
(9)  Lot coverage for single-family detached development shall only include the area of the lot 

covered by buildings or structures. 
(10) See Table 2 for garages with alley access. 

RESPONSE: Pursuant to Section 11.495, the development standards in Table 11-2 supersede the 
standards in Section 3.190, Table 1. Table 11-2 is addressed below in the response to 
Section 11.495.  The applicable standards are met as shown in the Preliminary Plat.  
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OFF-STREET PARKING AND LOADING REQUIREMENTS 

3.350  Minimum Space Requirements. Off-street parking shall be provided for all 
residential development in the amounts indicated in Article 9, Section 9.020, 
Table 1. All parking lots in residential districts must comply with applicable 
requirements in Article 9 

RESPONSE: The planned subdivision will create lots for future single-family homes. Each lot will have 
adequate frontage and dimensions to accommodate driveways and off-street parking, as 
required by the ADC. Parking can be provided as required per Table 9-1. Driveways and 
off-street parking will be reviewed with the building permit application for each home. 
The applicable criteria can be met.  

LANDSCAPING 

3.360  Requirements. All front yards shall be landscaped in accordance with Section 
9.140. 

RESPONSE: Each lot will have adequate front setbacks to accommodate the required residential 
landscaping in Section 9.140. Landscaping will be reviewed with the building permit 
application for each home. The applicable criteria can be met. 

BUFFERING AND SCREENING 

3.370  General. Buffering and screening may be required to offset the impact of 
development. See Sections 9.280 through 9.325.  

RESPONSE: Buffering or screening is not required, per Table 9-4, for the future single-family homes 
within the subdivision. The criteria do not apply. 

OUTSIDE STORAGE 

3.380  General. In any district, outside storage or display of materials, junk, parts, or 
merchandise shall not be permitted in required front setbacks or buffer areas. 

3.390  Screening of Refuse Containers. The following standards apply to all 
residential development, except for one- and two-family dwellings. Any refuse 
container or refuse disposal area which would otherwise be visible from a 
public street, customer or resident parking area, any public facility, or any 
residential area, shall be screened from view by placement of a sight-
obscuring fence, wall or hedge at least 6 feet in height. All refuse materials 
shall be contained within the screened area. No refuse container or refuse 
disposal area shall be placed within 15 feet of a dwelling window. 

RESPONSE: Outdoor storage areas within the scope of this Paragraph are not included in this 
application. This criterion does not apply. 

ARTICLE 6  NATURAL RESOURCE DISTRICTS 

SIGNIFICANT NATURAL RESOURCE OVERLAY DISTRICTS 

6.280 Lands to Which These Regulations Apply. The procedures and requirements 
of this section apply only to property that is within a Significant Natural 
Resource overlay district. 

A.  Riparian Corridor overlay district (/RC): The Riparian Corridor 
overlay district extends 50 feet upland from the Ordinary High Water 
mark, measured horizontally. 
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If the Riparian Corridor overlay district area includes all or portions 
of a significant wetland, the district extends upland 50 feet, measured 
horizontally from the edge of the significant wetland. 

Fish-bearing waterways, and the significant wetlands associated with 
such waterways, are included in the Significant Wetland overlay 
district. 

(1)  The Riparian Corridor boundary applies to the following 
Albany water resources (and instream lakes): 

• Calapooia River 

• Burkhart Creek 

• Cathey Creek 

• Cox Creek 

• Crocker Creek 

• Horseshoe Creek 

• Oak Creek 

• Periwinkle Creek 

• Thornton Lakes 

• Truax Creek 

(2)  The Willamette River Riparian Corridor is located within the 
Willamette River Greenway District boundary. All 
development on properties within the Willamette River 
Greenway District is subject to the regulations beginning in 
Section 6.500, but is not subject to the riparian corridor 
overlay regulations. 

B.  Significant Wetland overlay district (/SW): The Significant Wetland 
overlay district is comprised of fish-bearing waterways below the 
Ordinary High Water Mark, the wetlands associated with riparian 
corridors, and higher quality isolated significant wetlands, in the 
City's Local Wetland Inventory (LWI), and as amended through 
wetland delineations approved by the DSL and the ACE, if 
applicable. Notice to, and potentially permits from, DSL and ACE 
are still required for potential impact to all wetlands regulated by 
DSL or ACE. 

C.  Habitat Assessment overlay district (/HA): This overlay district 
extends 75 feet from the Ordinary High Water mark upland from East 
and West Thornton Lakes. 

RESPONSE: The subject property includes areas mapped with the RC and SW Overlay Districts. A 
Natural Resource Site Assessment is included as Exhibit F. The applicable criteria are 
addressed below in the responses to Article 6. 

6.290  Exempt Activities. The following activities are exempt from Natural Resource 
Impact Review as would otherwise be required within the Significant Natural 
Resource overlay districts. Many of these exemptions are provided in 
recognition of the Albany ESEE analyses and pre-existing uses. Land use 
reviews as required by other sections of this Code and compliance with other 
local (floodplain, fill, encroachment, etc.), state, and federal regulations is still 
required. As a result, these activities should still be conducted in a manner 
that minimizes impact to Albany’s significant natural resources. 
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(1)  Emergency procedures necessary for the immediate safety or 
protection of life or property, including removing hazardous trees 
and stream bank stabilization. 

(2)  Removal of refuse or any fill that is in violation of local, state or 
federal regulations or in-channel erosion or flood control measures 
approved by City of Albany Public Works, DSL, ACE and any other 
applicable state or federal regulatory agency. Removal or placement 
of material in waters of the State must be consistent with State of 
Oregon Removal-Fill regulations (ORS 196.795-990) and the ACE fill 
regulations. 

(3)  City construction of public infrastructure, such as transportation, 
stormwater, sewer, and water utilities. This exemption requires 
unimproved but disturbed areas to be replanted with native 
vegetation. 

(4)  Private construction of public infrastructure. The location and 
construction of public transportation and utility facilities and 
structures as identified in a City-adopted master plan. This 
exemption requires that unimproved but disturbed areas are 
replanted with native vegetation. 

(5)  The use of pre-existing right-of-way or easements for public 
infrastructure, franchise utilities, and railroads. Planting and 
maintaining native vegetation is encouraged. 

(6)  Implementation of erosion prevention or flood control measures 
provided the measures have received any required approvals and 
permits from local, state or federal regulatory agencies with 
jurisdiction over the proposed activity. 

(7)  Farming practices such as grazing, plowing, planting, cultivating 
and harvesting, that either existed on the property prior to the date of 
adoption of these provisions or do not include new or expanded 
structures, roads, or other facilities involving grading, excavation, fill, 
native vegetation removal, or new drainage measures. 

(8) Maintenance of existing structures, impervious surfaces, and 
landscaped areas as described below: 

(a)  Ongoing maintenance of pre-existing landscaped areas, 
including perimeter mowing, as long as natural vegetation 
is not disturbed and there is no excavation, filling or 
reduction of natural resource area. Use of integrated pest 
management methods is encouraged. 

(b)  Ongoing maintenance of existing development, such as 
repair, replacement, and use of existing buildings, roads, 
paths, utilities, bridges, culverts, fences, flood control 
structures, drainageways or facilities, detention facilities, 
water quality facilities, and other structures and impervious 
surfaces, provided that such practices avoid sedimentation 
and other discharges into streams, lakes, or wetlands and do 
not add impervious surface or remove additional vegetation. 

(9)  Removal of live vegetation for the following purposes: 

(a)  Restoration and enhancement projects that have received 
required approvals from the appropriate local, state, or 
federal agency. 
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(b)  Removal of non-native and invasive plants, including 
noxious weeds if consistent with local, state, and federal 
regulations, and replanted with species on the City's native 
plant list. 

(c)  Planting native vegetation on the City's native plant list. 

(d)  Felling of trees planted as Christmas trees or orchard trees. 

(10)  Residential development activities, such as construction of home 
additions, decks, patios, sheds, gardens, landscaping, etc., that 
impact no more than 2,000 square feet (cumulatively), or 20 percent 
of the Habitat Assessment overlay district area within a property, 
whichever is less. Development activities will be reviewed at the time 
of application for building permits when applicable. 

Regardless of the exemption to the local Natural Resource Impact 
Review requirements, protection of the turtle species is regulated by 
the State of Oregon. 

This exemption only applies to the Habitat Assessment overlay 
district. If the proposed activity is also located within other 
Significant Natural Resource overlay districts the requirements of 
those districts still apply. 

(11)  Construction of an approved, vegetated post-construction 
stormwater quality facility (e.g. swale), located in a portion of the 
Riparian Corridor that is in Degraded Quality condition and planted 
with native plants.  

RESPONSE: A Natural Resource Site Assessment is included as Exhibit F. The project includes 
extending of NW 23rd Avenue from its stub into the western boundary of the subject 
property to NW Crocker Lane. Construction of a minor collector at this location is 
identified in Figure 7-4 of the Albany Transportation System Plan (TSP). No impact into 
the delineated significant wetland or Riparian Corridor is planned. However, the location 
and construction of this public facility would be exempt from Natural Resource Impact 
Review under “(4) Private construction of public infrastructure.”  

 
Several stormwater facilities are also planned throughout the subdivision as, shown on 
the Tentative Phased Subdivision Plan. The plans show vegetated stormwater facilities 
located outside the Riparian Corridor, but it is noted that such construction in portions of 
the Riparian Corridor in Degraded Quality would also be exempt from Natural Resource 
Impact Review under (11), above. The Tentative Phased Subdivision Plans show all 
construction located outside the delineated SW Overlay District and RC Overlay District. 

6.300  Activities Subject to Natural Resource Impact Review. A Natural Resource 
Impact Review will be required for proposed development activities in the 
Significant Natural Resource overlay districts that are not specifically 
exempted from review. The review will take place concurrent with any land 
use application or building permit. In instances when neither is required, the 
Natural Resource Impact Review will be conducted independently through 
either a Type I or I-L process as designated below. The standards for 
reviewing proposed development activities in the Significant Natural 
Resource overlay districts are found in Section 6.310. 

A.  Activities subject to review include: 

(1)  Land divisions; 
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(2)  New structures, or exterior expansion of the footprint of any 
structure or driveways (Type I); 

(3)  Increases in impervious surfaces (Type I-L); 

(4)  Site modifications, including grading, excavation, fill or 
native vegetation removal (Type I-L); 

(5)  Private construction of public and privately owned 
transportation facilities and utilities not exempt through 
6.290(4) or 6.290(11) (Type I-L); and 

(6)  Activities within the Habitat Assessment overlay district not 
exempt under ADC 6.290 (Type I). 

B.  When a proposed use or activity requires a Natural Resource Impact 
Review, in addition to what is required for any concurrent land use 
applications or building permits, the applicant shall submit a scaled 
site plan to the City that that shows: 

(1)  Topographic contours at two-foot intervals; 

(2)  Ordinary high water (OHW) mark of all lakes, streams, or 
other waterways; 

(3)  Location of Riparian Corridor and Habitat Assessment 
overlay districts based on OHW; 

(4)  Location of Significant Wetland overlay district based on the 
LWI or DSL-approved delineation or determination; 

(5)  The 100-year flood boundary and elevation; 

(6)  Existing vegetative cover and species composition; 

(7)  Existing and proposed site improvements; 

(8)  How the requirements of the applicable review standards in 
ADC 6.310 will be met; and 

(9)  A mitigation plan if required per ADC 6.400-6.410. 

RESPONSE: The project consists of a subdivision to create lots for future single-family homes. The 
subject property includes areas within the SW Overlay District and RC Overlay District. As 
detailed throughout this narrative and in the Natural Resource Site Assessment included 
as Exhibit F, there are no impacts to the areas within these delineated Overlay Districts. 
Therefore, a Natural Resource Impact Review is not required. 

6.310 Natural Resource Impact Review Standards 

A.  General Requirements for Significant Natural Resource overlay 
districts. A proposed activity will not be approved unless all of the 
following are true: 

(1)  The proposed activity is allowed under the requirements of 
the base zone. 

RESPONSE: The planned subdivision will create lots for future single-family homes. The activity is 
allowed under the requirements of the RS-10 zone. The criterion is met. 

(2)  There are no other reasonably feasible options or locations 
outside the Significant Natural Resource overlay districts for 
the proposed activity on the subject parcel. 
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 (3)  The proposed activity is designed, located and constructed 
to minimize excavation, grading, structures, impervious 
surfaces, loss of native vegetation, erosion, and adverse 
hydrological impacts on water resources. All activities are 
located as far from the water resources, and use as little of 
the surface area of the Significant Natural Resource overlay 
districts, to the extent reasonably feasible. 

(4)  Any proposed impacts to significant natural resources will 
be mitigated per the standards in Sections 6.400 and 6.410. 

(5)  Any applicable local, state, and federal permits are secured. 

(6)  The additional requirements of ADC 6.310 (B) will be met. 

RESPONSE: The Tentative Phased Subdivision Plans show all construction located outside the 
delineated SW Overlay District and RC Overlay District. The requirements of ADC 6.310(B) 
are addressed in the responses below. The applicable criteria are met. 

B.  Additional Requirements, Limitations, and Exceptions for Specific 
Activities in Riparian Corridor and Significant Wetland overlay 
districts. In addition to the general requirements listed above, the 
following requirements, limitations, and exceptions apply to 
development activities within the Significant Natural Resource 
overlay districts. 

(1)  Land Divisions. In addition to the regulations in Article 11, 
land partially situated in one of the City’s natural resource 
districts can be divided only if there is sufficient land outside 
of any Significant Natural Resource overlay district to 
establish a development site area and/or separate a 
developed area from the natural resource areas. Applicants 
may also elect to follow the Cluster Development standards 
for land divisions in Article 11. 

RESPONSE: The Tentative Phased Subdivision Plans show there is sufficient land outside the RC and 
SW Overlay Districts to accommodate lots for future single-family homes. The Tentative 
Phased Subdivision Plans show all construction located outside the delineated SW Overlay 
District and RC Overlay District. The Cluster Development standards are addressed in the 
responses to Article 11. The criteria are met. 

(2)  Structures and Land Altering Activities. The placement of 
structures and other impervious surfaces, as well as grading, 
excavation, placement of fill, and vegetation removal, are 
prohibited. Exceptions may be made for the purposes 
identified in items a-f of this Section, provided they are 
necessary to accommodate an approved activity and comply 
with any stated requirements for the activity or use. 

(a)  Water-Related and Water-Dependent Uses. 
Development of water-related and water dependent 
uses. 

(b)  Permanent Alteration Within the Riparian Corridor. 
Disturbance or development within the Riparian 
Corridor overlay district shall be allowed under the 
following circumstances: 
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(i)  The resource is characterized as 'marginal' 
or 'degraded' using the standards found in 
6.410(5). 

(ii)  Demonstration that equal or better 
protection will be ensured through riparian 
corridor restoration and enhancement 
within the remaining overlay district area 
per the mitigation requirements in 
Sections 6.400 and 6.410. If the site is 
encumbered by easements or rights-of-way 
that would preclude onsite restoration or 
enhancement, an "in-lieu of payment" 
may be made to the City in the amount 
equal to the cost of onsite mitigation. 
Residentially zoned lots that were created 
prior to December 1, 2011, that are less than 
20,000 square feet and can't be further 
subdivided are allowed to encroach up to 
25 feet into the Riparian Corridor overlay 
district without the requirement for 
restoration or enhancement of the 
remaining 25 feet. The mitigation 
requirements in Section 6.400 still apply. 

(iii)  In no case shall the site improvements be 
any closer than 25 feet from the Ordinary 
High Water mark or upland edge of the 
wetland, unless the improvements are 
otherwise allowed or exempted per this 
Section of the Code. 

RESPONSE: The Natural Resource Site Assessment, included as Exhibit F, concludes that the Riparian 
Corridor is “degraded” in quality per Table 6-2 in Section 6.410(5). The Tentative Phased 
Subdivision Plans show all construction located outside the delineated SW Overlay District 
and RC Overlay District.    

(***) 

(f)  Adjustment or Variance. Development associated 
with an approved adjustment or variance. 

RESPONSE: Adjustment or variance to the standards is not requested. The criterion does not apply. 

6.400 Mitigation Standards. Mitigation is a way of compensating for adverse 
impacts to the functions and values of natural resources caused by 
development. In many cases, mitigation may result in resource area 
restoration or enhancement. 

If a State or Federal agency has jurisdiction regarding development impacts 
within the Riparian Corridor and Significant Wetland overlay districts, and 
they require mitigation for those impacts, the City will not impose additional 
mitigation requirements over the same area. Those portions of development 
impacts not mitigated through a State or Federal agency will be subject to 
local mitigation requirements. Mitigation for impacts to turtle habitat in the 
Habitat Assessment overlay district will be solely managed by ODFW. The 
need for mitigation, restoration, or enhancement will be determined during 
the Natural Resource Impact Review process. The Director may allow some 
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degree of flexibility to the standards based on the specific location and level 
of impact. 

(1)  When Mitigation is Required: Mitigation will be required under the 
following circumstances: 

(a)  Removal of one or more native trees greater than 25 inches 
in circumference, which requires replacement per section 
(2)(c). 

(b)  Disturbance of more than 2,000 square feet of vegetated 
surface area. This level of impact will require a mitigation 
plan per 6.410. 

(c)  When a request is made to develop or impact the Riparian 
Corridor overlay district area per 6.310(B)(2)(b), a mitigation 
plan will be required for enhancement of the remaining area 
per 6.410. 

(2)  Local Mitigation Standards: 

(a)  On-site enhancement is required when the 50-foot area of 
the Riparian Corridor overlay district is impacted per 
6.310(B)(2)(b), unless the activity is otherwise exempted per 
this section of the Code. 

(b)  For other mitigation options, on-site mitigation shall occur 
within the relevant Significant Resource overlay district as 
close to the impact area as reasonably feasible, taking into 
consideration the existing natural and human-made features 
of the site. If on-site mitigation is not reasonably feasible, 
off-site mitigation shall be permitted in other locations 
inside the city in the following priority order: 

(i)  Within the impacted Significant Resource overlay 
district in the same drainage system; or 

(ii)  Outside the impacted Significant Resource overlay 
district, but within 100 feet of a Significant Resource 
overlay district in the same drainage system; or 

(iii) Outside the same drainage system, but within a 
Significant Resource overlay district. 

(c)  Tree replacement requires planting a minimum 1½-inch 
caliper healthy and well-branched native deciduous tree or a 
5-6 foot tall native evergreen tree for each tree removed. The 
replanted tree shall be of a species that will eventually equal 
or exceed the removed tree in size if appropriate for the new 
location. 

(d)  Mitigation for impacts shall require a mitigation area ratio 
of 1:1; however if the quality of the resource is enhanced or 
restored per 6.410(5) the ratio may be lowered with Director 
approval. 

(e)  Planting densities and species composition shall be 
consistent with native wetland and riparian area plant 
communities currently or historically found in the drainage 
basin. Use of a reference site as guidance for developing a 
revegetation plan is recommended. 
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(f)  Any mitigation requirements resulting from a proposed land 
division, shall require a mitigation plan concurrent with the 
land division process. 

RESPONSE: Pursuant to Section 6.280, these requirements only apply to property within a Significant 
Natural Resource Overlay District. The plans do not include removal of native trees 
greater than 25 inches in circumference within any such Overlay District. The Tentative 
Phased Subdivision Plans show all construction located outside the delineated SW Overlay 
District and RC Overlay District. No activities or construction is planned that requires 
mitigation. Therefore, Section 6.400 does not apply. 

6.410  Local Mitigation Plan. When a local mitigation plan for impact to a significant 
natural resource is proposed or required as part of a development application, 
the applicant shall submit a mitigation plan prepared by a qualified 
professional with demonstrated experience in developing mitigation plans for 
the specific impacted resource. 

(1)  The mitigation plan shall document the location of the impact, the 
existing conditions of the resource prior to impact, presence of 
invasive species, the location of the proposed mitigation area, a 
detailed planting plan of the proposed mitigation area with species 
and density, and a narrative describing how the resource will be 
replaced, and how debris and invasive species will be removed. 

(2)  The mitigation plan shall comply with all applicable State and 
Federal regulations, in addition to the City's standards. The City may 
approve a development but shall not issue a building permit until all 
required State and Federal permit approvals have been granted and 
copies of those approvals have been submitted to the City. 

(3)  The applicant or property owner of a development subject to an 
approved mitigation plan shall provide assurance of completion in 
the form of a surety or performance bond, cash, negotiable security 
deposit, letter of credit, or other guarantees approved by the City 
Attorney that is equal to 120% of the value of the improvements 
installed pursuant to the plan for a 2-year period. The assurance shall 
be in place before the issuance of development permits to ensure the 
success of mitigation improvements and the survival of the plants. 
The assurance will be released by the City upon receiving satisfactory 
proof that the mitigation measures have been successfully 
implemented per (4) below. If mitigation improvements fail during 
the 2-year period, the assurance shall both be forfeited and used by 
the City to correct the problem pursuant to the approved mitigation 
plan, or the bond period may be extended for a 2½-year period with 
Director's approval to allow for another replanting strategy. When the 
City of Albany, or another unit of government, is the applicant, it 
must adhere to the standards in this section, but an assurance is not 
required. 

(4)  A report on the survival and health of planted vegetation, and the 
status of invasive species, shall be performed by a qualified 
professional at the expense of the applicant, and will be provided to 
the Community Development Department between 18 and 24 
months from the initial planting that describes the health of all 
vegetation and shows pictures of the vegetation. The City may 
arrange an on-site inspection to verify information contained in the 
report. If the survival rate for tree and shrub species is below 80%, a 
replanting strategy shall be prepared, approved, and executed within 
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6 months of the report, with a subsequent report on survival provided 
to the Department between 12 and 18 months from the time of the 
second planting. At this point, if the survival rate is still below 80%, 
the bond described in (3) will either be forfeited or extended for a 2½-
year period with Director's approval. If at the end of the extension 
period, the survival rate is still less than 80%, the bond will be 
forfeited. 

(5)  Table 6-2 below summarizes the quality levels, mitigation 
requirements and expected condition of the significant wetlands and 
riparian corridor areas after successful completion of the mitigation 
plan; ODFW will solely determine the requirements for mitigation of 
significant wildlife habitat. 

 
TABLE 6-2 

Quality levels, mitigation requirements and expected condition of the significant wetlands and riparian 
corridor areas after successful completion of the mitigation plan. 

Existing Resource Quality 
Mitigation Requirements/ Expected Future 
Resource Quality 

Waterways & Significant Wetlands (riparian and isolated) 

Good Quality: Little enhancement potential per the 
Local Wetland Inventory assessment or other wetland 
assessment by a qualified professional. City staff will 
verify existing conditions. 

Preserve or enhance per approved mitigation plan; 
Invasive species are removed and are not persisting. 

Marginal Quality: Moderate enhancement potential 
per the Local Wetland Inventory assessment or other 
wetland assessment by a qualified professional. City 
staff will verify existing condition. 

Restore to Good Quality per approved mitigation 
plan; Invasive species are removed and are not 
persisting. 

Degraded Quality: High enhancement potential per 
the Local Wetland Inventory assessment or other 
wetland assessment by a qualified professional; 
Farmed or otherwise converted. City staff will verify 
existing condition. 

Enhance to at least Marginal Quality; A smaller ratio 
of 1.0 (impact area) to 0.5 (mitigation area) may be 
allowed for restoration to Good Quality. 

Riparian Corridor Overlay 

Good Quality: Combination of native trees, shrubs, 
and groundcover are at least 80% of the overlay area, 
and there will be more than 50% tree canopy coverage 
at maturity. 

Preserve or enhance per approved mitigation plan; 
Invasive species are removed and are not persisting. 

Marginal Quality: Combination of native trees, 
shrubs, and groundcover are at least 80% of the 
overlay area, and there will be 25%-50% tree canopy 
coverage at maturity 

Restore to Good Quality with an approved plan 
(mature overlay area coverage will be estimated); 
Invasive species are removed and are not persisting; 

Degraded Quality: Less vegetation and canopy 
coverage than Marginal Quality, and/or greater than 
10% coverage of any non-native species 

Restore to Good Quality with an approved plan 
(mature overlay area coverage will be estimated); 
Invasive species are removed and are not persisting; 

 

RESPONSE: Mitigation is not required because the Tentative Phased Subdivision Plans show all 
construction is planned to be located outside the delineated SW Overlay District and RC 
Overlay District. However, degraded quality RC is planned to be enhanced to good quality, 
consistent with the Cluster Development provisions of Section 11.460, as described in the 
Natural Resource Site Assessment included as Exhibit F.   
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(***) 

6.430  District Boundary Corrections and Refinements. The boundaries for the 
Significant Natural overlay districts are approximate. 

The boundaries of the Significant Wetland overlay district are based on the 
locations of the significant wetlands identified in the City's Local Wetland 
Inventory, as reflected in Plate 6 of the Comprehensive Plan. The Riparian 
Corridor overlay and Habitat Assessment overlay districts were estimated by 
measuring from the edge of the water, which is based on an aerial photograph. 
District boundary corrections and refinements will be processed 
administratively. District corrections will be made to correct map errors, such 
as when the map does not properly reflect the Local Wetland Inventory data. 
A district boundary refinement is an adjustment made, based on professional 
analyses, to refine the boundary of the Significant Natural Resource overlay 
districts. District refinements must be made in accordance with the provisions 
in this code to determine the location and extent of the following: 

•  Riparian Corridor overlay districts as measured from the Ordinary 
High Water (OHW) mark of rivers, lakes, and streams, and from the 
upland edge of adjacent significant wetlands. If a DSL approved 
wetland delineation or determination results in a change to the 
boundary of the significant wetland adjacent to the riparian corridor, 
the Riparian Corridor overlay boundary will be adjusted accordingly. 

•  Habitat Assessment overlay districts as measured from the OHW 
mark of East and West Thornton Lakes. If an ODFW-approved 
habitat assessment results in a change to the boundary of the habitat 
area, the habitat assessment overlay boundary will be adjusted 
accordingly. 

•  Ordinary High Water Mark: Changes to the Riparian Corridor or 
Habitat Assessment overlay boundaries must be based on the 
location of the OHW that includes supporting information submitted 
by a qualified professional hydrologist or professional land surveyor. 

•  Significant Wetlands overlay district by delineations of significant 
wetlands that are approved by the DSL or by onsite wetland 
determinations by DSL when delineations are not needed for other 
purposes. DSL-approved delineations or determinations shall be 
required when development is proposed within 30 feet of the overlay 
district and will supersede the LWI mapping. 

RESPONSE: Exhibit F describes the methodology used to determine the presence of wetlands, which 
followed the U.S. Army Corps of Engineers’ (Corps’) Wetlands Delineation Manual and the 
Regional Supplement to the Corps of Engineers Wetland Delineation Manual: Western 
Mountains, Valleys, and Coast Region (Version 2.0).  

 
AKS’ Natural Resource Specialists conducted site visits on October 26, 2016 and March 
28, 2017, to delineate potentially jurisdictional wetlands and waters within the project 
site. Four wetlands were delineated within the project site. Soils, vegetation, and 
indicators of hydrology were recorded at 31 sample plot locations on standardized 
wetland determination data forms to document site conditions. The sample plots, 
wetland boundaries, and OHW mark for a portion of an unnamed perennial tributary to 
Council Creek were flagged in the field and their locations were professionally land 
surveyed by AKS.  

 

92



A Wetland and Waters report, in accordance with current DSL report standards, was 
prepared for the project site and was submitted to DSL for concurrence. The wetland 
delineation report is included as Appendix A of Exhibit F, and is currently under review by 
DSL. 

CLUSTER DEVELOPMENT 

6.570  Cluster Development. See Article 11, Land Divisions and Planned 
Developments, Sections 11.400 to 11.510, for Cluster Development standards. 

RESPONSE: The Cluster Development standards are addressed below in the responses to Section 
11.400 to 11.510. 

ARTICLE 9 ON-SITE DEVELOPMENT AND ENVIRONMENTAL STANDARDS 

OFF-STREET PARKING 

9.020  Space Requirements. Off-street parking and loading must be provided for all 
development in the amounts indicated in the table below subject to any 
applicable reductions permitted in this Article. All required parking must be 
developed in accordance with the standards in this Article. 

(1)  Calculating Floor Area for Parking. The area measured is the 
combined floor area of each level of a building exclusive of vent 
shafts, court yards, stairwells, elevator shafts, restrooms, storage 
rooms and rooms designed and used for the purpose of storage and 
operation of maintenance equipment, and covered or enclosed 
parking areas. 

(2)  Employees. The number of employees shall include those working 
on the premises, plus proprietors, during the largest shift at peak 
season. 

(3)  Fractional Space Requirements shall be counted to the nearest whole 
space; half spaces will be rounded up. 

(4)  Unspecified Uses and Alternative Standards. When a use is not 
specifically listed in the Table 9-1: Parking Requirements, the 
Director will determine if the use is similar to a listed use in terms of 
parking needs. When a use is not similar to a use listed in Table 9-1 
or the applicant has documentation that demonstrates a different 
parking demand, the Director may approve alternative parking 
standards. Acceptable documentation may include parking 
standards from other cities of similar size, company data on parking 
demand, parking demand studies, or the ITE Parking Generation 
Manual.  

(5)  Off-street parking for one use shall not be considered as providing 
parking facilities for any other use except through the provisions of 
Section 9.080, Joint Use of Parking Facilities. 

(6)  Downtown Assessment District. Parking spaces are not required for 
uses located within the Downtown Off-Street Assessment District as 
established by separate ordinance. (A map of the district is located at 
the end of this Article as Figure 9-2.) However, improvement of 
parking areas within this District must comply with the standards of 
this Article. 

(7)  Maximum Parking in the ES, Elm Street Medical District. Parking 
provided with new development in the ES zone shall be only the 
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minimum required. No additional off-street parking will be allowed 
for development in this district. 

(8)  Site Plan Review may be required for new parking areas or 
expansions to existing parking areas unless specified in Section 
2.430. 

(9)  Temporary uses of less than 120 days, as defined in AMC Chapter 
5.10 Transient and Itinerant Merchants and Vendors, are not required 
to meet the standards in this section.  

TABLE 9.1 – PARKING REQUIREMENTS 

USE MINIMUM SPACES REQUIRED 

RESIDENTIAL  
Single-Family Units 2 Spaces 

 

RESPONSE: The planned subdivision will create lots for future single-family homes. Each lot will have 
adequate frontage and dimensions to accommodate driveways and parking. Parking will 
be provided per Table 9.1. Parking will be reviewed with the building permit application 
for each home. The applicable criteria can be met. 

LANDSCAPING 

9.140  General Requirements. Landscaping requirements by type of use are listed 
below: 

(1)  Landscaping Required – Residential. All front setbacks (exclusive of 
accessways and other permitted intrusions) must be landscaped or 
have landscaping guaranteed in accordance with ADC 9.190 before 
an occupancy permit will be issued or final building permit approved. 
In all residential districts except Rural Residential (RR), the 
minimum landscaping acceptable for every 50 lineal feet of street 
frontage (or portion thereof, deducting the width of the driveway) is: 

(a)  One tree at least 6 feet tall. 

(b)  Four 1-gallon shrubs or accent plants. 

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

9.160  Irrigation of Required Landscaping. 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. Irrigation 
systems installed in the public right-of-way require an encroachment permit.  

9.170  Identification of Existing Trees. In all proposed developments, existing trees 
over 25 inches in circumference (8 inches in diameter) as measured 4.5 feet 
above mean ground level from the base of the trunk shall be noted on all 
development plans, with notations indicating whether they are to be removed 
or utilized in the development. To obtain the circumference of a tree with 
multiple trunks, add the individual trunk circumferences, which are greater 
than 6 inches in circumference. Clusters of trees in open space and floodplain 
areas may be noted in approximate locations. 

9.180  Landscape Plans. With the exceptions noted below, all development 
applications involving buildings and parking areas must include landscape 
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plans. The following uses are required to meet the landscaping requirements 
of this code but are not required to submit landscape plans: 

(1)  Single-family dwellings, duplexes and triplexes. 

(2)  Accessory buildings. 

(3)  Changes internal to an existing structure. 

(4)  Building additions involving less than 500 square feet. 

RESPONSE: The planned subdivision will create lots for future single-family homes. Each lot will have 
an adequate front yard to meet applicable landscaping requirements. Existing trees are 
inventoried on the Tree Conservation Plan. Landscaping will be reviewed with the building 
permit application for each home. The applicable criteria can be met. 

TREE PROTECTION 

9.207  Applicability. Site Plan Review approval is required for the felling of 5 or more 
trees larger than 25 inches in circumference (approximately 8 inches in 
diameter) on a lot or property in contiguous single ownership in excess of 
20,000 square feet in any zone. (***) 

RESPONSE: The Tree Conservation Plan shows 16 trees (55%) of the 29 on-site trees are planned to 
be preserved. The 13 trees that are planned to be removed measure ±8 inches DBH or 
larger. The subject property is 47.5 acres. However, Applicant asserts that the criteria 
listed below are neither clear nor objective, therefore conflicting with ORS 197.307(4) and 
rendering them inapplicable as decision criteria for this needed housing application. 
Nonetheless, for application completeness purposes, the criteria are addressed as 
follows.   

9.208  Tree Felling Criteria. The following review criteria replace the Site Plan 
Review criteria found elsewhere in this code for the purpose of reviewing tree 
felling. A Site Plan Review for tree felling will be processed as a Type I-L land 
use decision. 

(1)  The Community Development Director or his/her designee shall 
approve a Site Plan Review for tree felling when the applicant 
demonstrates that the felling of the tree(s) is warranted because of 
the condition of the tree(s) with respect to disease, hazardous or 
unsafe conditions, danger of falling, proximity to existing structures 
or proposed construction, or interference with utility services or 
pedestrian or vehicular safety. The Director, in consultation with the 
City Arborist, may also grant an exception to any of the tree cutting 
standards for industrial development on industrially zoned land. The 
Director may require the applicant to provide a Certified Arborist’s 
report.  

 (2)  For property where a site plan review, conditional use or land division 
application has been approved or is currently under review, the 
Community Development Director, City Forester, or his/her 
designee shall approve site plan review when the applicant 
demonstrates that all of the following review criteria are met:  
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(a)  It is necessary to fell tree(s) in order to construct proposed 
improvements in accordance with an approved site plan 
review or conditional use review, or to otherwise utilize the 
applicant’s property in a manner consistent with its zoning, 
this code, applicable plans adopted by the City Council, or a 
logging permit issued by the Oregon Department of 
Forestry.  

RESPONSE: Applicant asserts that the criteria listed above are neither clear nor objective, therefore 
conflicting with ORS 197.307(4) and rendering them inapplicable as decision criteria for 
this needed housing application. For purposes of completeness, this Site Plan Review for 
Tree Felling is submitted concurrently with the subdivision application.  
 
The Tentative Phased Subdivision Plans (Exhibit B) and Arborist Response Letter (Exhibit 
I) show that the tree felling is necessary to construct planned improvements for needed 
housing, including public rights-of-way, lots for single-family homes consistent with the 
RS-10 zoning, and stormwater facilities. These trees, their rootzones, and their canopies 
will conflict with future homes built on individual lots, and/or their rootzones will be 
impacted by the grading required to construct streets, utility facilities, and stormwater 
infrastructure across the property. The criteria are met, and there is substantial evidence 
provided to support City approval of the application, consistent with previous City tree 
felling approvals, including SP-05-17, SP-21-16, SP-20-15, and SP-16-15. 

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

RESPONSE: Applicant asserts that the criteria listed above are neither clear nor objective, therefore 
conflicting with ORS 197.307(4) and rendering them inapplicable as decision criteria for 
this needed housing application.  

 
No State permits are required for the planned felling of trees on the subject property. 
Applicable City standards are addressed in the responses throughout this narrative. All 
trees to be removed are located outside the riparian corridor, more than 100 feet from 
Crocker Creek and any significant wetland. Based on the relatively flat site and distance 
from wetlands, erosion and negative impacts to water quality are not expected. Surface 
runoff has been fully engineered, as shown on the Tentative Phased Subdivision Plans.  

 
The smaller trees located in Tract F and planned Lots 1 and 2 are not of sufficient size or 
number to provide a windbreak, viable wildlife habitat, or stabilize soil. The larger trees 
are distributed in relative isolation throughout the existing agricultural field. Because the 
larger trees are not part of a stand, they are not necessary to protect other nearby trees, 
and do not provide a windbreak. Their understory is dominated by agricultural grasses, 
and consequently does not provide a viable source of food or cover for wildlife. There is 
no record of the trees on site providing habitat for sensitive or protected species. Based 
on these factors, the removal of the oaks will not result in habitat degradation. Rather, 
the project will enhance on site resources as described in the Natural Resource Site 
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Assessment (Exhibit F). No identified scenic corridors or geological sites are known to exist 
on the subject property. The criteria are met, and there is substantial evidence provided 
to support City approval of the application, consistent with previous City tree felling 
approvals, including SP-05-17, SP-21-16, SP-20-15, and SP-16-15. 

(c)  The uniqueness, size, maturity, structure, and historic value 
of the trees have been considered and all other options for 
tree preservation have been exhausted. The Director may 
require that trees determined to be unique in species, size, 
maturity, structure, or historic values are preserved.  

RESPONSE: Applicant asserts that the criteria listed above are neither clear nor objective, therefore 
conflicting with ORS 197.307(4) and rendering them inapplicable as decision criteria for 
this needed housing application.  

 
As shown on the Tree Conservation Plan, trees planned to be removed range from 8 
inches to 63 inches DBH. The City’s Heritage Tree Program is intended to identify trees 
“unique in size, structure, or species” and/or “significant on the basis of their importance 
in local, state, or national history.” None of the trees on the subject property have been 
designated as Heritage Trees, and none are known to have historic value. The removal of 
the trees is necessary for needed housing and associated infrastructure. The criteria are 
met, and there is substantial evidence provided to support City approval of the 
application, consistent with previous City tree felling approvals, including SP-05-17, SP-
21-16, SP-20-15, and SP-16-15. 

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

RESPONSE: All trees to be removed are located outside the riparian corridor, more than 100 feet from 
Crocker Creek and any significant wetland. Article 6 is addressed in the responses above. 
The criteria are met, and there is substantial evidence provided to support City approval 
of the application, consistent with previous City tree felling approvals, including SP-05-17, 
SP-21-16, SP-20-15, and SP-16-15. 

ARTICLE 11  LAND DIVISIONS AND PLANNED DEVELOPMENTS 

GENERAL PROVISIONS 

11.040  Pre-application Conference. A pre-application conference, in accordance with 
Section 1.202, is required prior to submittal of an application for any land 
division. A pre-application conference is not mandatory for property line 
adjustments. 

RESPONSE: A pre-application conference in accordance with Section 1.202 was held on November 2, 
2016. The criterion is met. 

LOT AND BLOCK ARRANGEMENT 

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

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

RESPONSE: The Tentative Phased Subdivision Plans show that each lot will meet the applicable 
dimensional requirements for the RS-10 zone and/or Section 11.495, as applicable. Each 
lot will also have adequate frontage on a public street. The criteria are met. 

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

RESPONSE: The Tentative Phased Subdivision Plans show that each lot will meet the applicable 
dimensional requirements for the RS-10 zone and/or the Section 11.495, as applicable. 
Not lots are planned to have more than double the minimum lot area of the RS-10 zone. 
The criteria are met. 

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

RESPONSE: The Tentative Phased Subdivision Plans show two double frontage lots, each abutting NW 
Crocker Lane, a collector street. The subject lots are planned to take access from a 
planned new local street. The applicable criteria are met. 

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

RESPONSE: The Tentative Phased Subdivision Plans show side yards will run at right angles to the 
street as far as practicable. The applicable criterion is met. 

(5)  Block dimensions shall be determined by existing street and 
development patterns, connectivity needs, topography, and adequate 
lot size. The average block length shall not exceed 600 feet unless 
adjacent layout or physical conditions justify a greater length. Block 
length is defined as the distance along a street between the centerline 
of two intersecting through streets (Figure 11- 1). Physical conditions 
may include existing development, steep slopes, wetlands, creeks, 
and mature tree groves. 

RESPONSE: The Tentative Phased Subdivision Plans show blocks are planned to be less than 600 feet 
in length as measured from centerline to centerline.  The applicable criteria are met. 
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(6)  Off-street pedestrian pathways shall be connected to the street 
network and used to provide pedestrian and bicycle access in 
situations where a public street connection is not feasible.  

RESPONSE: The Tentative Phased Subdivision Plans show that each lot has access to a public street, 
and there are no dead ends or cul-de-sacs. No off-street pedestrian pathways are 
necessary. The applicable criterion is met. 

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

RESPONSE: The subject property does not abut an arterial street. The criterion is not applicable. 

(8)  The minimum frontage of a lot on a cul-de-sac shall be 22 feet as 
measured perpendicular to the radius.  

RESPONSE: The Tentative Phased Subdivision Plans show no cul-de-sacs are planned. The criterion 
does not apply. 

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

RESPONSE: The Tentative Phased Subdivision Plans show no flag lots are planned. The criterion does 
not apply. 

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

RESPONSE: The Tentative Phased Subdivision Plans show street intersections that meet applicable 
standards. 

SUBDIVISIONS AND PARTITIONS 

11.180  Tentative Plat Review Criteria. Approval of a tentative subdivision or partition 
plat will be granted if the review body finds that the applicant has met all of 
the following criteria which apply to the development: 

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

RESPONSE: The applicable development standards of the RS-10 zone are addressed above in the 
responses to Article 3. The applicable lot and block standards are addressed above in the 
responses to Section 11.090. The applicable criteria are met. 
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(2)  Development of any remainder of property under the same 
ownership can be accomplished in accordance with this Code. 

RESPONSE: The planned subdivision does not include any remainder for later development. The 
criterion does not apply. 

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

RESPONSE: Property to the west is zoned RM, RS-6.5, and RS-5, has been divided into the various 
phases of the Benton Woods Subdivision, and contains single-family homes. Property to 
the south is zoned RS-10, has been divided into the various phases of Skyview Subdivision, 
and contains single-family homes. Property to the north is zoned RS-10, has been divided 
into Country Villa Subdivision, and contains single-family homes. Property to the east, 
across NW Crocker Lane, is zoned RS-10 and contains single-family homes on larger lots.   

 
Adjoining land has largely been divided into subdivision lots that contain single-family 
homes, and seven streets serving the surrounding subdivisions stub into the subject 
property. The planned subdivision extends these streets to increase access for adjoining 
land in accordance with the ADC. The criterion is met. 

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

RESPONSE: The Tentative Phased Subdivision Plans show the project includes the extension of NW 
23rd Avenue from its stub into the western boundary of the subject property to NW 
Crocker Lane. Figure 7-4 of the TSP identifies construction of a minor collector at this 
location. The planned subdivision extends the seven street stubs abutting the subject 
property which also enhances economic, safe, and efficient circulation, as envisioned by 
previous City approvals for land divisions and construction on abutting property. 
 
A Traffic Impact Analysis (TIA), included as Exhibit C, has been prepared by Lancaster 
Engineering. With the proposed mitigation discussed in the TIA, the applicable clear and 
objective criteria in the ADC are met, and the plans afford the best economic, safe, and 
efficient circulation of traffic possible under the circumstances.  

(5)  The location and design allows development to be conveniently 
served by various public utilities. 

RESPONSE: The subject property is well-served by public facilities. The location of existing and 
planned public utilities are shown on the Tentative Phased Subdivision Plans. Public 
utilities have been designed in accordance with City standards, in consultation with City 
staff and adopted plans. Therefore, the criterion is met. 

(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. 

RESPONSE: Portions of the subject property are located in the RC and SW Overlay Districts. The 
applicable provisions of Article 6 are addressed above. 
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CLUSTER DEVELOPMENT 

11.410  Eligibility. To be eligible to apply for cluster development, all of the following 
are required: 

(1)  Residential Zoning. The site must be located in a residential zoning 
district. 

RESPONSE: The subject property is zoned RS-10. The criterion is met. 

(2)  Natural and Other Special Features. The site must contain one or 
more of the features listed in Section 11.460 

RESPONSE: Portions of the subject property are located within the RC and SW Overlay Districts. A 
wetland delineation has been performed and is reflected on the Tentative Phased 
Subdivision Plans. The criterion is met. 

(3)  Professional Designer. An applicant for cluster development 
approval must certify in writing that a certified landscape architect, 
site planner, or landscape designer, approved by the Director, will be 
used in the planning and design process for the proposed 
development.  

RESPONSE: The project team includes a certified landscape architect, land use planner, civil 
engineers, and natural resource specialists. The criterion is met. 

11.420  Relationship to Other Regulations. If the applicant chooses the cluster 
development option, and the site is deemed eligible by the City, these 
standards will supplement other provisions of this Code. For example, a 
subdivision proposed as a cluster development is also subject to other 
provisions of Article 11 of the Development Code. Other types of residential 
development are subject to site plan review or conditional use review. These 
provisions apply to issuance of building permits in a cluster development and 
to ongoing uses and activities in a cluster development.  

RESPONSE: The applicable standards are addressed in the responses throughout this narrative.  

11.440  Review Criteria. The review criteria for a cluster development are those that 
apply to a particular type of development. For example, the tentative plat 
criteria in Article 11 apply to cluster land divisions. 

(See Section 11.420 for relation to the other requirements.) Also, the review 
body must find that the application meets the following additional criterion: 

(1) The proposed development meets all of the requirements for cluster 
development. 

RESPONSE: The applicable requirements for cluster development are addressed in the responses to 
Section 11.410 to 11.530. The criteria are met. 

(2) The proposed development preserves natural or unique features that 
normally would not be either preserved or restored under 
conventional development standards. 

RESPONSE: The Tentative Phased Subdivision Plans and the Natural Resource Site Assessment show 
that natural features consisting of significant wetlands, wetlands on the local inventory, 
and Riparian Corridor are preserved and/or restored in portions of Tracts A, B, G, and H. 
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11.450  Natural Area Requirements. Cluster developments must provide a minimum 
of 20 percent of the site as permanent natural areas. Land designated as Open 
Space on the Comprehensive Plan or Zoning maps may not be used to fulfill 
this requirement. 

RESPONSE: The subject property is ±47.5 acres, and more precisely ±2,068,859 square feet. As shown 
on the Tentative Phased Subdivision Plans, permanent natural areas are preserved as 
follows: 
 

Table 1: Permanent Natural Area Provided 

Natural Area Size (SF) Portion of Site 

Tract A ±29,697 1.4% 

Tract B ±419,095 20.3% 

Tract G ±30,129 1.5% 

Tract H ±55,959 2.7% 

TOTAL ±534,880 25.9% 

 
More than 20% of the site is preserved as permanent natural area. The criterion is met. 

11.460  Designation of Permanent Natural Area. The required natural area may be 
public or private. The minimum 20 percent of the gross acreage of the 
development site set aside as natural area in a cluster development should be 
designated in the following priority order: 

(1)  The first priority for natural area designation is significant tree groves 
identified on the South Albany Area Plan Organizational Framework 
map in the Comprehensive Plan (Figure 1), and oak trees in the South 
Albany Area Plan boundary over 25-inches in diameter measured at 
4.5 feet from the ground. 

RESPONSE: The property is not located in South Albany, so does not contain any “first priority” 
resources. 

(2)  The second priority for natural area designation is natural resources 
within the Significant Natural Resource overlay districts that are of 
degraded or marginal quality and subsequently restored to good 
quality in accordance with the quality levels in ADC Section 6.410(5). 
This priority shall be satisfied in the following order: 

(a)  Habitat for western painted and northwestern pond turtles 
within the Habitat Assessment Overlay (/HA), as identified 
by a turtle habitat assessment, that is restored to good 
quality. 

(b)  Wetland within the Significant Wetland overlay district 
(/SW) that is restored to good quality. 

(c)  Riparian area within the Riparian Corridor overlay district 
(/RC) that is restored to good quality. 

 (3)  The third priority for natural area designation is protection of other 
environmentally sensitive areas, natural and scenic features of the 
site. This priority shall be satisfied in the following order: 
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(a)  Good quality habitat for western painted and northwestern 
pond turtles near Thornton Lakes within the Habitat 
Assessment overlay (/HA) as identified by a turtle habitat 
assessment. 

(b)  Good quality wetland within the Significant Wetland overlay 
district (/SW). 

(c)  Good quality riparian area within the Riparian Corridor 
overlay district (/RC). 

(d)  Other wetlands not within the Significant Wetland overlay 
district, as shown on the City’s Local Wetland Inventories, 
or by a delineation approved by the Oregon Department of 
State Lands. 

(e)  Existing channels identified in the most current version of 
the City of Albany Storm Water Master Plan. 

(f)  Springs. 

(g)  Land with natural slopes 12 percent or greater as designated 
by the Hillside Development overlay district (/HD). 

(h)  Wooded area with five or more healthy trees over 8 inches in 
diameter measured 4½ feet from the ground, if approved by 
the City Forester. 

(i)  Land that provides bike or walking trails that connect to 
existing or proposed parks or trails, inventoried natural 
features, or areas zoned Open Space; or areas otherwise 
protected as permanent natural areas. 

(j)  Incorporate public parks, trails, trailheads or open space 
designated in the Parks, Recreation and Open Space Plan, 
the North Albany Refinement Plan, and the South Albany 
Area Plan. 

(k)  Other features of the site unique to Albany, if approved by 
the Director. 

 (4)  The fourth priority for natural area designation is to create “open 
spaces” in and around neighborhoods. This priority is satisfied by 
any of the following: 

(a)  Continuity of adjacent open space corridors or parkways. 

(b)  A network of interconnected open space corridors. 

(c) A buffer between neighborhoods. 

RESPONSE: Portions of the subject property are located with the RC and SW Overlay Districts. The RC 
was determined to be in degraded quality per Table 6-2 in Section 6.410(5) and will be 
restored to good quality. Enhancement of resources is described in Exhibit F. Only small 
portions of “fourth priority” land are designated as natural area, primarily where located 
between higher priority land and planned lots or streets. 
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Table 2: Permanent Natural Area Provided with “Priority Classification” 

Natural Area Size (SF) Portion of Site Priority 

Tract A ±29,697 1.4% Third, Fourth 

Tract B ±419,095 20.3% Second, Third  

Tract G ±30,129 1.5% Third 

Tract H ±55,959 2.7% Third, Fourth  

TOTAL ±534,880 25.9%  

 
Consistent with the guidance provided in Section 11.460, the designated permanent 
natural area is primarily second and third priority land, which are the highest categories 
present on the subject property.  

11.470  Creation of Permanent Natural Areas. 

(1)  Natural areas in a cluster development may be set aside and 
managed in one or more of the following ways: 

(a)  Portions of one or more individual lots; or 

(b)  Common ownership by residents of the development; or 

(c)  Third party (non-profit organization) whose primary 
purpose is to hold or manage the open space, subject to a 
reversionary clause in the event of dissolution of the non-
profit organization; or 

(d)  Dedicated to City of Albany, if the City agrees to accept 
ownership and maintain the space. 

RESPONSE: The permanent natural areas will be set aside in tracts and are planned to be managed by 
a future homeowners association (HOA). The criterion is met. 

(2)  Except for Subsection (1)(d) above, natural areas shall be subject to 
restrictive covenants and easements reviewed by the Community 
Development Director and recorded and filed when the subdivision 
plat for the project area is recorded. Except when allowed in 11.480, 
an easement shall include permanent provisions prohibiting the 
placement of structures or impervious surfaces, alteration of the 
ground contours, or any other activity or use inconsistent with the 
purpose of these provisions.  

RESPONSE: The permanent natural areas will be set aside in tracts and are planned to be managed by 
a future homeowners association (HOA). Restrictive covenants and easements meeting 
applicable City requirements will be recorded with the final subdivision plat. The criteria 
can be met. 

11.480  Protection of Permanent Natural Areas. 

(1)  If any applicable overlay districts allow it, the development may 
encroach into permanent natural areas, only under the following 
circumstances: 

(a)  Meets the requirements of all overlay districts in Articles 4, 
6 and 7; and 

(b)  The encroachment is necessary to meet transportation, 
utility infrastructure requirements, or post construction 
stormwater quality requirements; or 
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(c)  The encroachment is necessary to provide bike or walking 
trails that connect to existing or proposed parks or trails, 
inventoried natural features, or areas zoned Open Space or 
otherwise protected as permanent natural areas. 

RESPONSE: The permanent natural area is shown as Tracts A, B, G, and H on the Tentative Phased 
Subdivision Plans. The applicable requirements of Article 6 are met as described above in 
the responses to that article. Articles 4 and 7 are not applicable to this project. The 
Tentative Phased Subdivision Plans show all construction located outside the delineated 
SW Overlay District and RC Overlay District. Exhibit F includes the Natural Resource Site 
Assessment. The applicable criteria are met. 

(2)  Permanent alteration by grading may be authorized for the purpose 
of natural resource enhancement, such as wetland, riparian, or 
wildlife habitat restoration. 

(3) Significant wetlands, riparian corridors, and intermittent streams 
preserved as natural areas in a cluster development may be used for 
conveyance of storm waters only when the applicant has 
demonstrated that the discharge is compatible with the protection of 
the natural resource. These natural features shall not be used for 
drainage improvements, such as detention or retention ponds, or any 
other utility improvement necessary for development of the lots. 

RESPONSE: Grading for natural resource enhancement is not planned. Significant resources are not 
planned to convey stormwater.  The cable criteria are met. 

(4) Areas set aside for permanent natural areas in a cluster development 
cannot be further subdivided. 

RESPONSE: The permanent natural areas will be set aside in tracts that cannot be further subdivided. 
The criterion is met. 

(5) Fences are permitted in and around the natural areas if consistent 
with the expressed purpose of the natural areas. 

RESPONSE: Fences in and around the natural areas are planned. Fences may be reviewed with the 
building permit application for each home. Therefore, the criterion can be met. 

(6) Provisions must be established to ensure the continued maintenance 
of areas designated as natural areas through Cluster Development. 
See Section 11.470. 

RESPONSE: The permanent natural areas will be set aside in tracts and are planned to be managed by 
a future homeowners association (HOA). Restrictive covenants and easements meeting 
applicable City requirements will be recorded with the final subdivision plat. The criteria 
can be met. 

11.490  Permitted Uses. The uses allowed within cluster developments outside the 
permanent natural areas are determined by the underlying zoning district 
standards in Section 3.050, with the following exceptions: 

(1)  On development sites greater than 20 acres, up to 20 percent of the 
housing units in RS-6.5 and RS-10 may be attached single-family or 
condominium housing. 
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(2)  On development sites greater than 50 acres, up to 2 acres may be 
developed with neighborhood commercial uses through a 
conditional use review. The maximum building footprint of 
commercial or office uses shall be 3,000 square feet. Commercial and 
office uses shall be limited to restaurants with no drive-through 
service, and convenience-oriented and personal service oriented uses 
as described in Article 22. 

(3)  Within the South Albany Area Plan boundary, attached single-family 
and duplexes will be permitted in the RS-5, RS-6.5 and RS-10 zoning 
districts for up to 25 percent of the total units provided when 
transferring density within the Oak Creek Transition Area or when 
transferring density of the area necessary to preserve significant tree 
groves identified on the South Albany Area Plan Organizational 
Framework map in the Comprehensive Plan (Figure 1), and oak trees 
over 25-inches in diameter measured at 4.5 feet from the ground. 
Developments may not exceed the maximum density by zoning 
district in 11.495 and must meet all applicable standards in the Code.  

RESPONSE: The subject property is ±47.5 acres, and the purpose of the project is to create 148 lots 
for the future construction of detached, single-family homes. The planned use is 
permitted in the RS-10 zone. The subject property is not located within the South Albany 
Area Plan boundary. The applicable criteria are met. 

11.495  Development Standards. In a cluster development, the following development 
standards in Table 11-2 supersede the same standards in Section 3.190, Table 
1. The number of allowable dwelling units is based on the density range for 
the zone as specified in the following table. 

TABLE 11-2. Allowable dwelling units in density ranges per 
zone. 

Standard RS-10 

Max. dwelling units per gross acre 4 

Minimum Lot Size (1) None 

Minimum Lot Width None 

Minimum Lot Depth None 

Minimum front setback (2) 15 ft. 

Maximum Lot Coverage (3) 70% 
 (1) Lots on the perimeter of the cluster development shall meet the standards in 

11.500. 
(2) Except, when lots are adjacent to existing development on the same side of the 

street, the setback shall be within 5 feet of the adjacent house(s) setback(s). 
(3) The maximum lot coverage may be up to 100 percent for lots that provide land 

only for the building footprint. 

RESPONSE: Based on the RS-10 zoning and ±47.5-acre gross area of the subject property, 190 single-
family homes are allowed within the planned Pheasant Run Subdivision. The Tentative 
Phased Subdivision Plans show 148 lots for future single-family homes. The planned lots 
are configured to meet the applicable setback and lot coverage requirements. Setback 
and lot coverage requirements will be reviewed with the building permit application for 
each home. The applicable criteria are, or can be, met. 
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11.500  Perimeter Lot Compatibility. The following standards and exceptions will 
apply to the lots on the perimeter of a proposed cluster development. 

(1)  Standards. The term “standard minimum lot size” as used in this 
section, means the minimum lot size allowed in the underlying base 
zone without any reductions in size allowed elsewhere in this Code. 

(a)  When the proposed cluster development abuts developed 
property in a lower density residential zoning district, the 
size of lots on the perimeter of the proposed cluster 
development shall be at least the standard minimum lot size 
allowed in the zone underlying the cluster development. 

RESPONSE: The subject property is zoned RS-10. The lowest density residential zoning district 
abutting the subject property is also RS-10. The planned cluster subdivision does not abut 
property in a lower density residential zoning district, and the criterion does not apply. 

(b)  When the proposed cluster development abuts developed 
property in the same residential zoning district as the 
proposed cluster development, the size of lots on the 
perimeter of the cluster development shall be at least 70 
percent of the standard minimum lot size of the underlying 
zoning district. 

RESPONSE: The subject property is zoned RS-10. Abutting property to the north, east, and south is 
also zoned RS-10. There are tracts of unbuildable land along the northern perimeter of 
the subject property, separating existing homes to the north from the northernmost lots 
planned on the subject property. Lots are not planned on the northern perimeter of the 
subject property. 

 
The Preliminary Plat shows the lots along the southern and eastern perimeter of the 
subject property are at least 7,000 square feet in area, or at least 70% of standard 
minimum lot size in the RS-10 zone. The criterion is met. 

(2)  Exceptions. The Perimeter Lot Compatibility standards do not apply 
in the following cases: 

(a)  Perimeter lots that are adjacent to land that is zoned for 
higher density housing, mixed-use or non-residential uses, 
or to residentially zoned property not in residential use (such 
as educational, institutional, religious or park uses). 

RESPONSE: The subject property is zoned RS-10. Abutting property to the west is zoned RM, RS-5, 
and RS-6.5, all higher density residential zones. Perimeter Lot Compatibility standards do 
not apply to planned lots along the western perimeter of the subject property. 

(b)  Where the same property owner owns the property abutting 
the proposed cluster development or when the perimeter lots 
share a property line with the Urban Growth Boundary. 

RESPONSE: This exception does not apply. 

(c)  If a buffer area is created as a separate property along the 
perimeter and is at least 20 feet wide, the buffer area shall 
become a permanent natural area and shall meet the 
provisions in Sections 11.470 and 11.480. 
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RESPONSE: The subject property is zoned RS-10. Abutting property to the north is also zoned RS-10. 
There are tracts of unbuildable natural area, at least 20 feet wide, along the northern 
perimeter of the subject property, separating existing homes to the north from the 
northernmost lots planned on the subject property. The Perimeter Lot Compatibility 
standards do not apply to the northernmost planned lots, and the applicable compatibility 
standards are met. 

11.510  Permitted Uses. The uses allowed within cluster developments outside the 
permanent natural areas are determined by the underlying zoning district 
standards in Section 3.050, with the following exceptions: 

(1)  On development sites greater than 20 acres, up to 20 percent of the 
housing units in RS-6.5 and RS-10 may be attached single-family or 
condominium housing. 

(2)  On development sites greater than 50 acres, up to 2 acres may be 
developed with neighborhood commercial uses through a 
conditional use review. The maximum building footprint of 
commercial or office uses shall be 3,000 square feet. Commercial and 
office uses shall be limited to restaurants with no drive-through 
service, and convenience-oriented and personal service oriented uses 
as described in Article 22.  

RESPONSE: The subject property is ±47.5 acres, and the purpose of the project is to create 148 lots 
for the future construction of detached, single-family homes. The planned use is 
permitted in the RS-10 zone. The applicable criteria are met. 

11.520  Street Standards for Cluster Development. Local streets in a cluster 
development may be constructed to the Residential Street Design for 
Constrained Sites as described in Section 12.122(6). If the City subsequently 
adopts street standards specifically designated for cluster development, those 
standards shall supersede and replace this section. 

RESPONSE: Street standards are addressed below in the responses to Article 12. 

11.530  South Albany Connectivity. Developments within the South Albany Area Plan 
boundary shall provide a connected street and pathway network. 

RESPONSE: The subject property is not located within the South Albany Area Plan boundary. The 
criterion does not apply. 

ARTICLE 12 PUBLIC IMPROVEMENTS 

STREETS 

12.060  General Provisions. No development may occur unless it has frontage on or 
approved access to a public street currently open to traffic. A currently non-
open public right-of-way may be opened by improving it to City standards.  

Streets shall be connected to reduce travel distance, provide multiple travel 
routes, and promote the use of alternative modes. Street patterns have a 
greater long-range effect on land use patterns, than do parcel patterns or 
building location.  

Streets (including alleys) within and adjacent to a development shall be 
improved in accordance with the standards in this Article. In addition, any 
new street or additional street width planned as a portion of an approved street 
plan shall be dedicated and improved in accordance with this Article.  
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When the City Engineer determines that a required street improvement would 
not be timely, the City Engineer may accept a Petition for 
Improvement/Waiver of Remonstrance for a future assessment district.  

The City Engineer may approve adjustments to the required street right-of-
way and planter widths when necessary to accommodate approved street-side 
post-construction stormwater quality facilities.  

RESPONSE: All planned subdivision lots will have adequate frontage on a public street as shown on 
the Tentative Phased Subdivision Plans. Individual accesses will be reviewed with the 
building permit application for each home. The new streets will be improved to City 
standards as discussed in the responses to Article 12 below and shown on the tentative 
plans. Dedication and/or frontage improvements necessary to comply with City standards 
are planned be provided for boundary streets NW Crocker Lane and NW Dover Lane. The 
applicable criteria are met. 

12.100  Access to Public Streets. With the exceptions noted in Section 1.070, the 
location and improvement of an access point onto a public street shall be 
included in the review of a development proposal. In addition, the following 
specific requirements shall apply to all access points, curb cuts, and 
driveways: 

(1)  Approaches and driveways to City streets and alleys must be paved 
and constructed in accordance with the Standard Construction 
Specifications. Driveways serving more than one property shall be 
paved the full length of the shared portion. 

(2)  Driveways for single- and two-family dwellings must have a 
minimum width of 10 feet and a maximum width of 24 feet (not to 
exceed the width of the driveway curb cut) and minimum separation 
of 5 feet. 

Up to four multiple-family units that front on a public street may have 
separate driveways. The driveways shall meet the same standards as 
for single- and two-family dwellings.  

Driveways for all other uses must have widths of 12-16 feet for one-
lane (one-way) driveways, 24-32 feet for two-lane driveways, and 36 
feet for three-lane driveways. Three-lane driveways must have 
designated lanes and turning movements. Industrial driveways shall 
have a width of 24-48 feet. There must be a minimum separation of 
22 feet between all driveways except for single- and two-family 
dwellings. The width of a driveway will be determined by measuring 
at the curb line and will exclude the transitions which must conform 
to standards fixed by the City Engineer. 

(3)  All driveways must be located as far as practical from a street 
intersection, and in no instance shall the distance from an 
intersection be less than the following, as measured from the nearest 
curb return radius: 

Arterial Street  40 feet 
Collector Street  20 feet 
Local Street  10 feet 

At intersections with bulb outs or post-construction stormwater 
quality curb extensions incorporated into the curb return the 
measurement will be made from the nearest curb return radius. When 
different classes of streets intersect, the distance required is between 
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an access point and the intersection of the street type that requires 
the greater distance.  

(4)  The location, width, and number of accesses to a public street may 
be limited for developments that are subject to site plan review. All 
development that proposes access to an arterial street is subject to 
site plan review and the design requirements of 12.230. 

(5)  Access points to a public street shall be the minimum necessary to 
provide reasonable access while not inhibiting the safe circulation 
and carrying capacity of the street.  

(6)  Properties with frontage on more than one street may be restricted to 
access on the street(s) of a lower classification through site plan, land 
division, or other review procedures. 

(7)  A common access point at a property line is encouraged and may be 
required in order to reduce the number of access points to streets. 
Construction of common access points must be preceded by 
recording of joint access and maintenance easements. 

(8)  With the exception of single-family residential development, 
approach grades must not exceed 10 percent slope within 20 feet of a 
public street. Driveways for single-family residential development 
shall comply with applicable fire and building codes. 

(9)  Access to designated state highways is subject to the provisions of 
this Article in addition to requirements of the State Highway Division 
and State Department of Transportation. When regulations of the 
City and State conflict, the more restrictive requirements apply. 

(10)  For developments on property larger than five acres in contiguous 
ownership fronting on an arterial street or limited access highway, a 
frontage road may be required in order to provide a single access 
determined by the review body to be the most appropriate location 
for safety and convenience. 

(11)  When access is allowed on an arterial street, efforts shall be made to 
locate it adjacent to the interior property line where it could be shared 
by the adjacent property. 

RESPONSE: The planned subdivision will create lots for future single-family homes. Each lot will have 
adequate frontage and dimensions to accommodate access, driveways, and parking. 
Access will be reviewed with the building permit application for each home. The 
applicable criteria can be met. 

12.110  Street Location, Width and Grade. The location, width, and grade of all streets 
must conform to any approved transportation master plan or recorded 
subdivision plat. When location of a street is not shown in an approved street 
plan, the arrangement of streets in a development shall either provide for the 
continuation or appropriate projection of existing principal streets in the 
surrounding areas or conform to a plan for the neighborhood approved or 
adopted by the City to meet a particular situation where topographical or 
other conditions made continuance of or conformance to existing streets 
impractical or where no plan has been previously adopted. 

In addition, new streets may be required to be located where the City 
Engineer determines that additional access is needed to relieve or avoid 
access deficiencies on adjacent or nearby properties. In determining the 
location of new streets in a development or street plan, consideration shall be 
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given to maximizing available solar access for adjoining development sites. 
Street grades must be approved by the City Engineer, who will consider 
drainage and traffic safety. 

RESPONSE: The Tentative Phased Subdivision Plans show that the applicable location, width, and 
grade standards for streets will be met. Figure 7-4 in the TSP shows a future minor 
collector crossing through the subject property from Crocker Lane to Scenic Drive. The 
tentative plans show that NW 23rd Avenue will align with the general location of this 
future minor collector, and will be built to the applicable standards. 

 
In addition to NW 23rd Avenue, the tentative plans show the extension of local streets 
that currently stub into the subject property at six different locations. Adjoining 
properties to the north, west, and south have been subdivided and homes constructed. 
This project will allow for the extension of existing streets, which will relieve access 
deficiencies caused by the numerous dead-ends stubbed into the subject property. A new 
internal street will run on an east-west axis, maximizing solar access for the abutting lots. 
Therefore, the applicable criteria are met. 

12.120  Rights-of-Way and Roadway Widths. Unless otherwise indicated on an 
approved street plan or in Section 12.130, the street right-of-way and roadway 
widths shall not be less than the minimum shown below in Table 12-1. Where 
a range is indicated, the width shall be determined by the City Engineer. 
Reductions in roadway width may be allowed to facilitate curb extensions 
required for approved street side post-construction stormwater quality 
facilities in the landscape strip/planter area. Reductions require approval of 
the City Engineer. 

RESPONSE: The Tentative Phased Subdivision Plans show rights-of-way for the planned minor 
collector and local streets meet the applicable standards shown in Table 12-1. It should 
be noted that per Section 11.520, local streets in cluster developments may be 
constructed to the Residential Street Design for Constrained Sites described in Section 
12.122. The applicable criteria are met. 

12.122  Local Residential Streets. There are two classes of local streets, based on 
projected traffic volumes. The applicant is responsible for demonstrating that 
each proposed street is designed for the appropriate traffic volume.  

Locating approved street-side post-construction stormwater quality facilities 
in the landscape strip is encouraged. To accommodate the facilities, the City 
Engineer may approve isolated reductions in roadway width for curb 
extensions and larger landscape strip areas from those shown in the following 
subsections. The City Engineer may also approve locating the back of 
sidewalk immediately adjacent to the property line.  

(1)  Minor Local Streets. The minor local street design is intended to be 
the predominant street type in residential neighborhoods. A minor 
local street will have fewer than 1,000 average trips per day (ADT) 
when all future street connections are made. The standard design is 
a 30-foot wide paved surface with curb and gutter, a 6-foot landscape 
strip, and a 5-foot sidewalk on each side within a 54-foot right-of-way. 
A parallel 7-foot public utility easement is dedicated on each side of 
the street unless waived by the City Engineer. Parking is allowed on 
both sides of the street. See Figure 1. 

(2)  Network Local Streets. A network local street will have more than 
1,000 ADT. The standard design is a 32-foot-wide paved surface with 
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curb and gutter, a 6-foot landscape strip, and a 5-foot sidewalk on 
each side within a 56-foot right-of-way. A parallel 7-foot public utility 
easement is dedicated on each side of the street unless waived by the 
City Engineer. Parking is allowed on both sides of the street. See 
Figure 2. 

(3)  Narrow Local Street Option. The City Engineer may approve a 
narrow network local street design with a 28-foot wide paved surface 
with curb and gutter, a 6-foot landscape strip, and a 5- foot sidewalk 
on each side within a 52-foot right-of-way. A parallel 7-foot public 
easement is dedicated on each side of the street unless waived by the 
City Engineer. Parking is restricted to one side of the street. See 
Figure 3. 

(4)  Residential Street Design for Constrained Sites. Natural features may 
constrain the standard local street design. Examples of such natural 
features include floodplains, steep slopes, drainageways, wetlands, 
riparian corridors, and tree groves. Through the subdivision or 
planned development review process, the City will consider a 
narrower street section that does not compromise the goals for street 
design in a great neighborhood. For example, the sidewalks may be 
placed curbside and parking may be removed from the street in order 
to narrow the street paving and preserve natural areas. See Figure 4. 

RESPONSE: The TIA (Exhibit C) projects that all Local streets within the subdivision will have fewer 
than 1,000 ADT. The Tentative Phased Subdivision Plans show minor local streets running 
throughout the subdivision, except for NW 23rd Avenue which is designated as a Minor 
Collector. The standard is met. 

12.140  Additional Rights-of-Way. A development project requiring land use approval 
is required to dedicate additional right-of-way if an existing street abutting or 
within the development does not meet the widths designated in Section 
12.120. This provision does not apply to property line adjustments or historic 
review. While not required to dedicate additional right-of-way, single- and 
two-family dwellings (and related accessory buildings) are subject to setbacks 
from future street rights-of-way as provided in Section 3.190. 

RESPONSE: No additional right-of-way dedications are necessary. 

12.150  Future Extensions of Streets. When it is necessary to give access to or permit 
a future division of adjoining land, streets shall be extended to the adjoining 
tract. A barricade at the end of the street shall be installed and paid for by the 
property owners. It shall not be removed until authorized by the City 
Engineer.  

RESPONSE: While adjoining land has largely been divided with homes constructed, seven streets 
surrounding the planned subdivision stub into the subject property. The subdivision will 
extend these streets to increase access for adjoining land, but no new street stubs or 
barricades are necessary. The criterion is met. 

12.160  Street Alignment. As far as practical, streets shall be dedicated and 
constructed in alignment with existing streets. Arterial and collector streets 
shall have continuous alignments without offset or staggered intersections. In 
no case shall streets be designed so that jogs of less than 300 feet are created 
as measured from the centerline of any intersection involving an arterial or 
collector street. 
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RESPONSE: The Tentative Phased Subdivision Plans show that the project includes the extension of 
NW 23rd Avenue from its stub into the western boundary of the subject property to NW 
Crocker Lane. Construction of a minor collector at this location is identified in Figure 7-4 
of the TSP. The planned subdivision extends the seven street stubs abutting the subject 
property in alignment with existing streets. Therefore, the criteria are met. 

12.170  Intersections. Streets must intersect as nearly as possible at right angles. 
Proposed intersection of two streets at an acute angle of less than 75 degrees 
is not allowed. An oblique street should be curved approaching an 
intersection to provide at least 100 feet of street at right angles with the 
intersection. Not more than two streets shall intersect at any one point. 

RESPONSE: The Tentative Phased Subdivision Plans show the applicable criteria are met. 

12.180  Clear Vision Area. A clear vision area must be maintained at each access to a 
public street and on each corner of property at the intersection of two streets 
or a street and a railroad. No fence, wall, hedge, sign, or other planting or 
structure that would impede visibility between the heights of 2 and 8 feet shall 
be established in the clear vision area. Visibility is not considered impeded by 
a fence where materials are 35 percent or less of the surface area of that portion 
of the fence above 2 feet. Fence posts spaced at 8 feet or more apart are not 
counted as part of the fence surface area. Height measurements shall be made 
from the top of the curb or, when no curb exists, from the established street 
center line grade. 

(1)  The clear vision area provisions do not apply to the following: 

(a)  a public utility pole, 

(b)  a tree trimmed (to the trunk) to a line at least eight feet above 
the level of the intersection, 

(c)  another plant species of open growth habit that is not 
planted in the form of a hedge and that is planted and 
trimmed to leave at all seasons a clear and unobstructed 
cross-view, 

(d)  a supporting member or appurtenance to a permanent 
building lawfully existing on the date this standard becomes 
effective, 

(e) an official warning sign or signal, 

(f)  the post section of a pole sign when there are no more than 
two posts and any post is less than eight inches in diameter, 
and 

(g)  existing or new buildings that meet the minimum setbacks. 

(2)  A clear vision area consists of a triangular area 

(a)  For residential local streets and driveways, two sides of the 
clear vision area are lot lines or a driveway for a distance 
specified in Table 12-4 below, with a third line running 
diagonally across the non-intersecting ends of the two sides 
(see illustration below, Figure 6). Where lots have rounded 
corners, the lot lines shall be extended in a straight line to a 
point of intersection. 
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TABLE 12-4. Measurements for establishing clear vision areas. 

Type of Intersection 
Measurement Along Each Lot Line or 
Drive Edge 

Controlled Intersection (stop sign or 
signal) 

20 feet 

Uncontrolled Intersection 30 feet 

Residential District driveways 15 feet 

Alley (less than 25 feet) 20 feet 

 
RESPONSE: The Tentative Phased Subdivision Plans show that the applicable criteria can be met. 

12.190  Cul-de-sacs. The street pattern may include cul-de-sacs and bulbs only if 
connectivity and block length standards have been met. A cul-de-sac must 
not exceed 400 feet. A cul-de-sac must end in a circular turnaround, except as 
provided in 12.130 (4)(c). Dead-end streets longer than 400 feet may be 
approved by the City Engineer if no other means is available for development 
of the property. 

A 10-foot-wide lighted concrete bikeway/pedestrian accessway shall be 
dedicated and constructed from the end of each cul-de-sac to the nearest 
street or property line of adjacent property, except where the cul-de-sac abuts 
developed property and/or the City Engineer determines there is no need for 
a connection. 

RESPONSE: The Tentative Phased Subdivision Plans show that no cul-de-sacs are planned. Two bulbs 
are necessary where through streets are impracticable due to existing development. 
Therefore, the applicable criteria are met. 

(***) 

12.210  Slope and Curves. Slope shall not exceed 6 percent on arterials, 10 percent on 
collector streets, or 12 percent on other streets. Center line radii or curves shall 
be not less than 600 feet on arterials, 400 feet on collectors, or 200 feet on other 
streets. When existing conditions, particularly the topography, make it 
otherwise impractical to provide buildable sites, steeper grades and sharper 
curves may be approved by the review body. In flat areas, allowance shall be 
made for finished street grades having a minimum slope of at least 0.5 
percent, when possible. 

RESPONSE: The Tentative Phased Subdivision Plans show that the applicable slope and curve 
requirements are met. 

SIDEWALKS 

12.290  Requirement. All development for which land use applications are required 
by Section 1.060 must include sidewalks adjacent to public streets. This 
requirement also applies to new single-family houses and duplexes if they are 
located on arterial or collector streets or on curbed local streets, if there is an 
existing sidewalk within 500 feet on the same side of the street. 

Sidewalks shall be built when arterial and collector streets are constructed and 
at the discretion of the City Engineer during their reconstruction. This 
provision shall also apply to local streets that serve commercial and multi-
family development. Sidewalks are required on both sides of all streets. If an 
interim street standard is being constructed which does not include bike lanes 
or sidewalks, interim bikeways or walkways for pedestrians shall be provided 
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by paved roadway shoulders at least 8 feet wide on arterials and 6 feet on other 
streets. Provision of sidewalks may be waived when the street serves a use or 
combination of uses that generate fewer than 50 trips a day (based on ITE 
standards) and cannot be continued or extended to other properties.  

RESPONSE: The Tentative Phased Subdivision Plans show that sidewalks are planned to meet the 
applicable requirements. 

12.300  Design, Width, and Location. All sidewalks must be constructed, replaced or 
repaired in accordance with the Standard Construction Specifications. The 
required width and location of sidewalks is as follows: 

(1)  The required width for a sidewalk on an arterial or collector street is 
7 feet. This may be reduced to 6 feet if the sidewalk is separated from 
the curb by a landscaped planter strip at least 5 feet wide. 

When there is inadequate right-of-way for additional width and no 
additional right-of-way can be obtained as a condition of 
development approval, the sidewalk width may be reduced to 5 feet. 
In all cases, any right-of-way remaining outside the sidewalk is to be 
landscaped and maintained by the adjoining property owner. 

(2)  Sidewalks along residential and other local streets must be at least 5 
feet wide. A planter strip at least 6 feet wide shall separate the 
sidewalk from the street. Street trees shall be selected from the list of 
approved street trees established by the City. The planter strip shall 
be of permeable materials. Locating approved street-side post-
construction stormwater quality facilities in the planter strip is 
encouraged.  

(3)  In the Historic Downtown and Central Business districts, as defined 
on the zoning map, sidewalks must be at least 10 feet wide and be 
installed adjacent to the curb. 

(4)  Regardless of other provisions contained in this article, any sidewalk 
project that is less than 200 feet in length and connects on either end 
to an existing sidewalk may be designed to match the existing 
pattern with the approval of the City Engineer. 

(5)  When obstructions exist or are proposed (including, but not limited 
to, mailboxes, utility poles, trees, planters, fire hydrants, signs, 
benches, bus stops, post-construction stormwater quality facilities, 
etc.), provisions must be made to maintain a minimum of 4 feet of 
unobstructed sidewalk width on local streets, 5 feet on collector and 
arterial streets, and 6 feet in the Historic Downtown (HD) and 
Central Business (CB) districts.  

(6)  Clustered mailboxes shall be on an accessible path and shall include 
a 72” minimum accessible turning space. Adjacent sidewalks may be 
incorporated in the measurement of the turning space. 

Where constructed in the public right-of-way, construction shall be 
in accordance with the Standard Construction Specifications.  

(7)  Maintenance of sidewalks and planter strips shall be the continuing 
obligation of the adjacent property owner except for approved post-
construction stormwater quality facilities located in planter strips or 
when the lot backs onto an arterial. Other than approved post-
construction stormwater quality facilities, planter strips shall be 
landscaped and maintained in like manner to the front yard setback 
requirements of Article 9.  
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(8)  Sidewalks shall be designed to parallel streets in line and grade and 
shall avoid unnecessary meandering from the curb line and elevation 
changes except as necessary to avoid significant trees or traverse 
topographic barriers. 

(9)  Public paths not adjacent to a public street shall be a minimum of 10 
feet wide. 

RESPONSE: The Tentative Phased Subdivision Plans show that sidewalks are planned to meet the 
applicable requirements. 

12.310  Conformance to Street Grades. All sidewalks constructed adjacent to a street 
must be placed upon the street grade as established at the time of sidewalk 
construction. If a space is left between the property line and the sidewalk 
and/or between the sidewalk and the curb, the space shall be filled and 
surfaced with earth or other approved material level with the sidewalk. 
Exceptions to level grade between the sidewalk and curb are allowed with 
approved street-side post-construction stormwater quality facilities. 

RESPONSE: The Tentative Phased Subdivision Plans show that sidewalks are planned to meet the 
applicable requirements. 

STREET TREES 

12.321  General Requirements. When a new public street is created in conjunction 
with development, street trees are required in accordance with the standards 
provided in the Standard Construction Specifications and the Urban Forestry 
Management Plan. 

12.324  Street Tree Planting Options. Options available to meet this requirement are 
identified below. Where street side post-construction stormwater quality 
facilities are proposed on a new public street, the option selected must match 
the planting option selected for the post-construction stormwater quality 
facilities as identified in Title 12 of the Albany Municipal Code: 

(1)  Submit a street tree plan to the City for planting and establishing 
trees within the public rights-of-way that meets the tree planting 
standards in the Urban Forestry Management Plan. The City 
Forester shall either approve or deny the plan based on the plan’s 
compliance with these requirements. 

(2)  Pay a fee to the City based upon a requirement for one tree per thirty 
linear feet of street frontage. This fee shall be deposited into the 
City’s Urban Forestry Program Fees Fund. The City shall thereafter 
assume responsibility for the purchase, planting, and establishment 
of street trees within the public right-of-way or on public lands 
maintained by the City within or abutting the specified development.  

RESPONSE: Street tree plantings can and will comply with one of the two available options. The 
criteria can be met. 

UTILITIES—GENERAL 

12.360  Utility Easements. The developer shall make arrangements with the City of 
Albany and each utility franchise for the provision and dedication of utility 
easements necessary to provide full services to the development. All utility 
easements must be public easements. 

12.370  Utility Easement Width. The standard width for public utility easements 
adjacent to street rights-of-way is 7 feet. The minimum width for all other 
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public utility easements shall be 15 feet for water, 20 feet for sewer, and 15 feet 
for piped storm drainage unless otherwise specified by the utility company or 
City Engineer. When feasible, utility easements shall be centered on a lot line. 

12.380  Information on Development Plans. The developer must show easements for 
all utilities. Plans showing the location of all utilities shall be submitted to the 
City as part of the site plan review or land division process. 

12.390  Requirement for Underground Utilities. Except as exempted in Section 
12.400, all utility lines, cables, or wires (including but not limited to those used 
for electricity, communication, street lighting, and cable television) 
constructed upon, adjacent to, or within land subdivided or prepared for 
development after the effective date of this Code, must be placed 
underground. The intent of the City is that no poles, towers, or other 
structures associated with utility facilities shall be permitted on any street or 
lot within such a subdivision or development. 

12.400  Exceptions. Overhead facilities are only permitted in the following instances: 

(1)  Emergency installations, electric transmission lines, or through 
feeders operating at distribution voltages which act as a main source 
of supply to primary laterals and to direct connected distribution 
transformers and primary loads. 

Should it be necessary to increase the capacity of major power 
transmission facilities for service to the area, new or revised 
installations shall be made only on rights-of-way or easements on 
which overhead facilities exist at the time of the capacity increase. 

(2)  Appurtenances and associated equipment such as surface-mounted 
transformers, pedestal-mounted terminal boxes, meter cabinets, 
telephone cable closures, connection boxes, and the like. 

(3)  Structures without overhead wires, used exclusively for fire alarm 
boxes, street lights, or municipal equipment installed under the 
supervision and with the approval of the City Engineer. 

(4)  Power substations, pumping plants, and similar facilities necessary 
for transmission or distribution of utility services. 

(5)  Television antennas and satellite dishes [See Section 3.080 (12)]. 

(6)  Industrial developments, except for utility lines, cables, and/or wires 
providing service to an individual lot. Such lines must be placed 
underground from the nearest power pole to the facility ultimately 
being operated on the individual lot. Certain industries requiring 
exceptionally large power supplies may request direct overhead 
power as a condition of site plan approval. 

Underground utilities may be required in Industrial Park 
developments and planned developments in the Industrial Districts. 

(7)  New development on existing individual lots of record in areas where 
service is currently by overhead utilities. 

12.405  Property Monuments. Upon completion of a utility project and before 
acceptance by the City, all property corners and other monuments disturbed 
or removed by the project shall be reestablished and protected by an Oregon-
licensed surveyor retained by the developer. 
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RESPONSE: The Tentative Phased Subdivision Plans show the seven-foot-wide utility easements. 
Except as allowed in Section 12.400, all utilities will be located underground. The 
applicable criteria are met. 

WATER 

12.410  When Public Water is Available. All new development, including a single-
family residence, must extend and connect to the public water system when 
service is available within 150 feet of the property. 

Fire hydrants, mains, and related appurtenances shall be installed as required 
by the City Fire Marshal. 

12.420  When Public Water is Not Available. No new development is allowed on 
private well systems, except for construction of one single-family dwelling on 
an existing lot of record. Residential lots created by a land partition may be 
served by private wells if approved by the City, and provided the new lots are 
subject to a Petition for Improvement/Waiver of Remonstrance for a future 
assessment district for public water. If a second partition plat is filed on the 
same parcel, the application will be subject to the subdivision requirement 
that the development be served by public water. 

12.430  Extension Along Property Frontage and Within Interior. Water distribution 
mains must be extended along the full length of the property’s frontage along 
the right-of-way or to a point identified by the City Engineer as necessary to 
accommodate likely system expansion. Main extensions may be required 
through the interior of properties when necessary to provide service to other 
properties or to provide looping for fire flows. 

12.440  Water Plan Approval. Preliminary water plans and systems must be submitted 
to the City Engineer as part of the tentative plat or Site Plan Review 
application. These plans must provide enough information to enable the City 
Engineer to determine that the proposed development is feasible, but are not 
required to be detailed construction level documents. The City’s Engineering 
Standards, while not land use criteria, may be used, in whole or in part, by the 
City Engineer to determine the feasibility of a proposed plan.  

12.450  Design Requirements for New Development. All new development within the 
City must, when appropriate, make provisions for the continuation or 
appropriate projection of existing principal water lines serving surrounding 
areas. 

12.460  Restriction of Development. The review body may restrict development 
approvals when a deficiency exists in the water system or portion thereof 
which cannot be corrected as a part of the development improvements. 

RESPONSE: The Composite Utility Plans show the applicable requirements for water can or will be 
met. 

SANITARY SEWERS 

12.470  When Public Sewer is Available. All new development must extend and 
connect to the public sewer system when service is available within 300 feet 
of the property. 

12.480  When Public Sewer is Not Available. Where sewer is not available within 300 
feet of the property, no development is allowed on private septic systems, 
except for construction of one single-family dwelling on an existing lot of 
record or on a parcel no smaller than five acres created through the land 
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division process. Any private on-site system allowed by this section must be 
approved by the county. 

12.490  Extension Along Property Frontage and Within Interior. Sewer collection 
mains must be extended along the full length of the property's frontage along 
the right-of-way or to a point identified by the City Engineer as necessary to 
accommodate likely system expansion. When private sanitary sewer services 
will exceed 100 feet long, as measured from the public main to the structure, 
the City Engineer may require extension of public sewers into the interior of 
the property. 

12.500  Sewer Plan Approval. Preliminary sewer plans and systems must be submitted 
to the City Engineer as part of the tentative plat or Site Plan Review 
application. These plans must provide enough information to enable the City 
Engineer to determine that the proposed development is feasible, but are not 
required to be detailed construction level documents. The City’s Engineering 
Standards, while not land use criteria, may be used, in whole or in part, by the 
City Engineer to determine the feasibility of a proposed plan.  

12.510  Design Requirements for New Developments. All new development within 
the City must, where appropriate, make provisions for the continuation or 
appropriate projection of existing sewer lines serving surrounding areas. Line 
extensions may be required through the interior of a property to the developed 
when the City Engineer determines that the extension is needed to provide 
service to upstream properties. 

12.520  Restriction of Development. The review body may restrict development 
approvals where a deficiency exists in the sewer system or portion thereof that 
cannot be corrected as a part of the development improvements. 

RESPONSE: The Composite Utility Plans show the applicable requirements for sanitary sewers can or 
will be met. 

STORM DRAINAGE 

12.530  General Provisions. The review body will approve a development request only 
when adequate provisions for storm and flood water run-off have been made 
as determined by the City Engineer. The storm water drainage system must 
be separate from and independent of any sanitary sewer system. When 
possible, inlets should be provided so surface water is not carried across any 
intersection or allowed to flood any street. Surface water drainage patterns 
and proposed storm drainage must be shown on every development proposal 
plan. All proposed storm drainage management plans and systems must be 
approved by the City Engineer as part of the tentative plat or site plan review 
process. 

12.535  Storm Drainage Plan Approval. Preliminary storm drainage management 
plans and systems must be submitted to the City Engineer as part of the 
Tentative Plat or Site Plan Review application. These plans must provide 
enough information to enable the City Engineer to determine that the 
proposed development is feasible, but are not required to be detailed 
construction level documents. The City’s Engineering Standards, while not 
land use criteria, may be used, in whole or in part, by the City Engineer to 
determine the feasibility of a proposed plan.  

12.540  Easements. When a subdivision is traversed by a watercourse, drainageway, 
channel or stream, a public storm water easement conforming substantially 
to the lines of the watercourse and further width as the City Engineer 
determines will be adequate for conveyance and maintenance shall be 
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provided. Improvements to the drainage way, streets, or parkways parallel to 
watercourses may be required. 

12.550  Accommodation of Upstream Drainage. A culvert or other drainage facility 
shall be large enough to accommodate potential run-off from its entire 
upstream drainage area, whether inside or outside of the development. The 
City Engineer must review and approve the necessary size of the facility, 
based on the provisions of the Storm Drainage Master Plans, and sound 
engineering principles, and assuming conditions of maximum potential 
watershed development permitted by the Comprehensive Plan. 

12.560  Effect on Downstream Drainage Facilities. When the City Engineer 
anticipates that the run-off resulting from the development will overload or 
cause damage to an existing drainage facility, the review body will withhold 
approval of the development until provisions have been made for 
improvement, or prevention, of said potential condition.  

12.570  Storm Drainage Management Practices. Development must employ storm 
drainage management practices approved by the City Engineer that minimize 
the amount and rate of surface water run-off into receiving streams or 
drainage facilities or onto adjoining properties. As required by Title 12 of the 
Albany Municipal Code, the development must also employ post-
construction storm water quality management practices approved by the City 
Engineer that regulate the quality of the stormwater leaving the site. Drainage 
management practices must include, but are not limited to, one or more of 
the following practices: 

(1)  Temporary and permanent ponding or detention of water; 

(2)  Post-construction stormwater quality facilities; 

(3)  Minimization of impervious surfaces; 

(4)  Emphasis on natural drainageways; 

(5)  Prevention of uncontrolled water flow from the development; 

(6)  Stabilization of natural drainageways as necessary below drainage 
and culvert discharge points for a distance sufficient to convey the 
discharge without channel erosion; 

(7)  Collection of runoff from impervious surfaces and transportation to a 
natural drainage facility with sufficient capacity to accept the 
discharge; and 

(8)  Other practices and facilities designed to transport storm water and 
improve water quality. 

12.575  Extension Along Property Frontage and Within Interior. Storm mains must 
be extended along the full length of the property’s frontage along the right-of-
way or to a point identified by the City Engineer as necessary to accommodate 
likely system expansion.  

12.580  Design Requirements for New Development. All new development within the 
City must, when appropriate, provide for the continuation or appropriate 
projection of existing storm drain lines or drainageways serving surrounding 
areas. Extensions may be required through the interior of a property to be 
developed when the City Engineer determines that the extension is needed to 
provide service to upstream properties.  
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12.581  Restriction of Development. The review body may restrict development 
approvals where an  efficiency exists in the storm water system or portion 
thereof that cannot be corrected as part of the development improvements.  

12.585  NPDES Permit Required. A National Pollutant Discharge Elimination 
System (NPDES) permit must be obtained from the Department of 
Environmental Quality (DEQ) for construction activities (including clearing, 
grading, and excavation) that disturb one or more acre of land, or whatever 
the current standard is at the time the application is submitted. 

RESPONSE: The Composite Utility Plans and in the Preliminary Stormwater Report show the 
applicable requirements for storm drainage can or will be met. 

IV. Conclusion 
The required findings have been made and this narrative and accompanying documentation demonstrate 
that the application is consistent with the applicable provisions of the Albany Development Code. The 
evidence in the record is substantial and supports approval of the application. Therefore, the Applicant 
respectfully requests that the City approve this Subdivision application.  
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Pheasant Run Subdivision — Traffic Impact Analysis 1 

Executive Summary 

1. A 150-lot subdivision for single-family homes has been proposed for land located on the north side 
of NW Dover Lane in Albany, Oregon.  

2. The trip generation calculations show that the proposed subdivision is expected to generate a net 
increase of 112 trips during the morning peak hour, with 28 entering and 84 exiting the site, and 149 
trips during the evening peak hour, with 94 entering and 55 exiting the site.  

3. The study intersections are projected to operate within the performance standards established by the 
City of Albany through the year 2022, with or without addition of site trips from the proposed 
development with the exception if NW Crocker Lane at NW Gibson Hill Road and NW Gibson Hill 
Road at NW North Albany Lane. With planned future improvements to the transportation system, 
it is expected that these intersections will operate within performance standards.  

4. Upon installation of the traffic signal that the City of Albany has planned and funded at the 
intersection of NW Crocker Lane at NW Gibson Hill Road, the intersection is projected to operate 
within the City of Albany’s standards.  

5. The eastbound approach to the roundabout at the intersection of NW Gibson Hill Road and NW 
North Albany Road will approach capacity with buildout of the subdivision and other approved but 
unbuilt projects in the area. A lack of street connectivity forces a concentration of traffic on the 
eastbound approach. The proposed subdivision will construct a significant portion of the east/west 
street that is identified in the Transportation System Plan and will eventually provide connectivity 
east to 23rd Street/NW North Albany Road. With this improved connectivity in the future, traffic 
volumes at the roundabout will be better distributed and intersection operation will improve. 
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Pheasant Run Subdivision — Traffic Impact Analysis 2 

Introduction 

This traffic study analyzes and addresses the potential transportation impacts of a proposed Pheasant Run 
subdivision of 150 single-family detached homes. The project site is located on the north side of NW Dover 
Lane in Albany, Oregon. The proposed project is expected to be fully built-out by 2022.  

This report includes morning and evening traffic counts as well as full operational analysis including safety 
and capacity / level-of-service analyses at the following intersections: 

1. NW Grandview Drive at NW Dover Lane 

2. NW Grandview Drive at NW Gibson Hill Road 

3. NW Crocker Lane at NW Gibson Hill Road 

4. NW Gibson Hill Road at NW N Albany Road 

5. NW N Albany Road at NW Quarry Road  

6. NW N Albany Road at NW West Thornton Lake Drive 

7. NW N Albany Road at NW Hickory Street 

8. NW N Albany Road at Highway 20 

9. NW Springhill Drive at Highway 20 

This report looks at the traffic impacts of the proposed subdivision on the transportation network in the site 
vicinity. The purpose of the study is to determine whether the transportation system in the vicinity of the site 
is capable of safely and efficiently supporting the proposed development, and to determine any mitigation 
that might be necessary to do so. 

Detailed information on traffic counts, trip generation calculations, and intersection capacity calculations are 
included in the technical appendix of this report. 

Location Description 

The project site is located west of Interstate 5 and north of Highway 20 in the North Albany district of the 
city of Albany, which is in Benton County. The surrounding neighborhood is predominantly residential. The 
site of the proposed Pheasant Run Subdivision currently contains one single-family dwelling.  

Vicinity Streets 

NW Grandview Drive is classified as a local road by the City of Albany. It is a two-lane roadway with no 
centerline striping. There is a statutory residential speed limit of 25 mph. Curbs, sidewalks, and on-street 
parking are provided on both sides of the roadway. Bicycle lanes are not provided on either side of the 
roadway. 
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Pheasant Run Subdivision — Traffic Impact Analysis 3 

NW Dover Lane is classified as a local road by the City of Albany. It is a two-lane roadway with no centerline 
striping. There is a statutory residential speed limit of 25 mph. Curbs and sidewalks are provided 
intermittently on both sides of the roadway. Bicycle lanes are not provided on either side of the roadway. 

NW Gibson Hill Road is classified as a Minor Arterial by the City of Albany. It is a two-lane roadway with 
one travel lane in each direction. There is a posted speed limit of 40 mph. Curbs and sidewalks are provided 
along the southern edge of the roadway and are intermittently provided on the northern edge. Bicycle lanes 
are provided on either side of the roadway.  

NW Crocker Lane is classified as a Major Collector by the City of Albany. It is a two-lane roadway with one 
travel lane in each direction. There is a posted speed limit of 35 mph. Curbs, sidewalks, and bicycle lanes are 
not provided on either side of the roadway.  

NW N Albany Road is classified by the City of Albany as a Major Collector north of NW Gibson Hill Road 
and as a Minor Arterial south of NW Gibson Road. There is a posted speed limit of 40 mph. A school zone 
speed limit is in effect between the hours of 7:00 AM and 5:00 PM. Bicycle lanes are provided on both sides 
of the roadway.  

NW Quarry Road is classified as a Major Collector by the City of Albany. It is a tow-lane roadway with one 
travel lane in each direction. There is a posted speed limit of 35 mph. Bicycle lanes are provided on both sides 
of the roadway. Curbs and sidewalks are not provided on either side of the roadway.  

NW West Thornton Lake Drive is classified as a Major Collector by the City of Albany. It is a two-lane 
roadway with one travel lane in each direction. There is a posted speed limit of 40 mph. Curbs, sidewalks, and 
bicycle lanes are provided on both sides of the roadway for 600 feet west of the intersection with NW North 
Albany Road.  

NW Hickory Street is classified as a Major Collector by the City of Albany. It is generally a two-lane roadway, 
with turn lanes provided at major intersections. There is a posted speed limit of 25 mph. Bicycle lanes are 
provided on both sides of the roadway. Curbs and sidewalks are provided intermittently along either side of 
the roadway.  

Highway 20 is classified as a Principal Arterial by the City of Albany. Within the site vicinity, the roadway has 
a five-lane cross-section with two travel lanes in each direction and a center left-turn lane. There is a posted 
speed limit of 40 mph.  

NW Springhill Drive is classified as a Minor Arterial by the City of Albany. It is a two-lane roadway with one 
travel lane in each direction. There is a posted speed limit of 40 mph. Curbs and sidewalks are provided 
intermittently along both sides of the roadway. Bicycle lanes are provided along both sides of the roadway.  
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Study Intersections 

The intersection of NW Grandview Drive at NW Dover Lane is a three-legged intersection that is stop-
controlled for the northbound approach of NW Grandview Drive. Each approach has one shared lane for all 
turning movements. Crosswalks are unmarked across all intersection legs.  

The intersection of NW Grandview Drive at NW Gibson Hill Road is a three-legged intersection that is stop-
controlled for the southbound approach of NW Grandview Drive. The southbound approach of NW 
Grandview Drive has one shared lane for all turning movements. The westbound and eastbound approaches 
each have one shared lane for all turning movements and a bicycle lane. Crosswalks are unmarked across all 
intersection legs.  

The intersection of NW Gibson Hill Road at NW Crocker Lane is a three-legged intersection that is stop-
controlled for the southbound approach of NW Crocker Lane. The southbound approach of NW Crocker 
Lane has one shared lane for all turning movements. The westbound and eastbound approaches each have 
one shared lane for all turning movements and a bicycle lane. Crosswalks are marked across the eastern leg of 
the intersection.  

The intersection of NW Gibson Hill Road at NW N Albany Road is a four-legged one-lane roundabout. 
Crosswalks are marked across all intersection legs.  

The intersection of NW N Albany Road at NW Quarry Road is a three-legged intersection that is stop-
controlled for the westbound approach of NW Quarry Road. The northbound and westbound approaches 
each have one shared lane for all turning movements and a bicycle lane. The southbound lane has one left-
turn lane, one through lane, and a bicycle lane. Crosswalks are marked across the southern and eastern legs of 
the intersection.  

The intersection of NW N Albany Road at NW West Thornton Lake Drive is a four-legged intersection that 
is controlled by a traffic signal. The northbound and southbound approaches each have one left-turn lane, 
one shared through/right-turn lane, and one bicycle lane. The westbound approach has one shared 
through/left-turn lane and one right-turn lane. The eastbound approach has one shared lane for all turning 
movements and a bicycle lane. Crosswalks are marked across all intersection legs.  

The intersection of NW N Albany Road at NW Hickory Street is a four-legged intersection that is controlled 
by a traffic signal. The northbound approach has one left-turn lane, one through lane, a bicycle lane, and a 
right-turn lane. The southbound approach has one left-turn lane, one shared through/right-turn lane, and one 
bicycle lane. The westbound and eastbound approaches each have one left-turn lane, one shared 
through/right-turn lane, and one bicycle lane. Crosswalks are marked across all intersection legs.  

The intersection of NW N Albany Road at Highway 20 is a four-legged intersection that is controlled by a 
traffic signal. The northbound approach has one shared lane for all turning movements. The southbound 
approach has one left-turn lane, one shared through/left-turn lane, one bicycle lane, and one right-turn lane. 
The westbound approach has one left-turn lane, two through lanes, a bicycle lane, and a right-turn lane. The 
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eastbound approach has one left-turn lane, one through lane, and one shared through/right-turn lane. 
Crosswalks are marked across the northern, southern, and western legs of the intersection.  

The intersection of NW Springhill Drive at Highway 20 is a three-legged intersection that is controlled by a 
traffic signal. The southbound approach of NW Springhill Drive has one left-turn lane and one right-turn 
lane. The westbound approach has two through lanes and one channelized right-turn lane. The eastbound 
approach has one left-turn lane and two through lanes. Crosswalks are marked across the northern and 
western legs of the intersection.  

A vicinity map showing the project site, the existing study intersections, and the traffic control devices is 
shown in Figure 1 on page 6. 
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Trip Generation & Distribution 

To estimate the trip generation, trip rates from the manual TRIP GENERATION, Ninth Edition, published 
by the Institute of Transportation Engineers (ITE), were used. The trip rates used were those given for land-
use category 210, Single-Family Detached Housing based on the number of dwelling units. 

With reductions taken to account for the trips associated with the existing single-family dwelling, the 
proposed 150 unit subdivision will result in a net increase of 149 single family homes. The subdivision is 
projected to generate 112 trips during the morning peak hour with 28 trips entering and 84 trips exiting the 
site. During the evening peak hour, the site is projected to generate 149 trips with 94 entering and 55 exiting 
the site. The following table offers a summary of the trip generation. 

Detailed trip generation calculations are included in the appendix to this report.  

Table 1 - Trip Generation Summary 

  Morning Peak Hour Evening Peak Hour 

Land Use Code - Type Size In Out Total In Out Total 

#210, Single-Family Detached Housing
149 
units 

28 84 112 94 55 149 

Trip Distribution 

The subject property is located within the City of Albany, south of the City of Salem and northeast of the 
City of Corvallis. It is expected that the majority of site traffic would travel along Highway 20 and Interstate 
5. Of the total site traffic, 20 percent of trips are estimated to travel to/from the west of the site along 
Highway 20, 50 percent of trips are estimated to travel to/from the east along Highway 20, and 30 percent of 
site trips travel to/from local destinations within the community.  

The trip assignment and distribution for the subject property during the morning peak hour is shown in 
Figure 2 on page 8. The trip assignment and distribution for the subject property during the evening peak 
hour is shown in Figure 3 on page 9.  
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Operational Analysis 

Traffic Counts 

Traffic counts were conducted at the study intersections on Tuesday, January 10, 2017 from 7:00 AM to 9:00 
AM and from 4:00 PM to 6:00 PM. Each intersection’s respective peak hours were used in the following 
intersection analyses. 

Figure 4 on page 11 shows the existing traffic volumes at the study intersections during the morning peak 
hour and Figure 5 on page 12 shows the existing traffic during the evening peak hour.  

Background Traffic 

Prior to assigning the site trips to the study intersections, existing volumes were adjusted to account for 
anticipated growth in the study area that occurs during construction of the development. Background traffic 
volumes were projected for the year 2022 conditions, when the proposed subdivision is assumed to be 
completed and fully occupied. To estimate future traffic volumes, a growth rate of two percent per year was 
used. This growth rate was applied over a two-year period to the existing traffic volumes to estimate 
conditions at project build out.  

In addition to the background growth, there are several projects currently approved for development near the 
site vicinity. These in-process developments include Albany Heights, MacHugh Subdivision, Lowry 
Subdivision, White Oak Subdivision, Heron Point, Hickory Hollow, Samaritan Health, a grocery store, and a 
church. These are not currently contributing trips to the transportation system but are expected to by the 
2022 build-out year of the proposed development. Site trips corresponding to each in-process development 
were added to the year 2022 background traffic volumes.   

Figure 6 on page 13 shows the projected year 2022 background traffic volumes during the morning peak 
hour. Figure 7 on page 14 shows the projected year 2022 background traffic volumes during the evening peak 
hour. 

Total Traffic 

Peak hour trips calculated to be generated from the proposed development, as described earlier within the 
Trip Generation section, were added to the projected year 2022 volumes to obtain background plus site trips 
conditions. 

Figure 8 on page 15 shows the projected year 2022 background volumes plus site trips from the proposed 
development during the morning peak hour. Figure 9 on page 16 shows the projected year 2022 background 
volumes plus site trips from the proposed development during the evening peak hour.  
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Pheasant Run Subdivision — Traffic Impact Analysis 17 

Intersection Level‐of‐Service Analysis 

To determine the level-of-service at the study intersections, a capacity analysis was conducted. The analysis 
was conducted using the signalized and unsignalized intersection analysis methodologies in the Highway 
Capacity Manual (HCM) published by the Transportation Research Board. Level-of-service (LOS) can range 
from A, which indicates little or no delay, to F, which indicates a significant amount of congestion and delay. 
City of Albany LOS standards are LOS D or better at signalized or all-way stop controlled intersections and a 
volume to capacity (v/c) ratio of 0.85 or better at uncontrolled or two-way stop controlled intersections. For 
both LOS and delay related to the analysis of unsignalized intersections, the reported result applies to the 
stop-controlled movement that was calculated to experience the largest delay. Detailed LOS descriptions are 
included in the appendix to this report. 

The analysis was made for the morning and evening peak hours for existing conditions, year 2022 
background conditions, and year 2022 background plus site trips from the proposed development at full 
build-out. Trips from several in-process developments are added to all future year scenarios. Detailed trip 
generation and distribution exhibits for these developments are included in the appendix to this report.  

NW Grandview Drive at NW Dover Lane 

The intersection of NW Grandview Drive at NW Dover Lane currently operates with a v/c ratio of 0.01 
during the morning peak hour and with a v/c ratio of 0.04 during the evening peak hour. Under year 2022 
background conditions, no change in v/c ratio is projected. With the addition of site trips from the proposed 
development, the intersection is projected to operate with a v/c ratio of 0.06 during the morning peak hour 
and with a v/c ratio of 0.12 during the evening peak hour.  

NW Grandview Drive at NW Gibson Hill Road 

The intersection of NW Grandview Drive at NW Gibson Hill Road currently operates with a v/c ratio of 
0.13 during the morning peak hour and with a v/c ratio of 0.05 during the evening peak hour. Under year 
2022 background conditions, the intersection is projected to operate with a v/c ratio of 0.17 during the 
morning peak hour and with a v/c ratio of 0.07 during the evening peak hour. With the addition of site trips 
from the proposed development, the intersection is projected to operate with v/c ratios of 0.29 and 0.18 
during the morning and evening peak hours, respectively.   

NW Crocker Lane at NW Gibson Hill Road 

The intersection of NW Crocker Lane at NW Gibson Hill Road currently operates with v/c ratios of 0.63 
and 0.40 during the morning and evening peak hours, respectively. Under year 2022 background conditions, 
the intersection is projected to operate with v/c ratios of 1.06 and 0.87 during the morning and evening peak 
hours, respectively. With the addition of site trips from the proposed development, the intersection is 
projected to operate with v/c ratios of 1.32 and 1.13 during the morning and evening peak hours, 
respectively. Potential intersection improvements at this intersection are examined in the Mitigation Analysis 
section on page 20. 
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NW Gibson Hill Road at NW North Albany Road 

The intersection of NW Gibson Hill Road at NW North Albany Road currently operates at LOS B with v/c 
ratios of 0.74 and 0.65 during the morning and evening peak hours, respectively. Under year 2022 
background conditions, the intersection is projected to operate with v/c ratios of 0.99 and 0.89 during the 
morning and evening peak hours, respectively. With the addition of site trips from the proposed 
development, the intersection is projected to operate at LOS E during the morning peak hour, with a v/c 
ratio of 1.02, and at LOS D during the evening peak hour, with a v/c ratio of 0.97. The future operation of 
this intersection is discussed in more detail in the Mitigation Analysis section on page 20. 

NW North Albany Road at NW Quarry Drive 

The intersection of NW North Albany Road at NW Quarry Road currently operates with a v/c ratio of 0.24 
during the morning peak hour and with a v/c ratio of 0.11 during the evening peak hour. Under year 2022 
background conditions, the intersection is projected to operate with a v/c ratio of 0.33 during the morning 
peak hour and with a v/c ratio of 0.28 during the evening peak hour. With the addition of site trips from the 
proposed development, the intersection is projected to operate with v/c ratios of 0.41 and 0.38 during the 
morning and evening peak hours, respectively.   

NW North Albany Road at NW West Thornton Lake Drive 

The intersection of NW North Albany Road at NW West Thornton Lake Drive currently operates at LOS C 
during the morning peak hour and at LOS A during the evening peak hour. Under year 2022 background 
conditions, no change in LOS is expected. With the addition of site trips from the proposed development, the 
intersection is projected to operate at LOS D during the morning peak hour and at LOS A during the evening 
peak hour. 

NW North Albany Road at NW Hickory Street 

The intersection of NW North Albany Road at NW Hickory Street currently operates at LOS B during the 
morning peak hour and at LOS A during the evening peak hour. Under year 2022 background conditions, 
with or without the addition of site trips from the proposed development, the intersection is projected to 
operate at LOS C during the morning peak hour and at LOS B during the evening peak hour.   

NW North Albany Road at Highway 20 

The intersection of NW North Albany Road at Highway 20 currently operates at LOS C during the morning 
peak hour and at LOS B during the evening peak hour. Under year 2022 background conditions, the 
intersection is projected to operate at LOS D during the morning peak hour and at LOS B during the evening 
peak hour. With the addition of site trips from the proposed development, the intersection is projected to 
operate at LOS D during the morning peak hour and at LOS C during the evening peak hour.  

170



 

Pheasant Run Subdivision — Traffic Impact Analysis 19 

NW Springhill Drive at Highway 20 

The intersection of NW Springhill Drive at Highway 20 currently operates at LOS B during both the morning 
and evening peak hours. Under year 2022 background conditions, with or without the addition of site trips 
from the proposed development, the intersection is projected to operate at LOS C during both the morning 
and evening peak hours.  

The City of Albany’s Traffic Impact Analysis guidelines require a day of opening plus five years analysis. The 
purpose of this analysis is to inform the City, and the results are not used to condition the project. The results 
of the Year 2027 analysis are provided in the following table. 

The results of the capacity analysis, along with the levels of service, delay, and volume-to-capacity (v/c) ratios 
are shown in Table 2. Detailed calculations, as well as tables showing the relationships between delay and 
level of service are included in the appendix to this report. 

Table 2 - Level-of-Service Analysis Summary 

 Morning Peak Hour Evening Peak Hour 
 Delay LOS V/C Delay LOS V/C 

NW Grandview Drive at NW Dover Lane 
Existing Conditions 9 A 0.01 9 A 0.04 
Year 2022 Background Conditions 9 A 0.01 9 A 0.04 
Year 2022 Background + Site 10 A 0.06 10 A 0.12 
Year 2027 Analysis 10 A 0.06 10 A 0.13 
NW Grandview Drive at NW Gibson Hill Road 
Existing Conditions 13 B 0.13 13 B 0.05 
Year 2022 Background Conditions 15 C 0.17 15 C 0.07 
Year 2022 Background + Site 17 C 0.29 17 C 0.16 
Year 2027 Analysis 19 C 0.33 19 C 0.18 
NW Crocker Lane at NW Gibson Hill Road 

Existing Conditions 26 D 0.63 22 C 0.40 
Year 2022 Background Conditions 101 F 1.06 71 F 0.87 
Year 2022 Background + Site 198 F 1.32 150 F 1.13 
Year 2027 Analysis 314 F 1.59 251 F 1.38 
NW Gibson Hill Road at NW North Albany Road 

Existing Conditions 13 B 0.74 10 B 0.65 
Year 2022 Background Conditions 34 D 0.99 20 C 0.89 
Year 2022 Background + Site 39 E 1.02 29 D 0.97 
Year 2027 Analysis 80 F 1.20 40 E 1.05 
NW North Albany Road at NW Quarry Road 

Existing Conditions 25 C 0.24 20 C 0.11 
Year 2022 Background Conditions 33 D 0.33 37 E 0.28 
Year 2022 Background + Site 41 E 0.41 46 E 0.38 
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 Morning Peak Hour Evening Peak Hour 
 Delay LOS V/C Delay LOS V/C 

Year 2027 Analysis 109 F 0.75 65 F 0.49 
NW North Albany Road at NW West Thornton Lake Drive 

Existing Conditions 23 C 0.87 8 A 0.62 
Year 2022 Background Conditions 26 C 0.92 9 A 0.73 
Year 2022 Background + Site 36 D 0.97 9 A 0.75 
Year 2027 Analysis 53 D 1.05 11 B 0.80 
NW North Albany Road at NW Hickory Street 
Existing Conditions 15 B 0.78 10 A 0.58 
Year 2022 Background Conditions 24 C 0.87 13 B 0.66 
Year 2022 Background + Site 32 C 0.92 14 B 0.71 
Year 2027 Analysis 52 D 1.01 17 B 0.76 
NW North Albany Road at Highway 20 

Existing Conditions 27 C 0.75 16 B 0.58 
Year 2022 Background Conditions 40 D 0.87 19 B 0.64 
Year 2022 Background + Site 45 D 0.90 20 C 0.66 
Year 2027 Analysis 61 E 0.98 23 C 0.72 
NW Springhill Drive at Highway 20       

Existing Conditions 19 B 0.86 18 B 0.85 
Year 2022 Background Conditions 25 C 0.94 26 C 0.97 
Year 2022 Background + Site 26 C 0.96 28 C 0.98 
Year 2027 Analysis 34 C 1.05 45 D 1.09 

 

Mitigation Analysis 

All study intersections operate acceptably through the year 2022 background conditions, with or without the 
addition of site trips from the proposed development, with the exception of NW Crocker Lane at NW 
Gibson Hill Road and NW Gibson Hill Road at NW North Albany Road. 

The City of Albany commissioned a separate transportation analysis specific to the intersection of NW 
Crocker Lane at NW Gibson Hill Road, which has been completed. Based on the findings of that study, 
Albany City Council has elected to install a traffic signal at the intersection. City staff indicates that the project 
will be funded with System Development Charges and that the City has sufficient funding in place for the 
project. The results of the capacity analysis for the intersection under this traffic control device is shown in 
Table 3. 
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Table 3 - Level-of-Service for Mitigated Conditions 

 Morning Peak Hour Evening Peak Hour 
 Delay LOS V/C Delay LOS V/C 

NW Crocker Lane at NW Gibson Hill Road 
Year 2022 Background + Site (Traffic Signal) 13 B 0.73 12 B 0.69 

The intersection of NW Gibson Hill Road at NW North Albany Road is projected to operate at or near 
capacity for the eastbound approach during the year 2022 background plus site trips condition. However, the 
subdivision will construct an east/west street connection that is consistent with the City’s Transportation 
System Plan (TSP). This will ultimately provide a future connection to NW North Albany Road. This will 
improve connectivity and reduce the amount of eastbound traffic on NW Gibson Hill Road, providing more 
balanced traffic volumes at the intersection of NW Gibson Hill Road and NW North Albany Road.  

Local Street Volumes  

City of Albany Planning Commission has previously determined that local street volumes should not exceed 
1,500 vehicles per day. Daily traffic volumes were examined along NW Grandview Drive between NW Dover 
Lane and NW Gibson Hill Road. NW Grandview Drive has an ADT of 630 under existing conditions, 700 
under year 2022 background conditions, and 1,450 under year 2022 background plus site trips conditions. 
The estimated total traffic does not exceed the limit set by the City of Albany. 

With the installation of a traffic signal at the intersection of NW Crocker Lane at NW Gibson Hill Road, 
more drivers are expected to shift to NW Crocker Lane and away from NW Grandview Drive. The eventual 
connection of the east/west collector east of NW Crocker Lane will result in even more drivers shifting away 
from both NW Crocker Lane and NW Grandview Drive. It is estimated that this shift in traffic will cause the 
daily volumes along NW Grandview Drive to be less than 1,000 ADT. 

Safety Analysis 

Traffic Signal Warrants 

Traffic signal warrants were examined for the intersections of NW Grandview Drive at NW Gibson Hill 
Road, NW Crocker Lane at NW Gibson Hill Road, and NW North Albany Road at NW Quarry Road based 
on the methodologies in the Manual on Uniform Traffic Control Devices (MUTCD). Warrant 1, Eight Hour 
Vehicular Volumes, was used from the MUTCD published by the Federal Highway Administration in 2009. 
Warrants were evaluated based on the common assumption that traffic counted during the evening peak hour 
represents ten percent of the ADT. The combination warrant for the intersection of NW Gibson Hill Road at 
NW Crocker Lane is met under year 2022 background plus site trips condition. Detailed information on the 
traffic signal warrant analysis is included in the attached appendix.  
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Left‐Turn Lane Warrants 

Left turn lane warrants were examined for the intersections of NW Grandview Drive at NW Gibson Hill 
Road and NW Crocker Lane at NW Gibson Hill Road. A left-turn refuge lane is primarily a safety 
consideration for the major street, removing left-turning vehicles from the through traffic stream. The left 
turn lane warrants examined used the methodology outlined in the NCHRP Report #457, published by the 
Transportation Research Board in 2001. These turn-lane warrants are evaluated based on the number of left-
turning vehicles, the number of advancing and opposing vehicles, and the roadway speed. A left turn 
treatment is warranted for the eastbound approach of the intersection of NW Crocker Lane at NW Gibson 
Hill Road for the year 2022 background plus site trips condition.  

As stated previously, the City’s preferred improvement at the intersection of NW Crocker Lane and NW 
Gibson Hill Road is a roundabout. As such, an eastbound left-turn lane would not be consistent with the 
planned improvement and is therefore not recommended. Rather, a proportional contribution to the 
construction of a roundabout would serve as the necessary mitigation at the intersection. 

Crash Data Analysis 

Using data obtained from ODOT’s Crash Data System, a review of the most recent available five years of 
crash data (January 2011 – December 2015) at the study intersections was performed. A crash rate was 
calculated under the common assumption that traffic counted during the PM peak period represents 10% of 
the average daily traffic (ADT) at the intersection. Crash rates greater than 1.0 crash per million entering 
vehicles (CMEV) are generally indicative of a need for further investigation and possible mitigation.  

Crash history was not available for the intersection of NW Grandview Drive at NW Dover Lane. 

The intersection of NW Grandview Drive at NW Gibson Hill Road had one reported crash during the 
analysis period. The crash was classified as a rear-end collision and resulted in one “Possible Injury”– Injury C. 
The crash rate at the intersection was calculated to be 0.10 CMEV.  

The intersection of NW Crocker Lane at NW Gibson Hill Road had two reported crashes during the analysis 
period. The crashes consisted of one turning-movement collision and one rear-end collision. The crashes 
resulted in two “Possible Injury”– Injury C. The crash rate at the intersection was calculated to be 0.12 CMEV.  

The intersection of NW North Albany Road at NW Gibson Hill Road had six reported crashes during the 
analysis period. The crashes consisted of three rear-end collisions, one turning-movement collision, one fixed 
object collision, and one angle-type collision. The crashes resulted in three “Possible Injury”– Injury C and one 
“Incapacitating Injury”– Injury A. The incapacitating injury occurred as a result of an angle-type collision 
between a passenger vehicle and a motorcycle. The passenger vehicle made a right turn without yielding to 
oncoming traffic. The driver of the passenger vehicle suffered a possible injury and the motorcyclist suffered 
an incapacitating injury. The crash rate at the intersection was calculated to be 0.32 CMEV.  
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The intersection of NW North Albany Road at NW Quarry Road had one reported crash during the analysis 
period. The crash was classified as a rear-end collision. The crash resulted in one “Possible Injury”– Injury C. 
The crash rate at the intersection was calculated to be 0.05 CMEV.  

The intersection of NW North Albany Road at NW West Thornton Lake Drive had one reported crash 
during the analysis period. The crash was classified as a rear-end collision and resulted in “Property Damage 
Only”. The crash rate at the intersection was calculated to be 0.05 CMEV.  

The intersection of NW North Albany Road at NW Hickory Street had nine reported crashes during the 
analysis period. The crashes consisted of four rear-end collisions and five turning-movement collisions. The 
crashes resulted in two “Possible Injury”– Injury C and one “Non-incapacitating Injury”- Injury B. The crash rate at 
the intersection was calculated to be 0.37 CMEV.  

The intersection of NW North Albany Road at Highway 20 had seven reported crashes during the analysis 
period. The crashes consisted of six rear-end collisions and one turning-movement collision. The crashes 
resulted in two “Possible Injury”– Injury C and one “Non-incapacitating Injury”- Injury B. The crash rate at the 
intersection was calculated to be 0.15 CMEV. 

The intersection of NW Springhill Drive at Highway 20 had eleven reported crashes during the analysis 
period. The crashes consisted of nine rear-end collisions, one turning-movement collision, and one fixed 
object collision. The crashes resulted in twelve “Possible Injury”– Injury C and two “Non-incapacitating Injury”- 
Injury B. The crash rate at the intersection was calculated to be 0.18 CMEV. 

Based on the review of the collision data, no significant crash patterns and no specific design concerns were 
identified at the study intersections. Accordingly, no safety mitigations are recommended. Detailed 
information about crashes and crash reports for the study intersections are included in the appendix to this 
report. 

Sight Distance  

Intersection sight distance was measured and evaluated in accordance with the standards established in A 
Policy on Geometric Design of Highways and Streets, published in 2011 by the American Association of State 
Highways and Transportation Officials (AASHTO). According to AASHTO the driver’s eye is assumed to be 
15 feet from the near edge of the nearest lane of the intersecting street and at a height of 3.5 feet above the 
approach street pavement, which is representative of driver’s eye operating a wide range of vehicles from 
passenger cars to heavy vehicles. Vehicle/object height is assumed to be 3.5 feet above the cross-street 
pavement.  

Sight distance was examined for the eastern site access along NW Crocker Lane. Sight distance was measured 
to be 1012 feet to the south and, upon clearance of on-site vegetation, 1078 feet to the north. Sight distance 
in both directions is limited by vertical crest curves. Adequate sight distance is available in both directions.  
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Queuing Analysis 

The City of Albany’s traffic impact analysis requirements state that queuing areas should be sufficient so that 
vehicles stored at exits do not block internal circulation. The queue lengths were calculated using a 
Synchro/SimTraffic simulation, with the reported values based on the 95th percentile queue lengths. This 
means that during the peak hour, 95 percent of the time the queue lengths will be less than or equal to the 
reported values. Detailed queuing analysis worksheets are provided in the appendix. 

The study intersections closest to the site accesses were the focus of the queuing analysis. The results are 
summarized in the following table.    

Table 4 - Queuing Analysis Summary 

AM Peak Hour PM Peak Hour 
 95th Queue (ft)   95th Queue (ft) 

NW Dover Lane at NW Grandview Drive 
Southbound Left/Thru/Right 48 44 
Northbound Left/Thru/Right 42 50 
Westbound Left/Thru/Right 20 20 
NW Gibson Hill Road at NW Grandview Drive 
Southbound Left/Right 66 56 
NW Gibson Hill Road at NW Crocker Lane (Traffic Signal) 
Southbound Left/Right 162 137 
Eastbound Left/Through 156 199 

 

The longest queues occur at the intersection of NW Gibson Hill Road at NW Crocker Lane, which measure 
to be about ten vehicles in the traffic signal scenario. The queues at the intersection of NW Gibson Hill Road 
at NW Grandview Drive measure to about three to four vehicles. Sufficient storage is available at all 
intersections near the accesses to ensure adequate site circulation. No mitigation is required.  
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Conclusions 

The study intersections are projected to operate within the performance standards established by the City of 
Albany through the year 2022, with or without addition of site trips from the proposed development with the 
exception if NW Crocker Lane at NW Gibson Hill Road and NW Gibson Hill Road at NW North Albany 
Lane. With planned future improvements to the transportation system, it is expected that these intersections 
will operate within performance standards.  

Upon installation of a traffic signal at the intersection of NW Crocker Lane at NW Gibson Hill Road, the 
intersection is projected to operate within the City of Albany’s standards.  

The eastbound approach to the roundabout at the intersection of NW Gibson Hill Road and NW North 
Albany Road will approach capacity with buildout of the subdivision and other approved but unbuilt projects 
in the area. A lack of street connectivity forces a concentration of traffic on the eastbound approach. The 
proposed subdivision will construct a significant portion of the east/west street that is identified in the 
Transportation System Plan and will eventually provide connectivity east to 23rd Street/NW North Albany 
Road. With this improved connectivity in the future, traffic volumes at the roundabout will be better 
distributed and intersection operation will improve. 
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Digitally signed by Ronald J. Derrick 
Date: 2017.01.05 15:46:52 -08'00'
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APPENDIX A – Figure 1: Site Plan, USCS Exploratory Key, Test Pit Logs, Well Logs, NRCS Soil Survey 
Information, Seismic Hazard Information 

APPENDIX B – Recommended Earthwork Specifications 
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January 3, 2018 
 
Mr. James Limerick 
Hayden Homes 
2464 SW Glacier Place, Suite 110 
Redmond, OR 97756 
 

RE: SUPPLEMENTAL GEOTECHNICAL INVESTIGATION INFORMATION 
 CROCKER LANE SUBDIVISION (CURRENTLY NAMED PHEASANT RUN SUBDIVISION) 
 2662 CROCKER LANE 
 ALBANY, OREGON 
 BRANCH ENGINEERING INC. PROJECT NO. 16-395 

 
Pursuant to the request of AKS Engineering from comments provided by the City of Albany, Branch 

Engineering, Inc. (BEI) has revisited the subject site to address the existing slopes on Lots 1 through 

11, 111 and 112 on the north and east sides of the proposed subdivision.  The soil conditions on 

the slopes are consistent with our previous finding presented in our January 3, 2017 report except 

for a slightly thicker and very moist colluvial topsoil layer of up to 20-inches on Lot 2 and 3.  There 

is no indication of slope instability in these areas.  Although building pads are not expected to 

extend onto the sloped area, if so additional excavation to suitable subgrade may be required for 

footing placement and at least 5-feet of horizontal support between the edge of footing and 

competent face of slope shall be maintained.   

 

Should mass grading be performed on the sloped areas, typical keyway construction with toe 

drains as well as proper benching and placement of engineered fill shall be implemented.  All other 

recommendations from our previous report are still applicable to the sloped areas. 

 

 

Sincerely, 
Branch Engineering Inc. 

 

 

 

 

 

 

 

                                               

 

 

 

 

Ronald J. Derrick P.E., G.E. 

Principal Geotechnical Engineer  
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Kate Brown, Governor

August 7, 2017

Hayden Homes

Attn: Eric Peterson

2464 SW Glacier PI # 110

Redmond OR 97756

Department of State Lands

775 Summer Street NE, Suite 100

Salem, OR 97301- 1279

503) 986- 5200

FAX (503) 378- 4844

www.oregon.gov/ dsl

State Land Board

Kate Brown

Governor

Re: WD # 2017-0201 Wetland Delineation Report for Crocker Lane Dennis Richardson

Property, Benton County; Secretary of State
T 10S R 4W S 35 TL 100;S 36 TL 1000; 

North Albany Local Wetlands Inventory wetland HRS -7B, 7Af, 8C, 8Df
Tobias Read

State Treasurer
Dear Mr. Peterson: 

The Department of State Lands has reviewed the wetland delineation report prepared

by AKS Engineering & Forestry LLC for the site referenced above. Based upon the

information presented in the report, we concur with the wetland and waterway
boundaries as mapped in Figures 5, 5A, 5B, and 5C of the report. Please replace all

copies of the preliminary wetland map with these final Department -approved maps. 

Within the study area, four wetlands including the wetland drainage (Wetlands A -D
totaling approximately 11. 28 acres), one waterway ( Intermittent Drainage), and one

ditch ( Ditch) were identified. The wetlands, wetland drainage, and waterway are subject
to the permit requirements of the state Removal -Fill Law. Under current regulations, a

state permit is required for cumulative fill or annual excavation of 50 cubic yards or more

in the wetlands or below the ordinary high water line ( OHWL) of a waterway (or the 2
year recurrence interval flood elevation if OHWL cannot be determined). The Ditch is

exempt per OAR 141- 085-0515(8); therefore, is not subject to current state Removal -Fill

requirements. 

This concurrence is for purposes of the state Removal -Fill Law only. Federal or local

permit requirements may apply as well. The Army Corps of Engineers will review the
report and make a determination of jurisdiction for purposes of the Clean Water Act

at the time that a permit application is submitted. We recommend that you attach a

copy of this concurrence letter to both copies of any subsequent joint permit application
to speed application review. 

Please be advised that state law establishes a preference for avoidance of wetland
impacts. Because measures to avoid and minimize wetland impacts may include
reconfiguring parcel layout and size or development design, we recommend that you
work with Department staff on appropriate site design before completing the city or
county land use approval process. 
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This concurrence is based on information provided to the agency. The jurisdictional

determination is valid for five years from the date of this letter unless new information
necessitates a revision. Circumstances under which the Department may change a
determination are found in OAR 141- 090-0045 ( available on our web site or upon

request). In addition, laws enacted by the legislature and/ or rules adopted by the
Department may result in a change in jurisdiction; individuals and applicants are subject
to the regulations that are in effect at the time of the removal -fill activity or complete
permit application. The applicant, landowner, or agent may submit a request for
reconsideration of this determination in writing within six months of the date of this letter. 

Thank you for having the site evaluated. Please phone me at 503- 986- 5218 if you have

any questions. 

Si erely, 

Approved

auren Brown

Jurisdiction Coordinator

Enclosures

Kathy? r'ble, CPSS

Aqu Resource Specialist

ec: Stacey Reed, AKS Engineering & Forestry LLC
Albany Planning Department ( Maps enclosed for updating LWI) 
Benny Dean, Corps of Engineers
Carrie Landrum, DSL
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WETLAND DELINEATION / DETERMINATION REPORT COVER FORM
This form must be included with any wetland delineation report submitted to the Department of State Lands for review and approval. 
A wetland delineation report submittal is not " complete" unless the fully completed and signed report cover form and the required fee
are submitted. Attach this form to the front of an unbound report or include a hard copy of the completed form with a CD/ DVD that
includes a single PDF file of the report cover form and report (minimum 300 dpi resolution) and submit to: Oregon Department of
State Lands, 775 Summer Street NE, Suite 100, Salem, OR 97301- 1279. A single PDF attachment of the completed cover from
and report may be e- mailed to Wetland_Delineation@dsl.state.or.us. For submittal of PDF files larger than 10 MB, e- mail
instructions on how to access the file from your ftp or other file sh ' website. Fees can be paid by check or credit card. Make the
check payable to the Oregon Department of State Land T e by credit card, call 503- 986-5200. 

Applicant ® Owner Name, Firm an r s Business phone # 
Victor L. Wright Trust Mobile phone # ( optional) 

3440 Scott Avenue NE 2p1 E- mail: 

Albany, OR 97322

Authorized Legal Agent, Name and Address: ` 
N S Business phone # SY 2( 3 8_f35

Hayden Homes Ep$ S p( Mobile phone # 
Attn: Eric Peterson D ppRjME p, E- mail: epeterson@hayden-homes. com
2464 SW Glacier Place # 110

J
ra.\ a

Redmond, OR 97756

I either own the property described below or I have legal authority to allow access to the property. I authorize the Department to access the
property for the purpose of confirming the information in the report, after prior notification to the nrimary contact. 
Typed/ Printed Name: Eric Peterson Signature: 

Date: 5/ 1/ 17 Special instructions regarding site access: 
Proiect and Site Information hi - inn riacimal rlanrea format fnr lest/ Innn antar rantrnirl of cites nr c+artR anri nnintc of nonr nin +N

Project Name: Crocker Lane Property Latitude: 44.662469 Longitude: - 123. 132184
Proposed Use: Residential Tax Map # 1 S435100 & 1 S4361000

1' ? 
v

Project Street Address (or other descriptive location): Township 4.8— Range 4W Section 35 & QQ

2262 NW Crocker Lane
36

1 0Tax Lot( s) 100 & 1000

Waterway: Willamette River Tributary River Mile: 

City: Albany County: Benton NWI Quad( s): 

wetiana 1Jenneation Intormatlon

Wetland Consultant Name, Firm and Address: Phone # 503- 563-6151 ext 211
AKS Engineering & Forestry, LLC Mobile phone # 

Stacey Reed, PWS E- mail: staceyr@aks-eng. com
12965 SW Herman Road, Suite 100

Tualatin, OR 97062

The information and conclusions on this form and in thea ached report are true and correct to the best of my knowledge. 
Consultant Signature. Date: 

a_ l 7
Primary Contact for report review and site access is ® Consultant  Applicant/Owner  Authorized Agent

Wetland/ Waters Present? ® Yes  No I Study Area size: 47. 90 acres Total Wetland Acreage: 11. 28 acres

Check Box Below if Applicable: Fees: 

R -F permit application submitted ® Fee payment submitted $ 419

Mitigation bank site  Fee ($ 100) for resubmittal of rejected report

Wetland restoration/enhancement project ( not mitigation)  No fee for request for reissuance of an expired

Industrial Land Certification Program Site report

Reissuance of a recently expired delineation
Previous DSL # Expiration date

Other Information: Y N

Has previous delineation/ application been made on parcel? ®  If known, previous DSL # WD2005- 0034

Does LWI, if anv, show wetland or waters on parcel? M n

For Office Use Only
DSL Reviewer: izi';, Fee Paid Date: DSL WD # i)I 7- U2Uj
Date Delineation Received: > / 

T- / 

i 7 DSL Project # DSL Site # 

Scanned: /,
ir` 

Final Scan:  DSL WN # DSL App. # 

conn Updated 01/ 03/ 2013 192
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Introduction 
AKS Engineering & Forestry, LLC (AKS) conducted a site assessment of Tax Lot 100 of Tax Map 1S 4 35 
and Tax Lot 1000 of Tax Map 1S 4 36, located at 2262 NW Crocker Lane in Albany, Benton County, 
Oregon (attached Figures 1 and 2). The total project area is approximately 47.50 acres. 
 
Four wetlands were delineated on site by AKS (referred to as Wetlands A, B, C, and D).  The forested 
portion of Wetland A is mapped on the City of Albany’s Significant Wetlands Overlay District. The City of 
Albany requires a 50-foot wide upland Riparian Corridor (RC) extending from the edge of the mapped 
locally significant portions of Wetland A per Section 6.280(A) of the City of Albany Development Code.   
 
This project includes a 148-lot subdivision, as well as extension of local streets and a minor collector. 
The project avoids impacts to the City of Albany’s Significant Wetland and Riparian Corridor. This report 
has been prepared to meet City of Albany Article 6 Natural Resource Districts, Chapter 6.260 Significant 
Natural Resource Overlay District requirements, as well as the Cluster Development requirements in 
Article 11 Land Divisions and Planned Development.  
 
Existing Conditions and Background 
The project site is situated west of NW Crocker Lane in Albany, Benton County, Oregon. The site is an 
active agricultural site, surrounded by residential development. One single family home and detached 
garage is present on-site in the northeast corner, just off NW Crocker Lane. A Bonneville Power 
Administration (BPA) easement with overhead lines with steel transmission towers extend through the 
northern portion of the site. Topography generally consists of a hillslope, with a gentle northerly slope 
towards the forested wetland delineated in the northern portion of the site.  
 
The following soil units are mapped within the study area, according to the Natural Resources 
Conservation Service (NRCS) Benton County Area Soil Survey Map (Figure 3 in Appendix A):  

• Amity silt loam, (Unit 8), 0% to 3% slopes-Non-hydric, with 3% hydric Concord non-flooded 
inclusions in terraces, 3% hydric Dayton non-flooded inclusions in terraces, 1% hydric Huberly 
non-flooded inclusions in terraces, and 1% hydric Verboort inclusions in floodplains 

• Concord silt loam, (Unit 51), 0% to 2% slopes- Hydric 

• Waldo silty clay loam, (Unit 155), 0% to 3% slopes- Hydric 

• Willamette silt loam, (Unit 169), 0% to 3% slopes- Non-hydric, with 1% hydric Concord non-
flooded inclusions in terraces, and 1% hydric Dayton non-flooded inclusions in terraces 

• Willamette silt loam, (Unit 170), 3% to 12% slopes- Non-hydric, with 1% hydric Concord non-
flooded inclusions in terraces, and 1% hydric Dayton non-flooded inclusions in terraces 

• Woodburn silt loam, (Unit 177), 0% to 3% slopes- Non-hydric, with 2% hydric Concord non-
flooded inclusions in terraces, 2% hydric Dayton non-flooded inclusions in terraces, 1% hydric 
Huberly non-flooded inclusions in terraces, and 1% hydric Verboort inclusions in floodplains 

 

The City of Albany’s Local Wetland Inventory map (LWI) has a mapped a Significant Wetland, referred to 
as Wetland HRS-7B, in the northern portion of the project site. Other wetlands delineated on the project 
site (including remaining portions of Wetland A) were not determined to be locally significant (non-
significant wetlands HRS-7Af, HRS-8A, and HRS-8D). The LWI map is included as Figure 4. All wetlands 
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delineated on the project site are likely jurisdictional to Oregon Department of State Lands (DSL) and the 
US Army Corps of Engineers (Corps). 

On-site Significant Natural Resources 
AKS’ Natural Resource Specialists conducted site visits on October 26, 2016 and March 28, 2017, to 
delineate the boundary of on-site potentially jurisdictional wetlands and waters. The methodology used 
to determine the presence of wetlands followed the U.S. Army Corps of Engineers’ (Corps’) Wetlands 
Delineation Manual and the Regional Supplement to the Corps of Engineers Wetland Delineation 
Manual: Western Mountains, Valleys, and Coast Region (Version 2.0). Four wetlands were delineated 
within the project site (referred to as Wetlands A, B, C, and D). Soils, vegetation, and indicators of 
hydrology were recorded at thirty-one (31) sample plot locations to document site conditions. The 
sample plots, wetland boundaries, and OHWM for a portion of an unnamed perennial tributary to 
Crocker Creek were flagged in the field and their locations were professionally land surveyed by AKS. 
The surveyed wetland and water boundaries are shown on attached Existing Conditions Map, Figure 5. 
 
A Wetland and Waters report in accordance with current DSL report standards was prepared for the 
project site and concurred per DSL File WD# 2017-0201. 
 
Locally Significant Wetland 
Wetland A, delineated by AKS, is a 6.58-acre palustrine forested (PFO) wetland. The vegetation in the 
locally significant wetland is generally dominated by Oregon ash (FACW), willow (Salix species), rose 
(Rosa species), Douglas hawthorn (Crataegus douglasii, FAC), and reed canarygrass (Phalaris 
arundinacea, FACW). Shallow scattered ponding was observed throughout the forested portion of the 
wetland during our 2016 and 2017 site visits.  
 
A channel develops from within the western portion of the wetland, flowing in an easterly direction near 
the southern wetland boundary. The channel develops a more defined bed and bank in the easternmost 
portion of the wetland. The channel bed averages approximately 2 feet in width with approximately 1 
foot tall banks, with a silt loam substrate. The entire channel is located within wetland. According to City 
staff, this channel may be considered the headwaters of Crocker Creek. The on-site portions of the creek 
are located entirely within delineated significant wetland.  
 
According to the City’s Wetland Characterization Sheet for HRS-7B, this locally significant wetland was 
determined to provide high quality habitat. According to the HRS-7B Wetland Characterization Summary 
Sheet, the portion of the wetland mapped as significant included the forested wetland, downslope of 
the non-significant agricultural portions of the wetland. Attached Figure 5 shows the Locally Significant 
Wetland boundary along the edge of the forested portion of the delineated wetland.   
 
Riparian Corridor  
Since Crocker Creek is located entirely within the Significant Wetland, the Riparian Corridor (RC) 
boundary extends horizontally 50-feet upland from the edge of the delineated significant wetland 
boundaries. There is a break in the RC where the Significant Wetland becomes the degraded non-
significant wetland. The RC does not extend 50-feet in this section because there is no “upland” buffer 
present. City of Albany Section 22.500 defines “upland” as land not characterized by the presence of 
riparian area, water bodies or wetlands. The extent of RC is shown on attached Figure 6.   
 
The existing conditions of the on-site RC was determined to be in degraded quality per Table 6-2 in 
Section 6.410(5) of the City Development Code. The condition of the RC is based on the presence of tree 
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canopy and percent cover of native tree, shrub, and groundcovers and may be categorized as having 
good, marginal, or degraded quality.   

The on-site RC consists of non-native invasive Himalayan blackberry (Rubus armeniacus, FAC) and/or 
non-native agricultural crop, as documented at Riparian Corridor vegetation data Plots A and B (see 
Appendix B).  Both Plots A and B contained less than 25% tree canopy and greater than 10% cover by 
non-native invasive vegetation species; therefore, were determined to have degraded quality, per Table 
6-2 of Albany Development Code. Representative site photos are included as Appendix C. 

 
Project 
Project Overview 
The project will consist of a 148-lot residential subdivision including streets and stormwater facilities. 
The project avoids encroachment to the Significant Wetland and its associated 50-foot RC; therefore, a 
Natural Resource Impact Review is not required. The Site Plan is included as Figure 6.  
 
The project design is following Cluster Development procedures in Section 11.400 of Albany 
Development Code with the intention to protect natural resources from development as designated 
Permanent Natural Areas. The RC and Significant Wetland, along with a non-significant wetland 
delineated in the southeast portion of the site, will be contained in separate tracts, protected from 
development. All natural area tracts will follow Section 11.480 Protection of Permanent Natural Areas. 
The RC will be enhanced to good quality to meet Section 11.460 of the Albany Development Code. An 
enhancement plan is attached as Appendix D.  
 
All wetland impacts will require approval from DSL and the Corps. Wetland impacts will be mitigated for 
through the purchase of wetland mitigation bank credits. 
 
Corridor Enhancement Plan 
To provide enhancement of on-site resources, the site plan includes 80,955 square feet of vegetative 
enhancement to the on-site degraded quality RC. The RC enhancement will include removal of all non-
native invasive vegetation species, and planting the enhancement area with native trees and shrubs to 
establish good quality RC. The attached Pheasant Run Subdivision RC Enhancement Plan (Appendix D) 
provides a list of recommended native vegetation species that can be used, as well as plant densities. All 
plant species used for enhancement must be native and on the City’s native plant list. The goal of the 
planting densities prescribed on the attached planting plan are based on achieving at least 50% tree 
canopy cover (at maturity) and at least 80% combined cover of native trees, shrubs, and groundcover. 
The recommended enhancement will provide a significant water quality and habitat functional benefit 
to the remaining on-site significant wetlands. 

Please do not hesitate to contact me with any questions concerning regarding this assessment. 

 
List of Preparers 

    
Stacey Reed, PWS    Haley Smith, MNR 
Senior Wetland Scientist   Natural Resource Specialist  
Fieldwork and Report QA/QC   Fieldwork and Report 
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Appendix D: Pheasant Run Subdivision RC 
Enhancement Plan 
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Planting Specifications for the Riparian Corridor Enhancement Area: 80,935 square feet 
Scientific Name Common Name Size* Spacing/Seeding Rate Quantity 
Trees- 215 total      
Acer macrophyllum big-leaf maple 2 gallon 10 feet on center 90 
Quercus garryana Oregon white oak 2 gallon 10 feet on center 75 
Rhamnus purshiana cascara 2 gallon 10 feet on center 50 
 
Shrubs- 1,439 total 
Acer circinatum vine maple 1 gallon 5 feet on center 215 
Cornus sericea redosier dogwood 1 gallon 5 feet on center 215 
Holodiscus discolor oceanspray 1 gallon 5 feet on center 245 
Mahonia aquifolium tall Oregon Grape 1 gallon 5 feet on center 250 
Rosa nutkana nootka rose 1 gallon 5 feet on center 250 
Symphoricarpos albus common snowberry 1 gallon 5 feet on center 250 
 
Seed Mix 
Bromus sitchensis Alaska brome seed 10 lbs pls/acre As needed for bare 

soil areas >25 sq. Elymus glaucus Blue wildrye seed 10 lbs pls/acre 
* Bare root plants may be substituted for container plants based on availability. If bare root plants are used, they must be planted during 
the late winter/early spring dormancy period. 
 
Planting Notes: 
 
1) Plantings should preferably be installed between February 1 and May 1 or between October 1 and November 15. Plants 

may be installed at other times of the year; however, additional measures may be necessary to ensure plant survival.  
 

2) Irrigation or other water practices (i.e. polymer, plus watering) is recommended, during summer months. 
 
3) Prior to planting, remove all non-native and invasive species such as Himalayan blackberry and reed canarygrass.  

 
4) Tree protector tubes are recommended around the trees. 

 
5)  Mulch is recommended for all plantings to increase plant survival.  
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October 25, 2017 
 
David Martineau, AICP, CFM, Lead Current Planner 
City of Albany Community Development Department 
PO Box 490 
Albany, OR  97321 
 
RE:    Pheasant Run Subdivision (AKS Job #5559) – Arborist Response Letter 
  
Mr. Martineau: 
 
The purpose of this  letter  is to respond to the following comment  in your incompleteness letter dated 
August 16, 2017: 
 
Comment: 
 
“Trees proposed for removals that are located on lots, as opposed to those shown in future right‐of‐
ways, may provide an attractive amenity for future property purchasers and home buyers. Several of 
these large trees appear to be located within interior portions of the lots or halfway between two lots. 
More justification should be provided regarding their removal when they are not obviously posing 
barriers to future development. As presently shown, staff may not be able to support their removal.” 
 
Response: 
 
A site visit was conducted on  January 13, 2017  to assess some of  the subject  trees and potential  tree 
impacts  related  to  the  planned  site  improvements.  Additionally,  the  following  analysis  and 
recommendations assume that homes to be constructed will be built out  to  the setbacks and utilize a 
conventional spread footing foundation. 
 
Tree #14134, 14137, 14138, 14139, 14140, 51176, 51177, 51178, 51179, 52140, 52180, 52231, 52232, & 
52255: 
As shown on  the Tree Exhibit  (attached)  these trees are  located within  the building envelope  (outside 
required setbacks) or the right‐of‐way, and will conflict with future homes, new streets, or new sidewalks. 
Therefore, these trees will need to be removed to facilitate construction as shown on the tentative phased 
subdivision plans. 
 
Tree #51180: 
This tree is a 42‐inch DBH Oregon Oak (Quercus garryana). In general, this tree is in fair health and has fair 
structure. This tree has multiple scaffold branches attached at one point (weak attachments) as well as 
some dead and broken branches. As shown on the attached exhibit, this tree is located between Lot 125 
and Lot 126. The west side of the tree will be approximately 1‐ft from the future home on Lot 126 and the 
east side of the tree will be approximately 5‐ft  from the future home on Lot 125.  It  is anticipated that 
approximately 84% of the tree’s rootzone would need to be removed (typical arboriculture practice allows 
removal of up to 33% of a tree’s rootzone) to facilitate home construction. It is likely that many large roots 
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will be encountered and pruned too close to the tree which will significantly reduce the tree’s stability. It is 
also anticipated  that many  large scaffold branches would need  to be  removed  for home construction, 
which would likely result in removing over 50% of the tree’s canopy (typical arboriculture practice allows 
removal of up to 33% of the tree’s canopy). Additionally, based on the site plan, the grade will be raised 
approximately 2‐ft at this  location (typical arboriculture practices allow up to 6‐in of fill). Based on the 
overall condition of the tree, the location of the proposed homes, the removal of approximately 84% of 
the tree’s root zone, the number of anticipated roots that would be pruned too close to the base of the 
tree, the anticipated removal of over 50% of the tree’s canopy, and the grade being raised approximately 
2‐ft at this location, it is my opinion that this will cause significant negative impacts to the tree’s health and 
stability; therefore, I recommend that the tree be removed. 
 
Tree #51181: 
This tree is a 26‐inch DBH and a 32‐inch DBH (codominant) Oregon Oak (Quercus garryana). In general, this 
tree is in good health and has fair structure. This tree has included bark (weak attachment) between the 
codominant stems (the codominant stems lean away from each other which causes additional stress at the 
point of attachment). As shown on the attached exhibit, this tree is located between Lot 7 and Lot 8. The 
west side of the tree will be approximately 6‐ft from the future home on Lot 8 and the east side of the tree 
will be less than 1‐ft from the future home on Lot 7. The tree is also located approximately 11‐ft from the 
public utility easement, where open trench excavation is likely. It is anticipated that approximately 82% of 
the tree’s rootzone would need to be removed (typical arboriculture practice allows removal of up to 33% 
of a tree’s rootzone) to facilitate home, street, and utility construction. It is likely that many large roots will 
be encountered and pruned too close to the tree which will significantly reduce the tree’s stability. It is also 
anticipated that many large scaffold branches would need to be removed for home construction, which 
would result in removing over 50% of the tree’s canopy (typical arboriculture practice allows removal of up 
to 33% of the tree’s canopy). Additionally, based on the site plan, the grade will be lowered approximately 
1‐ft at this location (which will likely remove any remaining roots). Based on the overall condition of the 
tree, the location of the proposed homes, the removal of approximately 82% of the tree’s root zone, the 
number of anticipated roots that would be pruned too close to the base of the tree, the anticipated removal 
of over 50% of the tree’s canopy, and the grade being lowered approximately 1‐ft at this location, it is my 
opinion  that  this will  cause  significant  negative  impacts  to  the  tree’s  health  and  stability;  therefore,  I 
recommend that the tree be removed. 
 
Tree #51182: 
This tree is a 53‐inch DBH Oregon Oak (Quercus garryana). In general, this tree is in fair health and has fair 
structure. This tree has mechanical damage with decay near the base, it has old pruning/break scars (some 
have decay), and it has many dead and broken branches. As shown on the attached exhibit, this tree is 
located between Lot 120 and Lot 141. The south side of the tree will abut the future home on Lot 120 and 
the north side of the tree will be approximately 7‐ft from the future home on Lot 141. It is anticipated that 
approximately 70% of the tree’s rootzone would need to be removed (typical arboriculture practice allows 
removal of up to 33% of a tree’s rootzone) to facilitate home construction. It is likely that many large roots 
will be encountered and pruned too close to the tree which will significantly reduce the tree’s stability. It is 
also anticipated  that many  large scaffold branches would need  to be  removed  for home construction, 
which would result in removing over 50% of the tree’s canopy (typical arboriculture practice allows removal 
of  up  to  33%  of  the  tree’s  canopy).  Additionally,  based  on  the  site  plan,  the  grade  will  be  lowered 
approximately 2‐ft at this  location (which will  likely remove any remaining roots). Based on the overall 
condition of the tree, the location of the proposed homes, the removal of approximately 70% of the tree’s 
root zone, the number of anticipated roots that would be pruned too close to the base of the tree, the 
anticipated removal of over 50% of the tree’s canopy, and the grade being lowered approximately 2‐ft at 
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this  location,  it  is my opinion  that  this will  cause  significant negative  impacts  to  the  tree’s  health and 
stability. Additionally, as discussed above, a portion of the tree will be in direct conflict with the home on 
Lot 120; therefore, I recommend that the tree be removed. 
 
Tree #51815, 51816, 51821, 51825, & 51826: 
These  trees  are  located  in  the  back  of  Lot  109.  The  grade  will  be  raised  between  1‐ft  to  10‐ft  on 
approximately 50% of each tree’s root zone (typical arboriculture practices allow up to 6‐in of fill). It is my 
opinion that the grading in this area will likely cause significant negative impacts to these trees; therefore, 
I recommend that these trees be removed. 
 
Tree #52254: 
This  tree  is  located within  a  tract where  a  stormwater  facility  is  proposed.  The  grade will  be  lowered 
approximately 16‐ft at this location; therefore, this tree will need to be removed to facilitate construction 
of the stormwater facility. 
 
Please let me know if you have any questions. 
 
Sincerely,   
AKS ENGINEERING & FORESTRY, LLC 
 
 
Bruce R. Baldwin 
ISA Certified Arborist #PN‐6666A 
ISA Qualified Tree Risk Assessor 
Member, International Society of Arboriculture 
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Project Comments – City Forester 

There are several very mature white oaks on the property that should be preserved.  The trees appear 
to be healthy and probably much more than 100 years old.      
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From: Barnett, Rick
To: Martineau, David
Cc: Hodney, Ed
Subject: FW: Pheasant Run - Arborist Report
Date: Friday, November 3, 2017 11:42:45 AM
Attachments: 5559 20171027 Exhibit I - Arborist Response Letter.pdf

I can’t argue with his assertions if your purpose is to maximize development in the project.    I would
have to look at the one with rot but other than that if these trees were on already developed
properties most of the faults the arborist describes are correctable through pruning and
maintenance.   In already developed properties we would be very unlikely to allow removal except
when attached to a building permit.
 
Our codes do not give us a strong position to argue against removal even though these are very
mature trees that have withstood at least a few generations of development.
 

From: Martineau, David 
Sent: Friday, November 3, 2017 11:12 AM
To: Barnett, Rick
Subject: Pheasant Run - Arborist Report
 
Rick,
 
I’m forwarding you a copy of the arborist report we asked for during our review of the Pheasant Run
Subdivision.  Your comments submitted 7/31/17 stated that the mature white oaks on the property
were healthy and probably more than 100 years old.  Do you find the arborist’s report reasonable or
should more be done to address these?
 
Thank you,
 
David
 
David Martineau, AICP, CFM, Lead Current Planner
City of Albany Community Development Department
PO Box 490, Albany, Oregon 97321
Phone: (541) 917-7561; FAX: (541) 917-7598
david.martineau@cityofalbany.net
http://www.cityofalbany.net/
 
 
 
 

DISCLAIMER: This e-mail may be a public record of the City of Albany and may be subject to the State of
Oregon Retention Schedule and may be subject to public disclosure under the Oregon Public Records
Law. This e-mail, including any attachments, is for the sole use of the intended recipient(s) and may
contain confidential and privileged information. Any unauthorized review, use, disclosure, or distribution is
prohibited. If you are not the intended recipient, please send a reply e-mail to let the sender know of the
error and destroy all copies of the original message.
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Exhibit I: Arborist Response Letter 


 
 


 


 


 


  







 


 
 
 


 
October 25, 2017 
 
David Martineau, AICP, CFM, Lead Current Planner 
City of Albany Community Development Department 
PO Box 490 
Albany, OR  97321 
 
RE:    Pheasant Run Subdivision (AKS Job #5559) – Arborist Response Letter 
  
Mr. Martineau: 
 
The purpose of this  letter  is to respond to the following comment  in your incompleteness letter dated 
August 16, 2017: 
 
Comment: 
 
“Trees proposed for removals that are located on lots, as opposed to those shown in future right‐of‐
ways, may provide an attractive amenity for future property purchasers and home buyers. Several of 
these large trees appear to be located within interior portions of the lots or halfway between two lots. 
More justification should be provided regarding their removal when they are not obviously posing 
barriers to future development. As presently shown, staff may not be able to support their removal.” 
 
Response: 
 
A site visit was conducted on  January 13, 2017  to assess some of  the subject  trees and potential  tree 
impacts  related  to  the  planned  site  improvements.  Additionally,  the  following  analysis  and 
recommendations assume that homes to be constructed will be built out  to  the setbacks and utilize a 
conventional spread footing foundation. 
 
Tree #14134, 14137, 14138, 14139, 14140, 51176, 51177, 51178, 51179, 52140, 52180, 52231, 52232, & 
52255: 
As shown on  the Tree Exhibit  (attached)  these trees are  located within  the building envelope  (outside 
required setbacks) or the right‐of‐way, and will conflict with future homes, new streets, or new sidewalks. 
Therefore, these trees will need to be removed to facilitate construction as shown on the tentative phased 
subdivision plans. 
 
Tree #51180: 
This tree is a 42‐inch DBH Oregon Oak (Quercus garryana). In general, this tree is in fair health and has fair 
structure. This tree has multiple scaffold branches attached at one point (weak attachments) as well as 
some dead and broken branches. As shown on the attached exhibit, this tree is located between Lot 125 
and Lot 126. The west side of the tree will be approximately 1‐ft from the future home on Lot 126 and the 
east side of the tree will be approximately 5‐ft  from the future home on Lot 125.  It  is anticipated that 
approximately 84% of the tree’s rootzone would need to be removed (typical arboriculture practice allows 
removal of up to 33% of a tree’s rootzone) to facilitate home construction. It is likely that many large roots 
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will be encountered and pruned too close to the tree which will significantly reduce the tree’s stability. It is 
also anticipated  that many  large scaffold branches would need  to be  removed  for home construction, 
which would likely result in removing over 50% of the tree’s canopy (typical arboriculture practice allows 
removal of up to 33% of the tree’s canopy). Additionally, based on the site plan, the grade will be raised 
approximately 2‐ft at this  location (typical arboriculture practices allow up to 6‐in of fill). Based on the 
overall condition of the tree, the location of the proposed homes, the removal of approximately 84% of 
the tree’s root zone, the number of anticipated roots that would be pruned too close to the base of the 
tree, the anticipated removal of over 50% of the tree’s canopy, and the grade being raised approximately 
2‐ft at this location, it is my opinion that this will cause significant negative impacts to the tree’s health and 
stability; therefore, I recommend that the tree be removed. 
 
Tree #51181: 
This tree is a 26‐inch DBH and a 32‐inch DBH (codominant) Oregon Oak (Quercus garryana). In general, this 
tree is in good health and has fair structure. This tree has included bark (weak attachment) between the 
codominant stems (the codominant stems lean away from each other which causes additional stress at the 
point of attachment). As shown on the attached exhibit, this tree is located between Lot 7 and Lot 8. The 
west side of the tree will be approximately 6‐ft from the future home on Lot 8 and the east side of the tree 
will be less than 1‐ft from the future home on Lot 7. The tree is also located approximately 11‐ft from the 
public utility easement, where open trench excavation is likely. It is anticipated that approximately 82% of 
the tree’s rootzone would need to be removed (typical arboriculture practice allows removal of up to 33% 
of a tree’s rootzone) to facilitate home, street, and utility construction. It is likely that many large roots will 
be encountered and pruned too close to the tree which will significantly reduce the tree’s stability. It is also 
anticipated that many large scaffold branches would need to be removed for home construction, which 
would result in removing over 50% of the tree’s canopy (typical arboriculture practice allows removal of up 
to 33% of the tree’s canopy). Additionally, based on the site plan, the grade will be lowered approximately 
1‐ft at this location (which will likely remove any remaining roots). Based on the overall condition of the 
tree, the location of the proposed homes, the removal of approximately 82% of the tree’s root zone, the 
number of anticipated roots that would be pruned too close to the base of the tree, the anticipated removal 
of over 50% of the tree’s canopy, and the grade being lowered approximately 1‐ft at this location, it is my 
opinion  that  this will  cause  significant  negative  impacts  to  the  tree’s  health  and  stability;  therefore,  I 
recommend that the tree be removed. 
 
Tree #51182: 
This tree is a 53‐inch DBH Oregon Oak (Quercus garryana). In general, this tree is in fair health and has fair 
structure. This tree has mechanical damage with decay near the base, it has old pruning/break scars (some 
have decay), and it has many dead and broken branches. As shown on the attached exhibit, this tree is 
located between Lot 120 and Lot 141. The south side of the tree will abut the future home on Lot 120 and 
the north side of the tree will be approximately 7‐ft from the future home on Lot 141. It is anticipated that 
approximately 70% of the tree’s rootzone would need to be removed (typical arboriculture practice allows 
removal of up to 33% of a tree’s rootzone) to facilitate home construction. It is likely that many large roots 
will be encountered and pruned too close to the tree which will significantly reduce the tree’s stability. It is 
also anticipated  that many  large scaffold branches would need  to be  removed  for home construction, 
which would result in removing over 50% of the tree’s canopy (typical arboriculture practice allows removal 
of  up  to  33%  of  the  tree’s  canopy).  Additionally,  based  on  the  site  plan,  the  grade  will  be  lowered 
approximately 2‐ft at this  location (which will  likely remove any remaining roots). Based on the overall 
condition of the tree, the location of the proposed homes, the removal of approximately 70% of the tree’s 
root zone, the number of anticipated roots that would be pruned too close to the base of the tree, the 
anticipated removal of over 50% of the tree’s canopy, and the grade being lowered approximately 2‐ft at 
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this  location,  it  is my opinion  that  this will  cause  significant negative  impacts  to  the  tree’s  health and 
stability. Additionally, as discussed above, a portion of the tree will be in direct conflict with the home on 
Lot 120; therefore, I recommend that the tree be removed. 
 
Tree #51815, 51816, 51821, 51825, & 51826: 
These  trees  are  located  in  the  back  of  Lot  109.  The  grade  will  be  raised  between  1‐ft  to  10‐ft  on 
approximately 50% of each tree’s root zone (typical arboriculture practices allow up to 6‐in of fill). It is my 
opinion that the grading in this area will likely cause significant negative impacts to these trees; therefore, 
I recommend that these trees be removed. 
 
Tree #52254: 
This  tree  is  located within  a  tract where  a  stormwater  facility  is  proposed.  The  grade will  be  lowered 
approximately 16‐ft at this location; therefore, this tree will need to be removed to facilitate construction 
of the stormwater facility. 
 
Please let me know if you have any questions. 
 
Sincerely,   
AKS ENGINEERING & FORESTRY, LLC 
 
 
Bruce R. Baldwin 
ISA Certified Arborist #PN‐6666A 
ISA Qualified Tree Risk Assessor 
Member, International Society of Arboriculture 
































































































































































































































































































 































































From: Amy Roberts
To: O"Neil, Edie
Subject: Development on Crocker
Date: Tuesday, April 17, 2018 11:19:28 PM

Mr. O'Neil, I would like to submit a comment about the proposed development on Crocker in
North Albany. 

Please consider traffic, infrastructure, and schools. It already takes a long time to turn off
Crocker onto Gibson Hill, and sometimes even to turn onto Crocker from Gibson Hill. I
realize that it is within city limits, but many parts of North Albany do not have city
infrastructure. The roads have not caught up to all the new development. Neither have the
schools. My son went to Oak Grove. He had elementary class sizes as large as 37. He is now
at North Albany Middle School and still has some classes that large. Please consider schools
when considering development. GAPS does not get enough money to build more classrooms
every time a large development is built. I know Oak Grove is being replaced this year, but
NAMS is already out of room and there are absolutely no plans to make more. 

Thank you.

Amy Roberts
2883 NW Sunny Lane
Albany, Oregon

______________
DISCLAIMER: This email may be considered a public record of the City of Albany and
subject to the State of Oregon Retention Schedule. This email also may be subject to public
disclosure under the Oregon Public Records Law. This email, including any attachments, is for
the sole use of the intended recipient(s) and may contain confidential and privileged
information. Any unauthorized review, use, disclosure or distribution is prohibited. If you
have received this communication in error, please notify the sender immediately and destroy
all copies of the original message.
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Date:  April 17, 2018 

To:  City of Albany Oregon, City Council Members 

From:  Robert Esch 

RE:  Hayden Homes Proposed “Pheasant Run” Cluster Home Subdivision 

 

 

To the honorable members of the Albany City Council: 

 

I am writing to express in this letter of record my opposition to Hayden Homes Pheasant Run 

Subdivision and their appeal which is before you.  Because of the short time I have to address 

my concerns, I will keep my comments brief and to the point. 

1) Cluster developments: 

 Hayden Homes is adamant that they must and are in compliance with all requirements 

 set forth under the title of cluster development. 

 My response:  The present zoning of the proposed project is currently RS-10.  I, as you, 

 should question if this project falls under the definition of “Cluster Development” due to  

 Hayden’s calculation based on the wetlands and easement of high voltage power lines 

 which couldn’t be built in or under in any case.  This issue needs to be independently 

 studied and addressed before any decision is finalized.  The majority of the houses to 

 be built in the Hayden project are less than 10,000 sq. ft. in lot size. 

 I purchased my property about 10 years ago fully aware that the field in question would 

 be developed some day, but with the understanding that lot sizes were a minimum 

 of 10,000 sq. ft. 

2) Traffic study: 

 My response:  Hayden Homes traffic study, in my opinion, is sorely inadequate.  From 

 my understanding, the conclusions of the study was based upon a one day and a very 

 limited time frame.  If one was to observe the daily traffic congestion in North Albany, 

 Hayden Homes project could potentially increase this by another 300+ trips a day.  

 Traffic congestion is already a serious problem and needs to be addressed before 

 future mega-subdivisions are to be considered.   
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3) The Oregon White Oaks: 

 My response:  I leave this issue at the last to be addressed because it’s of special 

 concern of mind.  Being one who comes from a line of farmers and have grown up 

 farming, the loss of farm land and the white oak trees are especially troubling to me.  

 The farmers who worked the land that is at issue for all of these years had the sense 

 and respect to preserve these valuable trees. 

 Hayden Homes logic is somewhat puzzling and backwards to me.  Hayden claims they 

 must remove the oak trees so they will not be damaged and/or die when they cut a 

 road, build a house and put in utilities around them.  The oak trees would be just fine if  

 Hayden would give them some room and then the oak trees wouldn’t be a safety or 

 otherwise issue.  In my opinion, I understand Hayden’s position:  Less obstructions 

 equals more houses equals increased investment returns. 

 

4) Wildlife habitat: 

  Hayden Home claims:  

 “There is no record of the trees on site providing habitat for sensitive or protected 

 species.  Based on these factor, the removal of the oaks will not result in habitat 

 degradation”. 

 My response:  Just because there is no record of these oak trees providing habitant, 

 doesn’t mean sensitive or protected species don’t exist.  In my opinion, I would demand 

 an environmental/wildlife study be conducted to determine if there is or isn’t sensitive or 

 protected species present before any decisions are made of allowing this project to go 

 forward. 

 I have personally witness and/or photographed deer, turkeys, blue birds, a bald eagle, 

 hawks, coyotes, migratory geese and other wildlife using the field in question.  

 I believe the issue of wildlife habitat degradation was glossed over and not adequately 

 addressed.   
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4) Wildlife habitat, Continued: 

 In addition, Hayden states:  “Their understory is dominated by agricultural grasses, and 

 consequently does not provide a viable source of food or cover for wildlife”. 

 My response:  I disagree with Hayden Homes statement concerning that the oak trees 

 do not provide a viable source of food or cover for wildlife.  I recently saw four deer 

 under one of the oak trees.  I have watched and photographed migratory geese eating 

 the agricultural grass.  I see birds, big and small, using the oak trees.  In my 

 opinion, I do not think the statements Hayden made are accurate or otherwise. 

 

In closing: 

The Pheasant Run subdivision proposed by Hayden Homes is just one, but large, piece what 

makes up the North Albany Community.  One needs to look how this project will impact the 

community at the whole-not just one piece.  The increased traffic congestion, impacts on the 

schools, police/fire services will be the legacy of this project, and others like it, for years to 

come.  Long after the mega-developers leave, the citizens will be left with their impacts upon 

our community.  You know, there’s something to be said about the community’s livability and 

legacy the decision-makers leave behind. 

 

Respectfully, 

Robert Esch 

2615 NW Essex Ave. 

Albany, OR 97321   
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TO:  Planning Commission, Albany, OR  
FROM: Samuel Gras, 2690 Dover Avenue NW, Albany, OR 
DATE: April 17, 2018 
SUBJECT: Proposed Pheasant Run Subdivision 
 
 
 
Dear Community Development Department, 

As a property owner living within 1,000 feet of the proposed subdivision, I would like to voice my main 
concerns. 

First, it would be an unfortunate missed opportunity to make the area really nice if the City Council took 
more consideration of the existing wetlands, trees, and open space. If there are going to be new units, it 
should be more deliberate and of a higher quality than the proposed cookie cutter and mass-produced 
approach. 

Also, the proposed “cluster-type” development doesn’t consider space to live or visual appeal, but only 
attempts to fit as many houses in a confined area as possible. 150+ is about 100 too many for that 
space. My wife and I didn’t move to Oregon to feel claustrophobic. 

Finally, if the developers are unable to sell or rent all the new units, they will be forced to lower the 
prices quickly. This will compound the market saturation that they created by the overdevelopment in 
the first place. In this way, the Subdivision Applicant is a considerable risk to the value of current 
homeowners’ property.  

 

Very Respectfully, 

Samuel Gras 
2690 Dover Avenue NW 
Albany, OR  97321 
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To: Albany City Council and Planning Commission April 17, 2018

Re: SD-05-17 SP-14-17

A bit of background:
1. We have lived adjacent to the wetlands at the north end of the property for 32 years.
2. The wetlands behind our home used to be a few inches deep and several yards wide (We have 

video from 1995 showing this). Currently, due to the 1996 Flood and removal of trees in the 
riparian areas – which were replaced with houses over the years, the 'wetlands' consists of 
several creeks and waterfalls, 4 to 8 feet deep and wide. The destruction of the wetlands pre-
dates the construction of Benton Woods subdivision which also drains into the wetlands.The 
BPA seems to be the major authority over the wetlands, as every five years or so they scrape off
the surface vegetation with bulldozers so that it does not interfere with the power lines.

3. We have not heard or seen any pheasants in the proposed “Pheasant Run” development area for 
about 20 years (see #2 above).

4. The ancient White Oak trees are habitat to many unique plants, and animals that use the trees 
and wetlands as a wildlife corridor to the Willamette River. To surround them by up to 147 
homes will impact them severely. Fewer homes would be better, and enable the wildlife to co-
exist with the residents as they currently do in the other RS-10 zones. These homes will be 
priced much higher than average for low-income or beginning home buyers, so the high-density
“needed homes” argument is unreasonable.

5. When the Albany Comprehensive Plan of 2012; Open Spaces,Scenic & Historic Areas, & 
Natural Resources was completed, the urban fringe in our area does not seem to have been 
inventoried adequately for its wildlife habitat or significant wetlands. The Crocker Creek area is
not mentioned.

6. The Implementation Method includes the statement: “(1)Maintain a wetland inventory that 
identifies the following: ...Wetlands sites within the urban fringe which will require additional 
information to determine the status of the resource and exact boundaries and may be subject to 
state and federal and future local regulation.
(2)Encourage applicants to acquire a more formal determination from the Oregon Division of 
State Lands. ...” (See attached page 1-10.)

7. “(5)When significant wildlife habitat is documented within the City's Urban Growth Boundary, 
revise the habitat assessment overlay district boundary, the development standards, and Plate 3 
as necessary. ...” “(2)Facilitate and encourage voluntary habitat protection and enhancement, 
habitat friendly development and maintenance practice and low impact development.” (See 
attached page 1-4.)

The most recent proposal does preserve two large oak trees, but does not exhaust other options 
for preservation of additional trees. While it shows extensive water treatment plans for the large
amount of runoff from pavement and rooftops, there is no indication that they have plans to 
enhance/repair the wetlands on the north part of their property. We appreciate this adhesion to 
the comprehensive plan, but propose that a cluster development of in this location is 
inappropriate due to the destructive impacts to the natural resources. 

Thank you for your consideration,
Ann and Bill Kinkley
2480 Robin Hood NW
Albany, OR 97321
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April 17, 2018 

 

Albany City Council 
Albany, Oregon 
 
RE:  SD-05-17 and SP-14-17 
 Proposed Pheasant Run residential clustered subdivision 
 
 
My wife and I strongly object to the proposed subdivision proposed as outlined in my public 
input at both the meetings at the Oak Grove School and the Planning Commission Meeting for 
the following reasons: 
 

- Increase in an already congested traffic condition in North Albany. 
- Increase in noise level in the area. Both during the construction and general housing after 

completion. 
- Decrease in the livability and quality of life in the area.  
- Impact upon the wildlife and natural effect of the open space. Its nice to hear the red wing 

black birds singing along with the sparrows. This area is also a fly zone for migrating 
Canadian geese that rest in that field.  

- Loss of the aged white oak trees that are reportedly in danger because of the housing 
proposal. I submit the houses are in danger because of the trees and the decrease in 
revenue for the developers. Even though the current proposal is to save 2 of the trees, the 
loss of 4 building lots (12) homes, is being made up by shrinking the size of the 
remaining lots (10k sq ft to 7k sq ft) to accommodate for the loss of space and to maintain 
the same number of homes. At least one of these trees is close to 150 years old. To put 
that in to perspective, it’s possible Abraham Lincoln was still alive when the seedling 
started growing. SAVE THE TREES. 

- The local schools can not sustain the increase in number of students. Proposals are in 
place to replace, or expand, existing schools. It appears we have the cart before the horse. 

- There was no provisions in the proposed plan for any parks, walking paths or play areas 
for the children that will inevitably will be living in such an area.   

- A proposed 53” culvert is to be placed under Crocker Lane to drain water run off from 
the area. Then where does the water go? We are told “to the Willamette.” Does anyone 
realize the distance between Crocker Lane and the river? That water is going to be 
diverted in to any area that does not have that issue at present and will run through 
residences back yards or basements. Not to mention that Crocker Lane was just updated 
to accommodate the increase the current housing in the area.  

- Gibson Hill Rd. is inadequate to handle the increase in the vehicular and pedestrian 
traffic. There are no sidewalks on the north side of the roadway and I’m not sure there is 
room for such. A pedestrian crossing light at Gibson Hill and Crocker Lane was 
presumably knocked from its foundation by the construction trucks turning north on to 
Crocker Lane from westbound Gibson Hill Rd. That light was knocked down nearly a 
year ago and has yet to be replaced. As far as I can tell the one left standing on the north 
side does not work. So pedestrian’s crossing Gibson Hill at this intersection are 
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unprotected. Who is being held responsible for replacing this light and why has it not 
been replaced? Was it because there is a proposal to change the intersection anyway? In 
that case, the light could be replaced now and moved at a later date.  

- The roundabout at No. Albany Rd. and Gibson Hill Rd. is not large enough to handle 
dump trucks with pups carrying rock or gravel to the building sites. The rear trailer tires 
often are up against the interior landscaped wall and it won’t be long before that kind of 
abuse breaks down the stone barrier and then it crumbles.  

- The developer states that their travel design proposal is to lower the amount of traffic 
through the roundabout. Wow! Where exactly are the estimated 300 additional cars going 
to go? It is difficult now to get out on No. Albany Rd. and Scenic Drive if you are intent 
on getting on to Hwy 20. And now we have a grocery store opening in 3 days. The 
amount of traffic will increase as residents of downtown Albany travel across the bridges 
to get to the store because they’ll think it’s closer than driving to Fred Meyer, Costco, 
Safeway or Winco.  

- It’s also of interest to take in to account that there are new homes being built to the 
northeast of the roundabout as well as a proposal for a church that could include a day 
care center. That only speaks to an increase in traffic through the roundabout.  

- The developer wants the city to believe that they are setting aside a certain acreage of this 
property not to be built on. What the developer doesn’t disclose in these meetings is that 
the acreage being set aside is under power lines where they can’t build anyhow.  

- The natural wet lands in the area are at risk of being drained or having the water diverted. 
I also find it a conflict of interest that the wet lands were evaluated and marked by a 
company on the payroll of the developer. How can that be an unbiased evaluation when 
it’s a benefit to the developer to have a smaller wet land area to allow for more homes? 

- The local vehicular traffic on Dover and Grand View is already out of control and the 
children playing in the area would be at greater risk. SAVE THE CHILDREN.   

 
I’ve spoke to the following neighbors who also have stated in effect that they object to this 
subdivision for the same reasons I’ve listed.  
 
Carl and Janet Gripenburg 2790 NW 19th Ave. (Corner of Grand View and 19th ) 
Jerry and Bonnie Hemple  1965 NW Grand View Dr. (Corner of Grand View and Dover) 
Chad and Heather Rogers  1980 NW Grand View Dr. (Corner of Grand View and Dover) 
Rich and Karen Baumann  1870 NW Grand View Dr. 
 
Thank you for your time and consideration. 
 
Bernard and Rhonda Brown 
1955 NW Grand View Dr.  
Albany, OR.  
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From: Mike & Carol Sessa
To: O"Neil, Edie
Cc: "Mike & Carol Sessa"
Subject: FW: Comments: Appeal of Pheasant Run Development Application
Date: Tuesday, April 17, 2018 11:50:28 AM
Importance: High

Hi Edie,
 
Since David is out until this Thursday, I’m sending my comments below to you instead.
 
Thanks,
 
Mike Sessa
 

From: Mike & Carol Sessa [mailto:rudy364@comcast.net] 
Sent: Tuesday, April 17, 2018 11:45 AM
To: 'Martineau, David'
Cc: 'Mike & Carol Sessa'; Carol Sessa
Subject: Comments: Appeal of Pheasant Run Development Application
Importance: High
 

Hi David,
 
In regards to the upcoming public hearing on the appeal of the recent Planning
Commission decision, I offer the following additional comments to be
incorporated into the public record:
 
I want to emphatically reiterate that many of the existing oaks on this property
should be considered “unique features” as defined per the City of Albany
development code.   As you may know, several Benton County oak habitat
preservation projects (Fort Hoskins, Beazell Forest, and Bald Hill Farm
properties) have been successfully completed over the last few years. Mark
Miller of Trout Mountain Forestry, who acted as the consulting forester on all
three projects, said oak habitat simply cannot survive without active
management.  He stated then that the Willamette Valley has lost up to 98
percent of oak habitat which existed pre-settlement and only 1 to 2 percent of
that is in good condition. This fact alone is a really compelling reason to pursue
concerted preservation on the Pheasant Run property. 
 
The development code currently offers avenues to that end.   First off, Article
11 Land Divisions and Planned Developments: Section 11.440 Review Criteria
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states that “…proposed development preserves natural or unique features that
normally would not be either preserved or restored under conventional
development standards...”.    In addition, Section 11.460 Designation of
Permanent Natural Area states “…the third priority for natural area designation
is protection of other environmentally sensitive areas, natural and scenic
features of the site. (h) wooded area with five or more healthy trees over 8
inches in diameter measured 4½ feet from the ground, if approved by the City
Forester…”. 
 

As a side note, the “first priority” for natural area designation in Section 11.460
also states “…significant tree groves identified on the South Albany Area Plan
Organizational Framework map in the Comprehensive Plan, and oak trees in the
South Albany Area Plan boundary over 25-inches in diameter measured at 4.5
feet from the ground.”.   I am astonished that only South Albany oaks are
specifically called out for first priority protection in the code.  Why doesn’t a
North Albany Area Plan Organizational Framework map exist that also protects
our significant tree groves and extraordinary oak trees? 
 
No matter how you decide in this matter, I highly recommend that you
consider modifying the Albany Heritage Tree Program from a volunteer-only
program to a mandatory process for all “developable” private and public lands
within the city limits to protect significant tree specimens in perpetuity.  This
would include a comprehensive assessment by a qualified and unbiased
professional of all trees on these properties to establish an inventory of
protected “heritage” trees.  This way, when a private land owner sells their
property to a Developer, they know up front what areas are off limited to
develop.  If this had already been instituted, we would not be going through all
this turmoil now.
 
And lastly, another matter for consideration is to incorporate a walking path
around the perimeter of the development to improve the overall “livability” of
the surrounding community.  Based on the current design, a walking path could
be established and even extended into the existing Benton Woods subdivision
pathway system.   Section 11.460 states “…Land may provide bike or walking
trails that connect to existing or proposed parks or trails…”.  Since Pheasant Run
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will be immediately adjacent to the Benton Woods subdivision, walking paths
could easily be connected into Benton Woods via the southern edge of the BPA
right-of-way.   I propose a path be constructed from Crocker to Dover in a L-
shaped pattern around the perimeter of Pheasant Run and a connecter path
terminating into NW Sunny Lane.
 
I firmly believe walking paths play an essential role in adding livability aspects
and safety improvements to future developments.  Since recent Cluster
developments have resulted in decreased lot sizes which pack more people
into a smaller area, residents need an alternative way to safely walk/run/bike in
their neighborhoods besides using the street option which is generally used
now and can be very unsafe for obvious reasons.  Sidewalks too can be
problematic because they are typically blocked by cars on properties with
shortened driveways.  These areas also have poor visibility and, on many
occasions, I have had a few close calls when a resident backing out of their
driveway has not bothered to check whether anyone was nearby.  
 
Thank you for taking the time to consider these comments and I hope your
decision will balance the need for development with the demand for livability.   
 
Regards,
 
Mike Sessa
 

______________
DISCLAIMER: This email may be considered a public record of the City of Albany and
subject to the State of Oregon Retention Schedule. This email also may be subject to public
disclosure under the Oregon Public Records Law. This email, including any attachments, is for
the sole use of the intended recipient(s) and may contain confidential and privileged
information. Any unauthorized review, use, disclosure or distribution is prohibited. If you
have received this communication in error, please notify the sender immediately and destroy
all copies of the original message.

232



233



To:  Albany City Council
From :  Jeff Schrader 

2629 NW Essex Ave 
Albany OR, 97321

Date:  April 15th, 2018
RE:  Hayden Homes Proposed "Pheasant Run" Cluster Home Subdivision

I am writing this letter in opposition to the appeal from Hayden Homes over their proposed Pheasant Run Subdivision. This appeal 
was justly denied by the Albany Planning Commission. I  respectfully request that you do the same. Hayden Homes is a large 
corporation with engineers and and an entire legal team at their disposal. We live here and have our own jobs and problems. I have 
already dedicated lots of my time to defending my community from them. While we all have our own jobs they have all day every day 
to devote to bullying us into a subdivision that is not good for our community. They then go home and relax while we put up with 
battling for what's right for our neighborhood when we come home from work. They have filed a 131 page appeal which is above the 
amount that an average citizen can argue against if litigation is not their profession. Based upon the sheer size of the corporation and 
size of the appeal I would argue that this should be denied. This appears to be a tactic to make the appeal look legitimate. 

Hayden Homes does not account for ADC 11.310 (6) where they are required to have open spaces and common areas. They have not 
planned for any parks or places for people to walk or enjoy the green spaces. They should not be allowed to put the space under high 
voltage power-lines as a common area. Something as simple as a child flying a kite could be dangerous. 

ADC 11.160 states that A tentative plat is reviewed primarily for design aspects, such as connections to existing and future streets, 
preservation of natural features, drainage and floodplain considerations, and compliance with requirements of other portions of this 
Code. My neighbor has had multiple problems with drainage on North Heights. Putting more surface area where the rainwater does 
not absorb into the ground will only compound his problems. Also I argue that the trees are a natural feature in this proposed 
development and should be saved. On the appeal Hayden Homes is asking that 22 trees be removed but some of their paperwork 
shows some of them to be saved. They therefore have recognized their importance in the past but in the appeal its not clear what their 
stance is.  

Hayden Homes is not in compliance with the Albany Comprehensive Plan (ACP), the Albany Transportation Systems Plan (TSP), 
which is incorporated into the ACP, and the engineering design standards set forth in the city's Traffic Impact Study (TIS) Guidelines. 
They therefore do not meet the requirements for ADC 11.180 (1). Hayden Homes has chosen to go with Cluster Housing instead of 
the RS10 zoning. They do not meet the criteria for Cluster Housing based upon the size of the land they are building on. If the power 
lines are subtracted from the total area they do not meet this standard. ADC 11.405 shows that Cluster Housing is merely optional and 
even if they met the criteria there is nothing saying that is the way it MUST be done. 

Hayden Homes conducted a traffic survey over a year ago. The traffic survey was inadequate as it was only within a half mile of the 
proposed subdivision and for a limited time. Since that time more subdivisions in North Albany have been put in. The bridges are 
already overloaded going into North Albany. As a 20 year police officer in the area I can tell you that no matter if you have lights or 
siren on your car that it does not make the bridge suddenly clear. This bridge is the main route to the hospital and the bridge is also the 
main route for police services coming from downtown into North Albany. This subdivision would be one of many that have already 
been built since the survey including 2 subdivisions from Hayden Homes. 

Bob Richardson states in his appeal (#1) that the Planning Commission failed to identify a basis for the denial. I would argue it is a 
livability issue that is clear in the Albany Development Code. We do not need a large corporation here to make money to decide for 
our community what livability is. The planning commission was clear that public testimony was a factor. 
Mr. Richardson states(#2) that they satisfy all applicable approval criteria. I would strongly disagree and again there is more than one 
way to build here as Cluster Housing is clearly voluntary per ADC 11.405. 
Mr. Richardson states (#3) that ORS 197.307 (4) somehow orders that the City of Albany let Hayden Homes come into their 
community and build houses their way. ORS 197.307 (7) furthermore describes how the City of Albany is not to be infringed upon  for 
its prerogative to: Set approval standards under which a particular housing type is permitted outright; Impose special conditions upon 
approval of a specific development proposal; or Establish approval procedures. This statute uses words like "May" instead of "Shall." I 
would encourage the City Council to look up this statute for themselves and not take anyones word for what it says. Also looking at the 
Spirit of the law it speaks of housing for farm workers and lower income. Albany has many different locations where lower income 
housing exists. Mr. Richardson quotes a 12 year old study done prior to a recession as proof this construction is needed. It is simply 
outdated.  
Mr. Richardson's appeal on page 2 states he wants the City Council to restrict any testimony to what's already been said. He asks this to 
keep others from having an argument. This would not be appropriate since the Planning Commission had already given some time for 
more research. The community members may choose to get an attorney and once represented other issues may come to light. Some of 
the topics are complex such as the nature, wildlife, and trees. Also he would not want for you to take another look at the traffic issues 
in North Albany because they certainly don't have a good argument for making traffic worse.    
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On page 2 of the appeal under section I. Mr. Richardson states his appeal is for 147 homes while the first page for the notice of hearing 
states 148 homes. 
On page 3 of the appeal under section "B" the appeal again twists words around. At no point can a developer, or citizen just cut down 
such large historic trees. They are trying to use the ADC as an excuse for exactly that. The trees are in great condition and have never 
been a problem in a couple hundred years. They survived the Columbus Day storm no problem. Mr. Richardson suggests that he go 
and damage them and therefore remove them because he damaged them. This is not common sense at all. They then mention the 
RS10 code because it benefits them when they are choosing to construct Cluster Housing. He then again mentions ORS 197.307 (4) in 
an attempt to somehow strong-arm the city into doing what they propose. Again I strongly encourage the city council members to 
look up 197.307 and read it in its entirety. 
Page 4 again he states that the city "can" allow the tree removal but I would argue this is not necessary and some of the trees should be 
saved similarly to the one at "Heritage Mall." These same trees were protected under the South Albany Plan Organizational 
Framework Map. Those trees were all saved and I would argue that the ones in North Albany are just as important. On page 4 of his 
appeal he argues that the trees provide no viable wildlife habitat. This is almost laughable to me as I see wildlife there on a daily basis.    

The above picture was taken of 4 deer bedded down under the tree Hayden claims has no viable wildlife habitat. I took that picture 
just the other day. 

 down there because they feel safe and the eagles and hawks sit in the top of the trees 
because they can hunt from there. There are lots of smaller animals in the area too.  

I do not think that the street trees they plant will provide any kind of cover like the ones they are proposing be cut down. They claim 
they do not have any species that would be endangered I would like to know what study they are relying on for this. I have bluebirds in 
my yard (not blue jays) that I know are a sensitive species. They need wide open spaces like the one they plan to build on. When they 
get scare out of my yard they fly out to the big trees and hide for a while before coming back. The trees they propose to cut down have 
an environmental impact that simply cannot be ignored. As far as them being historical have they contacted any of the local Indian 
tribes to inquire about their historical value? 
Finally Mr. Richardson again makes the argument that he will be preserving 27% of the natural areas. We all know they can't build on 
the wetland and it would be expensive to fill it in. They are not doing us a favor as they wouldn't build there anyway. Again if you 
subtract the power line area from the preserved space they don't qualify for Cluster Housing. No trees are allowed to grow big under 
power lines. Thank you for listening to your community members! 
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Hayden Homes Projected Project West of Crocker
Lane and North of Dover Avenue

 
To:  David Martineau, and the City of Albany Planning Commission

From:  Jeff Schrader

 2629 NW Essex Ave

 Albany OR, 97321

 
Date:  March 3rd 2018

 
Subject: Hayden Homes Project West of Crocker Lane and North of Dover Avenue

 
 

I am writing this letter to you as a concerned resident in opposition to the Hayden Homes
Project. I have a dog in this fight because this proposal is literally in my back yard. This
company is a “for-profit” company and I am okay with that however they should not do so at the
expense of others. I have several reasons why I feel this way.

 
HOME VALUES:  The first reason is what it will do to the value of my home. Many of the
homes in the area already constructed by DR Horton and Hayden Homes have become rentals.
This means they are good investment properties. Everyone knows that renters are not fun to live
by and not good for the value of your home. The people who rent often change and they simply
don’t care as much because they don’t have ownership of the community. This makes any kind
of a long term neighbor relationship difficult. It is also very common for the landlords who often
times live out of state to simply not care as long as they get their rent. This project appears to be
de-gentrification.

 
Due to the proposed lot size it’s likely all of these investment homes will be two stories. My
home is worth more with a private backyard than it is with a two story house looking over the
top of it no matter how big my lots size is.

 
When these investment properties are put in as two story houses they eliminate many of the
people who can live there simply because they can’t climb stairs. I have found that older
neighbors can be great neighbors because they care. At the same time older neighbors don’t want
to or can’t climb stairs. These houses seem to discriminate against them.

 
DISPLACEMENT: Hayden Homes has already built homes off of Crocker Road. Ironically
they called that subdivision “White Oaks.” I am assuming it’s in memoriam of all the White Oak
trees they already cut down or for the ones they will be cutting down here. When those homes
were built I saw an uptick in the wildlife down the hill where I live. We always had wildlife
passing through but when Hayden Homes took out the wooded area above it displaced many
animals. I had deer standing in the middle of street looking lost as well as many other animals
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like skunks, opossums, and coyotes that often times did not spend as much time here.

 
The new Hayden Homes project will also displace people, like me. When a place becomes
uncomfortable to live people are displaced. As a result I had real estate agents putting door
hangers on our doors asking if we were ready for 148 new homes to go in behind us. They are
like sharks with blood in the water. They know when I get displaced because of this project they
might get 3% or more on my house and every house that sells. When they are done there they
can take a crack at the new ones Hayden is selling. I would prefer that the homes behind me were
zoned 10,000 square foot lots like they are supposed to be.

 
I find it interesting that one of my now old neighbors works for the city and saw this coming a
year ago. He warned me then that we could not fight this and to move while the value of my
house was higher. He moved. He also put the sign up for the public hearings. This sign was
placed on Dover but not at the intersections with Grand View where it would be seen. Instead it
was placed to the east of the intersection where it would not gain as much attention. He was
called and asked to move the sign but his response was that he had specific instructions on where
to place the sign. This leads me to believe the city wants this project no matter what is said.

 
ENVIROMENT: This project will leave some “Green Space.” Really this is the place that
would have to be raised because it’s a swamp and it’s too expensive for them to build on anyway.
So to maximize profits they will just make smaller lots and place two story houses on them. Then
sell this “Cluster Homes” idea as what’s best for the environment.

 
Hayden Homes plans to cut down ALL of the White Oak trees in the field. Like I just said they
were environment friendly in the last paragraph but now when the oak trees are in the way just
cut them. Those oak trees are super old and didn’t get there over night. I have seen Bald Eagles,
Golden Eagles, Falcons, and Hawks in them. At night I hear a Screech Owl that sometimes
comes into my backyard and wakes me up. I don’t know that it lives in the oaks, but I suspect it
does. I see crows, and lots of smaller birds that go into those oak trees. One of my favorite is the
bluebirds. NOT Blue Jays but Bluebirds. One of their primary sources of food is the berries on
poison oak. The area around the field is covered in it and this will all be gone as a result of this
development.

 
In the Albany Development Code (ADC) 11.410 for Hayden Homes to be eligible for “Cluster
Housing” ALL of the following are required:

(1) Residential Zoning

(2) Natural and Other Special Features. The site must contain one or more of the
features listed in Section 11.460.

(3) Professional Designer.

 
I am willing to agree that numbers 1 and 3 are met in 11.460. The planning commission however
should clarify what they mean for number 2. Natural and Other Special Features have the “first
priority” for natural area designation as being significant tree groves identified on the South
Albany Area Plan Organizational Framework map in the Comprehensive Plan (Figure 1), and
oak trees in the South Albany Area Plan boundary over 25-inches in diameter measured at 4.5
feet from the ground. [Ord. 5801, 2/13/13]

 
Obviously this “Cluster Housing” eligibility is in North Albany not South Albany. I would
assume that the same protection given to the oak trees in South Albany would extend to those in
North Albany for the exact same reasons. I would furthermore assume that these protections are
not there to be met so the trees can be cut down and a swampy area left behind. Furthermore,
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The protection is not there so Hayden Homes can gain “Cluster Housing” eligibility and cut them
down.  

 
Every winter the Canadian geese graze in the field. Lately it has been the Dusky Geese. I know
the geese are often a nuisance and when they fly over I take cover too but these geese are unique
and most easily identified by how they are shorter than the other Canadian Geese and the brown
on their chest. They only breed in Alaska in the Copper River area and guess where they winter?
In the field to be developed, right here in Albany.

 
TRAFFIC: The proposed 148 houses will create 148 more cars at a minimum. The rumor I hear
is that the city may put in a roundabout at Crocker and Gibson Hill. If this is true how much of
that is Hayden Homes paying for? Right now as it is that intersection is overloaded and very
dangerous. It is not uncommon at all to have people pull out in front of traffic there. Adding
more cars will create more of a chance for traffic crashes. The alternate intersection is at
Grandview and Gibson Hill. Due to the curve in the roadway this intersection is also tricky. If
someone is speeding on Gibson Hill traveling west they cannot be seen from Grandview prior to
pulling out. The amount of traffic on Grandview is already overloaded with the prior DR Horton
expansion.

 
The bridge to go into town is a choke point. Daily this bridge is crowded with cars. There is stop
and go traffic and it already takes 10 to 15 minutes to get across. Add in a Beaver game, crash, or
road construction and it gets way worse.

 
INFRASTRUCTURE: While Hayden Homes puts in the things minimally necessary to build a
subdivision the taxpayers get to pay for the things necessary for such a development.

 
Fire – The fire department is just down the road so it’s likely they could be there fairly quick.
That’s where the benefits stop. An example of how well the fire trucks do can be found just up
the hill or down the street at DR Horton. When cars are parked on the road it makes the travel
portion of the road very skinny. Cars will be parked on the road because the driveway space will
be minimal because the lot sizes are so small. I often see this example near the roundabout in the
DR Horton homes. Streets should be widened or lot sizes bigger to help avoid this problem. I do
not feel fire trucks can safely get through.

 
When housing is so close together it makes for the possibility of propagation. Fire can easily
spread from one house to another with the setbacks currently in use.

 
How many ambulances are here in North Albany? I know they are commonly moved around
when things happen in the city so that the ambulance is staged as centrally as it can be. It is not
uncommon for the city to run out of ambulance service. When this happens getting another
ambulance could be problematic. It is always one crash away from having that bridge blocked.

 
Police – At this time I rarely see the police in North Albany. Most of the call load is across the
bridge. When there is an emergency how well can they get into North Albany right now? Even
with lights and siren the bridges are two lanes. If the traffic is backed up it creates a problem
getting across. The houses being put in are likely going to be investment properties and as a
result will need more police. Hiring more officers or creating a substation will be the problem of
the taxpayers.

 
Schools – The schools we currently have in North Albany are already at capacity. They have
been doing some juggling the last couple of years. Adding 148 new families will compound that
problem. Once again how much is Hayden Homes contributing to the new tax burden. As it is
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now the city is already busing kids from the other side of town to the North Albany Middle
School. Adding 148 new homes will compound the issue.

 
Roads & Sidewalks – When the roads are changed and stop lights added or a roundabout put in
how will Hayden Homes contribute to that? Also right now the City of Albany just barely got a
sidewalk in on Gibson Hill. A large share of Albany’s taxes are paid in North Albany yet getting
a sidewalk was not easily done and that was only on one side of the road. Will Crocker be getting
sidewalks? Once again how much will Hayden Homes be contributing to this new tax?

 
Parks and Open Spaces – I do not see where this project will have any new park space, or
walking paths. There will be some riparian areas but those are not really for walking or
recreating in.

 
For the reasons I have listed above I appeal to the Planning Commission to make Hayden Homes
leave the trees in place, and make the lots size like it should be at 10,000 square feet. Allowing

them to build should be done but not at the cost of our communities future. 
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From: Ruettgers, Matthew
To: Martineau, David
Cc: Richardson, Bob
Subject: FW: SD-05-17 & SP-14-17 Appeal of Planning Commission Decision Public Hearing
Date: Monday, April 9, 2018 9:25:01 AM

FYI
 

From: Bob Kaufman <kaufmancpa@gmail.com> 
Sent: Saturday, April 7, 2018 9:27 AM
To: ePlans <ePlans@cityofalbany.net>
Subject: SD-05-17 & SP-14-17 Appeal of Planning Commission Decision Public Hearing
 
To whom it may concern:
 
I do not believe the planning commission should allow this development in North Albany to continue
forward. We do not have the infrastructure to handle the traffic as it is and this will make things
worse and more dangerous.
 
Bob & Barbara Kaufman
2066 Crocker Ln nw
ALBANY, or 97321
 
Sent from Mail for Windows 10
 

______________
DISCLAIMER: This e-mail may be a public record of the City of Albany and may be subject to the State
of Oregon Retention Schedule and may be subject to public disclosure under the Oregon Public
Records Law. This e-mail, including any attachments, is for the sole use of the intended recipient(s)
and may contain confidential and privileged information. Any unauthorized review, use, disclosure,
or distribution is prohibited. If you are not the intended recipient, please send a reply e-mail to let
the sender know of the error and destroy all copies of the original message.
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Testimony concerning Land Division coming before the Albany City Council 
on appeal from the Planning Commission on April 25, 2018.. 
 
Introduction: 
The plan to develop this parcel of land is a mistake in the first place.  It is a 
mistake that will be irreversible once made and will negatively effect the 
natural world and the human world into the foreseeable future.  The basis for 
this plan is contained in codes, development plans and regulations as well as 
the prerogatives of private ownership in our economic system.  From that 
point of view, the development of this parcel of land is rational, logical and 
largely (but not completely) within legal bounds all undergirded by the 
decisions of our representative democracy.  The plan to move forward with 
this project is irrational however from the point of view of preserving the 
value of open space, low intensity agriculture, livability of the local 
community, aesthetic values and last but not least value of the land as a semi-
natural habitat for wildlife,  preserving the old and increasingly rare Oaks, 
and migrating flocks of birds.  
 
 Value can be defined as return on investment or as the return of migrating 
flocks.  Does short sighted greed take precedence over community minded 
values?  The City Council will have to answer the question thoughtfully as to 
what benefit does the community derive from this proposed plan given the 
irreversible destruction of this land in its present state.  To what Utopian ends 
does a larger tax base as represented by this proposed project truly benefit the 
people of Albany? I propose that this kind of “progress” and development is 
an endless shell game that benefits the few and degrades the quality of life of 
the many. 
 
Too often, economic development and “progress” are seen as “rational”, 
however there are other values which should have equal or greater weight 
when considering what is rational such as livability in a human landscape 
which means open space, contact with agriculture and the natural world.  
“Progress”often leads to ugly and anti-human projects in which economic 
gain is seen as a legitimate driving force more important than community and 
human values.   
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Specifically, I would support the following recommendations: 
 
Preserve the land for limited, low intensity agricultural land. 
 
Limit the scale of the project to many, many fewer houses.  The traffic 
increase issue is enormous and will lower everyone's quality of life in the 
area.  Fewer houses means fewer cars and congestion.  The streets can then 
be laid out to preserve the trees as an asset in the new neighborhood. 
 
Preserve all 22 trees on the parcel under guidance of “Site Plan review for 
felling trees concurrent with land division” (ADC 9.208(2)) within which 
there is authority to consider that “the proposed felling does not negatively 
impact the environmental quality of the area. . . including “scenic quality” 
among many criteria.  The degradation of the natural features of the 
agricultural land is obvious in the proposal and  by cutting of these valuable 
assets called trees. 
Please note (c) that must be taken into consideration: “The uniqueness, size, 
maturity, structure, and historic value of the trees have been considered and 
all other options for tree preservation have been exhausted.  The Director 
may require that trees determined to be unique in species, size, maturity, 
structure, or historic values are preserved.  I urge the Director to preserve 
these 22 trees as it is within his/her authority to do so and is supported by the 
facts of their existence, many for hundreds of years.  Hundreds of years of 
agriculture did not extinguish their life, why should a real estate deal cause 
their death? 
 
Finally, I would ask the City Council to consider the analogy of “Death by a 
thousand paper cuts”  Every equivocation with human values, every 
compromise with a human scale community, especially when non-reversible 
while not fatal in itself leads to a condition in which there is so much 
“progress” (and profit along the way) that communities become “dead”, 
unlivable.  Need examples?  Look around and learn that such “papercuts” 
must be resisted before Albany turns into the ugly chaos of so many other 
American cities.  I urge the City Council to follow the recommendation of the 
Planning Commission and reject this proposal.  It violates your own codes 
and the people don't want the extreme traffic, the cutting of the magnificent 
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trees or the take it or leave it arrogance of the developers.  Surely, these 
developers can come forward with a better plan that satisfies the relevant 
codes and requirements and will create a livable community. 
 
   Thank you. 
 
Peter Goodman  2116 NW 18th Ave.  Albany, OR 97321  541-981-2882 
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COMMUNITY DEVELOPMENT DEPARTMENT 
333 Broadalbin Street SW, P.O. Box 490 
Albany, OR 97321 

Phone: (541) 917-7550  Fax: (541) 917-7598 
www.cityofalbany.net 

REVISED NOTICE OF PUBLIC HEARING 
APPEAL OF PLANNING COMMISSION DECISION 

HEARING BODY City Council   
HEARING DATE Wednesday, April 25, 2018 May 9, 2018 
HEARING TIME 7:15 p.m.  
HEARING LOCATION Albany City Hall Council Chambers, 333 Broadalbin Street SW 

   
GENERAL INFORMATION   

DATE OF NOTICE: April 16, 2018 

FILES: SD-05-17 & SP-14-17 

TYPE OF APPLICATION: Tentative Subdivision Plat (Pheasant Run) for a 148-lot residential clustered 
subdivision (Type III); Site Plan Review to remove 22 trees to accommodate 
development; and Hillside Development Review   

REVIEW BODY: City Council 

PROPERTY OWNER: Victor L. Wright Trust; 3440 Scott Avenue NE; Albany, OR 97322 

APPLICANT: James Limerick, Hayden Homes; 2464 SW Glacier Place, Suite 110; 
Redmond, OR 97756 

APPLICANT 
REPRESENTATIVES: 

1) David Karr, Engineer; AKS Engineering & Forestry; 4300 Cherry Avenue 
NE; Keizer, OR 97303; and  

2) Joey Shearer, Planner; AKS Engineering & Forestry; 12965 SW Herman 
Road, Ste. 100; Tualatin, OR 97062 

PROPERTY LOCATION: Address unassigned, site is located west of Crocker Lane and north of Dover 
Avenue 

MAP/TAX LOT: Benton County Assessor’s Map No. 10S-04W-35, Tax Lot 100; & 
10S-04W-36, Tax Lot 1000 

ZONING: RS-10 (Residential Single Family) District; Significant Wetland Overlay 
(/SW); Riparian Corridor Overlay (/RC); and Hillside Development Overlay 
(/HD) 

On March 19, 2018, the Albany Planning Commission denied the application referenced above.  A Planning 
Commission decision can be appealed to the City Council.  The Planning Division received a Notice of Appeal and 
a letter from the applicant explaining the basis of the appeal on March 29, 2018.  We have scheduled a de novo 
public hearing on the appeal before the City Council. 
 
We are mailing notice of this public hearing to property owners within 1,000 feet of the proposed subdivision and 
to anyone who spoke at the Planning Commission public hearing or submitted written testimony.  We invite your 
comments, either in writing prior to the day of the public hearing or in person at the hearing.  Written comments 
that are submitted by May 1, 2018, will be included with the staff report that goes to the City Council for the public 
hearing.  Comments will be taken into account when the City Council makes a decision on these applications. 
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We have attached a location map of the subject property.  A copy of the application, all documents and evidence 
submitted by or on behalf of the applicant, and applicable criteria, are available for inspection at no cost at the 
Albany Community Development Department, Planning Division.  The staff report for the City Council will be 
available at the Planning Division located in City Hall, 333 Broadalbin Street SW, by 5:00 p.m. on Wednesday, 
May 2, 2018, and on the City's website at:  http://www.cityofalbany.net/departments/community-
development/planning/all-projects.  Copies will be provided upon request at a reasonable cost.  For more 
information, please contact Bob Richardson, Planning Manager, at 541-917-7555.  Submit any written comments to 
the Planning Division; P.O. Box 490; Albany, OR 97321.  Emailed comments may be sent to Administrative 
Assistant Edie O’Neil at edie.oneil@cityofalbany.net.  Any person who submits written comments or testifies at a 
public hearing will receive a copy of the Notice of Decision. 
 
If additional documents or evidence are provided by any party, the City may allow a continuance or leave the 
record open to allow the parties a reasonable opportunity to respond.  Any continuance or extension of the record 
requested by an applicant shall result in a corresponding extension of the 120-day time limitations of ORS 227.178. 
 
YOUR COMMENTS 
 
All testimony and evidence must be directed toward the approval standards for the application listed in this notice.  
Failure to raise an issue by letter or in person before the close of the record or the final evidentiary hearing, or 
failure to provide statements or evidence with sufficient detail to allow the City Council an adequate opportunity to 
respond to each raised issue, precludes an appeal based on that issue. 
 
PUBLIC HEARING PROCEDURE 
 
The public hearing will begin with a declaration of any ex parte contacts (contacts that occurred outside of the 
public hearing) or any conflict of interest by the decision makers.  This will be followed by the staff report from the 
Planning staff.  Then the applicant will testify, followed by testimony by other people in support of the application.  
After the people who are in favor of the application are finished, testimony from opponents will begin.  This will be 
followed by testimony from people who neither favor nor oppose the application.  The applicant will then be given 
the opportunity for rebuttal.  The decision makers are free to ask questions of any person who has testified, or of 
staff, at any point during the hearing. 
 
If the hearing is continued or the record is left open, the chairperson will announce the date, time, and place for 
resumption of the hearing and/or what limitations exist on further testimony or submittal of written materials.  If the 
hearing and record are closed, the decision makers will begin deliberations and/or will announce the time, date, and 
place when the decision will be made. 
 
APPROVAL STANDARDS FOR THIS REQUEST 
 
Albany Development Code (ADC) 
 
TENTATIVE PLAT REVIEW (ADC 11.180) 
 
(1) The proposal meets the development standards of the underlying zoning district, and applicable lot and block 

standards of this Section.  
 

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

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

(4) The proposed street plan affords the best economic, safe, and efficient circulation of traffic possible under the 
circumstances. 
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(5) The location and design allow development to be conveniently served by various public utilities. 
 

(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.    

 
CLUSTER DEVELOPMENT (ADC 11.440) 
 

(1) The proposed development meets all the requirements for cluster development. 
 
(2) The proposed development preserves natural or unique features that normally would not be either preserved or 

restored under conventional development standards. 
 
SITE PLAN REVIEW FOR TREE FELLING CONCURRENT WITH LAND DIVISION – (ADC 9.208(2)) 
 
(2) For property where a site plan review, conditional use, or land division application has been approved or is 

currently under review, the Community Development Director, City Forester, or his/her designee shall approve 
site plan review when the applicant demonstrates that all of the following review criteria are met: 
 

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

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

(c) The uniqueness, size, maturity, structure, and historic value of the trees have been considered and all 
other options for tree preservation have been exhausted.  The Director may require that trees 
determined to be unique in species, size, maturity, structure, or historic values are preserved. 
 

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

 
ADDITIONAL REVIEW STANDARDS FOR THIS SUBDIVISION ARE FOUND IN ALBANY 
DEVELOPMENT CODE ARTICLES 1, 3, 6, 9, 11, and 12. 
 
The location of the meeting/hearing is accessible to the disabled. If you need special accommodations to attend or 
participate, please notify the Human Resources Department in advance by calling 541-917-7500. 
 
Attachment: Location Map 
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Proposed Pheasant Run Subdivision
The City of Albany's Infrastructure records, drawings, and other documents
have been gathered over many decades, using differing standards for
quality control, documentation, and verification. All of the data provided
represents current information in a readily available format. While the data
provided is generally believed to be accurate, occasionally it proves to be
incorrect; thus its accuracy is not warranted. Prior to making any property
purchases or other investments based in full or in part upon the material
provided, it is specifically advised that you independently field verify the ¯ Planning Division

City of Albany - 333 Broadalbin St. SW, Albany, Oregon 97321 (541) 917- 7550
0 225 450 675 900112.5

Feet

July 17, 2017

Gibson Hill Rd.

Subject Properties
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Memorandum  

   

Date:  4/25/2018 

To:  David Martineau; Bob Richardson 

From:  David Karr, PE, PLS 

Project:  Pheasant Run 

Subject:  Modified Lot Layout 

Site Location:  Albany, OR 

 

 
Site Utilities 

 AKS has reviewed the impacts on the utilities due to the revised layout that was created in an effort 
to save trees 51179 and 51180.  The revised layout creates no issues with the serviceability of the 
proposes lots and their configuration. 
 

 At time of construction documents submittal, we will be in conformance with the recommended 
conditions of approval and can comply with the applicable City Standards.  As is standard for 
subdivision projects in the City of Albany, final design details will be reviewed as part of the required 
Permit for Private Construction of Public Improvements. Alternatively, per City standards, the applicant 
may receive subdivision approval by providing financial assurances for this work, in a form acceptable to 
the City Attorney. 

 
Site Grading 

 Minor grading revisions are anticipated due to the removal of short sections of street.  These revisions have 
been reviewed and we anticipate being able to remain in substantial conformance with the current 
application. 

 Proposed stormwater quality/quantity facilities will remain where shown and are be able to provide adequate 
service for the development. 

 Consistent with City staff’s recommended conditions of approval, the applicant plans to obtain a storm water 
quality permit from the Public Works Department and provide storm water quality facilities for the proposed 
subdivision in accordance with City standards and codes. As is standard for subdivision projects in the City of 
Albany, final design details for these facilities will be reviewed and approved by the City’s Public Works 
Department before beginning construction of the improvements. 
 

 
 

 
David Karr, PE, PLS 
AKS Engineering and Forestry, LLC 
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March 29, 2018 

 

VIA E-MAIL 

Bob Richardson, Planning Manager 

City of Albany  

333 Broadalbin Street SW  

Albany, Oregon 97321 

  
RE: Notice of Appeal for City File Numbers SD-05-17 and SP-14-17 

Dear Mr. Richardson: 

This office represents Hayden Homes, the Applicant for the Pheasant Ridge Subdivision (City file 

nos. SD-05-17 and SP-14-17) (the “Applicant”).  This letter constitutes a timely Notice of Appeal of 

the Albany Planning Commission’s March 19, 2018 decision (“Planning Commission’s decision”) 

denying the Pheasant Run Subdivision. Exhibit 1.  Please provide me with copies of all 

correspondence to and from City of Albany concerning this appeal.  

 

The Applicant appreciates the hard work of staff and the Planning Commission’s consideration of 

the Application.  However, as explained below, the City Council can find that all applicable criteria 

are met based on substantial evidence in the record and should reverse the Planning Commission’s 

decision on that basis.  Even if it does not, the City Council still must reverse the Planning 

Commission’s decision and approve the Application because the Albany Development Code’s 

(“ADC”) criteria for Cluster Development subdivision and Tree Felling are not clear and objective, 

and therefore violate the Needed Housing Statute.  In fact, all pathways for a residential 

subdivision—including a conventional subdivision application, a Cluster Development, and Planned 

Unit Development —contain criteria that are not clear and objective.  These subjective criteria 

cannot be a basis for denial of the Application.  

 

In summary, the specific grounds for this appeal are as follows: 

 

1. The Planning Commission failed to identify a basis for denial in their notice of decision, dated 

March 20, 2018. Exhibit 1.  

 

2. The Pheasant Run Subdivision Application (the “Application”) satisfies all applicable 

approval criteria of the ADC, contrary to the Planning Commission’s decision.  

 

3. To the extent that Planning Commission premised its denial on criteria or standards that are 

not clear and objective, its decision constitutes legal error because the City may not impose 

such standards pursuant to ORS 197.307(4), commonly known as the “Needed Housing 

Statute.”   
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The following discussion explains these points in more detail.   

 

Pursuant to ADC 1.540, the City Council can restrict the appeal hearing to the record in the application 

subject to appeal.  As the record adequately demonstrates that the Application meets all applicable 

approval criteria and standards, the Applicant respectfully requests that the City Council restrict its 

consideration of this Appeal to the evidence and testimony in the record.   

 

I. Compliance with the requirements for a notice of appeal. 

 

ADC 1.530 explains what a notice of appeal must contain.  These requirements and the Applicant’s 

responses are listed below:  

 

(1)  Identification of the decision sought to be reviewed, including the date of the 

decision.  

 

RESPONSE:  A copy of the Notice of Decision is included. The Planning Commission voted to 

deny the application for the 147-lot Cluster Subdivision (SD-05-17) and associated Site Plan 

Review (SP-14-17) for tree felling on March 19, 2018. The Notice of Decision is dated March 20, 

2018. Exhibit 1.  

 

(2)  A statement of the interest of the person seeking review and that he/she was a 

party to the initial proceedings.  

 

RESPONSE:  Hayden Homes is the Applicant in the case files subject to this appeal. 

 

(3)  The specific policy or criteria relied upon for review.  

 

RESPONSE:  The Planning Commission failed to adopt findings explaining the basis for its denial 

and the planning commission’s discussion of its denial was unclear as to the specific grounds upon 

which it denied the application.  However, the discussion below identifies standards and criteria 

which, based on the Planning Commission’s discussion, it may have believed justified its decision.  

These include the City’s cluster development and tree removal standards. 

 

II. Specific bases for appeal.  

The following is an explanation of the bases for the Applicant’s appeal, including an 

explanation of why the Application satisfies the Cluster Development and Tree Removal criteria 

and standards.  Much of this explanation is also provided in the Staff Report for the March 5, 2018 

Planning Commission hearing, which found that the application meets all approval criteria and 

recommends approval.  
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A. The Planning Commission failed to explain or articulate a basis for denial.  

 

ADC 1.500 requires the review body (in this case, the Planning Commission) to “make a 

decision and adopt findings based upon the information accompanying the application, staff report, 

and/or evidence presented at the hearing.”  These findings are required to address the criteria and 

must include “facts establishing non-compliance with one or more required policy or criteria.”  The 

Notice of Decision (Exhibit 1) simply states that “the City based its decision upon consideration of 

applicable standards and review criteria listed in the Albany Development Code and consideration 

of public testimony.”  This statement fails to identify which criteria the Planning Commission found 

are not met and fails to identify facts supporting such findings.  However, it is signed by the 

Planning Commission Chair and was the basis of the calculation of the appeal period, and therefore 

purports to be the Planning Commission’s final decision pursuant to ADC 1.505–510.  It is 

therefore entirely inadequate and violates ADC 1.500 and justifies the City’s granting of this 

Appeal. 

B. The Application meets the Tree Felling criteria of ADC 9.208.  

ADC 9.208(1) provides, in relevant part, that:  

 

“The Community Development Director or his/her designee shall approve a Site 

Plan Review for tree felling when the applicant demonstrates that the felling of 

the tree(s) is warranted because of the condition of the tree(s) with respect to 

disease, hazardous or unsafe conditions, danger of falling, proximity to existing 

structures or proposed construction, or interference with utility services or 

pedestrian or vehicular safety.” 

 

As the above section provides, the City is required to approve a Site Plan review for tree felling if 

the applicant demonstrates that the felling of trees is warranted “because of…proximity to proposed 

construction.”  The City Council can find based on substantial evidence in the record that the tree 

felling is necessary to construct planned improvements for needed housing, including public rights-

of-way, lots for single-family homes consistent with the RS-10 zoning, and stormwater facilities. 

The Tentative Phased Subdivision Plans (Application Exhibit B) and Arborist Response Letter 

(Application Exhibit I) show that the trees, their root zones, and their canopies will conflict with 

future homes built on individual lots, and/how their root zones will be impacted by the grading 

required to construct streets, utility facilities, and stormwater infrastructure across the property. 

Also, this finding would be consistent with previous City tree felling approvals, including SP-05-17, 

SP-21-16, SP-20-15, and SP-16-15. Finally, the criteria cited above are neither clear nor objective, 

and therefore violate ORS 197.307(4), and render them inapplicable as decision criteria for this 

needed housing application, as explained below.  

 

ADC 9.208(2) sets forth the criteria for tree removal:  “For property where a […] or land division 

application has been approved or is currently under review, the Community Development Director, 

City Forester, or his/her designee shall approve site plan review when the applicant demonstrates 

that all of the following review criteria are met.”  Thus, if the criteria are met, the City must approve 

252



a site plan review for tree removal.  These criteria are identified, and the Applicant’s response is 

given, below:  

 

“(a) It is necessary to fell tree(s) in order to construct proposed improvements 

in accordance with an approved site plan review or conditional use review, or to 

otherwise utilize the applicant’s property in a manner consistent with its zoning, 

this code, applicable plans adopted by the City Council, or a logging permit 

issued by the Oregon Department of Forestry.” 

 

RESPONSE:  As explained above, the City Council can find tree removal is necessary to allow for 

safe and adequate construction of the proposed Pheasant Run subdivision, which is allowed outright 

by the Property’s Single-Family Residential (RS-10) zoning.  

 

“(b) The proposed felling is consistent with State standards, + ordinances, and 

the proposed felling does not negatively impact the environmental quality of the 

area, including but not limited to: the protection of nearby trees and 

windbreaks; wildlife; erosion; soil retention and stability; volume of surface 

runoff and water quality of streams; scenic quality, and geological sites.”  

 

RESPONSE:  No State permits are required for the planned felling of trees on the subject property. 

Other applicable City standards are addressed in the responses throughout the Application narrative. 

All trees to be removed are located outside riparian corridors, more than 100 feet from Crocker 

Creek and any significant wetland. Based on site topography and distance from wetlands, erosion 

and negative impacts to water quality are not expected. Surface runoff has been fully engineered, as 

shown on the Tentative Phased Subdivision Plans.  

 

The smaller trees located in Tract F and planned Lots 1 and 2 are not of sufficient size or number to 

provide a windbreak, viable wildlife habitat, or stabilize soil. The larger trees are distributed in 

relative isolation throughout the existing agricultural field. Because the larger trees are not part of a 

stand, they are not necessary to protect other nearby trees, and do not provide a windbreak. Their 

understory is dominated by agricultural grasses, and consequently does not provide a viable source 

of food or cover for wildlife. There is no record of the trees on site providing habitat for sensitive or 

protected species. Based on these factors, the removal of the oaks will not result in habitat 

degradation. Rather, the project will enhance on site resources as described in the Natural Resource 

Site Assessment (Application Exhibit F), and result in the planting of an estimated 400+ street trees 

and an additional ±147 front yard landscaping trees.  

 

No identified scenic corridors or geological sites are known to exist on the subject property. The 

criteria are met, and there is substantial evidence provided to support approval of the application, 

consistent with previous City tree felling approvals, including SP-05-17, SP-21-16, SP-20-15, and 

SP-16-15. Additionally, the criteria cited above are neither clear nor objective, and therefore violate 

ORS 197.307(4), and render them inapplicable as decision criteria for this needed housing 

application. 

 

253



“(c) The uniqueness, size, maturity, structure, and historic value of the trees 

have been considered and all other options for tree preservation have been 

exhausted. The Director may require that trees determined to be unique in 

species, size, maturity, structure, or historic values are preserved.” 

 

RESPONSE:  The submitted Tree Conservation Plan (Application Exhibit B), shows that trees 

planned to be removed range from 8 inches to 63 inches DBH. At the Planning Commission 

hearing, the Applicant submitted a revised Overall Preliminary Plat and Phasing Plan that allowed 

for the preservation of Tree 51177 (63-inch DBH Oregon White Oak) in Tract J and Tree 51180 

(41-inch DBH Oregon White Oak) in Tract I. The City’s Heritage Tree Program is intended to 

identify trees “unique in size, structure, or species” and/or “significant on the basis of their 

importance in local, state, or national history.” None of the trees on the subject property have been 

designated as Heritage Trees, and none are known to have historic value in any City inventory. The 

removal of the trees is necessary for needed housing and associated infrastructure. The criteria are 

met, and there is substantial evidence provided to support City approval of the application, 

consistent with previous City tree felling approvals, including SP-05-17, SP-21-16, SP-20-15, and 

SP-16-15. Additionally, the criteria cited above are neither clear nor objective, and therefore violate 

ORS 197.307(4), and render them inapplicable as decision criteria for this needed housing 

application. 

 

C. The Application meets applicable criteria and standards for a Cluster 

Development, set forth in ADC 11.400–530.   

 

ADC 11.400 through 11.530 contain the criteria and standards applicable to a Cluster 

Development.  Not all sections are applicable to the Application, and because the Planning 

Commission failed to identify any criteria which the Application failed to meet, the following 

explanation addresses criteria that the Planning Commission may have believed are not met, based 

on its discussion during the March 5 and March 19 meetings.  

ADC 11.410 establishes the eligibility for an application for a Cluster Development, based 

on the following three criteria.  

“(1) Residential Zoning. The site must be located in a residential zoning 

district.  

(2) Natural and Other Special Features. The site must contain one or 

more of the features listed in Section 11.460  

(3) Professional Designer. An applicant for cluster development approval 

must certify in writing that a certified landscape architect, site planner, or 

landscape designer, approved by the Director, will be used in the planning and 

design process for the proposed development.”  

RESPONSE:  The City Council can find the project is eligible for Cluster Development because 

(1) the property is zoned RS-10, (2) the subject property contains RC and SW Overlay Districts 
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(features listed in Section 11.460), and (3) the project team includes a certified landscape architect, 

land use planner, civil engineers, and natural resource specialists. 

 

ADC 11.440 sets forth the criteria for a Cluster Development, of which there are only two: 

 

(1) The proposed development meets all of the requirements for cluster 

development.  

 

(2) The proposed development preserves natural or unique features that 

normally would not be either preserved or restored under conventional 

development standards 

 

RESPONSE:  The City Council can find based on substantial evidence in the record and Staff’s 

analysis in the Staff Report for the March 5, 2018 Planning Commission hearing that the 

Application meets the all of the requirement for Cluster Development, and in particular it does so 

because the Project preserves natural or unique features in Tracts A, B, G, H, I, and J. Furthermore, 

as detailed in the Natural Resource Site Assessment (Application Exhibit F), the project will 

enhance ±80,955 square feet of RC from degraded quality to good quality. Under conventional 

development standards, there is no requirement to preserve these natural or unique features in 

separate tracts, or enhance degraded quality natural resources to good quality.  Thus, the City 

Council can find that the proposed development “preserves natural or unique features that normally 

would not be either preserved or restored under conventional development standards.”  

 

Finally, ADC 11.450 provides that “cluster developments must provide a minimum of 20 percent of 

the site as permanent natural areas.” 

 

The City Council can find that at least 20% of the site is protected in tracts as permanent natural 

area. The subject property is ±47.5 acres (or ±2,068,859 square feet). The revised Overall 

Preliminary Plat and Phasing Plan shows preservation of permanent natural areas as follows: 

 

Table 1: Permanent Natural Area Provided 

Natural Area Resource Type Size (SF) Portion of Site 

Tract A  NW ±45,005 ±2.18% 

Tract B  SW, RC, NW ±419,448 ±20.27% 

Tract G NW ±30,187 ±1.46% 

Tract H NW ±55,959 ±2.70% 

Tract I T ±10,000 ±0.48% 

Tract J T ±12,467 ±0.60% 

 TOTAL ±573,066 ±27.7% 

Resource Type:   SW – Significant Wetland, RC – Riparian Corridor,  

NW – Non-Significant Wetland, T – Trees 
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As demonstrated on the above table, the project will preserve more than 27% of permanent natural 

areas, satisfying ADC 11.450.  

 

(a) The criteria which the Planning Commission likely considered as its basis for 

denial are not clear and objective; therefore, the Planning Commission’s 

decision violates the Needed Housing Statute.  

When a need is shown for housing within an urban growth boundary at particular price ranges and 

rent levels, a local government must designate enough land to allow such housing to satisfy the 

identified need.  ORS 197.307(3).  Needed housing is defined as “housing types determined to meet 

the need shown for housing within an urban growth boundary at particular price ranges and rent 

levels” and includes “attached and detached single-family and multiple-family housing for both 

owner and renter occupancy.”   ORS 197.303(1).  Local governments may only impose “clear and 

objective standards, conditions, and procedures regulating the development of needed housing” on 

applications for needed housing.  ORS 197.307(4).  The Application in this case is for needed 

housing.  

In 2006, the City adopted a Housing Needs Analysis that projected its housing needs for 2005 

through 2025. The Housing Needs Analysis is enclosed in this Appeal and the City Council can take 

official notice of it without holding a de-novo hearing pursuant to ADC 1.490(5).  Exhibit 4.  It 

evaluated a number of growth scenarios, all of which identified a need for more owner-occupied 

units, as demonstrated by Table 4-5: 

 

Exhibit 4 at 44.  Also, the Analysis identified a need for a substantial additional number of owner-

occupied units priced above $190,000, as demonstrated by Table 4-6: 
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Id.  The analysis concludes that “Albany needs both low-cost housing as well as more high-cost 

housing.”  Id.  Thus, the Council can find that there is a need for additional single-family homes 

prices above $190,000, which this Project provides, and therefore, the approval criteria for the 

Project must be clear and objective.  

Both the Oregon Land Use Board of Appeals (“LUBA”) and Oregon Court of Appeals have held 

that an approval standard is not clear and objective if it imposes on an application “subjective, 

value-laden analyses that are designed to balance or mitigate impacts of the development.”  Rogue 

Valley Assoc. of Realtors v. City of Ashland, 35 Or LUBA 139, 158 (1998), aff’d 158 Or App 1 

(1999).  The two bases for the Planning Commission’s denial apparently were, based on their 

discussion at the hearing, a failure of the Project to meet the criteria for Cluster Development and 

the Tree Felling Criteria.  The criteria for these approvals are identified above and they require the 

use of discretion.  Thus, satisfaction of these criteria require a “subjective, value-laden analyses that 

are design to balance or mitigate impacts of the development,” and they cannot be a basis upon 

which to deny the Application.  For this reason, the City Council must reverse the Planning 

Commission’s decision.   

 

III. Conclusion  

For the reasons above and those which will be explained in more detail in the Applicant’s further 

testimony, the City Council should grant the requested appeal and reverse the Planning 

Commission’s decision.  

 

Very truly yours, 

 

Michael C. Robinson 

MCR:grv 

 

Enclosures 

1. Notice of Decision SD-05-17 and SP-14-17 

2. Overall Preliminary Plat and Phasing Plan (Presented at Planning Commission) 

3. Exhibit Showing Tract I and Tract J (Presented at Planning Commission) 

4. City of Albany Housing Needs Analysis (Electronic Copy) 
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 04/01/08    Page 1 of 63 

INTRODUCTION 
 
Purpose of Analysis 

This Housing Needs Analysis serves as a background report to the Albany Comprehensive Plan. It 
evaluates past trends, predicts Albany’s future housing needs to 2025, and assesses Albany’s available 
residential land and ability to meet housing needs.  The analysis outlines policy issues and a 
recommended housing strategy to provide great neighborhoods for all of Albany’s residents. 
 
This Housing Needs Analysis will fulfill state planning requirements for housing, Planning Goal 10, in a 
manner that complies with Oregon Revised Statute (ORS) 197.296 and fulfills the City’s periodic review 
obligations (under Tasks 1 and 3). The report will assist in the development of Comprehensive Plan 
housing policies that meet the requirements of Goal 10 to encourage the availability of enough units to 
meet Albany’s needs at all levels. 
 
Albany has looked at future housing needs in several periodic review projects. Between 1997 and 1999, 
Albany participated in the Analysis of The Regional Economy and Housing for Linn and Benton Counties, 
which looked at jobs and housing needs for several jurisdictions in the Linn-Benton area.  In this study, 
Albany and Millersburg were combined, showing that combined, the two cities create more of a jobs-
housing balance than each city individually (Millersburg has very few households while offering a large 
employment base). The Great Neighborhoods project (1999-2000) looked at ways to improve the 
compatibility within residential developments. The most recent project, Balanced Development Patterns 
(2000-2001), reviewed past development trends and proposed new development patterns (the use of 
Village Centers) for accommodating future growth in jobs and housing. 
 
This analysis reviews current conditions and sets the framework for policy discussions on housing needs.   
 
Oregon Planning Requirements for Housing 
 
Passage of the Oregon Land Use Planning Act of 1974 required adoption of a set of statewide planning 
goals, including Goal 10 for housing.  Goal 10 of the statewide planning goals requires jurisdictions to 
address the housing needs of their citizens.  As Albany’s population continues to grow and diversify, 
Albany will need to continue to look for ways to increase the diversity of its housing stock in all income 
ranges while building great neighborhoods.  
 
In 1996, the Oregon legislature passed House Bill 2709 (codified as ORS 197.296), which refined Goal 
10. The law requires Oregon localities with populations greater than 25,000 to do the following: 

• Determine actual density and mix of residential development since last periodic review or last 5 
years, whichever is greater.  

• Determine the average density and mix of housing types at which residential development of needed 
housing types must occur in order to meet housing needs over the next 20 years, based on past 
density, housing, population and socioeconomic trends.  

• Use data from a wider geographic area if the analysis will provide more accurate, complete and 
reliable data relating to trends affecting housing need. 

• Determine the amount of buildable land within the Urban Growth Boundary (UGB) and the housing 
capacity of these lands, with consideration of restrictions, easements, and existing single-family 
development on this land. 

• Demonstrate a 20-year buildable land supply, including developed land likely to be redeveloped. 
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• If it is found that the housing need is greater than the housing capacity, adopt measures that increase 
the likelihood that residential development will occur at the housing types and density and mix 
required to meet housing needs over the next 20 years.  

• If actions and measures demonstrably increase the likelihood of higher density development, ensure 
that residential lands are in locations appropriate for the needed housing types and densities that are 
likely to be achieved by the housing market.  

• Encourage the availability of adequate numbers of housing units in price and rent ranges 
commensurate with the financial capabilities of its households.  

 
Housing Need vs. Housing Demand 

Housing is one of the most critical needs of our society.  The State Planning Goal for Housing (Goal 10) 
requires communities to plan for housing that meets the needs of households at all income levels.  Cities 
have traditionally looked at a market- or demand-driven approach to determine future housing needs. 
Market demand for housing is what households are willing to pay for housing, rather than what the real 
“need” is and affordability of that need.   
 
After years of communities struggling to meet the state requirements for housing and extensive data 
collection and analysis, the Oregon Housing and Community Services (OHCS) and the Department of 
Land Conservation and Development (DLCD) worked together to identify data and methodology gaps in 
implementing the state’s housing goal. The result is the Oregon Housing Model, which specifically links 
income and age to housing need and affordability.  The analysis uses this housing model as a starting 
point for projecting Albany’s housing needs to 2025. (Note: More information on the housing needs 
model and the model results can be found in Chapter 5 and in the Appendices.) 
 
The analysis will examine Albany’s housing stock and residential land supply and will then evaluate 
Albany’s housing need by type and price. Housing needs will be translated into residential land need, 
based on projected densities and housing types.      
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CHAPTER 1:  COMMUNITY CONTEXT 
 
Albany is a mid-size Oregon community, with a 2005 estimated population of 45,360. [Portland State 
University (PSU) has estimated Albany’s 2006 population is 46,610.] Albany residents enjoy quality 
schools, parks, housing stock and proximity to many of Oregon’s beautiful recreation and relaxation 
spots.  
          
Location       
 
Albany is ideally situated in the approximate geographic 
center of the Willamette Valley between the Cascade and 
Coast mountain ranges and between the metropolitan 
areas of Portland, Salem and Eugene.  Albany has direct 
highway access to Interstate 5, U.S. Highway 20, and 
State Routes 99E and 34. 
 
Albany’s central location and easy access to 
transportation routes make Albany an attractive location, 
especially for those commuting out of Albany for work.  
Location is likely a strong factor in the significant 
number of new single-family homes built or under 
construction since 2000, which may indicate that Albany 
is attracting people from nearby communities. An 
informal survey of new home buyers by the Albany 

Democrat-Herald found that Albany offers affordable 
housing (you can get more for your money here than in        Figure 1-1. Location 
larger cities) in a good location and nice setting. 
 
Economic Conditions1 
 
Albany and adjacent Millersburg combine to have one of the most diverse economies in Oregon with one 
of the highest ratios of manufacturing to non-manufacturing jobs. While traditional wood products and 
agricultural industries continue to be important parts of the local economy, Albany’s economy includes a 
variety of manufacturers specializing in areas such as rare metals; finished wood products; coffee 
roasting; insect repellent; and smoked, freeze-dried and frozen food products. Albany will soon be home 
to PepsiCo’s newest Gatorade and Propel drink manufacturing plant. 
 
Albany’s location and positive business climate have contributed to the growth of Albany’s retail trade 
and service sectors. As the Linn County seat and home to Linn-Benton Community College, Albany also 
has a significant number of government jobs. 
 
As the center of retail, medical, financial and professional services in Linn County, Albany can expect to 
see continued growth in the retail trade and services sectors. Albany’s ideal location, educated workforce, 
and diverse economy should provide a competitive advantage that will help Albany’s economy continue 
to grow in the next economic growth cycle. 
 
 
 
 
 

                                                      
1 Albany Economic Opportunities Analysis, 2000,  prepared by ECONorthwest and the City of Albany Planning Division. 
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Population Trends 
 
Albany experienced an annual average increase in population of 2.3% between 1996 and 2005, growing 
from 36,205 to 45,360 (PSU estimates).  (More information on population trends and forecasts starts on 
page 28.) 
 
Community Vision and Values 

 
The City Council’s vision for Albany is a vital and diversified community that promotes a high quality of 
life, great neighborhoods, balanced economic growth, and quality public services. 
 
One of the four primary themes of Albany’s Strategic Plan is great neighborhoods.  Housing plays a vital 
role in creating and maintaining great neighborhoods. The City’s goals are to:  

• Create and sustain a city of diverse neighborhoods where all residents can find and afford the 
values, lifestyles, and services they seek.  

• Provide an efficient transportation system with safe streets and alternative modes of 
transportation. 

• Provide environmental stewardship of our significant natural resources. 

• Create and sustain a diversity of recreational, educational, and cultural opportunities that enrich 
the lives of our citizens. 

 

Albany’s Planning Sectors 
 
The information presented in this report is at both the city level and the planning sector level.  The 
Balanced Development Patterns project (2000-2001) looked at five planning sectors of Albany in order to 
better evaluate housing and transportation issues.  The goal in the Balanced Development Project was that 
each planning sector should provide housing, services and jobs in close proximity to each other to reduce 
the amount of across town trips.  The sectors are defined by physical boundaries, major roadways, and the 
location of existing or future village centers - how far will people drive for milk? The five planning 
sectors are: Downtown, Central, East, North, and South. 
   

Figure 1-2. Planning Sectors 
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Demographic data was collected by planning sector. For the most part, the planning sectors follow census 
block group boundaries. (One census block group straddles three planning sectors.) 
 

Downtown 

Downtown Albany contains the oldest area of Albany, including Albany’s historic commercial downtown 
and two large residential historic districts, which feature a diverse collection of housing. The area is 
bounded by the Willamette River to the north, Route 99E and the railroad tracks to the south, and the 
Calapooia River to the west.  
 
Downtown is projected to grow with infill housing and jobs. Neighborhoods of attached and multi-story 
housing are envisioned on the banks of the Willamette River, within walking distance of commercial 
downtown.  There are also some opportunities for redevelopment.  
 
Redevelopment is a key factor in the older parts of Albany, such as the Downtown and Central areas. 
Redeveloping these areas will renew existing development and maintain Albany’s small town appeal. 
 

East Albany 

This sector includes all land east of Interstate 5, stretching east to Scravel Hill Road including Knox 
Butte, and from Truax Creek to the north and Periwinkle Creek to the south. East Albany contains about 
2800 acres.  A lot of this sector is outside the City limits. 

The first annexation occurred in East Albany in 1958 when the airport property was added to the city 
limits. (The airport was displaced by the alignment of the interstate.)  The economic boom of the 1990s 
brought more commercial and industrial activity to the Santiam Highway corridor, including several 
motels, car dealerships, a major retailer, and numerous small businesses.  In 1998, the Linn County 
Fairgrounds moved to its current location on Knox Butte Road. 
 
Until 2002, there had been limited residential growth in East Albany. In late 2002, the City annexed 
roughly 450 acres of land straddling Knox Butte Road.  While most of the land is zoned for single-family 
residential development, a village center was created with the Mixed Use Commercial (MUC) and RM-5 
zones.  Between 2002 and 2006, 1,404 new residential lots were created and 566 building permits issued.   
 
An area plan was done for East Albany in 2001 as part of the Balanced Development Patterns planning 
project.  Some goals and challenges identified for the East I-5 area included:  

• plan for future water and sewer; 

• reduce cross-town trips by providing residents with goods, services, schools and jobs in close 
proximity; 

• protect important streams and wetlands; and 

• protect the rural character. 
 
East Albany still contains a substantial amount of vacant residential and commercial land and is expected 
to have future jobs and housing growth over the next 40 years.   
 

North Albany 

The North Albany Refinement Plan (2003), is intended to reduce the traffic impact on Highway 20; 
promote neighborhood character; provide housing choices; conserve natural resource areas; and bring 
convenience goods (such as grocery stores) close to all neighborhoods.   
 
A village center with housing, retail and service employment is proposed in the Hickory Street area, 
surrounded by a mix of low- and medium-density housing.  Development of the village center should 
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reduce cross town trips for daily goods and reduce some trips on the Highway 20 bridge.  The cluster 
development process was adopted to allow flexibility in the development of residential properties with 
natural features so that the resource is protected, without compromising the development potential. 
 
Sewer system capacity, traffic on North Albany and Springhill Roads, and overloading the Highway 20 
Bridge are still concerns in North Albany. 
 

Central Albany 

The Central Albany area is bounded by Highway 99E to the north and west, Interstate 5 to the east, and 
the Santiam canal south of 34th Avenue to the south. This sector is truly in the center of Albany and 
contains most of the City’s retailers, including grocery stores.   
 
The Balanced Development Patterns project recommended single-family housing for most of the vacant 
land in this planning sector.  Pocket neighborhood commercial adjacent to small medium-density 
developments could be used to create minor village centers. 
 

South Albany/Oak Creek 

Most of this area is largely undeveloped land south of Oak Creek between Highway 99 and Interstate 5. 
There are roughly 300 acres of industrially-zoned land on the west edge of the planning sector and the rest 
of the land is designated residential or Urban Residential Reserve (outside the city limits, but inside the 
UGB).  About 200 acres of industrial land will be home to PepsiCo and several hundred jobs.   
  
A variety of housing types, large-lot housing overlooking the Oak Creek greenway, a pedestrian-friendly 
shopping area, and off-street bike and walking trails will make this a very livable community.  53rd 
Avenue will extend down and connect with Ellingson Road, creating an east-west parkway.  
 
The draft Oak Creek Area Plan shows a small mixed-use node on the northeast corner of Lochner and 
Ellingson Roads. Medium-density housing is proposed on the northwest and southwest corners of the 
intersection.  Professional offices are envisioned south of Ellingson Road between the PepsiCo industrial 
site and the medium-density residential.   
 
Community Involvement   

As part of Albany’s periodic review work program, the City has engaged Albany residents in several 
conversations about growth trends and patterns, future development, and improving Albany’s livability 
and neighborhoods.  
 
The first outreach effort, named Great Neighborhoods, started as a forum for citizens to voice their hopes 
and concerns about living in Albany. More than 400 people attended a series of 5 community meetings in 
November 1998.  Albany residents discussed a variety of city-wide topics, including housing and 
neighborhoods. The community recognized that great neighborhoods do not come about by happenstance. 
Thoughtful design goes a long way toward improving the quality of life for Albany’s residents. As a 
result of the project, code changes will help make new development more compatible with existing 
neighborhoods, and new development will be designed with greater thought given to pedestrian safety 
and convenience.   
 
A multi-phase project called Balanced Development Patterns (BDP) was launched in late 2000.  The 
project looked at how to distribute the projected growth in jobs and housing throughout the City to 2020, 
while encouraging a more efficient use of land that also reduces vehicle miles traveled and protects 
natural features.  After reviewing two options for managing future growth, the final recommendation was 
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to incorporate a “village center” development pattern. The project began in late 2000 and finished with 
some adopted policies and Comprehensive Plan and Zoning Map changes in early 2003.   
 
The North Albany Plan was completed with extensive community involvement in 2002 and 2003. 
 
The City has a developed a draft of the Oak Creek Area (refinement) land use plan map. The map was 
developed following numerous meetings with property owners and incorporation of environmental 
features and land needs. Public comment is underway on the draft plan map (December 2006).  
Comprehensive Plan policies and map amendments in the Oak Creek area are scheduled to be adopted in 
2007. 
 
The guiding principles, public input, and adopted Comprehensive Plan policies resulting from the Great 
Neighborhoods and Balanced Development Patterns projects are a good starting point for a more focused 
discussion on Albany’s housing needs. 
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CHAPTER 2:  HOUSING TRENDS AND EXISTING CONDITIONS 
 
The 1978 Housing Analysis projected that Albany’s population would grow by 16,215 people2 between 
1978 and 1990, and would need 8,310 new housing units to accommodate the projected population 
growth. Densities were projected to range between 2.5 to 6 units an acre.  
 
Albany added over 6,000 housing units and 16,000 people between 1980 and 2000. According to the 
2000 Census Bureau, Albany had 17,374 total housing units and 16,108 households.  
 
Residential Construction Trends  

Before 1970, single-family construction comprised the vast majority of new housing.  In the 1970s, 
Albany experienced its largest residential construction boom of the last three decades, including a 
significant amount of multi-family construction. Manufactured housing took off in the 1980s, constituting 
a record 39% of all new building permits issued. Housing construction was balanced among housing 
types in the 1990s.  Single-family housing construction has dominated development since 2000, with only 
one new apartment complex since 2001.   
 

Table 2-1. Albany’s Residential Construction Trends by Decade 

New Units  1970-1979 1980-1989 1990-1999 2000-2005 

Single-Family 1,597 41% 225 22% 1,524 41% 2,219 83% 

Man. Homes* 299 8% 403 39% 855 23% 145 5% 

Duplexes 174 4% 104 10% 206 6% 100 4% 

3 or more units 1,823 47% 293 29% 1,118 30% 206 8% 

Total New Units 3,893

 
 1,025

 
 3,707

 
 2,674  

Source:  City of Albany Building Division.  *Manufactured Homes includes homes in parks and on private lots.  

 
Between 1990 and 2005, the annual average number of new units was 425, with 1994 being the highest 
year at 578 new units. A record number of 507 single-family building permits was issued in 2005. 

 
Figure 2-1. New Housing Units by Type, 1990-2005  
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Source:  City of Albany Building Division. The table, New Housing Units by Type, 1990 to 2005, is located in Appendix A.  

 
 

                                                      
2 Three growth scenarios were analyzed in 1978. These figures are from the anticipated growth option. 
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The following table shows a snapshot of Albany’s housing by type at the beginning of the last four 
decades.  Prior to 1970, single-family housing constituted 73% of all housing stock. Over 1,800 multi-
family units and 300 manufactured homes in parks added in the 1970s changed Albany’s housing mix to 
have roughly one-third of its housing stock in two or more units per development   

 

Table 2-2. Albany’s Housing Types, 1970-2005 

Unit Type 1970 1980 1990 2000 2005 

Single-Family ~ 4,645 73% 6,475 62% 8,862 64.5% 10,952 63% 12,273 62% 

Manuf., Mobile, 
RVs in Parks 

207 3% 506 5% 891 6.5% 1,381 7.9% 989 5% 

2-4  units a 
structure 1,550 24% 3,386 33% 

2,212 16.1% 2,192 12.6% 2,098 10.6% 

5 or more units 1,768 12.9% 2,864 16.5% 4,414 22.3% 

Total Units 6,402  10,367  13,733  17,389  19,774  
Sources: U.S. Census Bureau, 1990-2000 (1990 includes North Albany), 2005 assessors’ data and Albany building permits. 

~Single-family housing includes manufactured homes on lots and attached single-family units. 

 
Single-Family Detached Units 

 
The traditional detached single-family dwelling (including manufactured homes on individual lots) is still 
preferred by most builders in Albany, accounting for more than 83% of the building permits since 2000.  
Following the annexation of North Albany in early 1992, there was a flurry of single-family housing 
construction in North Albany.  Between 2000 and 2005, 83% of Albany’s residential permits were for 
detached single-family units. A record number of single-family houses (507) were constructed in 2005.   
 
Housing built in Albany between 2000 and 2005 range from entry-level to high-end price points, and 
range in size from under 1,000 square feet to over 5,000 square feet.  The average size of a new home in 
Albany increased from 1,465 square feet in 2002 to 1,933 square feet in 2005. The number of new homes 
under 1,200 square feet decreased from 40% in 2000 to only 10% in 2005. 3 
 
New subdivisions have kept pace with single-family residential development. At the end of August 2006, 
there were 443 vacant recorded residential single-family lots ready for construction. 
 

Manufactured Housing 
 
Manufactured homes provide home-ownership opportunities, often for less cost than site-built homes.  
Manufactured homes and trailers in parks are considered “manufactured housing.” (A spreadsheet 
detailing Albany’s manufactured home parks is in Appendix A.) 
 
Manufactured homes are no longer “mobile” homes.  In 2001, 76% of manufactured home residents 
reported that their homes were on their first site. The market for manufactured homes has recently shifted 
away from placement in parks to individual lots.  This new trend may be due to the cost of paying for 
both the park space rent and a loan payment on the manufactured home.   
 
The manufactured housing market boomed in Albany in the 1980s and 1990s. Manufactured housing 
accounted for 39% of new residential units in the 1980s and 23% of new units in the 1990s.  
Manufactured units were only 4.1% of net residential building permits between 2000 and 2005.   
 

                                                      
3 Building permit data, Albany Building Division. 
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The proportion of manufactured homes steadily increased to around 10% of Albany’s housing stock in 
2000, from only 3% in 1970 and 5% in 1980. In 2000, 70% of Albany’s manufactured homes were in 
parks, the rest were on individual lots.   
 
In 2005, Albany had 16 manufactured home parks within the city limits with a total of 1,252 spaces.  
Several new manufactured home parks were constructed between 1993 and 2000, but Albany’s 
manufactured home park boom ended in 2000. A 100-space manufactured home park constructed in 1999 
is still vacant and two approved parks were converted to subdivisions. With no new manufactured home 
parks since 1999, the number of manufactured homes in parks has decreased as a percentage of total 
housing units over the last few years.  
 

Attached Single-Family (Zero Lot Line) Housing   
 
Albany defines attached single-family units as two or more dwellings that are attached on one or more 
sides, with each dwelling located on its own separate lot.  Some people refer to these units as row houses, 
townhouses or zero-lot line houses. The owner typically acquires title to a specific plot of land under the 
unit and a proportionate share of any common areas.  
 
Albany has very few attached single-family dwellings. Using 2002 aerial photographs, staff calculated 
251 attached units on separate lots. (The 2000 Census likely included units Albany defines as a duplex or 
multi-family unit.) Only eight townhouse units have been constructed since 19904. 
 
A good example of attached housing can be found in North Albany in the North Pointe development 
(northwest of Hickory Street and Springhill Road). 
 
Reasonable land prices and Albany’s relatively small size, may be factors in why attached housing and 
condominium-style units have not been as popular a form of home ownership as in metro areas.  It is hard 
to know if there is a market for these types of housing units. Maybe if “they build them, they will come” 
buy them. 
 
The projected increase in Albany’s “empty-nester” population may result in demand for low maintenance 
dwellings such as small lot attached units and condominiums. 
 

Condominium Ownership 
 
Condominiums are typically units within a building where the owner is given title to a defined three-
dimensional air space, often with a share of the common areas.  Most of Albany’s few condominium units 
are located in retirement and assisted living communities.   
 

Duplexes  
 
Albany defines duplexes as two units sharing a common wall on a single property. 2002 aerial 
photography found 992 duplexes, or roughly 5% of Albany’s residential units. 100 duplex units have been 
constructed since 2000.  According to assessors’ data, most of Albany’s duplexes are rentals.  (Duplexes 
that are attached on the side can be partitioned for individual ownership more easily and would become 
zero lot line single-family attached units.) 
 
Duplexes are allowed in the multiple-family zoning districts on any lot meeting minimum lot sizes. 
Duplexes are allowed in single-family zoning districts on corner lots that meet the minimum lot size.  A 
duplex does not require land use approval, only building permits. 

                                                      
4 Building permit data does not distinguish ownership. 
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Multi-Family Units 

 
For purposes of this analysis, multi-family units are considered three or more units on one property or 
site.  Units are typically rented, but could be owned with condominium ownership. Albany added over 
1,100 multi-family units in the 1990s, however only 200 units have been built since 2000, 100 in the year 
2000 and 100 in 2001.  
 
Three- and four-unit complexes constituted 7.6 percent (1,300 units) of Albany’s housing units in 2000.  
Apartment complexes with five or more units accounted for 16.5 percent (2,860 units) of residential units.    
 
Two bedrooms and two bathroom units are the most popular in the rental market.  Some of the newer 
apartments are three-bedroom units, which may help meet family rental housing needs. (A table of 
apartment complexes of ten or more units and their rents is located in Appendix A.) 
 

Retirement and Assisted Living Units 

 
In 2005, Albany had 311 assisted living5 units and 389 rooms in nursing homes and memory care 
facilities. There were 539 independent retirement living units consisting of houses, apartments and 
studios. (Note: Research was conducted in 2003, however no additional assisted living or retirement 
living units have been added to the inventory since data was collected.)   
 
Since 1990, Albany added 583 assisted or retirement living units. The Mennonite Village retirement 
community has 67 acres available for an expansion and announced expansion plans in 2006.   
 
According to the 2000 Census, Albany had 155 people in nursing homes, 47 in hospitals or hospices, and 
195 classified as non-institutionalized people. The non-institutionalized population includes people in 
group homes, transitional shelters, and dormitories.  (The Census considers non-assisted houses and 
apartments in retirement communities as regular residential units, which may account for the discrepancy 
with the City’s data.) 
 

Group Care Homes 
 
Albany has several group or foster care homes for the mentally- or socially-handicapped population.  

 
Jail and Correctional Facilities 

 
The number of beds in jails and other correctional facilities are not counted in Albany’s housing 
inventory.  Persons serving time in these facilities are often part of an existing household and return 
“home” upon release. Those that do not have a residence fall into the next category.  
 

Emergency Shelter and Transitional Housing 
 
According to Albany Helping Hands Shelter, Albany’s homeless population has grown from an average 
of 125 a day in 2000 to around 300 persons per day in early 2004. Helping Hands provided 12,000 nights 
of shelter in 2000, and 15,191 nights of shelter in 2003. Helping Hands moved into a larger 69-bed 
facility in 2004, with an approved capacity of 99 people by converting the dining room to beds at night.  
A second dormitory (for women) is proposed at the shelter site.  
 
Approximately 20 emergency shelter beds are provided by the Albany Rescue Mission, the Center 
Against Rape & Domestic Violence (CARDV), the Fish Guest House, and area churches. 

                                                      
5 Meals, nurses and other services are provided or available in assisted living, nursing and other care facilities. 
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Albany’s 2005 Housing Inventory 
 
An inventory of housing units by housing type and price for the year 2002 was conducted in 2003 and 
completed in 2004. Staff used 2002 assessors’ data, 2002 aerial photography, and water and sewer 
accounts to calculate total housing units by type of unit in 2002. (Details on compiling the housing 
inventory are in Appendix A, “Compiling Albany’s Housing Inventory.”) Market values for land and 
improvements were derived from 2003 assessors’ records. Due to delays in completing all of the Goal 10 
work, staff decided to update the housing inventory to 2005.  Building permits for new residential 
construction between 2002 and 2005 were added to the 2002 inventory to get a 2005 inventory.  (Detailed 
spreadsheets used to calculate the 2002 and 2005 inventories are available from the Community 
Development Department.) 
 

Owner-Occupied Units in 2005 
 

Based on assessors’ data and aerial photography, staff calculated 9,473 owner-occupied units in Albany at 
the end of 2002. Between 2002 and September 2005, 1,422 new single-family units were built or under 
construction. (Note: Ownership data was not available for the 2002-2005 new construction building 
permit data. For the purposes of this analysis, all new single-family units are assumed to be owner-
occupied.)    
 

Table 2-3. 2005 Inventory of Owner-Occupied Units by Value 

1999 Model 
Values 

2005 Housing 
Values 

2002 
Inventory 

New Units 
2002-2005 

2005 
Inventory 

<$60,000 <$75,000 652 0 652 

$60 -$90,000 $75 -$115,000 1,472 1 1,473 

$90 - $120,000 $115 - $150,000 2,694 229 2,923 

$120 - $150,000 $150 - $190,000 2,407 530 2,937 

$150 - $225,000 $190 - $280,000 1,923 478 2,401 

$225,000 + $280,000 + 325 184 509 

   9,473 1,422 10,895 
Source: Planning Division staff using Linn and Benton County assessors’ data, aerial photography and 
building permits.  Sales data from www.wvmls.com. 

 
In order to have a better understanding of what the future housing needs are in current (2005) values, the 
1999 housing value ranges used in the model were adjusted to 2005 values based on the average increase 
in housing values between 1999 and 2005 of 4 percent.6   
 
The model also required the housing inventory by housing type, which is shown in the next table. 
Housing type was determined using assessor records and building permits.  
 

                                                      
6 The market values of the housing units on the 2002 inventory were adjusted down to 1999 values in order to match values up 
with those provided in the Housing Needs Model.  Values for residential construction between 2002 and 2004 were adjusted to 
2005 values. 
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Table 2-4. Albany’s Owner-Occupied Units By Price and Type, 2005 

2005  
Price * 

Single- 
Family 
Units 

Manuf. 
Home 

Park Units 

Duplex 
Units 

3-4plex 
Units 

5+ Multi-
Family 
Units 

Total 
Units 

% of 
Units 

Cumulative 
% 

<$75,000 
156 440 50 5 1 652 

6.0% 6.0% 
23.9% 67.5% 7.7% 0.8% 0.2% 100% 

$75,000 - 
$115,000 

1,082 342 45 4 0 1,473 
13.5% 19.5% 

73.5% 23.2% 3.1% 0.3% 0.0% 100% 

$115,000 - 
$150,000 

2,910 2 9 2 0 2,923 
26.8% 46.3% 

99.6% 0.1% 0.3% 0.1% 0.0% 100% 

$150,000 - 
$190,000 

2,936 0 1 0 0 2,937 
27.0% 73.3% 

100.0% 0.0% 0.0% 0.0% 0.0% 100% 

$190,000 - 
$280,000 

2,401 0 0 0 0 2,401 
22.0% 95.3% 

100.0% 0.0% 0.0% 0.0% 0.0% 100% 

$280,000+ 
508 0 1 0 0 509 

4.7% 100.0% 
99.8% 0.0% 0.2% 0.0% 0.0% 100% 

Totals 9,993 784 106 11 1 10,895 
% of 
All 

55.7% 

Percentage 91.7% 7.2% 1.0% 0.1% 0.0% 100%   

  * An adjustment factor was applied to new housing units to convert them to 2005 prices. 

 
Rental Units in 2005 

 
The 2002 inventory calculated 8,618 total rental units, ranging from single-family detached housing to 
apartments. Only 58 duplex units were constructed between 2002 and 2005 and all were assumed to be 
renter-occupied.  Their estimated rent was based on both construction value and market rents. Just over 
half of Albany’s rental units are in apartments and one-fourth are single-family homes. 

 
Table 2-5. Albany’s Renter-Occupied Units by Price and Type, 2005 

Rent 
Single-
Family 
Units 

Manuf. 
Home 

Park Units 

Duplex 
Units 

3-4plex 
Units 

5+ Multi-
Family 
Units 

Total 
Units 

% of 
Units 

Cumulative 
% 

$0 - 199 
4 0 4 19 78 105 

1.2% 1.2% 
3.8% 0.0% 3.8% 18.1% 74.3% 100% 

$200 - 429 
33 26 43 256 1,201 1,559 

18.0% 19.2% 
2.1% 1.7% 2.8% 16.4% 77.0% 100% 

$430 - 664 
755 141 427 364 2,376 4,063 

46.8% 66.0% 
18.6% 3.5% 10.5% 9.0% 58.5% 100% 

$665 - 909 
1,037 5 568 46 308 1,964 

22.6% 88.6% 
52.8% 0.3% 28.9% 2.3% 15.7% 100% 

$910 – 1,149 
217 0 197 18 250 682 

7.9% 96.5% 
31.8% 0.0% 28.9% 2.6% 36.7% 100% 

$1,150 + 
76 0  0 27 200 303 

3.5% 100.0% 
25.1% 0.0% 0.0% 8.9% 66.0% 100 % 

Totals 2,122 172 1,239 730 4,413 8,676 % of All 44.3% 

Percentage 24.5% 2.0% 14.3% 8.4% 50.9% 100%   

 
The next table shows the total estimate of housing units by housing type for all units.  Two-thirds of 
Albany’s housing units are single-family dwellings and manufactured homes. About 25% of Albany’s 
housing is multi-family housing consisting of 3 or more units per property. 
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Table 2-6. Summary of Albany’s Housing Inventory by Type, 2005 

 

Single-
Family 
Units 

Manuf. 
Home  

Park Units 

Duplex 
Units 

3-4plex 
Units 

5+ Multi-
Family 
Units 

Total 
Units 

Totals 12,115 956 1,345 741 4,414 19,571 

Percentage 61.9% 4.9% 6.9% 3.8% 22.6% 100.0% 

 
Housing Ownership 
 
Albany’s homeownership rate increased between 1980 and 2000 to 59.5% (9,581 units) in 2000, up from 
53.5% following the North Albany annexation in 1991.   

 

Table 2-7. Housing Ownership Trends, 1970 to 2000 

 1970 1980 1990* 2000 

Owner-occupied 59% 50.3% 53.5% 59.5% 

Renter-occupied 41% 42.2% 42.4% 40.5% 

Source: U.S. Census Bureau, 1970 - 2000. *1990 includes North Albany. 

 
Albany’s owner-occupied housing is predominantly single-family detached and manufactured housing 
(94%).  Other owner-occupied units consist of a few duplexes, triplexes and four-plexes.    
 

Figure 2-2. 

Owner Occupied Units

s-f detached

83.2%
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Man. Home
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s-f attached
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RV
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Rental housing accounted for 40.5% of all households in 2000, totaling 6,527 units. While it is often 
assumed that rental housing is mostly large multi-unit structures, this is not the case in Albany.  Almost 
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one-fourth of Albany’s rental units in 2000 were single-family detached houses. Only 35% of the rental 
housing stock was in complexes with five or more units in 2000. 
 

Figure 2-3 

Renter-Occupied Unit Types
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The Hispanic/Latino population is growing in Albany. In 2000, almost two-thirds of the Hispanic/Latino 
households were renters.  Hopefully over time, home ownership rates will increase for this segment of 
Albany’s population. 

 
Table 2-8. Albany Hispanic/Latino Household Ownership, 2000 

Hispanic/Latino population in 
occupied housing units: 2,121 100% 

Owner-occupied 750 35.4% 

Renter-occupied 1,371 64.6% 
Source: U.S. Census Bureau, 2000. 

 
Housing ownership varied throughout the City in 2000, as seen in the next table.  Owner-occupied units 
account for over 70 percent of housing units in the North, South and East Albany areas, with home 
ownership highest in North Albany. Ownership rates by planning sector have likely changed since the 
census. Since 2000, Albany’s single-family housing development has been highest in East Albany, 
followed by Central Albany, and South Albany. (Two of three multi-family developments proposed and 
built since 2000 are also in East Albany.)  
 

Table 2-9.  Housing Ownership by Albany Planning Sectors, 2000 

  
North 

Albany 
East Albany 

South 
Albany 

Central 
Albany 

Downtown 

Total Units: 2,489 1,540 2,595 9,465 3,207 

Owner-occupied 2,265 91% 1,238 80% 1,820 70% 5,058 53% 1,654 52% 

Renter-occupied 224 9% 302 20% 776 30% 4,406 47% 1,553 48% 
Source: U.S. Census Bureau, 2000. 
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In 2000, Central Albany and Downtown Albany had the highest percentage of rental units. By the 1970s, 
a lot of land in the Downtown and Central Albany sectors was zoned for multi-family development 
(mostly RM-5, Residential Limited Multiple Family).  The age of the housing stock may also be a factor 
in ownership as a majority of homes in both planning areas were built before 1980.   
 
The next table shows the distribution of housing types by ownership in 2000 by Albany’s five planning 
sectors (US Census Bureau, 2000).   While Central Albany had more than double the number of housing 
units than any other planning sector, there is little vacant land.  Central Albany and Downtown had the 
highest percentage of rental housing in 2000; both were just under 50%.   
 

Table 2-10. Housing Type by Ownership and Planning Sector, 2000 

 North Albany East Albany 
South 

Albany 
Central 
Albany Downtown Citywide 

Total: 2,489 100 % 1,540 100% 2,596 100% 7,883 100% 3,207 100% 17,715 100% 

Owner -Occupied: 2,265 91.0% 1,238 80.4% 1,820 70.1% 3,960 50.2% 1,654 51.6% 10,937 61.7%

1, detached 2,211 88.8% 814 52.9% 1,259 48.5% 3,364 42.7% 1,544 48.1% 9,192 51.9%

1, attached 41 1.6% 8 0.5% 126 4.9% 101 1.3% 6 0.2% 282 1.6% 

2 6 0.2% 0 0.0% 37 1.4% 21 0.3% 42 1.3% 106 0.6% 

3 or 4 0 0.0% 0 0.0% 22 0.8% 18 0.2% 0 0.0% 40 0.2% 

5 to 9 0 0.0% 6 0.4% 9 0.3% 0 0.0% 0 0.0% 15 0.1% 

10 to 19 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 

20 to 49 0 0.0% 0 0.0% 0 0.0% 18 0.2% 0 0.0% 18 0.1% 

50 or more 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 

Manuf/Mobile/RV 7 0.3% 410 19.8% 367 14.1% 438 5.6% 62 1.7% 1,284 7.2% 

Renter-Occupied: 224 9.0% 302 19.6% 776 29.9% 3,923 49.8% 1,553 48.4% 6,778 38.3%

1, detached 134 5.4% 162 10.5% 114 4.4% 720 9.1% 627 19.6% 1,757 9.9% 

1, attached 21 0.8% 38 2.5% 143 5.5% 36 0.5% 96 3.0% 334 1.9% 

2 47 1.9% 15 1.0% 102 3.9% 394 5.0% 177 5.5% 735 4.1% 

3 or 4 0 0.0% 0 0.0% 58 2.2% 867 11.0% 184 5.7% 1,109 6.3% 

5 to 9 0 0.0% 30 1.9% 22 0.8% 457 5.8% 86 2.7% 595 3.4% 

10 to 19 0 0.0% 0 0.0% 37 1.4% 321 4.1% 268 8.4% 626 3.5% 

20 to 49 0 0.0% 0 0.0% 19 0.7% 345 4.4% 77 2.4% 441 2.5% 

50 or more 0 0.0% 0 0.0% 230 8.9% 414 5.3% 0 0.0% 644 3.6% 

Manuf/Mobile/RV 22 0.9% 57 3.3% 47 1.8% 39 0.5% 38 1.2% 203 1.1% 
Source: U.S. Census Bureau, 2000. 

 
In 2000, approximately 40% of Albany’s owner-occupied units were two-person households, and 30% 
were three- or four-person households.  Over 25% of renter-occupied housing units were two-person 
households, with one-person households occupying the largest percentage of renter-occupied units at just 
over one-third. 
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Table 2-11. Housing Ownership by Household Size, 2000 

  Owner-Occupied Renter-Occupied 

Total: 9,581 100% 6,527 100% 

1-person household 1,919 20.0% 2,281 34.9% 

2-person household 3,865 40.3% 1,795 27.5% 

3-person household 1,538 16.1% 1,058 16.2% 

4-person household 1,385 14.5% 821 12.6% 

5-person household 592 6.2% 338 5.2% 

6-person household 197 2.1% 163 2.5% 

7+ person household 85 0.9% 71 1.1% 
Source: U.S. Census Bureau, 2000. 

Housing Age and Condition 

The condition of Albany’s housing stock has improved tremendously since the last housing study was 
completed in 1978.  The 2000 Census reported that only 54 units lacked complete plumbing facilities and 
221 units lacked complete kitchen facilities. (The units without kitchens are most likely studio and quad 
apartments that share kitchen facilities.)  
 
In 2006, 75% of Albany’s housing stock was built after 1960.  Many homes are being enlarged and 
remodeled.  Between 2000 and 2005, Albany averaged 101 permits for residential remodels per year with 
an average value of $16,988 each.  An average of 30 new garages for existing houses was constructed 
annually over the same time period.   

 
Figure 2-4. Residential New Construction by Decade 
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Sources: U.S. Census Bureau, 1990 and 2000 and Albany building permit data. 

 
Table 2-12. Housing Age by Planning Sector, 2006 

 Year Built North Albany  East Albany  South Albany  Central Albany  Downtown 

Total: 2,675 100.0% 2,278 100.0% 2,865 100.0% 8,985 100.0% 3,520 100.0% 

1939 or earlier 170 6.4% 72 3.2% 30 1.0% 233 2.6% 1,267 36.0% 

1940 to 1949 131 4.9% 152 6.7% 42 1.5% 354 3.9% 743 21.1% 

1950 to 1959 173 6.5% 164 7.2% 103 3.6% 904 10.1% 658 18.7% 

1960 to 1969 461 17.2% 257 11.3% 170 5.9% 1,532 17.1% 293 8.3% 

1970 to 1979 890 33.3% 370 16.2% 991 34.6% 2,897 32.2% 371 10.5% 

1980 to 1989 146 5.5% 141 6.2% 548 19.1% 796 8.9% 40 1.1% 

1990 to 1994 148 5.5% 211 9.3% 386 13.5% 502 5.6% 29 0.8% 

1995 to 1998 295 11.0% 209 9.2% 292 10.2% 1,062 11.8% 97 2.8% 

1999 to Dec 2006 261 9.8% 702 30.8% 303 10.6% 705 7.8% 22 0.6% 
Sources: U.S. Census Bureau, 2000 and Albany building permit data, 2000 to 2006. 
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An outstanding feature of Albany’s housing stock is the large number (over 600) of unique historic homes 
and buildings in Albany’s National Register Historic Districts or listed individually on the Local Historic 
Inventory. These districts are in the Downtown planning sector.  Special regulations have been enacted to 
preserve and enhance their historic character.  Many historic homes have been revitalized with incentive 
programs for buildings listed in the National Register.  Property values for homes within the historic 
districts tend to be higher than for homes just outside the district boundaries.   
 
There are approximately 1,000 additional historic (pre-1950) homes scattered throughout the City, most 
in the Downtown area. These older homes range in condition from poor to excellent, depending on the 
maintenance and improvements made over the years.  Many of the smaller older homes provide excellent 
entry-level housing for young couples and low-income families.   
 
Vacancy Rates 

Albany’s average vacancy rate in 2000 was 7.3%. The 2000 Census reported a vacancy rate of 2.2% for 
owner-occupied dwellings, and a 9.8% vacancy rate for rental units. The 2000 rental vacancy rate was 
unusually high for Albany and may reflect the recent opening of new apartment complexes. Nationally, 
rental vacancy rates were high in 2001. The 2001 American Housing Survey reported an average rental 
vacancy rate of 8.7% for cities with populations between 20,000 and 49,999.7 

 

Table 2-13. Albany Vacancy Rate Trends 
 1980 1990 2000 
Average Vacancy Rate 7.4% 4.3% 7.3% 

Homeowner Vacancy Rate 1.6% 1.1% 2.6% 

Rental Vacancy Rate 4.5% 4.2% 9.8% 
Sources: U.S. Census Bureau, 1980-2000. 

 
A 2003 survey of Albany apartment complexes calculated an average vacancy rate of around 5%.  
(Detailed apartment complex information is in Appendix A.)  
 
Vacancy rates for assisted living facilities were very low through 2000, but have increased slightly due to 
changes in medical coverage and loss of personal income due to the major downswing in the economy 
(beginning in 2000). There is usually a waiting list to get into the popular Mennonite Village community 
and most income-assisted affordable housing for seniors and disabled. 
 
Housing Values 
 

Owner-Occupied Units 
 
Over half of Albany’s owner-occupied housing was valued over $125,000 according to the 2000 Census 
as shown in the table below.  Only six percent of Albany’s owner-occupied dwellings were valued less 
than $80,000. Homes less than $80,000, and especially those less than $60,000 (108 units), may need 
serious rehabilitation and upgrades, including foundations.  
 

                                                      
7 National vacancy rates are calculated by the government in the American Housing Survey, published by the Census Bureau and 
the United States Department of Housing and Urban Development. 
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Table 2-14. Value of Albany’s Owner-Occupied Units, 2000 

All owner-occupied units 7,989 100% 

Less than $59,999 108 1.4 

$60,000 to $79,999 354 4.5 

$80,000 to $124,999 3,002 37.6 

$125,000 to $149,999 1,741 21.8 

$150,000 to $199,999 1,747 21.9 

$200,000 to $299,999 871 10.9 

$300,000 to $499,999 158 2 

$500,000 + 8 0.1 

Median Value  $132,600  
Source: U.S. Census Bureau, 2000. 

 
Housing values were fairly well distributed throughout Albany in 2000, as shown in the next table.  There 
were more housing units valued at less than $80,000 in the older parts of the city: Downtown (areas 
between the Willamette River and the railroad) and Central Albany (neighborhoods south and east of 
99E).  North Albany had the most housing units valued over $200,000. 

 
Table 2-15. Value of Owner-Occupied Units by Albany Planning Sector, 2000 

  
North 

Albany 
East 

Albany 
South 

Albany 
Central 
Albany Downtown 

Total: 2,134 691 1,323 3,350 1,505 

Less than $59,999 0 20 36 41 15 

$60,000 - $79,999 8 34 27 120 175 

$80,000 - $124,999 134 183 455 1,540 832 

$125,000 to $149,999 338 196 363 818 195 

$150,000 - $199,999 748 188 307 627 200 

$200,000 and Up 906 70 135 204 88 

Median Value  $186,040 $144,000 $132,560 $125,340 $109,588 
Source: U.S. Census Bureau, 2000, block group data. 

 

Residential Home Sales 
 
The average residential sales price increased by an average of 9% per year between 2000 and 2006.  In 
2000, the average sales price of Albany houses was $134,410. In 2006, the average sales price of a single-
family home was $206,890, with an average price of $193,515 in Linn County and $300,437 in North 
Albany (Benton County).   

Table 2-16. Average Annual Sales Data of Albany’s Single-Family Homes, 2000-2006 

 2000 2001 2002 2003 2004 2005 2006 
Avg. Ann’l 
Incr. 00-06  

Albany - Linn Co $117,171 $132,442 $130,251 $138,808 $149,150 $166,639 $193,515 10.9% 

Ave Price Per SF $85 $87 $89 $94 $98 $108 $123 7.5% 

North Albany $182,969 $192,197 $192,957 $201,704 $223,020 $280,895 $300,467 10.7% 

Ave Price Per SF $95 $96 $100 $104 $107 $112 $140 7.9% 

Albany Average $134,410 $145,736 $143,153 $153,729 $164,808 $189,128 $206,890 9.0% 
Source: Willamette Valley Multiple Listing Service, www.wvmls.com 

 
The average sales price per square foot in North Albany increased to $140 in 2006, up from $95 in 2000.  
The average sales price per square foot for Albany homes in Linn County was $123, up from $85 in 2000.  
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The higher price per square foot in North Albany may be partially attributed to the larger average lot sizes 
and therefore higher land values.   
 
Housing Affordability   
 
Some of us can afford to choose the type, size and location of our home, yet for many, housing choice is 
determined solely by what they can afford and what is available in the marketplace.  While Albany 
provides a range of housing at different prices, finding affordable housing remains a challenge for many 
Albany households.  
  
Housing Affordability refers to a household’s ability to find housing within its financial means. According 
to the U.S. Department of Housing and Urban Development (HUD), affordable housing is that for which 
gross housing costs, including utilities, are no more than 30% of a household’s gross income.  This 
applies to owners, for whom housing costs include mortgage payments (principal and interest), property 
taxes and insurance, as well as utilities, and to renters, for whom housing costs include rent and utilities. 
Many households experience cost burden that are not considered low-income households.  

 
One of the causes of the need for more affordable housing is that housing prices outpaced the rise in 
income between 1990 and 2000, especially for single-family dwellings. Between 1990 and 2000, the 
median value for an owner-occupied Albany home increased by roughly 120%, while Albany’s median 
household income increased by only 47% between 1989 and 1999, rising from $26,8738 to $39,409. The 
median gross rent increased by 50%, from $396 to $594 a month, between 1990 and 2000. 
 
As you can see in the table below, one-third of Albany households paid 30% or more of their income for 
housing in 1999.  Over 45% of renter-occupied households paid 30% or more on housing costs.  

 
Table 2-17. Albany Housing Costs as a Percent of Household Income in 1999 

 Owner-Occupied Renter-Occupied 
Total-All 

Households 

Total Households Calculated 7,989 100% 6,539 100% 14,528 

Less than 15% 2,393 30.0% 923 14.1% 22.8% 

15 to 29% 3,680 46.1% 2,452 37.4% 42.2% 

30 to 34% 640 8% 474 7.2% 7.7% 

35% or more 1,251 15.7% 2,518 38.5% 25.9% 

Not computed 25 0.3% 172 2.6% 1.4% 
Source: U.S. Census Bureau, 2000. 

 
Housing affordability varies by age group as shown in the next table.  As expected, housing is less 
affordable for younger and older householders.  Over 45% of all households with householders up to 34 
years old, and 75 years and older, spent 30% or more of their income on housing costs.  Almost three-
fourths of householders 75 years and older who owned their homes spent 30% or more of their income on 
housing costs. 

                                                      
8 Because the 1990 Census data dates before the annexation of North Albany, the 1990 median household income is a weighted 
average of the Albany median income of $24,474 (11,768 households) and the North Albany median household income of 
$44,466 (1,523 homes). 
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           Table 2-18. Age of Householder by Ownership and Costs as % of Household Income, 1999 

  Renters Owners All HHs 

Total: 6,539 7,989 14,529 

Householder 15 to 24 years: 996 100.0% 84 100.0% 1,080 100.0% 

Less than 20% 183 18.4% 27 32.1% 210 19.4% 

20 to 24% 173 17.4% 12 14.3% 185 17.1% 

25 to 29% 116 11.6% 19 22.6% 135 12.5% 

30 to 34% 109 10.9% 18 21.4% 127 11.8% 

35% or more 411 41.3% 8 9.5% 419 38.8% 
Not computed 4 0.4% 0 0.0% 4 0.4% 

Householder 25 to 34 years: 1,728 100.0% 1,114 100.0% 2,842 100.0% 

Less than 20% 616 35.6% 310 27.8% 926 32.6% 

20 to 24% 197 11.4% 303 27.2% 500 17.6% 

25 to 29% 196 11.3% 189 17.0% 385 13.5% 

30 to 34% 169 9.8% 153 13.7% 322 11.3% 

35% or more 518 30.0% 159 14.3% 677 23.8% 

Not computed 32 1.9% 0 0.0% 32 1.1% 

Householder 35 to 44 years: 1,422 100.0% 1,549 100.0% 2,971 100.0% 

Less than 20% 489 34.4% 571 36.9% 1,060 35.7% 

20 to 24% 222 15.6% 323 20.9% 545 18.3% 

25 to 29% 130 9.1% 190 12.3% 320 10.8% 

30 to 34% 41 2.9% 200 12.9% 241 8.1% 

35% or more 512 36.0% 259 16.7% 771 26.0% 

Not computed 28 2.0% 6 0.4% 34 1.1% 

Householder 45 to 54 years: 793 100.0% 2,170 100.0% 2,963 100.0% 

Less than 20% 346 43.6% 1,094 50.4% 1,440 48.6% 

20 to 24% 74 9.3% 409 18.8% 483 16.3% 

25 to 29% 77 9.7% 251 11.6% 328 11.1% 

30 to 34% 57 7.2% 146 6.7% 203 6.9% 

35% or more 212 26.7% 270 12.4% 482 16.3% 

Not computed 27 3.4% 0 0.0% 27 0.9% 

Householder 55 to 64 years: 494 100.0% 1,276 100.0% 1,770 100.0% 

Less than 20% 134 27.1% 716 9.0% 850 48.0% 

20 to 24% 55 11.1% 201 2.5% 256 14.5% 

25 to 29% 54 10.9% 96 1.2% 150 8.5% 

30 to 34% 42 8.5% 36 0.5% 78 4.4% 

35% or more 176 35.6% 214 2.7% 390 22.0% 

Not computed 33 6.7% 13 0.2% 46 2.6% 

Householder 65 to 74 years: 374 100.0% 873 100.0% 1,247 100.0% 

Less than 20% 71 19.0% 474 54.3% 545 43.7% 

20 to 24% 22 5.9% 77 8.8% 99 7.9% 

25 to 29% 59 15.8% 96 11.0% 155 12.4% 

30 to 34% 16 4.3% 52 6.0% 68 5.5% 

35% or more 183 48.9% 174 19.9% 357 28.6% 

Not computed 23 6.1% 0 0.0% 23 1.8% 
Householder 75 years and 
over: 732 100.0% 923 100.0% 1,655 100.0% 

Less than 20% 54 7.4% 606 65.7% 660 39.9% 

20 to 24% 31 4.2% 63 6.8% 94 5.7% 

25 to 29% 76 10.4% 46 5.0% 122 7.4% 

30 to 34% 40 5.5% 35 3.8% 75 4.5% 
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35% or more 506 69.1% 167 18.1% 673 40.7% 

Not computed 25 3.4% 6 0.7% 31 1.9% 
Source: U.S. Census Bureau, 2000. 

Owner-Occupied Affordability 
 
In 2003, the average purchase price of an Albany home was $139,175 in Linn County (and $201,788 in 
North Albany in Benton County). In general, a household needed to earn roughly $50,000 in 2003 to 
afford the average priced Linn County Albany home.  The maximum home purchase price for a 
household earning $40,000 is $112,000.9   
 
In 2000, the owners of approximately 73% of housing units had mortgages.  Forty-two percent of 
mortgage-holding households paid $1,000 or more per month in housing costs. 

 
Table 2-19. Mortgage Status and Select Monthly Costs for Owner-Occupied Units, 2000 

Total: 9,592 Households With Without 

  Mortgage Mortgage 

Housing units with a mortgage: 6,988 2,604 

Less than $200 24 259 

$200 to $299 21 764 

$300 to $399 32 748 

$400 to $499 136 458 

$500 to $599 353 243 

$600 to $699 460 59 

$700 to $799 521 32 

$800 to $899 736 11 

$900 to $999 659 12 

$1,000 to $1,249 1,863 18 

$1,250 to $1,499 1,069   

$1,500 to $1,999 841   

$2,000 to $2,499 218   

$2,500 to $2,999 29   

$3,000 or more 26   
Source: U.S. Census Bureau, 2000. 

 

Fortunately, the lower interest rates increase a homeowner’s purchasing power and have helped make 
higher home prices more affordable.    
 

Renter Affordability 
 
The 2000 Census reported that 25% of Albany’s rental units, which includes both single-family homes 
and multi-family units, rented for more than $750 a month. Almost half rented between $500 and $749, 
22% between $300 and $499, and 6.7% rented for less than $300 a month.  
 

                                                      
9 For these examples, the maximum purchase price is estimated to be 2.8 times the household income.  The amount of mortgage 
one can afford is affected by household debt, interest rates, and amount of a down payment. 
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Table 2-20. Albany Rent Ranges, 2000 

GROSS RENT Albany 

Total Renter-Occupied Units with 
Cash Rent 6,417 100% 

Less than $250 413 6.4% 

$250 to $399 997 15.5% 

$400 to $499 1,561 24.3% 

$500 to $649 2,017 31.4% 

$650 to $749 603 9.4% 

$750 to $999 401 6.2% 

$1,000 to $1,249 68 1.1% 

$1,250 or more 357 5.6% 

Median Rent (dollars) $594  
Source: U.S. Census Bureau, 2000. 

 
A 2002-2003 survey of Albany apartment complexes with ten or more units confirmed that most 
apartments rent between $430 and $664 a month (as seen in the next table).  The “other” category 
includes other rental properties such as single-family dwellings, duplexes, triplexes, and four-plexes.  
 

Table 2-21. 2003 Albany Rents  

Rents All Units Percent 
Apartment 
Complexes 

Other 
Units 

$0 – 199 169 2.2% 78 91 

200 – 429 1,386 17.8% 1,201 185 

*430 – 664 3,880 49.9% 2,377 1,503 

665 – 909 1,837 23.6% 239 1,598 

910 – 1149 330 4.2% 0 330 

1150 + 175 2.2% 0 175 

Total Units 7,777 100% 3,895 3,882 

Source: Albany Planning Division staff, based on a survey of all rental units 
(apartments and other rental properties) in 2002 and 2003.  See Appendix A. 

 

Low-Income Housing Affordability 
 
Finding affordable housing for low-income households is especially challenging, 
given the rise in housing prices.  The Department of Housing and Urban 
Development (HUD) defines a low-income household as one that earns 80% or 
less of the median family income (MFI) for the area.  In 2005, the median family 
income for Linn County was $52,150.  There are three levels of low-income 
households described below:   

• Moderately low-income households earn 80% or less of the MFI.  
In 2005 this was up to $41,750, which equals $20 per hour. Job examples in 2006 dollars10 
include:   
- School bus drivers start at $13.00/hr. 
- City clerk, $13.50/hr. and City administrative assistant, $15.70/hr  
- City transit operator, $15.60/hr. 
- City street maintenance operator, $16.10/hr. 
- Starting accountant at Oregon State University, $16.06/hr 

                                                      
10 City of Albany jobs used Step C of the salary range which include Steps A to F. Most employees start at Step A.  Other wages 
as noted in Albany Democrat-Herald classified ads, January 2007.  To calculate annual salaries – multiply the hourly wage by 
2080 hours.  Wages do not include benefits.  Most of the lowest paying jobs have no paid benefits or paid time off. 

The Median Family 

Income (MFI) is 

based on a 4-person 

household. 
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- City librarian, $17.25 
- Albany teacher starting salary with a master’s degree, $17.30/hr. 
- Community service officer (Albany Police Dept.), $18.80/hr. 

• Very-low-income households earn below 50% of the MFI.   
In 2005 this was up to $26,100, which equals $12.50 per hour.  Job examples include: 
- Production line worker, $8.50/hr. 
- Daycare and preschool teachers/instructors, $8.00 to $12.00/hr. 
- School district food service assistant start at $9.12/hr. 
- Heavy industrial laborer, $11.00/hr. 
- Library aide, $11.00/hr. 
- School district education assistants start at $10.02/hr.; and child care specialists at 

$11.41/hr. 
- Landscaper, $12.00/hr. 

• Extremely-low income households earn up to 30% of the MFI.   
In 2005 this was up to $15,650, which equals $7.50 per hour, or Oregon’s minimum wage in 
2005.  Most retail and restaurant jobs start at minimum wage.  

 
The table below shows the HUD income limits for Linn County in 2005.   

 
Table 2-22. HUD Income Limits for Linn County, 2005  

Persons Per Household  1 2 3 4 5 

2005, MFI: $52,150 

Extremely Low, 0 – 30% of MFI $10,950 $12,550 $14,100 $15,650 $16,800 

Very Low, 30 to 50% of MFI $16,900 $19,300 $23,450 $26,100 $28,000 

Low-Mod, 50 – 80% of MFI $27,050 $30,900 $37,600 $41,750 $44,800 

Source: Department of Housing and Urban Development. 

 
Very low-income households (at or below 50% of the median family income) are eligible to apply for 
Section 8 housing vouchers from the Linn-Benton Housing Authority.  In this HUD program, eligible 
families find their own rental units in the existing housing market. Families pay a portion of the rent and 
utilities, generally equal to 40% of their adjusted monthly income. The Housing Authority pays the 
landlord the balance of the rents on behalf of the families. 
 
Each year, the HUD calculates fair market rents based on the median family income in counties and 
Metropolitan Statistical Areas.  Albany uses figures calculated for Linn County.  The 2003 and 2005 fair 
market rents for households in Linn County are shown below and are compared with a 2003 survey of 
Albany rents.   
 

Table 2-23. HUD Fair Market Rents for Linn County, 2003 and 2005  

Year 

Median 
Family 
Income 

Studio/ 
Efficiency 1-BR 2-BR 3-BR 4-BR 

2003 $49,300 $406 $483 $625 $860 $959 

2005 $52,150 $425 $515 $642 $885 $1096 

Source: Department of Housing and Urban Development.   
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According to HUD, Albany’s 2003 rents (see the table on the previous page) appear to be relatively 
affordable to Albany residents at the median family income. The apartment industry saw a boom a few 
years ago, resulting in stiffer competition for renters. The older apartments may need some upgrades in 
order to get higher rents and maintain good occupancy levels.  
 
How many low-income households does Albany have? The 2000 Census calculated housing 
affordability for Albany’s households earning less than the median family income. (Household income 
data was not available for Albany households in 2005.)  In 2000, 66% of rental households and 55% of 
owner-occupied households earning less than $35,000 paid more than 30% of their income on housing 
costs.  Over 80% of those households earning less than $20,000 experienced housing cost burden.  (Note: 
The median family income for Albany households in 2000 was $40,000.)  
 

Table 2-24. Albany’s Low-Income Households Spending 30% or more on Housing Costs in 2000  

Tenancy Type 
% of 
MFI 

Income 
Range 

Albany 
Hholds 

Paying >30% 
  # HH                  

Affordable 
Monthly 

Hsg Costs 

Affordable 
Home Purchase 

Price 

Renter-Occupied Households 4,437 2,911 65.6%   

Extremely Low 0-30%  Up to $10,000 1,169 970 83.0% Up to $250  

Very Low 30-50%  $10-$20,000 1,497 1,263 84.4% $250-500  

Low-Moderate. 50-87%  $20-$34,999 1,771 678 38.3% $500-875  

Owner-Occupied Households 1,929 1,068 55.4%  Home Purchase $ 

Extremely Low 0-30% Up to $10,000 251 202 80.5% Up to $250 <= $28,000 

Very Low 30-50% $10-$20,000 542 298 55.0% $250-500 $28-56,000 

Low-Moderate. 50-87% $20-$34,999 1,136 568 50.0% $500-875 $56-98,000 

Source: U.S. Census Bureau, 2000. 

 
Given that incomes have been rising at a slower rate than the cost of housing, one can assume that Albany 
still had over 6,000 households in 2005 that made less than 80 percent of the median family income.  A 
minimum-wage earner in 2005 made $15,600 a year ($7.50/hr x 2080 hr/year). On this income, housing 
would need to be $390 a month to be affordable (30% of monthly income) and leave enough to pay 
utilities.  A person earning $12.00 an hour makes $24,960 a year.  Affordable housing costs at this level 
are no more than $624 a month.  
 
Housing Assistance Programs 
 
Several Albany agencies provide various forms of housing assistance: affordable rental housing, housing 
rehabilitation, home-ownership assistance, emergency shelter and transitional housing.  These agencies 
rely on a combination of local, state, and federal support and work with limited resources.  Despite the 
tremendous efforts of Albany’s housing agencies, there is still great demand for affordable housing and 
housing for the special needs populations.  
 
The following housing assistance programs are offered by Albany area agencies with varying degrees of 
assistance from the City.  
 

Affordable Rental Housing 
 
Most existing below-market-rate housing in Albany is rental housing, primarily apartments.  HUD’s  
“Section 8” program provides financial assistance to many of the qualifying low- and moderate-income 
families in Albany through payment of rent subsidies to landlords.  The program is administered locally 
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by the Linn-Benton Housing Authority.   Seventy-five percent of all families receiving assistance have 
income under 30% of the median income for each county.  In December of 2000 there were 958 families 
(2,230 residents) receiving subsidies in Albany, with an average household income of $9,333. The 
average rental subsidy in Albany was $382 a month per family.  In 2005, the housing authority distributed 
12 million dollars in rental subsidies to 2,500 households in its service area.  
 
The Albany Partnership for Housing and Community Development, a non-profit community 
development corporation, was established in 1991.  The Partnership manages 133 apartment and single-
family units in their Parkside, Periwinkle Place, ParkRose, and Songbird Village developments.   The 
City of Albany provides technical support to this non-profit, and has a city councilor and staff person 
serving on its Board of Directors.   
 

The Community Services Consortium (CSC) provides rental move-in costs and rental housing assistance 
to low-income households.   
 

Housing Rehabilitation 
 
In the 1980s and early 1990s, the City sponsored several similar projects to improve Albany’s existing 
housing stock for low- and moderate-income residents, targeting both owner-occupied and rental housing 
needs.  Past rehabilitation efforts were funded with federal Community Development Block Grant 
(CDBG) and rental rehabilitation dollars awarded to the City by HUD or through the State.  The repaid 
deferred payment loans became the funding source used to establish the City’s “Community Development 
Fund,” now know as the Housing program.  
 
The most recent housing rehabilitation program began in 2001 with $500,000 CDBG funding obtained 
by the City of Albany, and managed by the CSC.  Low- and moderate-income homeowners qualified for 
up to $15,000 in no-interest financing to rehabilitate their owner-occupied homes. Additional 
weatherization and preferential rate private financing were available as a part of this program.  Typical 
projects were new foundations, electrical and plumbing upgrades, dry rot and structural repairs, heating 
systems, roofing, siding, ADA accessibility, painting and weatherization. By the end of 2003, the grant 
funds were allocated to 32 households.  
 

The Weatherization Program, operated by the CSC, provides weatherization improvements for owner- 
occupied and rental units for lower-income, senior citizens and the disabled.  The program includes 
heating system safety checks; weather-stripping, caulking and air sealing; insulation in attics, walls and 
floors; and diagnostic infiltration tests.  There is no charge for labor or materials.  (Brochure in housing 
assistance file.)   
 

Volunteer Caregivers matches community volunteers with needy senior and/or disabled individuals to 
provide minor household repairs, house painting and installation of ADA ramps.  The City grants up to 
$300 of hard costs from the Community Development Fund (now the Housing program).  Volunteer 
Caregivers also provides volunteers for general home care (yard work, house cleaning).   

 
Home Ownership Assistance 

 

Albany Habitat for Humanity, established in 1992, provides affordable home ownership to low-income 
persons and families. To date, Habitat has constructed 18 homes for families and 62 children in need.  
Habitat reports that there is tremendous demand for low-income home ownership.  The City recently 
provided four residential lots for development and secured CDBG funding for street improvements 
needed to develop seven new Habitat lots.    
 
The Mutual Self-Help Housing Program, coordinated by CSC, works with a group of interested lower-
income families that want to purchase or build their own homes. The loans are provided by USDA Rural 
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Development. The program accesses funds for land acquisition, materials, any subcontractor work, and 
mortgage financing. A construction coordinator orders materials, schedules construction, and trains the 
families in construction skills needed to build their homes.   

 
Emergency Shelter and Transitional Housing 

 
Albany’s homeless population has grown from an average of 125 persons a day in 2000 to around 300 
persons per day in early 2004. Albany Helping Hands Shelter provides a 30-bed capacity with an 
emergency overflow for another 25. Helping Hands provided 12,000 person nights of shelter in 2000, and 
15,191 person nights in 2003. The agency also offers daily lunch and dinner meals to the public, clothing 
and household items to the needy, and helps to place residents in permanent housing and jobs.  Helping 

Hands relocated in late 2004 to a larger 80-bed facility. (The cafeteria area can be converted to sleeping 
quarters to add 19 beds, for a total of 99 beds.)  
 
Emergency shelter is also provided by several area churches and the Albany Rescue Mission. 
 
FISH of Albany offers two types of housing assistance: transitional housing for homeless individuals and 
families and the Fish Guest House, which provides long-term housing for pregnant teens. 
 
The Center Against Rape & Domestic Violence (CARDV) provides emergency shelter and support for 
victims of domestic abuse. Services include a 24-hour hotline, a safe house in Corvallis, counseling and 
support, and transitional housing opportunities.   
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CHAPTER 3:  VARIABLES AFFECTING HOUSING NEED 
 
Housing choices are influenced in complex ways by dozens of factors.  Households make tradeoffs based 
on the proximity of daily activities and attractions (work, schools, recreation, shopping).  How much 
households are willing to pay and what house they actually buy is influenced by economic forces, housing 
size, location and sometimes government policy.  
 
The following housing and demographic variables affect the type and amount of housing needed in a 
community:   

• Population Projections 

• Population and Householder Age  

• Household Income  

• Household Size & Composition 

• Tenure (Ownership) 

• Vacancy Rate 

• Other Variables Affecting Housing Choice 
 

 
Population Projections  
 
State law requires a coordinated population forecast by counties and localities for all planning activities.11 
The coordinated population forecasts for 2020 developed and adopted by Linn and Benton Counties in 
1999 began with countywide population estimates to the year 2040 as established by the State Economist 
in 1997. The forecast factored in growth trends since 1980, which represents the most recent full 
economic cycle of recession and expansion for Albany.  The forecast assumes an annual average increase 
of 1.4%, which is consistent with state projections for a slower growth rate over the forecast period.   

Table 3-1. County-Coordinated Forecast of Population   
Growth for Linn and Benton Counties, 2000-2040 
Benton County Forecast Linn County Forecast 

Year Amount Change % Change Amount Change % Change 

2000 79,291   104,894   

2005 82,116 2,825 3.6 110,573 5,679 5.4 

2010 85,080 2,964 3.6 116,053 5,480 5.0 

2015 88,167 3,087 3.6 121,593 5,540 4.8 

2020 91,345 3,178 3.6 127,158 5,565 4.6 

2025 94,668 3,323 3.6 132,909 5,751 4.5 

2030 98,024 3,356 3.5 138,812 5,903 4.4 

2035 101,481 3,457 3.5 144,834 6,022 4.3 

2040 104,998 3,517 3.5 150,551 5,717 3.9 

Source: State of Oregon, Office of Economic Analysis. 

 
Albany’s county-coordinated forecast projected a population of 53,200 in 2020 (see next table).  This 
analysis looks at housing need to 2025. Albany’s adopted population forecast to 2020 was extended to 
2025 using the same average annual increase of 1.4% (used between 2005 and 2020), resulting in 57,030 
people. 

 

                                                      
11 ORS 195.036 
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Table 3-2. Albany’s County-Coordinated Population Forecast to 2020 

Year City Total Linn County Benton County 

1996 37,095 32,745 4,350 

2000* 40,852 35,748 5,104 

2005 43,400 38,090 5,310 

2010 46,450 40,840 5,610 

2015 49,710 43,790 5,920 

2020 53,200 46,950 6,250 

Projected 2025 Population 

2025 57,030 50,330 6,700 

Sources: City of Albany, Planning Division. *2000 data is from the census. 

 
Looking at annual population estimates provided by Portland State University, Albany’s population grew 
by an average of 2.3% per year between 1996 and 2005. Albany averaged 1.66% growth per year over 25 
years between 1980 and 2005. Albany has grown faster than projected in the adopted county-coordinated 
2020 forecast for Albany. 
 
       Table 3-3. Portland State University - Albany Population Estimates 

Year 
US 

Census PSU 
% 

Change Linn Benton 

1980 26,540         

1981   27,100 2.11%     

1982   27,450 1.29%     

1983   27,500 0.18%     

1984   27,900 1.45%     

1985   27,911 0.04%     

1986   27,950 0.14%     

1987   28,060 0.39%     

1988   28,020 -0.14%     

1989   28,030 0.04%     

 1990* 33,523 29,540 5.39% 29,525 15 

 1991*   33,850 0.98% 29,975 3,875 

1992   34,200 1.03% 30,310 3,890 

1993   34,350 0.44% 30,375 3,975 

1994   35,020 1.95% 30,945 4,075 

1995   36,205 3.38% 32,005 4,200 

1996   37,095 2.46% 32,745 4,350 

1997   37,830 1.98% 33,290 4,540 

1998   38,925 2.89% 34,185 4,740 

1999   40,010 2.79% 35,030 4,980 

2000 40,852 41,145 2.84% 36,005 5,140 

2001   41,650 1.23% 36,410 5,240 

2002   42,280 1.51% 36,895 5,385 

2003   43,600 3.12% 37,565 6,035 

2004   44,030 0.99% 37,815 6,215 

2005   45,360 3.00% 38,905 6,455 
Source: Portland State University, Center for Population and Research.  
*The original 1990 Census figure for Albany was 29,462. In 1995, this figure was 
officially revised to 33,523 to include the 1991 North Albany annexation. The 
percent increase between 1990 and 1991 reflects the pre-annexation figures. 

 

Average Annual Growth Rates 

2.28% 1996 to 2005 

1.66% 1980 to 2005 
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If growth continues at the average pace of 2.3% a year between 1996 and 2005, Albany might reach 
50,000 people in 2010.  

Figure 3-1. 

Albany Growth Trends
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Due to higher growth than projected in the county-coordinated forecast and uncertainty about the rate of 
growth to 2025, the City prepared three additional population growth scenarios to 2025 (for modeling 
purposes).  All growth scenarios begin with Albany’s 2005 Portland State University’s (PSU) population 
estimate of 45,360. Scenario 1 uses a moderate average annual growth rate of 1.5%, which is close to the 
state’s projection of 1.4% growth applied to the 2005 population estimate. Scenario 2 uses a 1.9% average 
annual growth rate. Scenario 3 assumes a continuation of the very high annual growth rate of 2.2% over 
the planning period.      
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Table 3-4. Albany Population Growth Scenarios to 2025 

YEAR 2000 2005 2010 2015 2020 2025 
1999 Adopted County-Coordinated 
Forecast to 2020. 39,550 43,400 46,450 49,710 53,200 57,030 

Scenario 1: 1.5% Ave. Annual Inc. 40,852* 45,360 48,666 52,642 56,711 61,093 

Scenario 2: 1.9% Ave. Annual Inc. 40,852* 45,360 49,836 54,754 60,157 66,093 

Scenario 3: 2.2% Ave. Annual Inc. 40,852* 45,360 50,574 56,387 62,869 70,096 
Source:  Albany Planning staff. The 1999 adopted county-coordinated forecast continues the 1.4% growth rate to 2025. 
Scenarios 1 through 3 show different average annual increases starting with the 2005 Portland State University population 
estimate of 45,360. *2000 figures are from the U.S. Census Bureau. 

 
In addition to the 1999 adopted forecast, all three scenarios were run through the Housing Needs Model to 
determine how many housing units might be needed in the event population growth is stronger than 
projected.   
 
Age of Householder and Age Projections  
  
After researching various demographic variables and their usefulness in predicting housing tenure for the 
Oregon Housing Needs Model, two variables – age of head of household (householder) and household 
income - demonstrated significantly stronger correlation with housing tenure than other variables and 
were selected as the primary demographic variables for the model. 12  
 
Like much of the nation, Albany’s population is living longer due to gradual improvements in life 
expectancy.  The median age was 34.6 in 2000, up from 32.7 in 1990 and 27.6 in 1980.  The 2005 
American Community Survey (conducted by the Census Bureau) estimated the median age for Linn 
County residents was 38.0 and Benton County was 35.3.  
 

Table 3-5. Age of Householder by Household Type, 2000 

Household type Families 
Non-family 
Households 

Totals % 

Totals: 10,809 5,299 16,108 100% 

Householder 15 to 24 years 589 542 1,131 7.0% 

Householder 25 to 34 years 2,273 685 2,958 18.4% 

Householder 35 to 44 years 2,580 763 3,343 20.8% 

Householder 45 to 54 years 2,321 943 3,264 20.3% 

Householder 55 to 64 years 1,349 623 1,972 12.2% 

Householder 65 to 74 years 878 559 1,437 8.9% 

Householder 75 to 84 years 668 790 1,458 9.1% 

Householder 85 years and over 151 394 545 3.4% 
Source: U.S. Census Bureau, 2000. 

 
As the population ages, there will be more “empty-nester” and elderly householders. The aging “baby 
boomers” caused the 45-to-64 age group to grow sharply from 16% of Albany’s total population in 1980 
to 22% in 2000.  Most of these baby boomers will become “empty nesters” if they are not already, and 
will cycle into retirement over the next 20 years. The percentage of the 45 and over population is 
projected to grow from 35% in 2000 to 45% in 2020 and 2025.  This trend results in a slight decrease in 
the percentage of the youth population.   
 
Albany’s seniors (65 and older) accounted for 13% of the population in 2000, with over half of them 75 
years and older.  The senior population is projected to grow to 19% of Albany’s population by 2020.  The 

                                                      
12 Oregon Housing Needs Model Methodology, Oregon Housing and Community Services Department   
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needs and preferences of those over 65, and especially those over 75, could have a significant impact on 
housing needs in Albany. 

Table 3-6. Trends and Forecast of Age Groups as a Percentage of Albany’s Population 
Ages 1990* 2000 2005 2010 2015 2020 2025 

0-14 7,302 22.2% 9,012 22.1% 9,288 21.4% 9,336 20.1% 9,544 19.2% 10,001 18.8% 10,608 18.6% 

15-24 4,754 14.5% 5,715 14.0% 5,729 13.2% 6,177 13.3% 6,612 13.3% 6,650 12.5% 6,558 11.5% 

25-34 5,349 16.3% 5,914 14.5% 6,076 14.0% 6,178 13.3% 6,313 12.7% 6,810 12.8% 7,356 12.9% 

35-44 4,927 15.0% 6,070 14.9% 6,380 14.7% 6,642 14.3% 6,910 13.9% 7,076 13.3% 7,243 12.7% 

45-54 3,542 10.8% 5,583 13.7% 6,206 14.3% 6,550 14.1% 6,960 14.0% 7,129 13.4% 7,528 13.2% 

55-64 2,385 7.3% 3,358 8.2% 4,470 10.3% 5,620 12.1% 6,263 12.6% 6,703 12.6% 7,186 12.6% 

65-74 2,536 7.7% 2,298 5.6% 2,343 5.4% 3,112 6.7% 4,176 8.4% 5,213 9.8% 5,988 10.5% 

75+ 2,026 6.2% 2,902 7.1% 2,908 6.7% 2,835 6.1% 2,932 5.9% 3,618 6.8% 4,562 8.0% 

Total 
Pop. 32,821  40,852  43,400  46,450  49,710  53,200  57,030  

Source: Data in the 1990 and 2000 columns calculated by Albany Planning staff from US. Census data.  *1990 figures include the 1991 
North Albany population, excluding 502 North Albany residents for whom age was unknown (Portland State University).  Data in the 2010, 
and 2020 columns adjusted per Oregon data.  Data in the 2005, 2015 and 2025 columns extrapolated from adjoining columns. 

 
Housing Ownership by Age of Householder 

 
Age of the householder strongly correlates with home ownership rates as shown in the following table.  
Not surprising, a majority of Albany’s householders under 35 years of age are renters, constituting 41.6% 
of all renters.  Just over half of householders between 35 and 44 years old owned their homes, while 45% 
were renters.  Two-thirds of householders between 45 and 64 owned their homes.    
 

Table 3-7. Housing Ownership by Age of Householder, 2000 

  Owner-Occupied Renter-Occupied 

Albany Totals 9,592 100.0% 6,551 100.0% 

Householder 15 to 24 years 107 1.1% 996 15.2% 

Householder 25 to 34 years 1,322 13.8% 1,728 26.4% 

Householder 35 to 44 years 1,749 18.2% 1,428 21.8% 

Householder 45 to 54 years 2,465 25.7% 799 12.2% 

Householder 55 to 59 years 910 9.5% 272 4.2% 

Householder 60 to 64 years 597 6.2% 222 3.4% 

Householder 65 to 74 years 1,083 11.3% 374 5.7% 

Householder 75 to 84 years 1,112 11.6% 420 6.4% 

Householder 85 years + 247 2.6% 312 4.8% 
Source: U.S. Census Bureau 2000, Summary Tape File 3. 

 
The percentage of persons under 35 years old is expected to decrease from 50% of Albany’s population in 
2000 to 43% in 2025.  To offset the potential decreased demand for rental units from those under 35 is the 
projected increase in percent of persons 65 to 84, most of whom rent units in retirement communities.  
 
Household Income  
 
Household income is the key variable in determining the affordability component of housing needs and is 
strongly correlated with housing tenure.13   
                                                      
13 Oregon Housing Needs Model Methodology, Oregon Housing and Community Services Department   
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Most Albany household incomes increased between 1990 and 2000 after adjusting for inflation as shown 
in the following graph. The younger and senior households in Albany had the lowest incomes, but 
experienced the greatest increase in income between 1990 and 2000 after adjusting for inflation.  

Figure 3-2. Albany Median Household Income Growth by Age, 1990-2000 
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Albany’s median household income in 1999 was $39,409 and the median family income was $46,094.  
According to the 2000 Census, just over 5,000 Albany households (about 32% of all households) had 
incomes less than $25,000. Half of these low-income households (2,567) are families.   
 

Table 3-8. 1999 Albany Household and Family Incomes 

 Households 

Median Inc. = $46,094 

Families 

Median Income = $39,409 

All HHs: 16,189 100% Families: 10,984  100% 

Less than $10,000 1,603 9.9% 673 6.1% 

$10,000 to $14,999 1,018 6.3% 481 4.4% 

$15,000 to $24,999 2,527 15.6% 1,413 12.9% 

$25,000 to $34,999 2,089 12.9% 1,342 12.2% 

$35,000 to $49,999 2,941 18.2% 2,076 18.9% 

$50,000 to $74,999 3,516 21.7% 2,810 25.6% 

$75,000 to $99,999 1,422 8.8% 1,275 11.6% 

$100,000 to $149,999 809 5.0% 703 6.4% 

$150,000 to $199,999 133 0.8% 109 1.0% 

$200,000 or more 131 0.8% 102 0.9% 

Source: U.S. Census Bureau, 2000. 

The next two tables show household income by Albany’s planning sectors.  North Albany had the largest 
percentage of households earning over $75,000 in 1999. 
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Table 3-9. Household Income by Albany Planning Sectors, 1999 

  
North 

Albany 
East 

Albany 
South 

Albany 

Central 
Albany Downtown 

Total Households: 2,512 1,556 2,565 7,946 3,224 

Less than $10,000 1.2% 9.1% 8.1% 11.4% 12.5% 

$10,000 to $19,999 3.3% 13.0% 14.8% 15.7% 15.0% 

$20,000 to $29,999 7.7% 14.2% 13.6% 15.1% 18.6% 

$30,000 to $39,999 10.1% 9.1% 11.2% 12.8% 14.3% 

$40,000 to $49,999 8.4% 11.2% 13.2% 12.4% 11.1% 

$50,000 to $59,999 29.4% 26.3% 20.7% 21.6% 17.2% 

$75,000 to $99,999 15.5% 11.8% 10.7% 7.4% 6.1% 

$100,000 to $199,999 19.7% 5.3% 7.1% 3.0% 4.2% 

$200,000 or more 4.7% 0.0% 0.3% 0.5% 1.0% 
Source: U.S. Census Bureau, 2000. 

 
Table 3-10. Households with Supplemental Incomes in 1999 by Planning Sector 

  
North 

Albany  
East 

Albany  
South 

Albany  

Central 
Albany  Downtown 

Total 
City 

All Hhlds w/ Supplemental Income: 1,178 782 1,505 3,835 1,841 9,141 

  Social Security Income 580 403 839 2,051 878 4,751 

  Supplemental Security Income 31 49 85 312 200 677 

  Public Assistance Income 28 36 62 289 217 632 

  Retirement Income 539 294 521 1,181 546 3,081 
Source: U.S. Census Bureau, 2000. 

 
The next table shows the income levels by age.  
 

Table 3-11. Albany Age of Household Head by Household Income, 1999 

Age of Householder <25 yrs 25 to 34 35 to 44 45 to 54 55 to 64 65 to 74 75 + 

# of Households 1,202  3,120 3,331  3,123  1,919  1,411  2,083  

Less than $10,000 21.3% 10.3% 6.9% 4.3% 4.4% 12.2% 19.5% 

$10,000 to $19,999 23.5% 8.2% 9.8% 8.5% 14.7% 19.9% 27.2% 

$20,000 to $29,999 16.6% 16.1% 9.9% 10.1% 15.5% 14.4% 25.3% 

$30,000 to $39,999 15.1% 12.0% 15.1% 11.0% 7.8% 15.7% 9.5% 

$40,000 to $49,999 10.6% 15.1% 15.4% 12.2% 10.2% 9.1% 7.3% 

$50,000 to $74,999 10.7% 30.5% 24.6% 24.8% 26.2% 15.9% 5.2% 

$75,000 to $99,999 1.3% 5.0% 11.4% 15.9% 13.7% 4.3% 2.5% 

$100,000 or more 0.7% 2.9% 6.8% 13.2% 7.5% 8.6% 3.4% 
Source: U.S. Census Bureau, 2000. 

 
Ownership, or tenure, is shown in the next table by household income in 2000. 
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Table 3-12. Ownership by Household Income 

Total: 16,143 Owner-Occupied Renter-Occupied 

Owner occupied: 9,592 6,551 

Up to $9,999 401 4.2% 1,169 17.8% 

$10,000 to $19,999 793 8.3% 1,509 23.0% 

$20,000 to $34,999 1,604 16.7% 1,771 27.0% 

$35,000 to $49,999 1,828 19.1% 1,060 16.2% 

$50,000 to $74,999 2,622 27.3% 798 12.2% 

$75,000 to $99,999 1,322 13.8% 166 2.5% 

$100,000 to $149,999 764 8.0% 52 0.8% 

$150,000 or more 258 2.7% 26 0.4% 
Source: U.S. Census Bureau, 2000. 

 
Income Projections 

 
Household income is difficult to predict.  Based on past trends, incomes will increase slightly, after 
factoring for inflation.  By 2005, many of the well-paying manufacturing jobs that were lost between 
1997 and 2002 have been replaced with manufacturing jobs. Some of the new jobs in the health services, 
personal services, and government sectors have comparable salaries and benefits. Albany’s 
unemployment is at its lowest level in many years.   
 
Albany’s high quality of life and excellent location make it attractive for locating a business. Albany’s 
residents were better educated in 2000 than they were in 1990, and training opportunities through Linn-
Benton Community College offer an attractive work force.  
 

Poverty Status 
 
Having safe and decent shelter is critical and challenging for persons in poverty.  More than 11% (4,684 
people) of Albany’s population was below the poverty level in 1999. (The 1999 United States poverty 
level for a four-person family was $17,029.)  Of those below the poverty level, most were families.    
 

Table 3-13. Persons with Incomes Below the Poverty Level, 1999 

Total Population for which poverty status is determined: 40,282 100% 

Income in 1999 below poverty level: 4,684 11.6% 

Under 65 years: 4,309 10.7% 

In married-couple families 1,242 3.1% 

In other families: 2,096 5.2% 

Male householder, no wife present 488 1.2% 

Female householder, no husband present 1,608 4.0% 

Unrelated individuals 971 2.4% 

65 to 74 years: 375 0.9% 

In married-couple families 79 0.2% 

In other families: 37 0.1% 

Male householder, no wife present 15 0.0% 

Female householder, no husband present 22 0.1% 

Unrelated individuals 259 0.6% 
Source: U.S. Census Bureau, 2000. 

 
Downtown and Central Albany had the largest number of persons below the 1999 poverty level. Many of 
those in poverty are children. 
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Table 3-14. Persons in Poverty by Age for the Albany Planning Sectors, 1999 

  
North 

Albany 
East 

Albany 
South 

Albany 
Central 
Albany Downtown 

Persons in 1999 below poverty level: 162 355 704 2,586 1,268 

Younger than 18 years 39 110 189 926 408 

18 to 64 years 115 178 405 1,434 793 

65 to 74 years 0 60 9 83 35 

75 years and over 8 7 46 143 32 
Source: U.S. Census Bureau, 2000. 

Household Size and Composition 
 

Average Household Size 
 
Household size is a significant variable in projecting future housing needs. Historically, household size 
has been decreasing. The rate of change in household size has slowed significantly since 1980 for both 
Albany and Oregon, to -0.4% between 1990 and 2000.  Albany’s household size decreased by 0.8% 
between 1980 and 1990, and by 0.4% between 1990 and 2000.  

 

Table 3-15. Trends in Household Size, 1970-2000 

 
1970 1980 1990* 2000 

1970-80   
% change 

1980-90 % 
change 

1990-2000 
% change 

Albany 2.96 2.52 2.50 2.49 -14.9 -0.8 -0.4 

Oregon 3.02 2.6 2.52 2.51 -13.9 -3.1 -0.4 

United States 3.14 2.76 2.63 2.59 -12.1 -4.7 -1.5 

Sources: U.S. Census Bureau, Center for Population Research and Census (Portland State University). 
*1990 Albany household size adjusted to include North Albany after annexation. (Note: The annexation of North 
Albany in 1991 raised Albany’s household size to 2.50 persons from 2.46 in 1990.  The 1990 Census calculated a 
household size of 2.82 persons for North Albany.) 

 
The most significant difference between Albany’s total population and the Hispanic/Latino population 
subset is household size.  The average Hispanic/Latino household size was 3.47 in 2000, compared with 
2.49 for the entire Albany population.  The continued increase in Albany’s ethnic population may affect 
Albany’s household size. 
 

Table 3-16. Average Size of Hispanic/Latino Households, 2000 

Latino Avg. HH Size 3.47 

Owner-occupied 3.66 

Renter-occupied 3.38 
Source: U.S. Census Bureau, 2000. 

 
Household size has a direct impact on the number of housing units needed. A slight change in household 
size can result in a difference of hundreds of housing units for Albany.  Due to the slowed decline of 
household size, the City used a projection of 0.1% average annual decline to project household size to 
2025. (Note: The Census Bureau and the Analysis of the Regional Economy and Housing for Linn and 
Benton Counties report predicted household size will decline at an annual rate of 0.2%.)  Albany’s 
household size is projected to decline from 2.49 in 2000 to 2.43 in 2025.   
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Table 3-17. Forecast of Average Household Size in Albany to 2025 

Year 2000 2005 2010 2015 2020 2025 

Household Size 2.49 2.48 2.465 2.45 2.44 2.43 

Source: Census 2000, and Albany Community Development Department projections 
using an 0.1% average annual rate of decline. 

 

Household Composition 
 
Household composition affects the size and type of housing units needed. Over the years, the profiles of 
the “typical” household and homebuyer have evolved. Multi-earner families and single-householder 
families continue to increase as do single buyers, virtually unknown groups in 1970.  
 

Table 3-18. Albany Households by Type, 2000 and 1990 

 2000 1990 

Total Households 16,108 100% 11,786 100% 

Families 10,809 67.1 7,853 66.6 

Married-couple family 8,233 51.1 6,077 51.6 

With own children under 18 years 3,617 22.5 2,772 23.5 

Female hholder, no husband present 1,877 11.7 1,353 11.5 

With own children under 18 years 1,275 7.9 1,000 8.5 

Male householder, no wife present 699 4.3 423 3.6 

With own children under 18 years 473 2.9 264 2.4 

Non-Family households 5,299 32.9 3,933 33.4 

Male householder 2,364 14.7 1,767 15.0 

Female householder 2,935 18.2 2,166 18.4 

Householder living alone 4,200 26.1 3,157 26.8 
Source: U.S. Census Bureau, 2000. 

 
Families. Married-couple families remained a little over one half of all households in 2000. 
Approximately one-third of all Albany households had children under 18 years old in 2000.  The average 
family size was 2.99 in 2000.  

While the percentage of families with children remained stable between 1990 and 2000, it is projected to 
decrease through 2010 as the last of the baby boomers leave their child-bearing years and the percentage 
of women in their mid-20s and mid-30s decreases.  
 
Singles. Singles accounted for over one-fourth of Albany’s households in both 1990 and 2000.  The 
percentage of single-headed households is expected to continue to increase slightly to 2020.  Females 
account for many of the one-person households.  In 1970, only 6.5% of Albany’s households were 
female-headed.  In 2000, female-headed households constituted 11.7% of all units.   

Seniors.  Seniors 65 years and over accounted for 22.9% of all households in 2000. Ten percent of all 
households are persons 65 years and older living alone.  The number of people over 65 years old is 
expected to increase over the next 20 years as the baby boomers move into their senior years.   
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Table 3-19. Senior Households, 2000 

Households with 1 or more people 65 yrs and over: 3,686 

1-person household 1,674 

2-or-more-person household: 2,012 

Family households 1,921 

Non-Family households 91 
Source: U.S. Census Bureau, 2000. 

Group Quarters Population. The 2000 Census counted 687 people living in group quarters in Albany, or 
about 1.7% of the total population.  Of these, 492 were in institutions and there were 195 non-
institutionalized persons.  The Census defines the institutionalized population as those people under 
formally authorized, supervised care or custody, and classified as patients or inmates.  Over one-third of 
those in group quarters were seniors over 65 years of age. Most of these seniors were in nursing or other 
long-term care-related institutions.   

Table 3-20. Persons in Group Quarters by Age, 2000 

  < 18 yrs 18-64 yrs 65 yrs + Total 

TOTAL IN GROUP QUARTERS 69 366 252 687 

Institutionalized population: 60 247 185 492 

Correctional institutions 1 207 0 208 

Nursing homes 0 10 145 155 

Other institutions 59 30 40 129 

Non-institutionalized population: 9 119 67 195 

College dormitories  0 0 0 0 

Military quarters 0 0 0 0 

Other non-institutional group quarters 9 119 67 195 
Source: U.S. Census Bureau, 2000. 

The “other” institutions and non-institutional categories include group homes for mentally ill, chronically 
ill, and abused persons, mental hospitals or wards, and juvenile institutions. The high number of persons 
younger than 18 years in institutions was due to the number of residents at the local youth correctional 
facility in 2000.  The following table shows the results of a survey of Albany’s group quarters on June 30, 
2005.   

 
Table 3-21. Albany’s Group Quarters Population Estimate, 2005 

Type of Group Quarters Units/Capacity 
2005 

Population 

Nursing/Alzheimer Homes 343 289 

Assisted Living Facilities 217 222 

Group Foster Care Homes 60 58 

Homeless Shelter 99 99 

Linn County Jail -- 216 

Oak Creek (youth) Correctional Facility* 104 14 

TOTAL  844 
*Note: the Oak Creek Youth Correctional Facility closed in 2005 due to funding, but houses kids in 
transition to other facilities. It has a 104-person maximum capacity. 

 
Albany’s group quarters’ population averaged 1.43% per year between 1980 and 2000.  The highest 
percent of persons in group quarters was 2.31% in 1987, and the lowest percent was 0.94% in 1995.  
Beginning in 2001, the percent of persons in group quarters was significantly higher than the 2000 Census 
reported. A portion of the larger group quarters’ population may be attributed to more persons in jail and 
a larger homeless shelter. 
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Table 3-22. Trends of Persons in Group Quarters in Albany, 1970-2005 

Year 1970 1980 1990 2000 2001 2002 2003 2004 2005 

Albany Population 18,181 26,546 29,462 40,852 41,650 42,280 43,600 44,030 45,360 

Persons in group quarters 255 285 456 687 867 880 820 882 844 

% of total population 1.4% 1.07% 1.55% 1.68% 2.08% 2.08% 1.88% 2.00% 1.86% 

              Source: US Census Bureau, 1970-2000. Portland State University and Albany Planning staff, 2001-2005. 
 

 
In 1998, ECONorthwest estimated the group quarters population would increase by about 2% of the new 
population added over the next 20 years as the population continues to increase in age14.  The number of 
people in nursing homes is projected to increase at a faster rate than the overall population.  Using 
ECONorthwest’s projection of 2%, the persons in group quarters is estimated to be over 1,100 people by 
2025.   

 
Table 3-23. Forecast of Albany’s 2025 Group Quarters Population, Four Scenarios 

 
County-Coordinated 

2025 Forecast 
1.5% 

AAGR  
1.9% 

AAGR  
2.2% 

AAGR  

2025 Population Forecast 57,030 61,093 66,093 70,096 

Group Quarters Population Estimate 1,140 1,220 1,322 1,400 

AAGR = Average Annual Increase. Source: Albany Planning staff. 

 
Vacancy Rate Projections  

The residential vacancy rate can affect the number of housing units needed.  The City estimates Albany’s 
rental vacancy rate will be lower in 2025 than the 9.8% reported in 2000. A 2003 survey of Albany 
apartment complexes calculated an average vacancy rate of around 5%. Albany’s owner-occupied 
vacancy rate was 2.6% in 2000.  The projected rental vacancy rate of 6% and an ownership vacancy rate 
of 2% in 2025 were recommended in the Oregon Housing Needs Model methodology and used in the 
model to project future housing need. 
 
Other Variables Affecting Housing Choice 
 

Ethnicity 
 
Albany’s Hispanic/Latino population grew from just under 3% of Albany’s population in 1990 to 6% in 
2000. This ethnic group is projected to increase as a percentage of Albany’s population over the next 25 
years as immigration to Oregon increases.  

 
Table 3-24. Albany’s Ethnic Make-Up, 2000 

Albany’s 2000 Population: 40,852   

White alone 36,361 89.0% 

Hispanic or Latino 2,489 6.1% 

Black or African American alone 217 0.5% 

American Indian and Alaska Native alone 500 1.2% 

Asian alone 465 1.1% 

Native Hawaiian and Other Pacific Islander alone 86 0.2% 

Population of two or more races: 1,047 2.6% 
Source: U.S. Census Bureau, 2000. 

 

                                                      
14 Analysis of the Regional Economy and Housing for Linn and Benton Counties, ECONorthwest, 1999.           
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As Albany’s ethnic population increases, several housing variables may be affected, such as average 
household size and home ownership rates. Home-ownership rates and household size of the 
Hispanic/Latino population are located in those sections of this report.   
 

Place of Work 
 
A look at where Albany residents worked in 2000 shows that 54.4% of Albany’s working population 
worked in Albany, while the rest are commuting to other places for work.  In 2000, 8,694 of Albany’s 
19,074 workers worked outside the city limits of Albany.  Over 30% of Albany’s workers worked outside 
of Linn or Benton County (depending on where they reside in Albany).  

 

Table 3-25. Place of Work for Albany’s Working Population 

Total Workers 16 yrs +  19,074 100% 

Worked in locality 10,380 54.4% 

Worked in county  2,466 12.9% 

Worked outside county  6,052 31.7% 

Worked outside Oregon 176 0.9% 

Source: U.S. Census Bureau, 2000. 

 
Albany’s residential construction has outpaced job growth.  This has implications for Albany and the 
region as the City tries to achieve a jobs-housing balance. 
 
This data indicates some residents cannot afford housing where they work, or they cannot find housing of 
their choice close to their employment, or two-income families may choose to live between job locations.  
Over one-third of Albany’s workers commuted 20 minutes or more to work in 2000. 

 
Table 3-26. Albany Workers’ Commuting Times, 2000 

Total Workers 16+: 19,074 100% 

Less than 10 minutes 4,868 25.5% 

10 to 19 minutes 6,924 36.3% 

20 to 29 minutes 3,617 19.0% 

30 to 44 minutes 1,888 9.9% 

45 to 59 minutes 569 3.0% 

60 minutes or more 535 2.8% 

Worked at home 673 3.5% 
Source: U.S. Census Bureau, 2000. 
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CHAPTER 4:  PROJECTING ALBANY’S HOUSING NEED 
 
This chapter will provide the forecast of housing needs by housing types and affordability.  The State 
requires cities to determine housing need that is affordable15 to the Albany population under Statewide 
Planning Goal 10, Housing.  
 
Methodology 
 
The Oregon Housing Needs Model developed by the Oregon Housing and Community Services 
Department was used to calculate housing needs to 2025, as required by Goal 10. Using demographic 
variables, the model helps predict future housing needs at prices that can be supported by Albany’s 
population. (See the Oregon Housing Needs Model Methodology in Appendix B.) 
 
The first step is to provide the model with current (2005) population and housing-related demographic 
variables. 
 
Housing Inventory. The number of housing units in 2005 by ownership and price was calculated by 
planning division staff (described in Chapter 2). 
 
Population. Albany’s 2005 population estimated by Portland State University (45,360) and the county-
coordinated adopted population forecast to 2025 were put in the model.  Additional “model runs” were 
conducted for three alternative growth scenarios to 2025 (described in Chapter 3). 
 
In addition to the population forecasts to 2025, the following variables were used in all scenarios run 
through the Oregon Housing Needs model. 

 
Age of Household Head and Household Income.  The model is based on two demographic variables that 
are highly correlated with housing needs: age of head of householder and household income. Household 
income is the key variable in determining the affordability component of housing needs.  Household 
income and age of householder data is from the 2000 Census. Income data was held constant in 1999 
dollars.   
  

Table 4-1. Oregon Housing Needs Model 
Homeowner Percentage by Age of Head of Household and Household Income 

 15-24 25-34 35-44 45-54 55-64 65-74 75+ 

<10k 2.9% 7.9% 16.0% 25.0% 43.0% 46.1% 40.0% 

10<20k 3.6% 12.7% 25.0% 37.0% 47.0% 61.0% 56.2% 

20<30k 6.0% 16.6% 36.0% 45.0% 54.0% 73.2% 67.1% 

30<40k 7.9% 23.9% 48.0% 53.7% 60.0% 74.4% 70.1% 

40<50k 10.8% 32.9% 58.1% 62.4% 80.0% 91.0% 84.0% 

50<75k 22.5% 49.9% 72.0% 82.9% 88.6% 92.1% 91.2% 

75k+ 32.0% 75.0% 83.0% 92.0% 96.0% 97.0% 93.0% 

Soruce: A Housing Needs Analysis Methodology and Model, developed by the Oregon Housing and 
Community Services Department. Data for Version U, which is urban areas greater than 22,500 people. 

 

Average Household Size. Albany’s average household size is projected to be 2.45 in 2015 and 2.43 
persons in 2025. These figures were used in all 2015 and 2025 growth scenarios run through the model. 
  

                                                      
15 The U.S. Department of Housing and Urban Development defines affordable housing as that for which gross housing costs, 
including utilities, are no more than 30% of a household’s gross income.  State Planning Goal 10 states that “plans shall 
encourage the availability of adequate numbers of needed housing units at price ranges and rent levels which are commensurate 
with the financial capabilities of Oregon households and allow for flexibility of housing location, type and density.” 
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Vacancy Rates. A vacancy rate of 6% was used for owner-occupied units and 2% for renter-occupied 
units in all growth scenarios. 
 
Group Quarters. Albany’s group quarters population is projected to be 2% of the total population.   
 
Housing Units Removed.  An estimate of housing units removed to make way for new development varies 
across the growth scenarios.  (See Appendix B for detailed information.) 
 
The next steps, covered in Chapter 5, are to project needed densities by zoning district and the amount of 
vacant residential land. 
 
Albany’s Housing Needs by Affordability, 2005 
 
Before looking at future need, the Oregon Housing Needs Model calculates current housing need by 
housing affordability, or what a household can afford without being cost-burdened (paying more than 
30% of their income on housing-related expenses). The model is based heavily on income and age data as 
reported in the 2000 Census. 
 
The next two tables compare Albany’s projected housing need based on affordability to Albany’s 2005 
housing inventory for owner-occupied and rented units.  The number of units in the different price ranges 
represent those that could be afforded at that price and are assumed to be the upper limits of affordability 
without a household being cost-burdened.   
 

Table 4-2. Owner-Occupied Units Needed by Affordability in 2005 

1999 Price in Model 2005 Price* 
Projected 

Need  
2005 

Inventory 

Units 
Needed 

(Surplus) 

<$60,000 <$75,000 580 652 (72) 

$60 - 90,000 $75 - 115,000 1,394 1,473 (79) 

$90 - 120,000 $115 - 150,000 1,287 2,923 (1,636) 

$120,000 - 150,000 $150,000 - 190,000 1,326 2,937 (1,611) 

$150,000 - 225,000 $190,000 - 280,000 2,668 2,401 267 

$225,000+ $280,00,000+ 3,028 509 2,519 

 Total 10,283 10,895 612 
Note: The surplus includes an estimate of vacant units.   

* The average residential sales price increased by an average of 4% per year between 1999 and 2005 

 
If residents selected housing units strictly based on affordability, the model calculates Albany has a large 
surplus (3,200 units) of owner-occupied housing priced between $115,000 and $190,000. In 2005, Albany 
had enough low-priced owner-occupied housing.  Given current economic trends, the model indicates the 
largest demand is for high-end housing priced over $280,000 (2005 dollars).  Many residents that could 
afford a more expensive home are likely in mid-priced housing. 
 
Comparing Albany’s 2005 inventory of rental units to housing need calculated by the model, Albany had 
a large surplus of rental units in the mid-rent range of $430 to $664 per month, based on affordability.  
The table also shows the number of Section 8 vouchers issued by the Linn-Benton Housing Authority to 
households to make units affordable at the corresponding rent ranges. These vouchers reduce the 
projected need in the lower rent ranges to what is shown in the tables and increases the need in the mid-
price ranges from what was predicted.  
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Table 4-3. Rental Units Needed by Affordability in 2005 

Rent 
Projected 

Need  
2005 

Inventory 

Units 
Needed 

(Surplus) 

Assumes 
# Tenant 

Vouchers* 

$0 – 199 724 105 619  726 

$200 – 429 1,541 1,559 (18) 218 

$430 – 664 2,619 4,063 (1,444) 42 

$665 – 909 1,612 1,964 (352) 6 

$910 – 1149 1,592 682 910    

$1150 + 463 303 160    

Total 8,551 8,676 (125) 992 

* Estimated number of Section 8 vouchers or similar subsidies used to lower tenant 
paid rents to this price point. Note: The surplus includes an estimate of 5% vacant 
units. 

 

While the model accounts for the fact that not all households in 2005 want or need to spend 30% of their 
income on housing, the results still show current need for higher priced housing.  The apparent need for 
higher priced housing may indicate that many Albany households prefer to spend less of their income on 
housing, or that Albany’s housing is well priced, or that residents may not be able to find the type or size 
house in their price range.   
 
Senior Rental Housing Needs in 2005. The model looks specifically at the rental housing needs of senior 
citizens, ages 65 to 74 and 75 and older.  It appears that many seniors are on limited incomes and most 
require housing that is less than $665 a month. 
 

Table 4-4. Albany’s Senior Rental Units Needed by Cost*, 2005 

  
Householder  
Age 65 - 74 

Householder  
Age 75 + 

Income** Rent # Units % # Units % 

<10k $0 - 199 112 26.6% 295 31.8% 

10k <20k $200 - 429 136 32.3% 311 33.5% 

20k <30k $430 - 664 73 17.3% 210 22.6% 

30k <40k $665 - 909 65 15.5% 75 8.1% 

40k <50k $910 – 1,149 27 6.3% 30 3.2% 

$50k + $1,150 + 8 2.0% 7 0.7% 

 Totals 421 31.2% 928 68.8% 

* Income represents range of income needed to pay the rent and be affordable.  # Units 
is not the same as number of households at that income due to Out Factor and vacancy 
factors used to arrive at # Units. 

 
The model does not ask for data on the existing senior housing units. Staff estimated Albany had 539 
independent retirement living units consisting of detached and attached housing and apartment units. 
Albany has a “seniors only” (persons 58 and older) affordable complex with 50 units and another 122 
affordable rental units are for elderly and disabled persons only.   
 
Albany’s Housing Needs Projections to 2025 
 
The Oregon Housing Needs Model generated housing projections to 2025 by tenure and price using 
Albany’s county-coordinated adopted population forecast.  Albany is projected to have approximately 
57,030 people in 2025.   
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Due to the higher population growth than projected (see Chapter 3), three alternative population growth 
scenarios to 2025 were run through the model. The next few tables summarize the model results of all 
four growth scenarios. We will then focus on the county-coordinated adopted forecast (shaded), which is 
used to satisfy housing needs for periodic review.  (Detailed model results are in Appendix B, including 
model calculations to 2015.) 
 

Table 4-5. Summary of Projected Housing Need, 2005 to 2025: 4 Growth Scenarios 

2025 Population Projections 

Total Units 
Needed 

2005-2025 

Owner- 
Occupied 

Units 
Rental 
Units 

Adopted Forecast:   57,030 4,302 3,058 1,246 

1. 1.5% AAGR:         61,093 6,012 4,056 1,956 

2. 1.9% AAGR:         66,093 8,098 5,275 2,823 

3. 2.2% AAGR:        70,096 9,773 6,254 3,519 
Source: Albany Planning staff. AAGR=average annual growth rate. 
Note: The model used the same projected household size of 2.43 for all scenarios in 2025 
and a vacancy rate of 2% for owner-occupied units and 6% for rental units. 

 
Albany is projected to need approximately 4,300 additional housing units by 2025.  If Albany’s 
population was to continue to grow by more than 2% per year, Albany might need over 9,000 new 
housing units over the next 20 years.   
 
The next two tables summarize housing need by price for both owner-occupied and renter-occupied units. 
 

Table 4-6. Owner-Occupied Units Projected By Price, 2005 to 2025 

  Net Need (Surplus) by Growth Scenario 

2005 Value 

1999 1.50% 1.90% 2.20% 

Adopted 
Forecast 

Annual 
Growth 

Annual 
Growth 

Annual 
Growth 

<$75,000 1,436 1,586 1,768 1,915 

$75 -$115,000 193 312 458 574 

$115 - $150,000 (1,305) (1,189) (1,048) (934) 

$150 - $190,000 (1,068) (934) (771) (640) 

$190 - $280,000 1,624 1,912 2,264 2,546 

$280,000 + 2,177 2,369 2,604 2,793 

Total 3,058 4,056 5,275 6,254 
Note: Includes a vacancy rate of 2% for owned units as recommended by the model.  

 
The model calculates Albany needs both low-cost housing as well as more high-cost housing.  Due to the 
large quantity of homes in Albany’s 2005 inventory valued between $115,000 and $190,000, there 
continues to be a surplus in this price range in 2025.  The model also predicts a continued surplus of 
rental units with rents between $430 and $909 per month.   
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Table 4-7. Rental Units Projected By Price, 2005 to 2025 

  Net Need (Surplus) by Growth Scenario 

Rent in 1999a 
Dollars 

1999 1.50% 1.90% 2.20% 

Adopted 
Forecast 

Annual 
Growth 

Annual 
Growth 

Annual 
Growth 

Tenant 
Vouchers b 

$0 – 199 854 976 1,125 1,245 750 

$200 – 429 375 531 721 873 240 

$430 – 664 (1,183) (1,044) (874) (737) 60 

$665 - 909 (399) (292) (160) (54) 20 

$910 - 1149 713 812 934 1,032   

$1150 + 887 972 1,076 1,159   

Total 1,246 1,956 2,823 3,519  
Note: Includes a vacancy rate of 6% for rented units as recommended by the model. 
aRents stayed relatively constant between 1999 and 2005. 
bEstimate number of Section 8 Vouchers or similar subsidies used to lower tenant paid rents to this 
price. 

 
The next two tables show total and net housing units projected in both 2015 and 2025 based on Albany’s 
adopted county-coordinated forecast, which projects that Albany will have 49,710 people in 2015 and 
57,030 in 2025. (Similar tables for the three alternative growth scenarios are in Appendix B.) 
 

Table 4-8. Owner Occupied Units Needed in 2015 and 2025 –  
County-Coordinated Population Forecast  

 2015 2025 

1999 Model 
Values 2005 Value 

2005 
Inventory 

Projected 
Need 

Net Need 

(Surplus) 

Projected 
2025 
Need 

Net 2025 
Need 

(Surplus) 

<$60,000 <$75,000 652 1,805 1,153 2,088 1,436 

$60 -$90,000 $75 -$115,000 1,473 1,440 -33 1,666 193 

$90 - $120,000 $115 - $150,000 2,923 1,399 -1,524 1,618 (1,305) 

$120 - $150,000 $150 - $190,000 2,937 1,616 -1,321 1,869 (1,068) 

$150 - $225,000 $190 - $280,000 2,401 3,480 1,079 4,025 1,624 

$225,000 + $280,000 + 509 2,322 1,813 2,686 2,177 

  Totals 10,895 12,062 1,167 13,953 3,058 
Note: Includes a vacancy rate of 2% for owned units. 

 
Table 4-9. Rental Units Needed in 2015 and 2025 – County-Coordinated Population Forecast 

 2015 2025  

Rent 
Ranges 

2005 
Inventory 

Projected 
Need 

Net Need 

(Surplus) 
Projected 

Need 
Net Need 

(Surplus) 

Projected 
Section 8 
Vouchersa 

$0 - 199 105 727 622 959 854 750 

200 - 429 1,559 1,640 81 1,934 375 240 

430 - 664 4,063 2,615 (1,448) 2,880 (1,183) 60 

665 - 909 1,964 1,361 (603) 1,565 (399) 20 

910 - 1149 682 1,206 524 1,395 713   

1150 + 303 1,029 726 1,190 887  

    Total 8,676 8,578 -98 9,922 1,246  
Note: Includes a vacancy rate of 6% for rented units.  
aEstimate number of Section 8 vouchers or similar subsidies used to lower tenant paid rents to this price. 
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Senior Rental Housing Need in 2025. Because the senior population (persons 65 years and older) is a 
growing segment of the population, the model calculates senior rental needs to 2025.   
 
Results indicate considerable demand for senior households with incomes less than $30,000. It is 
estimated that Albany had less than 200 affordable senior housing units in 2000. (A new low-income 
senior housing complex of 40 units is planned for 2007-2008.) 

  
Table 4-10. Senior Rental Housing Units Needed by Cost, 2025 

  
Householder 
Age 65 - 74 

Householder 
Age 75 + 

Income* Rent # Units % of Units # Units % of Units 

<10k 0 - 199 264 28.2% 394 33.6% 

10k <20k 200 - 429 288 30.7% 375 32.0% 

20k <30k 430 - 664 154 16.5% 262 22.4% 

30k <40k 665 - 909 145 15.5% 91 7.7% 

40k <50k 910 – 1,149 55 5.8% 35 3.0% 

50k + 1,150 + 31 3.3% 14 1.2% 

Totals 2,109 937 44.4% 1,172 55.4% 

* Income represents range of income needed to pay the rent and be affordable.  # Units is not the 
same as number of households at that Income due to Out Factor and vacancy factors used to 
arrive at # Units. 

 
The next step is to compare housing demand to the residential buildable land supply. 

 
Housing Need by Housing Type, Price and Zoning District 
 
The next steps are to determine if there is enough land zoned appropriately to meet projected housing 
need by type and price range to 2025.  This includes translating the projected housing demand of 4,300 
new units to 2025 into housing types and then to land needs by zoning district.   
 

Projected Housing Types by Price 
 

Housing choices are influenced by many factors other than what one is willing to spend, age, and 
household size.  The following trends and regulations may influence the types of housing choices built 
over the next 20 years and hence the model results:   

• Increased demand for “empty-nester” and senior housing as Albany’s population continues to 
age. 

• Attached single-family housing in the form of condominiums, duplexes and townhouses will 
increase as a percentage of all units, but the traditional detached single-family housing will 
continue to be the main housing type. 

• Manufactured housing on private lots will increase; however, manufactured housing in parks will 
continue to decrease as a percentage of all housing. 

• The cluster development standards should increase the number of developments that incorporate 
natural features and more variety in housing choices and sizes into their design. 

 
The Housing Needs Model required an estimate by City staff of the percentage of unit types by price 
ranges (see Template 12, page b-18 of Appendix B).  Several housing types were not specifically 
identified in the model. Manufactured homes on individual lots and attached single-family housing units 
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are considered to be single-family housing units for modeling purposes and results. The duplex category 
includes single-family housing units with accessory apartments because they are two units on one lot. The 
following table summarizes the allocation of all housing units in 2025 by housing type. 
 

Table 4-11. Total Distribution of All Dwelling Units by Housing Type in 2025 

 

Single- 
Family 
Units 

Manufact’d 
Home Park 

Units 
Duplex Units 

3-4plex 
Units 

5+ Multi-
Family Units 

Total 
Units 

Totals 14,144 1,147 2,166 790 5,627 23,874 

% of Total 
Units 

59.2% 4.8% 9.1% 3.3% 23.6% 100.0% 

 
The model then generated the next tables, which show the net need or surplus for new housing units by 
housing type to 2025 and shows where surpluses are projected in certain housing price ranges.  
 

Table 4-12. New Rental Units Needed (Surplus) to 2025 

Rent 
Total 
Units 

Needed 

Single 
Family Units 

Manuf. 
Home Park 

Units 

Duplex 
Units 

3-4plex 
Units 

5+ Multi-
Family 
Units 

Tenant 
Vouchers

* 

0 - 199 854  25  29  44  67  689  750 

200 - 429 375  257  13  54  (179) 230  240 

430 - 664 (1,183) (121) (112) (53) (134) (763) 60 

665 - 909 (399) (505) 11  (255) 110  240  20 

910 - 1149 713  271  0  (30) 94  378   

1150 + 887  305  0  95  56  431   

Totals 1,246  231  (60) (145) 15  1,204   

Percentage 100% 18.6% -4.8% -11.6% 1.2% 96.6%  

*Estimate number of Section 8 vouchers or similar subsidies used to lower tenant paid rents to this price. 
 

Table 4-13. New Owner-Occupied Units Needed (Surplus) to 2025 

2005 Price 1999 Price 
Total  
Units 

Needed 

Single 
Family Units 

Manuf. 
Home 
Park 
Units 

Duplex Units 3-4plex Units 

5+ 
Multi-
Family 
Units 

<$75k <60k 1,436  826  395  201  5  9  

75k <115k 60k <90k 193  134  (142) 188  13  0  

115k < 150k 90k <120k (1,305) (1,494) (2) 185  6  0  

150k < 190k 
120k 

<150k 
(1,068) (1,189) 0  111  9  0  

190k < 280k 
150k 

<225k 
1,624  1,423  0  201  0  0  

280k + 225k+ 2,177  2,098  0  80  0  0  

 Totals 3,058  1,797  251  966  34  9  

Percentage 58.8% 100% 58.8% 8.2% 31.6% 1.1% 
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Table 4-14. Total New Rental and Ownership Units by Type to 2025 

 

Single 
Family 
Units 

Manuf. Home 
Park Units 

Duplex 
Units 

3-4plex 
Units 

5+ Multi-
Family Units 

Total 
Units 

Needed 

Totals 2,029 191 821 49 1,213 4,303 

% of Total 
Units 

47.1% 4.4% 19.1% 1.1% 28.2% 100.0% 

 
The table below generally describes the uses allowed, minimum lot sizes, maximum height, and lot 
coverage allowed in the zoning districts in 2005.  This information was used to estimate how much land 
may be needed by zoning district.  

 
Table 4-15. Albany Residential and Mixed-Use Zoning Districts and Development Standards, 2006 

2005 Zoning 
Districts 

2005 Comprehensive 
Plan Designations 

Housing Types and Requirements  
Currently Allowed 

Max Height 
Max Lot  Cov. 

RS-10, Res’l 
Single-Family 

Low Density Res’l 
S-family detached 10,000 sf min,  
duplex 14,000 min, corner lots only 

30 ft. 
50% 

RS-6.5, Res’l 
Single-Family 

Low Density Res’l 
S-family detached 6,500 sf min,  
duplex 8,000 min, corner lots only 

30 ft. 
60% 

HM-Hackleman 
Monteith 

Low Density Res’l 
S-family detached, 5,000 sf min 
No duplexes permitted 

30 ft. 
60% 

RS-5, Res’l 
Single-Family 

Low Density Res’l 
Medium Density Res’l 

S-family detached 5,000 sf min, 
Attached s-family 3,500 sf/unit  
Duplex 7,000 sf min 

30 ft. 
60% 

RM-5, Res’l 
Limited Multiple 
Family 

Medium Density Res’l 
Village Center 

S-family detached 5,000 sf min,  
Attached s-family 3,500sf/unit  
Duplex 7,000 sf min 
Multi-fam  1-bedr units 2,400sf/unit 
Multi-fam  2-bedr units 3,300sf/unit 

30 ft. 
60% 

RM-3, 
Residential 
Multiple Family 

High Density Res’l 

S-family detached no min lot size,  
Attached s-family 1,800sf/unit  
Duplex 3,600 sf min 
Multi-fam  1-bedr units 1,600sf/unit 
Multi-fam  2-bedr units 1,800sf/unit 

45 ft. 
70% 

MUR, Mixed 
Use Res’l 

Medium Density Res’l 
Village Center 

S-family detached no min lot size,  
Attached s-family no min lot size,  
Duplex 3,600 sf min 
Multi-fam  1-bedr units 1,600sf/unit 
Multi-fam  2-bedr units 1,800sf/unit 

45 ft. 
70% 

WF, Waterfront 
High Density Res’l 
Village Center 

S-family detached no min lot size,  
Attached s-family 1,600sf/unit  
Duplex 3,600 sf min 
Multi-fam  1-bedr units 1,600sf/u 
Multi-fam  2-bedr units 1,800sf/u 

85 ft. 
80% 

MUC, Mixed 
Use Commercial 

Village Center 
10 units/acre min. 
No min lot sizes for res’l developmt. 

50 ft. 
80% 

NC and OP 
Low, Med & High 
Density Res’l,  
Light Comm’l 

S-family detached, S-f attached, duplexes 
All - 1,600 sf min  

30 ft. 
70 - 80% 

Source: Albany Development Code, September 2006. 

 
In 2006, Albany’s owner-occupied housing consisted mostly of single-family detached housing and some 
attached housing. Detached single-family housing units are currently allowed in all residential zones and 
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most mixed-use zones. The minimum lot sizes of each zone impacts the price of the land and can affect 
the price of the housing units.   
 
Housing priced between $75,000 and $115,000 in 2005 might consist of small houses on small lots (less 
than or equal to 5,000 square feet), older houses that need repairs, attached or condominium-style housing 
or a combination of these types.  The zones that allow for all of these housing types are RM-5, RM-3, 
possibly RS-5, WF, MUR and MUC.  The City may wish to look at modifying an existing single-family 
zoning district to allow for more attached and small lot single-family development. 
 

Table 4-16. Owner-Occupied Units Needed by Price, 2025  
    2025  

Likely to Develop in  
These Zones: 2005 Price 2005 

Stock 

Projected 
Need 

Net 
Need 

House Types 

<$75,000 652 2,088 1,436 
Old units needing repairs  
Attached s-f units and condos 

RM-5, RM-3, HM  
MUR, MUC 

$75 - 115,000 1,473 1,666 193 
Older units 
Small lot and size detached s-f  
Attached s-f units and condos 

RM-5, RM-3, RS-5, HM  
MUR, MUC, WF 

$115 - 150,000 2,923 1,618 (1,305) 
Small lot and size detached s-f  
Attached units and condos 

RS-5, RM-5,  
RM-3,  MUR, MUC, WF 

$150 - $190,000 2,937 1,869 (1,068) 
Small lot and size detached s-f  

Attached s-f and condos 

RS-6.5, RS-5, RM-5   
RM-3, MUR, WF, HD, 
MUC  

$190 - $280,000 2,401 4,025 1,624 
Detached s-f 
Attached s-f and condos 

RS-10, RS-6.5, RS-5  
RM-5, WF, HD 

$280,000 +  509 2,686 2,177 
Detached s-f 
Attached s-f and condos 

RS-10, RS-6.5, RS-5 WF, 
HD 

Total 10,895 13,953 3,058   
   Source:  Albany Planning Division and Development Code, 2006. 

 
Mid-priced and higher-priced single-family housing is likely to be built in any of the single-family (RS) 
zones, and has recently been built in the multiple-family (RM) zones.  The type of unit needed will most 
likely be correlated with the age of the householder.  Older households typically prefer smaller houses 
and little to no yard.      
 
Multi-family developments at different price levels could be developed in any of the RM zones, most of 
the village center mixed-use zones, and in other zones through planned developments over a certain size. 
These zones are the RM-5 and RM-3 residential zones and the following village center mixed-use zones: 
WF, MUR, MUC, CB, MS and ES.  The higher-priced rental need can be accommodated with single-
family detached or attached housing units, as well as independent senior apartments in retirement villages.       
 
The next table generated by the model shows an estimate of how the 4,300 new housing units might be 
distributed by zoning district.  
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Table 4-17. Projected New Housing Units Needed by Type and Zoning District, 2025 

  
RM-3/ 
RMA 

RM-5/ 
RM 

RS-5 RS-6.5 
RS-10, 

RR 
URR 

HM, 
MUR 

WF, 
HD 

MUC, 
Other 

Total 

Single Family 
Units 
  

65 233 520 695 200 0 53 164 99 2,029 
  3.2% 11.5% 25.6% 34.3% 9.9% 0.0% 2.6% 8.1% 4.9% 

Manufactured 
Dwelling Park 
Units 

0 47 18 126 0 0 0 0 0 191 
  0.0% 24.8% 9.5% 65.7% 0.0% 0.0% 0.0% 0.0% 0.0% 

Duplexes   
184 238 172 142 69 0 8 0 8 821 

  19.9% 25.4% 22.4% 21.9% 8.4% 0.0% 1.0% 0.0% 1.0% 

3 or 4 Units per 
lot  

21 14 4 3 3 0 2 0 2 49 
  42.3% 29.1% 8.5% 5.7% 5.8% 0.0% 4.5% 0.3% 3.8% 

Multiple Family 
5 + Units per lot 
  

478 455 10 10 0 0 0 83 177 1,213 
  39.4% 37.5% 0.9% 0.9% 0.0% 0.0% 0.0% 6.8% 14.5% 

Total Units 
Needed 

727 959 736 1,014 271 0 63 247 286 4,303 

Source: Housing Needs Model  results, based on staff estimates. 
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CHAPTER 5: RESIDENTIAL LAND SUPPLY AND DEMAND 
 
Residential Buildable Lands Inventory 
 
Goal 10 and ORS 197.296 require communities to inventory buildable residential lands and maintain a 
20-year supply of buildable residential land within the Urban Growth Boundary (UGB). Residential lands 
were inventoried in 2003 and updated in August 2005 to determine the amount of available land to 
accommodate future housing needs. Guidelines for compiling a residential buildable land inventory are 
set forth in the Oregon Administrative Rules (OAR) that interpret Goal 10: 
 

“Buildable Land" means residentially designated vacant and, at the option of the local jurisdiction, 
redevelopable land within the Metro urban growth boundary that is not severely constrained by 
natural hazards or subject to natural resource protection measures. Publicly owned land is generally 
not considered available for residential use. Land with slopes of 25% or greater unless otherwise 
provided for at the time of acknowledgment and land within the 100-year floodplain is generally 
considered unbuildable for purposes of density calculations [OAR 660-008-0005(2)]. 

 
The residential buildable lands inventory includes vacant or partially-developed land zoned for residential 
or mixed uses in the city limits and land designated residential on the Comprehensive Plan outside the 
City limits in the UGB. (Land designated or zoned Open Space was not included in the residential 
buildable lands inventory.)  Vacant16 properties (including recorded single-family lots) and properties 
with further development potential (“partially-developed” land)17 were inventoried using 2005 assessors’ 
data and building permit data.  (Note: Total acres include platted single-family lots.) 
 

Factoring for Environmental Constraints 
 
The next step in the land analysis was to identify and account for any environmental constraints that may 
affect the amount of residential development possible on a given property.  City Geographic Information 
Systems staff calculated the area of each vacant and partially-vacant parcel constrained by floodplain, 
wetlands, and slopes.   

Land Considered Unbuildable. Land considered completely unsuitable 
for building,18 including water bodies, land within a floodway, and land 
with slopes greater than 25 percent, was subtracted from the vacant and 
partially-developed acres.  Residential land within the 100-year 
floodplain outside the city limits but in the UGB was not considered 
buildable for purposes of the buildable lands inventory. 
 
Land With Reduced Development Potential. The City allows 
development of land within the 100-year floodplain if required state and 
federal permits can be secured and if the development does not diminish the flood-carrying capacity of a 
watercourse. Land within the 100-year floodplain within the city limits and slopes between 12% and 25% 
was considered to be developable at a reduced rate of 7%. For example, if a property contained 10 acres 
within the 100-year floodplain, 70 percent, or 7 acres, would likely be developable.    
 
Land Containing Wetlands. Planning staff researched recent developments on lands containing wetlands 
(identified on Albany’s Local Wetland Inventories) to determine an appropriate development factor for 
use in the constrained lands analysis.  Since 2002, roughly 65% of wetlands were avoided (remained 

                                                      
16 Properties were considered vacant if improvement values were less than $10,000 and over 2,000 square feet. 
17 Properties greater than ¾ of an acre (32,670 square feet) with improvement values greater than $10,000 were considered 
partially developed. One-half acre (21,780 square feet) was subtracted from the property to account for the existing dwelling unit.  
18 There was no residentially-zoned land with a water body on it. 

The OPEN SPACE 

Comprehensive Plan 

designation protects 74% 

of land identified as 

floodplains, wetlands and 

riparian corridors, 

accounting for 2,800 

acres acres. 
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onsite) and 35% of wetlands were developed, with mitigation happening elsewhere onsite or offsite in a 
mitigation bank. (The wetlands research is in Appendix A.)  Since the City adopted an incentive to retain 
natural features in 2003 using “cluster development,” 19 it appears that more wetlands have been avoided 
and retained onsite.   
 

Table 5-1. Environmental Constraints on Vacant Land, September 2005 

Zoning 
District 

Total Environmental Constraints (in acres)  
Total 

Vacant 
Acres Wetlands 

Slopes 
Floodway 

Flood 
Fringe 

Net Acres  
w/ Constr. 

Developable  
Acres 12-25% >25% 

RR 332.4 26.2 71.1 34.8 0.0 63.1 187.7 242.6 

RS-10 137.1 11 19.5 7.4 0.0 20.6 56.8 111.0 

RS-6.5 475.6 117.9 4.7 5.0 51.3 82.6 225.8 329.0 

RS-5 362.6 110 4.2 2.2 0.0 39.8 114.5 288.2 

HM 1.3 0 0.0 0.0 0.0 0.0 0.0 1.3 

MUR 1.0 0 0.0 0.0 0.0 0.0 0.0 1.0 

RM-5/RM* 98.8 6.4 1.9 1.4 1.1 23.8 32.6 85.0 

RM-3/RMA* 16.4 0 0.1 0.2 0.2 4.4 4.8 14.7 

WF 7.9 0 0.0 0.5 0.2 0.2 0.6 7.2 

City Total 1,433 272 102 51 53 234 623 1,080 

Outside City - Comp  Plan Designation  

URR (UGB) 870.1 297.8 32.4 23.6 3.5 62.2 364.7 619.2 

TOTAL 2,303 569 134 75 56 297 988 1,699 

 

Table 5-2. Environmental Constraints on Partially-Developed Land, September 2005 

Zoning 
District 

Total Environmental Constraints (in acres)  
Total 

Vacant 
Acres Wetlands 

Slopes 
Floodway 

Flood 
Fringe 

Net Acres  
w/ Constr. 

Developable  
Acres 12-25% > 25% 

RR 349.5 12.4 98.0 36.6 0.0 150.9 280.6 235.4 

RS-10 122.8 10.0 19.4 5.4 0.0 22.2 53.6 100.1 

RS-6.5 292.1 28.2 7.6 4.8 14.7 51.1 76.6 245.6 

RS-5 16.2 0.9 1.3 1.1 0.0 16.4 17.2 8.0 

HM 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

MUR 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

RM-5/RM* 48.1 1.3 1.6 0.2 0.0 25.4 25.6 39.8 

RM-3/RMA* 2.5 0.0 0.0 0.1 0.0 0.0 0.1 2.4 

WF 2.8 0.0 0.0 0.4 0.0 0.0 0.4 2.4 

City Totals 834.0 52.8 127.9 48.6 14.7 266.0 454.0 633.7 

Outside City - Comp  Plan Designation  

URR 755.3 161.9 69.4 59.5 3.6 58.7 313.8 535.5 

TOTAL 1,589 215 197 108 18 325 768 1,169 
*The RM-3 zone is to be renamed RMA (Residential Medium Density Attached) and the RM-5 zone will be renamed RM 
(Residential Medium Density). 

 

The following table shows the net amount of developable residential land in Albany’s UGB after 
factoring for environmental constraints. Environmental constraints accounted for a little over 500 acres, 
leaving over 3,300 acres within the UGB available for residential development. 

 

                                                      
19 Staff analyzed development containing wetlands to determine what percentage of wetlands has been approved for mitigation. A 
table of this research is in Appendix A. 
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Table 5-3. Summary of Albany’s Developable Residential Land  
After Factoring for Environmental Constraints, 2005 

Zoning District 
Vacant Land 
Total Acres 

Partially-Developed
a 

Land 
Total Acres 

TOTAL 
Unconstrained 

Residential Land 

RR 242.6 235.4 478 

RS-10 111.0 100.1 211 

RS-6.5 329.0 245.6 575 

RS-5 288.2 8.0 296 

HM 1.3 0.0 1.3 

MUR 1.0 0.0 1.0 

RM-5*/RM 85.0 39.8 125 

RM-3*/RMA 14.7 2.4 17 

WF 7.2 2.4 10 

City Total 1,080 634 1,714 

Outside City - Comp  Plan Designation  

URR 619.2 535.5 1,155 

TOTAL 1,699 1,169 2,868 
a
Properties over ¾ of an acre in size with an existing dwelling unit(s) were considered 

partially developed. One-half acre was subtracted from the total property size, and the 
remaining land, after factoring for environmental constraints, is considered developable for 
this analysis. 
*The RM-5 and RM-3 zones are proposed to be renamed to RM (Residential Medium 
Density) and RMA (Residential Medium Density Attached). 

 
In 2005, Albany had over 1,000 developable vacant residential acres within the city limits and an 
additional 600 acres within the UGB for a total of just under 1,700 vacant developable acres. The 
“remainder portions” of partially-developed land within the city limits provides another 630 acres and 530 
acres in the UGB of unconstrained land, for a total of over 1,160 acres of partially-developed land.  

Property Size 

The size of vacant properties can limit redevelopment potential. Size is more of a concern for multi-
family development. Setbacks, parking and other design standards can be challenging on smaller pieces of 
property, often resulting in fewer units per acre than permitted. The next table shows the total acreage of 
developable areas of lots both greater than one acre and less than one acre after factoring for 
environmental constraints.   

 
Albany had a total of 1,375 acres of developable land in properties greater than one acre in the city limits 
in 2005. Over 100 acres of vacant land greater than one acre include approved, but not yet recorded 
single-family subdivisions in the RS-520 and RM-5 zones. Most of the developable areas less than one acre 
are recorded single-family lots.   
 
 

                                                      
20 The vacant RS-5 total includes approved, but not recorded Henshaw Farms subdivision on 56 net developable acres and a 
phase of Bridle Springs subdivision on 17 net developable acres. 
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Table 5-4. Developable Vacant and Partially Developed Residential Land by Size, September 2005 

Developable Area >= 1 acre Developable Area < 1 acre TOTAL 

Comp Plan 
Designation 

Zoning 
District 

Vacant 
Acres 

Part-Devel 
Acres 

>= 1 Acre 
Total 

Vacant 
Acres 

Part-Devel 
Acres 

< 1 Acre 
total 

Buildable 
Acres 

LDR RR 187.5 181.6 369.1 55 53.9 108.9 478 

LDR RS-10 89.9 55.6 145.5 21.1 44.2 65.3 211 

LDR RS-6.5 262.3 213 475.3 66.7 32.7 99.4 575 

LDR/MDR RS-5 280.2 7 287.2 8.1 0.9 9 296 

VC HM/MUR 0 0 0 2.3 0 2.3 2 

MDR/VC RM-5/RM 63.5 24.6 88.1 21.5 15.2 36.7 125 

MDR RM-3/RMA 6.2 0 6.2 8.5 2.5 11 17 

VC WF 3.3 0 3.3 3.9 2.4 6.3 10 

City Totals   893 482 1,375 187 152 339 1,714 

URR    596 503.6 1,099.6 23.2 31.9 55.1 1,155 

UGB Totals   1,489 985 2,474 210 184 394 2,868 

 
The last large vacant RM-3 Multiple-Family zoning district tracts have been developed with single-family 
detached subdivisions.  Of the RM-3 land greater than one acre, there is only a total of 6.2 acres split over 
4 vacant lots.   

 
In the RM-5 Limited Multiple-Family zone, there are roughly 125 total developable acres, with 88 acres 
total for land in properties greater than one acre.  The vacant RM-5 total includes North Albany Village 
and Benton Woods, two approved but not platted subdivisions creating single-family on 24 developable 
acres. The partially-developed total includes Blossom Crossing, an approved but not recorded single-
family subdivision on 7.2 developable acres.  After factoring for these subdivisions and environmental 
constraints, there are only three lots with developable areas larger than three acres: 3.6, 4.9 and 6.3 acres.  
 
Density Trends and Projections 
 
Past density trends can help predict the amount of land new housing will consume over the next two 
decades.  State statutes require localities to analyze the housing mix and density of development to 
include the last five years or the last periodic review (1989), whichever is longer.   
 

Density Trends 
 

In the 1980s, single-family development averaged 2.9 units per gross acre and multi-family developments 
averaged 14.5 units per gross acre.   
 
Between 1990 and 2006, new single-family detached subdivisions developed at an average gross density 
of 4 units per acre, ranging between 0.7 to 8.8 units per acre.  (See Appendix A, “Albany Subdivision 
Activity and Density by Zone.”) Multi-family developments averaged 15.4 units per acre since 1990.  

 
Table 5-5. Density of Single-Family Subdivision Development, 1990-2006* 

Comp Plan 
Designation 

Zoning 
District 

Acres 
Developed 

 
Lots 

Average 
Density 

Low Density RS-10 343.5 974 2.8 

Low Density RS-6.5 407 1,611 4 

Low/Medium RS-5 125.8 640 5.1 

Medium Dens. RM-5 72.4 436 6 

Med./High RM-3 30.6 224 7.3 

  Totals 1,088 4,314 3.97 
Source: Community Development Department planning case files. *September, 2006. 
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Over 4,300 single-family housing units were constructed on approximately 1,008 acres between 1990 and 
2006, which averages 4 units per acre.  Multi-family development consumed 78 acres and added over 
1,310 units between 1990 and 2001. (Note: Albany added only 16 multi-family units between 2002 and 
2005 and a 57-unit apartment complex on 3.55 acres was approved in early 2006, which equates to 16 
units an acre.) 
 
                  Table 5-6. Density of Albany’s Multi-Family  
                                 Development, 1990-2001 

Zoning 
District 

Acres 
Developed Units 

Average 
Density 

WF 0.68 16 23.5 

RM-5 49.4 778 15.7 

RM-3 36 527 14.6 

Totals 86.1 1,321 15.3 
                          Source: Community Development Department, 2006. 

 
                       Table 5-7. Overall Density in RM Zones, 1990-2006 

Zoning 
District 

Average Gross Density 
Avg. 

Density 

Single-Family Multi-Family All Devel. 

RM-3/RMA 7.3 13.9 11.3 

RM-5/RM 6.0 16.7 10.0 
                           Source: Community Development Department, 2006. 

 
 
 

Projected Densities and Development Potential 
 
The average density of future developments is based on past trends but is projected to be slightly higher in 
most residential zones over the next 20-year planning period based on development trends and changes in 
housing choices.  
 
The next table shows the projected gross density per acre by zoning district and total capacity of vacant 
land at build-out given the current zoning.   
 
Assuming land develops at the projected densities by zoning district, Albany could accommodate over 
8,100 new residential units within the city limits at build-out of the current zoning and Comprehensive 
Plan designations.  The developable land within the UGB could accommodate over 5,000 units, assuming 
an average density of 4.5 units an acre.   
 

  Gross Density =  
     Total # of Units /  
     Total Project Area  

Net Density =  
     Total # of Units /  
     Net Project Area,  
which excludes land 
dedicated to streets, parks, 
open space or similar 
public use (often 
equivalent to the total area 

in residential lots.) 
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Table 5-8. Projected Density by Zone and Build-Out Capacity of Developable Land 

Comp Plan 
Designation 

  
Zoning 
District 

Projected  
Gross 

Density 
Per Acre 

Net 
Developable 

Acres 

Potential 
Units* at 
Build-Out  

LDR RR 3 478 1,446 

LDR RS-10 3 211 670 

LDR RS-6.5 4 575 2,202 

LDR/MDR RS-5 5.5 296 1,806 

VC HM 5.5 1.3 10 

VC MUR 8 1 8 

MDR RM-5/RM* 12 125 1,309 

MDR RM-3//RMA 15 17 231 

VC WF 15 10 135 

    VC/GC 
MUC, HD, CB 

& Redevel. 12 27  Est. 324 

Total - City     1,741 8,141 

URR Outside City 4.5 1,155 5,198 

Total UGB     2,910 13,454 
*Figures don’t equal density per acre x total developable acres because capacity was 
calculated on a lot by lot basis. When actual density was known, it was used. Lots less than 
the average minimum lot size for single-family units were allotted one unit. 

 
At first glance, there is enough land within the city limits to accommodate the projected housing need 
from 2005 and 2025. However, periodic review requires land needs be based on affordability.   The next 
step is to determine land need by zoning district based on projected housing need by affordability. 

 
Projected Land Need by Zoning District  
 
The next table calculates land need by zoning district based on the projected housing units needed by 
housing type and price using Albany’s adopted forecast of 57,030 in 2025.  Projected land needs by zone 
are then compared with the available land to determine net land need or surplus by zoning district. 
 

Table 5-9. Projected Land Need (Surplus) by Zoning District to 2025  

  
RM-3/ 
RMA~ 

RM-5/ 
RM~ 

RS-5 RS-6.5 
RS-10, 

RR 
URR 

HM, 
MUR 

WF 
HD, CB 
MUC, 
Other* 

Total 

Projected Units 
Needed by Zone 

747 988 724 976 310 0 63 209 286 4,018 

Estimate 
Density/Acre 

15 12 5.5 4 3 4.5 7 15 12 n/a 

Acres Needed 48.5 79.9 133.8 253.5 90.5 0.0 9.0 16.5 23.8 656 

Available Land~ 4.1~ 66.0~ 296.2 574.6 689.0 1,155 2.3 9.6 27.0 2,824 

Net Acres Needed 44.1  13.9  (162.4) (321.1) (598.5) (1,155) 6.7  6.9  (3.2) (2,168) 

*The HD (Historic Downtown), CB (Central Business), MUC (Mixed Use Commercial), Other category estimates 
the number of acres that might redeveloped in these zones or other commercial zones. 
~Developable areas less than one acre in the RM-3 and RM-5 zones were excluded from the Available Land total 
because these properties will likely develop or already have developed as single-family lots.   
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 Residential Land Needs - Conclusions 
 
1999 Adopted County-Coordinated Population Forecast to 2025 of 57,030 People. Assuming staff 
estimates for the distribution of housing by type and price, and projected density trends are reasonable, 
the City needs more medium-density land, but overall there is a surplus of land to accommodate projected 
growth to 2025.  Some of the surplus in the RS-5, RS-6.5 and RS-10 zones and land in the UGB 
designated URR can be rezoned to meet projected housing needs to 2025 by housing type and 
affordability and for public facilities. 
 

In order to meet housing needs to 2025, there will be demand for at least 50 acres of land zoned to allow 
medium-density housing to include multiple-family and attached single-family units (shown above in the 
RM-3/RMA and RM-5/RM zones).  If the City averages higher densities than projected, such as 20 units 
an acre in the RM-3/RMA zone instead of 15 units an acre, 12 fewer acres would be needed to 2025.   
 
Another 14 acres of mixed-use land (shown above in the HM/MUR and WF zones) is also projected, and 
could be accommodated with development or redevelopment in the MUC, HD, CB zones and other 
commercial zones such as OP (Office Professional), and NC (Neighborhood Commercial).    
 
In the last decade, the rental housing market was responsive to the overall housing demand. Over 1,000 
new apartment units were constructed in the 1990s.  Land needs to be designated for multiple-family and 
medium-density development and policies adopted to provide land for multi-family development in order 
to reach projected 2025 needs.   
 
The need for medium-density and multiple-family housing could be accommodated in the UGB on land 
currently designated URR or by rezoning land within the City limits.  (Most of the URR land is south of 
Oak Creek and east of Interstate 5.)  The City needs to evaluate locations most suitable for medium-
density development based on transportation, utilities, adjacent land uses and environmental factors.  
Strategies to address the need for medium-density and affordable housing are outlined in the next chapter. 

 
Alternative Growth Scenarios. While Goal 10 requires the City to use its adopted forecast to project 
housing needs, staff feels it is important to look at land needs of the alternative population growth 
scenarios if the City continues to grow at a faster rate than the adopted forecast.  
 
If the City were to grow at its current pace of about 2.2% average per year, or at a slower average annual 
growth rate of 1.5% to 2025, a lot more medium-density land will be needed as shown in the table below.  
The average minimum density achieved in these zones will also affect the amount of land needed in the 
future. 
 

Table 5-10. Net Acres Needed (Surplus) to 2025 using Alternative Population Growth Scenarios 

 
RM-3/ 
RMA 

RM-5/ 
RM RS-5 RS-6.5 

RS-10/ 
RR URR 

HM/ 
MUR 

WF/ 
HD Other Total 

1.5% AAGR 65.0  46.9 (114.8) (243.5) (498.6) (1,155) 9.0  9.8  2.5  (1,879) 

1.9% AAGR 90.5  87.1  (56.8) (148.7) (376.6) (1,155) 11.7  13.2  9.6  (1,525) 

2.2% AAGR 111.0  119.5  (10.2) (72.6) (278.6) (1,155) 13.8  16.1  15.2  (1,241) 

 
If the City were to grow at an average annual rate of 1.5% over the next 20 years, the City may need over 
100 acres of medium-density land, with 60 of that allocated to attached and multi-family housing.  If the 
City were to average 2.2% growth per year through 2025, the City may need close to 240 acres of 
medium-density land.   
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Utilities 
 

The water and sewer master plans indicate that water and sewer extensions are feasible for most areas in 
the UGB.  Sewer extensions to some areas in North Albany (zoned RR) may not occur for some time due 
to the expense, location in the floodplain, and the limited redevelopment opportunity.  Areas in the 
floodplain are mostly on the east side of Springhill Road and north of Highway 20, west of Walker Lane 
and south of the railroad tracks.   
 

Public Uses 
 
Some of the available residential land will likely be needed for new public schools and parks, as well as 
for churches and assisted living facilities. An estimate of 50 acres of land in the East I-5 area will be 
needed for a new school and neighborhood park. School enrollment projections indicate there may be 
need for both an elementary and a middle school in the Oak Creek area. The City’s Parks Master Plan 
proposes a 30- to 50-acre site in the Oak Creek area for a community park with athletic fields.   
 
Some of the land designated for residential uses [Urban Residential Reserve (URR)] in the urban fringe 
may also be needed for additional commercial or industrial uses. 
 
There is enough land within the city limits and urban fringe to accommodate any schools, parks and other 
non-residential needs to 2025. 
 
Monitoring Albany’s Housing and Residential Land Needs to 2025 
 
Population Trends. In order for Albany’s Comprehensive Plan to remain current and responsive to 
Albany’s changing demographics and population, the City will need to evaluate population trends every 
few years.  Given the higher population growth trends since the adoption of the county-coordinated 
forecast, it is likely that the county-coordinated forecast will need to be updated within 5 years.  This 
analysis already looked at several alternative population growth scenarios to 2025 (p. 31) and potential 
housing and land needs (Table 5-10 above).  
 

Housing Needs. The Planning Division will monitor building permits annually to assess the types and 
prices of housing units being constructed and will compare this with the projected housing needs.  
 
Residential Land Needs.  The residential buildable lands inventory will need to be evaluated against 
housing trends and projections and updated at least every three years.  
 
The Comprehensive Plan policies related to housing and growth management should be evaluated every 
three years and updates made as necessary, to account for changes in land needs or housing types 
projections.  
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CHAPTER 6: ALBANY’S HOUSING STRATEGY, 
MEETING HOUSING NEEDS TO 2025 

 
This is the critical component of any housing needs analysis. The strategy ties into the City’s Strategic 
Plan and will set goals and objectives for achieving Albany’s housing needs. 
 
Challenges 
 
If the housing model projections are representative of Albany’s future housing needs, the City may be 
faced with the following challenges over the next 20 years:  

• How and where to zone and “protect” land for affordable rental and ownership housing as well as 
multiple-family housing at all price levels.   

• Ensuring new medium-density housing is compatible with our existing neighborhoods, meets 
community values, and become great neighborhoods.  

• How to encourage developers to build what Albany needs (by price/affordability), rather than the 
products they are comfortable building.  

• How to repair or replace substandard housing units. 

• How to maintain and improve the quality and desirability of Albany’s older (constructed before 
1950) and “middle-aged” (constructed between 1950 and 1980) housing stock and neighborhoods 
in order to avoid pockets of rental and deteriorating housing (“regeneration and rebirth”). 

• How to continue to create and sustain Albany’s great neighborhoods.  

• How to create a variety of housing types and incomes in neighborhoods. 

• How to creatively address the potential changes needed to meet these challenges.  

• How to encourage effective partnerships to increase funding for low-income housing and provide 
responsive, coordinated and effective housing choices and services. 

 
Goals 
 

• Create and sustain a city of diverse neighborhoods where all residents can find and afford the 
values, lifestyles, and services they seek (Albany Strategic Plan, 2005). 

• Ensure there is an adequate supply of residentially zoned land in areas accessible to employment 
and public services; to provide a variety of choices regarding type, location, density, and cost of 
housing units commensurate to the needs of city residents (Current Comprehensive Plan goal). 

 
Objectives 
 
The City’s Strategic Plan already acknowledges several of the challenges noted above with the following 
Great Neighborhood objectives: 

• Affordable Housing: Decrease the percentage of households spending more than 30% of income 
on housing and utilities from 34% in 2000 to 30% by 2010. 

• Tenure: Increase owner-occupied households from 60% in 2000 to the statewide average by 2010 
(Note: the state’s average was 64% in 2000). 

• Housing Conditions: Decrease reported property code violations by 20% in 2010. 

• Historic Assets: Maintain and increase the value and attraction of Albany’s historic assets. 
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• Environment: Define and achieve state and community benchmarks related to the restoration 
and/or protection of natural resources.  

 
Additional Objectives: 

• Increase neighborhood stability. 

• Increase the variety in types of housing choices within Albany.  

• Improve the distribution of housing types within planning sectors, within elementary school 
districts, and within neighborhoods. 

• Provide housing that is targeted to the demographics of major employment centers in close 
proximity. 

• Improve and add to the city’s “toolbox” for affordable housing. 

• Increase the supply of affordable housing to include a range of unit sizes and types. 

• Increase the supply of affordable housing near public transportation, village centers, and 
employment centers. 

• Improve the livability, quality, long-term life expectancy, and maintenance needs of substandard 
rental and owner-occupied housing units through rehabilitation or redevelopment programs.  

• Provide relocation opportunities and assistance to residents when substandard housing units are 
rehabilitated or replaced.  

 
Recommended Implementation Strategies 
 
The following implementation strategies are recommended to help meet several of the City’s Strategic 
Plan objectives, including providing housing that is safe and affordable to all of Albany’s residents.  
These recommendations are not binding. 
 
1. Ensure There is Enough Land to Meet Albany’s Housing Needs.   
 
The City is doing the following to ensure there is enough land to meet Albany’s needs for medium-
density and multiple-family development: 
 
a. Determine suitable locations for at least 50 acres of medium-density land that allows multiple-family 

units and 15 additional acres of medium-density or mixed-use land that allows for a variety of 

housing types.  

 
New medium- to high-density development (8 to 30 units a gross acre) should be located on streets 
classified as major collectors or arterials. Ideally these developments will be close to transit routes, 
services and jobs. The village center concept was created to accommodate medium-density and 
mixed-income housing that supports commercial centers and reduces vehicle trips.  
   

• Evaluate the housing types allowed and development standards in the Village Center zoning 
districts.  

• Evaluate the housing types allowed and development standards in the RM-3 and RM-5 
zoning districts.  

• Identify areas inside and outside the city limits for future residential medium-density land and 
future village centers. (Note: commercial land needs should be considered when discussing 
the MUR and MUC zones.)   
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Actions: Staff has identified a future mixed-use village center node in the Oak Creek area 
plan for medium-density residential land and mixed-use land. Staff is evaluating land in the 
East I-5 plan area that could be designated medium density.  

• Evaluate how to encourage a mix of affordable housing, rather than just market-rate and high-
end housing in village centers.  

 

b. Consider strategies for developing mixed-income neighborhoods in new developments. 

• Consider requiring a minimum percentage of new renter and owner-occupied units to be more 
affordable to low-income households. 

• Consider requiring all new developments over a certain size to have a percentage of multiple-
family units and/or affordable units.  

• Consider allowing and encouraging accessory apartments in new and existing neighborhoods 
(in new buildings).  

c. Review Housing Types and Development Standards Allowed by Zone to Encourage the Development 

of Affordable Housing. 

 

Multiple-Family.  Currently, detached single-family housing is allowed in all zones. Consequently, a 
large portion of our RM land has recently been developed with detached single-family 
neighborhoods:  Lexington, Coastal Crossing, Blossom Crossing (in North Albany off of Blossom 
Lane), North Albany Village, and a few Marion Street subdivisions. Even if the City zones more RM 
land, there is no guarantee that the land will be developed with multi-family units without changes to 
the uses allowed. 

• Consider using minimum densities in the RM zones and/or no longer allowing detached 
single-family residents in one or more RM zones. 

• Explore public-private partnerships and/or incentives for developing affordable rental 
housing, particularly low-income rental housing. 

• Evaluate ways to ensure the development of great neighborhoods at all income levels. 
 
Attached Housing. Attached single-family housing is currently allowed in the following zones: RS-5, 
RM-5, RM-3, MUR, Waterfront and MUC. However, the development standards in these zones may 
not be adequate (e.g., the minimum lot width may be too high).  

• Evaluate where it is appropriate to allow attached housing developments and evaluate the 
development standards to ensure attached housing can be built. 

• Evaluate ways to ensure the development of great neighborhoods. 
 

Development Standards. Lot size typically impacts the price of lots and may affect the size of housing 
units allowed and the overall price of housing units.   

• Evaluate minimum lot sizes and setbacks, maximum heights and lot coverage of all zones.  

• Evaluate compatibility standards, particularly for multiple-family developments and infill 
sites. 

• Evaluate all mixed-use zones, such as MUR and MUC, and determine if maximums should 
be set on the amount of land that can be used for commercial or residential uses.  
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2. Create and Sustain Great Neighborhoods for All Residents 

a. Affordable Housing Actions 

 
In order to provide for the long-term self-sufficiency of Albany’s low- and moderate-income 
households, the issue of affordable housing must be addressed in a comprehensive manner. In 
addition to the land use related actions already identified, the following actions may help meet the 
objectives of decreasing the percentage of households spending 34% of their income on housing and 
utilities in 2000, to 30% of their income on like expenses in 2010. 

• Provide more economic opportunities for Albany residents by improving the local economy 
and attracting more “family wage” jobs to Albany.    

• Support efforts by the Albany Partnership for Housing and Community Development, the 
Linn-Benton Housing Authority, Habitat for Humanity, the Community Services Consortium, 
and other local agencies to provide affordable housing, financial assistance, and services to 
Albany’s moderate-, low- and very-low-income households; for the elderly; and for Albany’s 
special needs populations.  

• Pursue Community Development Block Grants (CDBG) as projects and needs arise. 

• Prepare for becoming an “entitlement community” under the U.S. Department of Housing 
and Urban Development’s (HUD) Community Development Block Grant (CDBG) program. 
Develop a plan for how CDBG funds will be used - including prioritizing the City’s needs 
and what programs and agencies can be supported with the funds.   

 
b. Maintaining the Quality and Safety of Albany’s Existing Housing Stock. 

 
There are isolated areas of substandard housing in Albany. Housing ranges from older mobile and 
manufactured homes to site-built homes over 50 years old that have been poorly maintained over the 
years.  How does the Albany community plan to replace or rehabilitate these older mobile homes and 
houses and reuse mobile home park sites?  

• Identify substandard homes, apartments and pockets of deteriorated housing.  

• Identify areas with a concentration of very-low income households.  

• Identify and evaluate areas within the City that lack water, sewer or improved streets for 
potential infrastructure funding (through grants).  

• Develop a focused investment strategy for neighborhoods in need of assistance with 
upgrading and improving the infrastructure (streets, sidewalks, street lighting, parks), in 
addition to the housing units.  

• Monitor the effectiveness of the housing and maintenance code and enforcement program 
adopted in 2006 to address substandard housing issues.  

• Protect manufactured and mobile home park residents from displacement without relocation 
assistance. 

• Identify the needs of residents of mobile home parks and other substandard housing. Connect 
them to existing programs and service agencies and/or develop new programs to improve the 
lives and housing of these residents.  

• Support the location of amenities and services that support great neighborhoods: schools, 
daycare, daily goods and services. 
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c   Workforce Housing 

• Work with the Community Leadership Roundtable to better understand the demographics and 
housing preferences of Albany’s workforce. 
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A-1 

Albany’s New Housing Units by Type, 1990 to 2005             

Unit Type 1990 1991 1992 1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 TOTAL % Mix 

SFR 75 93 123 180 142 134 145 233 248 151 198 263 406 380 465 507 3,743 58.7% 

Duplex Units 14 12 28 4 20 16 10 36 52 14 10 20 12 18 28 12 306 4.8% 

3,4-Plex 3 0 3 3 16 4 8 10 13 53 0 0 0 0 0 0 113 1.8% 

Apartments 0 29 56 68 221 137 12 158 162 162 100 101 0 0 0 5 1,211 19.0% 

Townhouse na 2 0 2 0 0 0 0 0 0 0 0 0 0 0 4 8 0.1% 

Manuf. Homes                                      

             in Parks* 48 13 27 86 157 99 44 40 39 19 7 15 6 16 13 7 636 10.0% 

on Lots na 39 30 39 28 25 23 48 25 26 20 12 17 15 12 5 364 5.7% 

Total New Units 140 188 267 382 584 415 242 525 539 425 335 411 441 429 518 540 6,381 100% 

Man Home Park   
Replacements*         -1 -11 -7 -6 -7 -7 -1 -15 -6 -16 -13   -90   

Res.Demolitions -12 -10 -1 -4 -5 -21 -15 -10 -6 -19 -7 -6 -4 -10 -10   -140   

Net New Units 138 178 266 378 578 383 220 509 526 399 327 390 431 419 508 540 6,190   

*Demolition and manufactured home replacements data not available. 
 

1990 to 1999, New Construction      

Unit Type 1990 1991 1992 1993 1994 1995 1996 1997 1998 1999 TOTAL % Mix 

SFR 75 93 123 180 142 134 145 233 248 151 1,524 41.1% 

Duplex Units 14 12 28 4 20 16 10 36 52 14 206 5.6% 

3,4-Plex 3 0 3 3 16 4 8 10 13 53 113 3.0% 

Apartments 0 29 56 68 221 137 12 158 162 162 1,005 27.1% 

Townhouse na 2 0 2 0 0 0 0 0 0 4 0.1% 

Manuf. Homes                          

            In Parks* 48 13 27 86 157 99 44 40 39 19 572 15.4% 

on Lots na 39 30 39 28 25 23 48 25 26 283 7.6% 

Total New Units 140 188 267 382 584 415 242 525 539 425 3,707 100% 

Man Home Park   
Replacements*         -1 -11 -7 -6 -7 -7 -39   

Res.Demolitions -12 -10 -1 -4 -5 -21 -15 -10 -6 -19 -103   

Net New Units 138 178 266 378 578 383 220 509 526 399 3,575   

*Demolition and manufactured home replacements data not available. 
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A- 2 

 
2000 to 2005 New Construction      

Year 2000 2001 2002 2003 2004 2005* Total % 

SFR 198 263 406 380 465 507 2219 85.7% 

Duplex Units 10 20 12 18 28 12 100 3.9% 

3,4-Plex 0 0 0 0 0 0 0 0.0% 

Apartments 100 101 0 0 0 5 206 8.0% 

Townhouse 0 0 0 0 0 4 4 0.2% 

Manuf. Homes                  

             in Parks* 7 15 6 16 13 7 64 2.5% 

on Lots 20 12 17 15 12 5 81 3.1% 

Total New Units 335 411 441 429 518 540 2674 100% 

Man Home Park   
Replacements* -1 -15 -6 -16 -13 * -51   

Res. Demolitions -7 -6 -4 -9 -5 * -31   

Net New Units 327 390 431 419 508 540 2615   

*Demolition and manufactured home replacements data not available. 
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Albany’s Manufactured Home Parks – # Units, Value of Space Rents (March, 2004) 

PARK NAME SITEADDR PHONE # Units Records RENT UTILITY VALUE 
MORT 
EQUIV ASSUMED 

PERIWINKLE MOBILE PARK 1010 GEARY ST SE 926-0700 37 36 $290 -$48.00 $242 $30,784 $31,000 

ALBANY RV & TRAILER PARK 1197 CENTURY DR NE 928-8532 45 21 $319 -$48.00 $271 $34,473 $34,000 

CORAL GARDENS 1200 SALEM AVE SE   20 19 $300   $300 $38,163 $30,000 

WOODLAND PARK 1415 SALEM AVE SE   21 21 $300   $300 $38,163 $30,000 

SHOREWOOD ESTATES 1905 WAVERLY DR SE 926-9787 102 99 $315 -$48.00 $267 $33,965 $34,000 

THREE LAKES ESTATES 2151 THREE LAKES RD SE 928-2812 96 83 $305 na $305 $38,799 $39,000 

ROSEWOOD ESTATES 300 WESTERN AVE SE 812-1559 77 70 $315 na $315 $40,071 $40,000 

PACIFIC COURT 3419 PACIFIC BLVD SW   25 20 $300   $300 $38,163 $35,000 

EDGEWOOD MOBILE HOME PARK 3800 S MOUNTAIN VIEW DR SE 926-8844 151 147 $315   $315 $40,071 $40,000 

COLUMBUS GREENS ESTATES 5050 COLUMBUS ST SE 928-5163 268 249 $325 na $325 $41,343 $41,000 

OAK VIEW TERRACE 777 COLLEGE PARK DR SW 928-4885 105 90 $315   $315 $40,071 $40,000 

MAPLE COURT 868 NORTH ALBANY RD NW   18 18 $315   $315 $40,071 $40,000 

HEATHERDALE MOBILE VILLAGE 950 AIRPORT AVE SE 926-6360 95 81 $320 -$48.00 $272 $34,601 $35,000 

  AVERAGES   1060 954 $310   $296 $37,595   

Mortgage Equivalent computed as (rent - utilities) x 12 months x 30 years / 2.83 historic income to mortgage potential.   

Utility represents the average water and sewer cost per unit for parks that pass that cost to the tenant.     

NA indicates individual billing for each space not included in space rent.        

Blanks indicate lack of available data.         

 

Water and Sewer Rates     WATER SEWER 

SITEADDR # Units Notes 
# 
units Ave. bill Unit cost # units Ave. bill unit cost 

868 NORTH ALBANY RD NW     N/A           

300 WESTERN AVE SE   separate meters            

1415 SALEM AVE SE 31  2 meters for 31 31 $625.00 $20.16 31 $843 $27.19 

1010 GEARY ST SE 37  No water meter       37 $918 $24.81 

1700 PERIWINKLE CIR SE 33   33 $370.50 $11.23 33 $650 $19.70 

2151 THREE LAKES RD SE    separate meters            

3419 PACIFIC BLVD SW 25    25 $840.00 $33.60 25 $830 $33.20 

3800 S MOUNTAIN VIEW DR SE 153    153 $3,799.00 $24.83 153 $3,640 $23.79 

777 COLLEGE PARK DR SW   separate meters            

5050 COLUMBUS ST SE 268          268 $6,883 $25.68 

1905 WAVERLY DR SE 102  No water meter       102 $2,530 $24.80 

950 AIRPORT AVE SE 112  H20 winter ave $1833., summer $2963. 112 $2,398.00 $21.41 112 $2,762 $24.66 

1197 CENTURY DR NE 44  No water meter       44 $1,091 $24.80 

1200 SALEM AVE SE     N/A           

     TOTALS 354 $8,032.50 $22.69 805 $20,147 $25.03 
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Albany Apartment Complex Information – Units and Rents 

Complex Name 

  

Site Address 
# 
Units  

Number of Units Reported by Price Range Total 
Rent 
Collected 

Total 
Value 

Rent 
as % 
of 
Value 

Fact
or  

Calc'd 

Rent Zone $0-
199 

$200-
429 

$430-
664 

$665-
909 

$910-
1149 $1150+ Total 

American Village RM-5 505 27TH AVE SE 26     26       26 $12,360 $941,790 1.31%     

Barrington Square RM-5 1801 27TH AVE SE 12     12       12   $415,700   1.47
% 

$509 

Blazer Apts RM-3 872 BELMONT ST SW 88     88       88 $52,320 $3,821,7
70 

1.37%     

Briarwood RM-3 926 5TH AVE SE 14   14         14 $5,810 $492,960 1.18%     

Brookshore Apts RM-5 1539 15TH AVE SE 124     124       124 $56,340 $4,132,5
60 

1.36%     

Cape Cod Apts LE 417 LYON ST SE 10   10         10   $214,500   1.53
% 

$327 

Cape Lee Apts RM-3 3222 N SHORE DR SE 28     28       28 $13,440 $1,071,7
70 

1.25%     

Carolina Gabels RM-3 1001 CHICAGO ST SE 10   10         10   $226,280   1.13
% 

$257 

Clayton Meadows Apts RM-3 2080 QUEEN AVE SE 50   32 18       50 $20,744 $1,275,2
50 

1.63%     

Cotton Wood Manor RM-3 1081 CHICAGO ST SE 36   36         36 $14,340 $1,228,3
60 

1.17%     

Country Village RR 261 TO 363 COUNTRY 
VILLAGE LP NE 

30       30     30   $1,566,1
73 

  0.00
% 

$0 

Edwards West HM 1015 5TH AVE SW 18   18         18 $7,200 $545,150 1.32%     

El Faisan HM 819 18TH AVE SW 6     6       6 $3,150 $258,010 1.22%     

Evergreen Acres RM-5 2255 QUEEN AVE SE 43     43       43 $21,600 $1,691,8
50 

1.28%     

Geary St Apts RM-5 1533 GEARY ST SE 24     24       24 $11,060 $1,138,5
20 

0.97%     

Hazel Wood Apts RM-3 1837 QUEEN AVE SW 21   21         21 $8,215 $683,870 1.20%     

Heatherstone Apts RM-5 1830 THURSTON ST 
SE 

38   19 19       38 $16,150 $1,024,6
90 

1.58%     

Hill House Apts RM-5 1900 HILL ST SE 40   8 32       40 $11,568 $1,612,6
90 

0.72%     

Holly Square Apts RM-5 750 QUEEN AVE SE 40   14 26       40 $8,090 $1,044,1
70 

0.77%     

Jackson Court RS-
6.5 

1856 JACKSON ST SE 10     10       10   $395,500 0.00% 0.99
% 

$392 

Jansen Manor ES 1015 ELM ST SW 32   8 24       32 $14,440 $857,120 1.68%     

Jefferson Lofts WF 125 Jefferson ST NE 16     16       16           
Kensington Square 
Apts 

RM-3 1125 PINE MEADOW 
DR SE 

28     24 4     28 $16,288 $1,397,9
40 

1.17%     

Kingsman Apts RM-3 919 20TH AVE SW 10     10       10 $4,400 $352,740 1.25%   $440 

Knox Butte Apts RM-5 3811 KNOX BUTTE RD 
E 

95     27 68     95 $64,200 $4,048,9
60 

1.59%     

Lakeside Manor RM-3 2730 7TH AVE SE 48     48       48 $29,280 $2,260,5
50 

1.30%     

Linden Wood Apts RM-3 1042 BELMONT AVE 
SW 

152   149 3       152 $43,755 $2,186,1
70 

2.00%     

Madison House RS-
6.5 

820 34TH AVE SE 16     16       16   $579,900   1.29
% 

$468 

Madison Quint House RM-3 926 4TH AVE SE 10   10         10   $213,000   1.29
% 

$275 

Manchester Manor RM-5 720 QUEEN AVE SE 30     30       30 $16,050 $1,183,0
90 

1.36%     

Maple Court RM-3 810 18TH AVE SW 10   5 5       10 $4,125 $392,720 1.05% 1.29
% 

$507 

Maple Creek Apts RM-5 622 32ND AVE SE 40   16 16 8     40 $14,900 $1,321,6
20 

1.13%     

Marion Commons RS-
6.5 

2220 JACKSON ST SE 24     24       24 $12,600 $974,750 1.29%     

Meadowgreen RM-5 424 26TH AVE SE 28     28       28 $15,720 $1,015,3
20 

1.55%     

Metro Capri HM 908 FERRY ST SW 12     12       12   $434,390   1.29
% 

$467 

Metro Plaza HM 430 6TH AVE SW 12   12         12   $375,140   1.29
% 

$403 

Millwood Manor RM-3 2550 14TH AVE SE 46   46         46 $9,200 $1,363,1
10 

0.67%     

Modern Acres RM-3 3410 PACIFIC BLVD 
SW 

44   22 22       44   $985,720 0.00%     

Muffin/Singleton RM-3 525 13TH AVE SE 14   14         14   $366,200   1.29
% 

$337 

New Heritage RM-3 2148 GEARY ST SE 100     100       100 $35,175 $4,876,2
20 

0.72%     

Oak Crest Apts RM-5 1111 OAK ST SE 33   20 13       33 $14,080 $1,535,9
80 

0.92%     

Oak Plaza Apts RM-3 1265 SALEM AVE SE 22   22         22   $396,990   1.29
% 

$233 

Park Village RM-5 525 24TH AVE SE 84   84         84   $1,798,9
00 

  1.29
% 

$276 

ParkRose RM-5 1948 6TH AVE SE 18   2 16       18 $9,427 $0       

Parkside Court Apts RM-5 705 24TH AVE SE 40 8 32         40 $9,923 $1,267,2
00 

0.78%     

Periwinkle Creek RM-3 2070 Queen Ave SE 80   12 68       80 $35,777 $1,880,1
10 

1.90%     
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     Number of Units Reported by Price Range 
Total 
Rent 
Collected 

Total 
Value 

Rent 
as % 
of 
Value 

Fact
or  

Calc'd 

Rent 
Complex Name Zone Site Address 

# 
Units  

$0-199 
$200-
429 

$430-
664 

$665-
909 

$910-
1149 $1150+ Total 

Periwinkle Place RM-5 1700 Periwinkle Cir SE 32   25 7       32 $12,475 $0       

Pinemeadow Village RM-3 2185 PINE MEADOW 
DR SE 

142     126 16     142 $91,910 $6,013,1
70 

1.53%     

Queen Oaks RM-5 1820 GEARY ST SE 48   24 24       48 $20,400 $1,706,1
30 

1.20%     

Queens Trace RS-
6.5 

810 19TH AVE SE 16   16         16 $6,800 $650,320 1.05%     

Redwood Square Apts RM-5 2221 WAVERLY DR SE 58     50 8     58 $37,060 $2,946,0
70 

1.26%     

Riverbank RS-
6.5 

1525 7TH AVE SW 12     12       12   $479,420   1.29
% 

$515 

Rosewood Apts RM-5 719 19TH AVE SE 32     32       32 $14,720 $992,680 1.48%     

Royal Hill Apts RM-5 2262 HILL ST SE 16     16       16   $650,420   1.29
% 

$524 

Santiam Terrace RM-3 855 CHICAGO ST SE 56   28 28       56 $23,016 $1,625,3
20 

1.42%     

Sheridan Plaza HM 208 5TH AVE SE 32     32       32 $16,800 $1,100,3
40 

1.53%     

Sherman Oaks Apts RM-5 2428 OAK ST SE 48     48       48 $33,855 $2,189,1
60 

1.55%     

Singleton II RM-3 605 13TH AVE SE 10   10         10   $291,260   1.29
% 

$376 

Songbird Village RM-5 215 21ST ST SE 48   27 21       48 $20,118 $0       
South Shore 
Townhouses 

RM-3 3265 S SHORE DR SE 12   12         12 $4,800 $552,590 0.868
6% 

    

Springwood Manor RM-3 1214 34TH AVE SE 79   24 55       79 $35,245 $2,486,5
60 

1.42%     

Squire Apts RS-
6.5 

2603 4TH AVE SE 11   11         11 $3,190 $258,600 1.233
6% 

    

Stadium Apts RM-3 2215 ELM ST SW 11   11         11 $4,125 $363,630 1.134
4% 

    

Sunrise Apts RS-
6.5 

732 19TH AVE SE 12   8 4       12 $5,380 $423,730 1.269
7% 

    

Sunrise Pointe RM-5 3202 JACKSON ST SE 104     104       104 $82,048 $4,920,2
50 

1.67%     

The Lair HM 627 3RD AVE SE 6     6       6 $3,000 $232,100 1.29%     

The Maples RM-
3/5 

625 34TH AVE SE 40   16 16 8     40 $20,200 $1,375,1
00 

1.47%     

The Meadows Apts RM-3 1867 21ST AVE SE 152     134 18     152 $76,670 $7,729,0
90 

0.99%     

The Oaks RM-5 1430 GEARY CIR SE 124   60 64       124 $56,375 $4,942,8
90 

1.14%     

The Park RM-3 1861 21ST AVE SE 76     76       76 $40,624 $2,692,1
10 

1.51%     

The Premier RM-5 1805 CLAY ST SE 44     44       44   $2,241,9
50 

  1.29
% 

$657 

The Red Building LE 505 LYON ST SE 11   11         11   $296,600   1.29
% 

$348 

The Shadows RM-3 3141 N SHORE DR SE 12   12         12 $5,100 $514,050 0.992
1% 

    

The Sheffield RM-3 725 DAVIDSON ST SE 35   9 26       35 $15,585 $1,110,8
90 

1.40%     

Timberlinn RM-5 3805 WILLAMETTE 
AVE SE 

28   26 2       28 $10,220 $585,520 1.75%     

Twin Oaks Apts RS-
6.5 

2602 SALEM AVE SE 15   15         15 $5,700 $387,820 1.47%     

Valley Pointe Apts RM-5 5001 PACIFIC BLVD 
SW 

128     128       128 $65,780 $5,241,6
70 

1.25%     

Villa Capri Apts RM-3 1163 GEARY ST SE 32   12 20       32 $14,300 $1,187,4
40 

1.20%     

Waverly Lake Apts RM-3 2321 SALEM AVE SE 18   18         18 $6,950 $477,800 1.45%     

Waverly Park Terrace CC 814 BRADLEY ST SE 14     14       14 $6,915 $532,100 1.30%     

Waverly Square RM-5 1505 WAVERLY DR SE 80     68 12     80 $46,920 $3,523,5
60 

1.33%     

Waverly Terrace CC 410-446 ERMINE ST SE 16     16       16   $649,140   1.29
% 

$523 

Wedge Wood Apts RM-5 827 WAVERLY DR SE 16   16         16 $6,240 $430,790 1.45%     

West Queen Gardens RM-3 1718 17TH AVE SW 18     18       18 $8,370 $703,580 1.19%     

West Side Villa RM-3 902 22ND AVE SW 30     25 5     30 $16,700 $1,072,8
50 

1.56%     

Willet Apts RM-5 808 QUEEN AVE SE 16     16       16 $7,920 $598,440 1.32%     

Willow Glen Apts RM-5 2467 QUEEN AVE SE 38     38       38 $20,990 $1,943,9
30 

1.08%     

Young Apts HM 628 FERRY ST SW 10     10       10 $4,750 $390,440 1.216
6% 

    

  RM-5 1090 24TH AVE SE 10     10       10   $407,190   1.29
% 

$525 

  RM-5 1101 CENTURY DR NE 10   5 5       10   $243,410   1.29
% 

$314 

  MS 1127 6TH AVE SE 12   12         12   $338,640   1.29
% 

$364 

  RM-3 1306 BELMONT AVE 
SW 

14     14       14   $885,000   1.00
% 

$632 

  RM-3 1439 7TH AVE SE 5   5         5   $0   1.29
% 

$0 
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     Number of Units Reported by Price Range 
 Total 
Rent 
Collected 

Total 
Value 

Rent 
as % 
of 
Value 

Fact
or  

Calc'd 

Rent Complex Name Zone Site Address 
# 
Units  

$0-199 
$200-
429 

$430-
664 

$665-
909 

$910-
1149 $1150+ 

Comp
lex 
Name 

  RM-3 1460 6TH AVE SE 8   8         8   $0   1.29
% 

$0 

  RS-
6.5 

1856 JACKSON ST SE 10     10       10   $380,000   1.29
% 

$490 

  RM-5 1925 WAVERLY DR SE 16 16           16   $0   1.29
% 

$0 

  RM-5 2001 FERRY ST SW 28     28       28   $1,258,6
10 

  1.29
% 

$580 

  RM-5 2006 SALEM AVE SE 9       9     9   $504,200   1.29
% 

$723 

  RM-3 2030 WALNUT ST SW 6   6         6   $106,940   1.29
% 

$230 

  HD 209 1ST AVE W 5     5       5   $190,695   1.29
% 

$492 

  CB 212 1ST AVE E 5   5         5   $88,690   1.29
% 

$229 

  RS-
6.5 

2174 JACKSON ST SE 8       8     8   $438,000   1.29
% 

$706 

  CB 222 1ST AVE E 20   20         20   $360,140   1.29
% 

$232 

  MUR 222 JACKSON ST SE 5     5       5   $210,960   1.29
% 

$544 

  RS-
6.5 

2278 JACKSON ST SE 5     5       5   $181,690   1.29
% 

$469 

  HM 228 6TH AVE SE 5     5       5   $195,150   1.29
% 

$503 

  HD 230 1ST AVE W 5   5         5   $118,657   1.29
% 

$306 

  LE 230 LYON ST SW 13   13         13   $392,430   1.29
% 

$389 

  MUR 234 THURSTON ST SE 5   5         5   $146,830   1.29
% 

$379 

  OP 2435 16TH AVE SE 7   7         7   $215,200   1.29
% 

$397 

  RS-
6.5 

2505 4TH AVE SE 8 8           8   $108,610   1.29
% 

$175 

  RM-5 2521 MAIN ST SE 6       6     6   $310,500   1.29
% 

$668 

  RM-5 2526 OAK ST SE 8     8       8   $309,804   1.29
% 

$500 

  RM-5 2560-96 16TH AVE SE 10       10     10   $805,000   1.00
% 

$805 

  Rs-
6.5 

2907-25 21ST SE 6       6     6   $568,550   1.00
% 

$948 

  MS 301-317 MAIN ST, 1100 
SALEM AVE SE 

32 32           32   $264,710   1.29
% 

$107 

  HM 305 6TH AVE SE 7     7       7   $305,220   1.29
% 

$562 

  RM-5 330 BURKHART ST SE 7   7         7   $0   1.29
% 

$0 

  OS 330 DENVER ST NE 5     5       5   $237,092   1.29
% 

$612 

  LI 3523 PACIFIC BLVD 
SW 

8       8     8   $415,700   1.29
% 

$670 

  RM-3 403 MADISON ST SE 6     6       6   $238,550   1.29
% 

$513 

  HM 417 6TH AVE SE 10   10         10   $184,710   1.29
% 

$238 

  HM 418 5TH AVE SW 7   7         7   $186,370   1.29
% 

$343 

  HM 430 4TH AVE SW 6   6         6   $136,480   1.29
% 

$293 

  HM 431 MONTGOMERY ST 
SE 

6   6         6   $194,860   1.29
% 

$419 

  RR 480 TO 524 S 
NEBERGALL LOOP NE 

12     12       12   $584,876   1.29
% 

$629 

  HM 515 6TH AVE SE 5 5           5   $42,060   1.29
% 

$109 

  HM 634 CALAPOOIA ST 
SW 

5     5       5   $186,020   1.29
% 

$480 

  HM 697 JEFFERSON ST SE 10   10         10   $186,880   1.29
% 

$241 

  HM 710 5TH AVE SW 10   10         10   $317,890   1.29
% 

$410 

  RM-3 727 12TH AVE SE 10     10       10   $416,310   1.29
% 

$537 

  LE 731 LYON ST SE 7   7         7   $178,930   1.29
% 

$330 

  RM-3 805 12TH AVE SE 9 9           9   $121,510   1.29
% 

$174 

check address HM 810 QUEEN AVE SE 10     10       10   $357,840   1.29
% 

$462 

  RM-5 815 MORSE AVE SW 15       15     15   $862,280   1.29
% 

$742 

  HM 830 12TH AVE SE 5     5       5   $236,000   1.29
% 

$609 

  Totals 3,911 78 1,201 2,393 239 0 0 3,911   Average 1.26%    

               Median 1.28%    
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Subdivision Activity and Density by Zone 

FILE    
 

TENT. 
# new 
lots 

Bldg 
Permits ACRES DENSITY LOT SIZE 

NUMBER SUBDIV NAME LOCATION CO. ZONE Appr'l Recorded Issued Gross Net 
Gros

s 
Net Ave. Min. Max 

                 
SD-01-04 Coastal Crossing Goldfish Farm Road L RM-3 99 99 0 15.28 10.3 6.5 9.6 4,335 3,884 7,489 

SD-04-02 
(Last phase of 
Lexington) Lexington/21st L 

RM-3 
75 38 10 10.44 8.22 

7.2 
9.1 4,773   

M1-06-97 Lexington South of 21st L RM-3 142 142 118 19.20  7.4     

M1-03-94 
Cabins @ 
Periwinkle Cr Pine St/Cleveland SE L 

RM-3 
7 7 7 0.95   

7.4 
        

    RM-3 224 187 135 30.59  7.3     

               
SD-04-05 Jessica's Court 2140 Hill Street SE L RM-5 10 10 9 2 1.82    5,977 30,759 

SD-03-05 
North Albany 
Village 

820 NW Ridders Ln 
B 

RM-5 
162 0 0 

21.61 
 

 
    

SD-07-04 
Willow Brook 
Estates Marion/20th L 

RM-5 
29 0 0 5.83 3.18 

5.0 
9.1  4,183 26,226 

SD-03-02 pending 21st Ave L RM-5 37 37 0 5.10 5.10 7.3 7.3 4,920   

SD-05-01 Linda's Addition 18th Ave  L RM-5 4 4 4 0.50 0.50 8.0 8.0 5,220 4,338 6,112 

SD-04-01 Foxwood Lyon/25th L RM-5 18 18 2 3.70 2.90 4.9 6.2 7,103 5,004 9,987 

SD-04-00 Hickory Hills (PD) North Albany Rd NW B RM-5 67 67 53 10.04 10 6.7 6.7    

SD-02-99 Roosevelt Addition Del Rio L RM-5 18 18 15 8.82 2.10 2.0 8.6 5,191 4,900 7,805 

SD-03-98 Wilson Marion St SE L 
RM-5 

10 10 10 1.07  
9.3 

 4,678  
5.98 
ac 

M1-04-97 Wayside Santiam Hwy L RM-5 6 6 0 1.23  4.9   4,749 11,248 

M1-06-96 Trudell Addition Queen Ave SE L RM-5 16 16 16 1.82  8.8     

M1-02-95 Anjum 16th Ave/Queen SE L RM-5 10 10 10 2.91  3.4     

M1-01-95 Lewis/Queen Queen Ave SE L RM-5 4 4 1 0.48  8.3     

M1-02-94 Welker's 34th Ave/Lyon SE L RM-5 16 16 16 2.12  7.5     

M1-07-93 
Welker's 18, 19, 20 
Place Lehigh Wy/18th SE L 

RM-5 
29 29 27 5.17   

5.6 
        

    RM-5 436 245 163 72.4  6.0     

               

SD-12-06 
Cornerstone 
Estates 

2391 Scenic Dr NW 
B 

RS-10 
8 0 0 

2.2 2.2 3.64 
3.6 

10,338 7,000 14,307 

SD-10-06 St. James 
East side of Crocker 
Ln, south of Valley 
View Dr NW B 

RS-10 
32 0 0 

9.11 
 

 
 

10,414 7,760 13,793 

SD-05-06 Scenic Hills 2 Scenic Hills 2 B RS-10 10 0 0 2.66 2.37 3.76 4.2 10,338 8,190 12,631 

SD-02-06 Sierra Vista 
Southwest corner of 
North Albany Road & 
Gibson Hill Rd NW B 

RS-10 
7 0 0 

3.57 
 

 
  

15,025 20,818 

SD-11-05 Oak Grove Oak Grove Way B RS-10 8 0 0 1.82       

SD-08-05 
North Pointe 
Meadows 

150-300 North Pointe 
Dr NW 

B RS-10 
66 0 0 

13.38 
10.0

4 
 6.57 

 
3,782 7,202 

SD-06-05 Skyview 3 Crocker Ln NW B RS-10 19 0 1 6.59 4.71    5,977 30,759 

SD-04-04 Dover Village n. of 2030 Crocker B 5 5 1 2.73 1.92 1.8 2.6    

SD-10-03 Northwood 1305 Spencer Mtn Dr 
NW 

B RS-10 18 7 2 13.04  1.4     

SD-09-03 Hidden Meadows Gibson Hill Rd NW B RS-10 10 0 0 3.38  3.0   9,708  

SD-04-03 Scenic Hill Jordan Dr B RS-10 12 0 0 3.97  3.0     

SD-05-02 pending Scenic Dr NW B RS-10 8 0 0 4.60 1.60 1.7 5.0    
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SD-03-00 see SD-10-03  B RS-10 -- -- -- -- -- -- -- -- -- -- 

SD-01-00 Gibson Heights Penny Ln NW B RS-10 10 10 3 10.77 -- 0.9 -- 45,874 16,113 151,13
0 SD-09-99 Frost Park Gibson Hill Rd NW B RS-10 5 5 5 1.36 1.20 3.7 4.2 10,435 7,010 15,216 

SD-03-99 Orchard Heights #3 Skyline Dr NW B RS-10 4 4 4 0.92  4.3   10,000 10,019 

SD-01-98 St Anne's 18th Ct NW B RS-10 5 5 4 1.41 1.20 3.5 4.2 10,435 7,010 15,216 

M1-03-97 Crocker Heights Crocker Ln NW B RS-10 28 28 24 10.00  2.8  13,043   

M1-02-97 Covey Run North Albany Rd NW B RS-10 225 137 131 68.99  3.3     

M1-04-96 Mayberry Estates Gibson Hill Rd NW B RS-10 34 34 34 10.10  3.4     

M1-01-96 Orchard Heights 1 
& 2 

Skyline Rd NW B RS-10 45 45 45 14.05  3.2  10,916   

M1-14-95 Scenicview Gibson Hill/Thorn Dr 
NW 

B RS-10 36 35 29 12.65  2.8     

M1-09-95 Ridge at Cascade 
Heights PD 

Cascade Hts Dr NW B RS-10 34 34 16 13.41  2.5     

M1-08-95 Cascade Heights Old Quarry Rd NW B RS-10 39 39 21 31.19  1.3     

M1-08-94 Tree View Gibson Wy NW B RS-10 32 31 26 10.00  3.2     

M1-06-94 Summerhill Crocker/Woodcrest 
NE 

B RS-10 21 21 19 8.77  2.4     

M1-01-94 Scenic Meadows Gibson Hill Rd NW B RS-10 74 76 70 30.00  2.5  11,227   

M1-11-93 Skyview Sunny Ln/Gibson Hill 
Rd 

B RS-10 57 58 48 16.99  3.4  10,093 9,450 11,616 

M1-06-93 North View Gibson Hill Rd NW B RS-10 14 14 14 4.07  3.4     

M1-03-93 Terrace View 
Estates 

Skyline Dr NW B RS-10 7 6 4 2.85  2.5     

M1-02-93 Quarry Heights Quarry Rd NW B RS-10 4 4 4 1.29  3.1     

M1-01-93 North Ranch Gibson Hill Rd NW B RS-10 25 15 15 4.97  5.0     

M1-12-93 Gibson Hill  Gibson Hill/Penny NW B RS-10 72 72 69 22.70   3.2   10,844 8,800 23,776 

    RS-10 974 685 589 343.5  2.8     
               

SD-03-04 Somerset Clover Ridge Rd L RS-5 70 70 63 19.30  3.6     

SD-08-03 Wind in the Willows 425 Clover Ridge Rd 
NE 

L RS-5 96 0 0 17.89  5.4     

M1-05-97 Lexington, 13-16 West of I-5 L RS-5 234 233 218 40.60  5.7     

M1-03-95 Lexington, 1-4 Grand Prairie SE L RS-5 240 240 240 47.99   5.0         

    RS-5 640 543 521 125.8  5.1     
SD-14-05 Henshaw Farms 6150 Columbus St SE L RS-5 429 0 0 109  3.9     
SD-17-05  Hill/34th L RS-5 36 0 0 6.25 4.66 5.8 7.73 5,597 5,000 7,000 

               

SD-07-06 Clover Ridge 
Station South 

440 Clover Ridge Rd 
NE 

L RS-6.5 24 0 0 4.95  4.9  6,732 5,525 8,663 

SD-06-06 Edgewater North at 
Clover Ridge 

345 Clover Ridge 
Road 

L RS-6.5 44 44 0 9.22 6.58 -- -- 6,517 4,935 8,623 

SD-04-06 Hannah Estates 2 3109 21st Avenue SE L RS-6.5 43 0 0 9.22    7,250 5,190 12,009 

SD-03-06 Perfect Country 
Estates 

2120 Perfect Ln SW L RS-
6.5/OS 

5 5 0 1.20 1.00   8,440 6,683 10,621 
SD-12-05 Wild Berry 

Meadows 
Waverly Drive L RS-6.5 8 8 2 1.80    7,507 7,021 8,039 

SD-09-05 Edgewater at 
Clover Ridge 

Clover Ridge Road 
NE 

L RS-6.5 121 59 12 28.25 26.7
7 

-- 4.5 5,809 4,128 9,943 

SD-05-05 Hannah Estates 3109 21st Ave L RS-6.5 51 51 31 9.80       

SD-05-04 Natalie's Court 2015 Waverly L RS-6.5 7 7 6 1.16  6.0  8,417 6,852 11,546 

SD-02-04  Waverly/24th L RS-6.5 16 0 0 3.16  5.1  6,825 5,605 8,183 

SD-07-03 Periwinkle Park Grand Prairie SE L RS-6.5 47 0 0 9.42  5.0     

SD-05-03 Chartwell Station 
(PD) 

Moraga Ave L RS-6.5 70 0 0 17.15  4.1     

SD-02-03 River Bend Estates Broadway St SW L RS-6.5 21 0 0 4.79  4.4     

SD-01-03 Spring Meadow 53rd Ave L RS-6.5 34 0 0 20.41 18.8
1 

1.7 1.8 11,563   

SD-06-02 Spring Meadow 5th 
Add 

53rd Ave L RS-6.5 92 0 0 20.00 15.0
0 

4.6 6.1 7,112 4,883 8,643 

SD-02-02 Spring Meadow 4th 
Add 

N of Cougar Ave SW L RS-6.5 85 85 48 16.00 11.1
0 

5.3 7.7 5,725 4,550  

SD-01-02 Clover Ridge Clover Ridge Rd NE L RS-6.5 195 0 0 51.20 30.9
0 

3.8 6.3 6,828 4,700 13,904 

SD-06-01 Honey Grove Jackson/21st L RS-6.5 9 9 0 1.60 1.40 5.6 6.4 6,500 6,071 8,418 

SD-03-01 Sarah Village (PD) Columbus St SE L RS-6.5 21 21 4 5.60 3.90 3.8 5.4 4,600 4,148 6,234 
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SD-01-01 North Pointe (PD) Spyglass Ct NE (pvt) B RS-6.5 12 12 8 2.80 2.60 4.3 4.6 4,500   

SD-02-00 Spring Meadow 
2nd Add 

53rd Ave SW L RS-6.5 20 20 20 3.98 3.00 5.0 6.7 6,704 6,111 7,957 

SD-08-99 Grassy Meadows Center/20th L RS-6.5 17 17 16 4.80 3.70 3.5 4.6 7,637 6,457 9,572 

SD-06-99 Summerfield Queen Ave SW L RS-6.5 19 18 5 3.53 2.90 5.4 6.6  6,500 7,450 

SD-05-99 Spring Meadow 53rd Ave SW L RS-6.5 252 252 246 53.12 36.8
0 

4.7 6.8 6,772   

SD-04-99 River Bend Estates Broadway St SW L RS-6.5 21 0 0 4.79 3.70 4.4 5.7 7,637 6,457 9,572 

SD-01-99 Meadows at Oak 
Creek* 

53rd Ave SW L RS-6.5 103 21 4 45.00  2.3     

M1-08-97 Page Court Ermine/Page Ct SE L RS-6.5 12 12 2 2.00  6.0  6,500 5,049 13,513 

M1-05-96 Gordon Court Jackson St SE L RS-6.5 4 4 4 0.51  7.8     

M1-02-96 Campbell Estates Belmont Ave SW L RS-6.5 12 12 12 2.96  4.1     

M1-13-95 Flatland Columbus/Geary L RS-6.5 5 5 5 7.45  0.7     

M1-05-95 Chi Gardens 48th Ave/Chi Ct L RS-6.5 15 15 15 3.31  4.5     

M1-04-95 Cushing Park Waverly Dr SE L RS-6.5 32 35 35 10.73  3.0     

M1-10-93 Riderwood Replat Center St/Lehigh Wy 
SE 

L RS-6.5 14 14 14 6.84 5.68 2.0 2.5 8,571 7,790 9,555 

M1-09-93 Meadows at Oak 
Creek* 

53rd Ave SW L RS-6.5 92 92 91 20.14  4.6     

M1-02-92 Riderwood Replat Center/18th Ave SE L RS-6.5 9 9 9 1.73  5.2     

M1-01-92 South Waverly Columbus/Waverly Dr 
SE 

L RS-6.5 28 28 28 6.17  4.5     

M1-03-90 Creekside Terrace Morse Ave/Mike St 
SW 

L RS-6.5 29 29 29 6.90  4.2     

M1-02-90 Del Rio Addition Del Rio Ave/Del Rio 
Ct 

L RS-6.5 12 12 12 3.09  3.9     

M1-01-90 Winfield Willetta/29th  L RS-6.5 10 10 10 2.24   4.5         

    RS-6.5 1611 906 668 407  4.0     

               

     Totals 3885 2566 2076 979.3  3.97     

         ave. density for all s-f subdivisions 1990-2006 

  Sep-06   Vacant platted 
lots = 

490         
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Rents of Single-Family Households, 2004 (from Albany Democrat Herald Classifieds) 

Address Rent Market Value Rent/MV   

117 Main St $599 $43,860 1.3657%   

342 Pine $599 $45,290 1.3226%   

1432 1st Ave E $450 $60,970 0.7381%   

524 Jackson St SE $550 $65,250 0.8429% 05/28/2005  

3855 Dunlap Ave NE $800 $71,180 1.1239%    

424 Denver St SE $850 $71,330 1.1916% 1.0080%  

2109 1st Ave E $695 $75,000 0.9267%    

915 12th Ave SE $750 $78,840 0.9513%    

1740 Jackson St SE $900 $79,350 1.1342%    

840 Waverly Dr SE $575 $79,810 0.7205%    

720 12th Ave SE $700 $85,250 0.8211% 0.7874%  

714 16th Ave SW $695 $89,790 0.7740%    

3255 Lyon St SE $695 $93,000 0.7473%    

1045 Queen Ave SE $750 $95,830 0.7826%    

2478 Ermine St SE $800 $96,320 0.8306%    

1154 10th Ave SW $640 $96,330 0.6644%    

940 1st Ave E $850 $97,780 0.8693%    

2515 Lyon St SE $795 $98,130 0.8101%    

625 4th Ave SE $825 $102,550 0.8045%  0.7774% 

834 Bradley St SE $750 $103,060 0.7277%    

4780 Christopher $975 $109,180 0.8930%    

837 10th SW $850 $110,000 0.7727% 05/28/2005   

2849 Winsor Pl SE $850 $116,610 0.7289%    

Lexington $885 $120,000 0.7375% 05/28/2005   

Lexington $895 $122,000 0.7336% 05/28/2005 0.7111% 

825 Ridders Ln NW $900 $123,648 0.7279%    

2645 Columbus St SE $910 $126,450 0.7197%    

351 Kingfisher Ct $900 $127,070 0.7083%    

1977 Lehigh Way SE $975 $132,100 0.7381%    

808 Riverbow NW $895 $140,000 0.6393% 05/28/2005   

Periwinkle Nbhd $1,300 $150,000 0.8667% 05/28/2005 0.7088% 

1701 Park Terrace NW $975 $155,000 0.6290% 05/28/2005   

Newer N. Albany $1,050 $165,000 0.6364% 05/28/2005   

New - ? $1,090 $155,000 0.7032% 05/28/2005   

N. Albany Rd $1,095 $170,000 0.6441% 05/28/2005   

New North Albany $1,200 $185,000 0.6486% 05/28/2005   

  Average 0.8243%   

  Median 0.7600%   

  Std. Dev. 0.1816%   
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Compiling Albany’s 2005 Housing Inventory 
 
The total number of building permits issued for new residences between 2003 and 2005 was added to the 2002 
housing inventory to get the 2005 housing inventory. Value was based on building permit valuation plus a 10% 
developer mark up. Housing prices were then adjusted to 2005 values using an average annual increase of 4% 
per year, based on the following data from the Mid Willamette Valley Multiple Listing Service.  
 

1999 2000 2001 2002 2003 2004 2005, September Average of  

 
Ave. 
Sales 

% 
Incr. 

Ave. 
Sales 

% 
Incr. 

Ave. 
Sales 

% 
Incr. 

Ave. 
Sales 

% 
Incr. 

Ave. 
Sales 

% 
Incr. 

Ave. 
Sales 

% 
Incr. 

% Change 
1999-2005 

$137,410 $134,410 -2.6% $145,736 8.4% $143,153 -1.8% $153,729 6.9% $164,808 6.7% $173,872 5.5% 3.8% 
   Flat Average Ann. % Inc 1999-2005(Sept) = [($173,872-$133,410)/$133410]/6 = 4.3% 

 
 

Compiling Albany’s 2002 Housing Inventory 
April 2004 

Housing Count 

The initial database was the parcel file from the GIS data set. This data is published by the county assessor on a 
regular basis and formatted by the City for GIS use. Data used in this analysis is from November 2003. Pertinent 
information include Property Identification Number, owner’s name and address, site address, property class 
code, and separate market values for land and improvements. This file contains over 17,000 records in 29 fields. 
Parcels outside the UGB were then excluded (15,840 remaining). 

The next step was to identify residential properties in the parcel file. Records in the parcel file were queried by 
property class code to identify properties in residential use. The property class code indicates the predominant 
use of the property. This was an adequate first pass to identify many dwelling units, for example, capturing 77% 
of single-family homes. However it is not an accurate indicator of residential use; eventually single-family 
homes were identified in 25 different property classes. Other methods were needed to supplement the initial 
count by property class. 

Albany was interested in the spatial distribution of types of dwelling units, not just the total counts. For this, GIS 
data from the address and building files were combined with the parcel file and projected on top of aerial photos 
to visually confirm the results of property class screening and to pick up additional residential properties. 
Structures with typical roof patterns, driveways, and sufficient improvement value were tagged as dwelling 
units. The results of this visual survey were compiled as a file of all residential buildings. At this point there 
were two components of the housing inventory: a parcel file of residential properties; and a building file of 
inhabited buildings. The results of this effort were spot-checked during trips around the community. The aerial 
photo and the building file dated from the last GIS data update in 2002 (the previous update was 1998). Because 
the Oregon Housing Model begins with a base year of 2000, it would be necessary to account for the two year 
period in the model. 

The distribution of multiple unit properties and buildings proved to be much more difficult to ascertain. Single-
family homes, manufactured homes, and even most duplexes were easily identifiable from aerial photos; 
however it was not possible to identify the number of units in an apartment building from the aerial photo. The 
assessor database does not have a field for number of units per tax lot. From census data we could determine the 
total number of multiple units in a tract or block group, but this data is not site-specific. We needed a method to 
tie unit counts to tax lot specific data in the assessors’ databases to conduct an analysis of the cost of housing. 

Albany is in the process of consolidating databases. Engineering staff spent some time in 2003 comparing unit 
counts in the Utility Billing database with water meters and addresses in the GIS database. The result was a 
reconciliation spreadsheet for water meters that serve more than one residential unit. It gives the number of units 
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per address, name of the housing complex, and the number of buildings (with address and unit count). This data 
was entered into the residential properties file and the inhabited buildings file. This spreadsheet does not include 
complexes where individual units have their own water meter. This can be the case for 2-4 unit buildings and 
smaller apartment buildings.  

At the same time, Planning staff was canvassing apartment complexes for total unit count and rent by number of 
bedrooms per unit. The goal was to gather data for all complexes with 20 or more units. If the apartment 
manager reported a unit count different from that listed in Utility Billing, the manager’s count was used for the 
inventory. Managers responded from 49 of 58 apartment complexes with 20 or more units representing 72% of 
all multiple-family units. (The fire marshal is also compiling a unit count as part of the regular inspection cycle. 
This data was not available for this inventory.) 

One more step was needed to complete the count of dwelling units. Some units are not counted as “real 
property” by the assessor and must be accounted for by different means. Those include some manufactured 
homes and mobile homes. They are located in parks and on individual lots. County assessor personal property 
data for these homes were provided on request (1,140 accounts) and then cross-referenced to parcels and added 
to improvements value of the property. 

The final count was 17,151 units. A comparison with 2000 Census data is presented in Table A. While the 
format of the table allows for a direct comparison by housing type, it is difficult to reconcile the differences. The 
reasons for discrepancies are many. For example, the City’s inventory was compiled from various sources, but 
lacked adequate field survey. Census data was self-reported, opening the possibility for error in categorizing 
one’s housing type. The City’s inventory did not include rooms for rent, motels, retirement housing, assisted 
living facilities, or the miscellaneous category of boat, RV, van, etc. It is likely that this could account for the 
differences. Also the inventory includes 717 additional units permitted in 2000 and 2001 after the 2000 Census. 
While it may not account for every dwelling unit in Albany, it is deemed adequate for purposes of computing 
the cost of housing and determining housing need. The 2002 inventory data appears in Template 6 of the Oregon 
Housing Model. 

Table A. Comparison of Unit Counts 

Housing Type 2000 Census 2002 Inventory 

Single Family 
1
 10,952 10,679 

Duplexes 
2
 875 1,140 

Triplexes and Quads 
3
 1,317 565 

5+ Multi-Family 
4
 2,864 3,817 

Mobile Homes 1,252 950 
5
 

Boat, RV, van, etc. 129 0 
6
 

Totals 17,389 17,151 

Source: 2000CensusTable H30, Summary File 3 for Albany, Oregon. 
1
 One unit on a parcel. May be attached and detached. 

2
 Two units on a parcel. May be attached or detached. 

3
 Three or four units on a parcel. May be attached or detached. 

4
 Five or more units on one or more parcels.  

5
 Parks only. On individual lots, counted as Single Family. 

6
 Not counted. 

Tenure 

Tenure was determined by comparing the site address to the mailing address listed for the owner in the parcel 
file of the county assessor. If the two matched, the home was assumed to be owner occupied. If the addresses 
did not match, it was counted as rental property. Site addresses were not given for 192 parcels. Those were 
determined through comparison with other GIS data files. 
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For manufactured homes and mobile homes in parks, if the owner’s mailing address matched the site address of 
the park, it was counted as owner occupied. For duplexes, a match between the site address and owner’s mailing 
address was counted as one unit owner and one unit renter. Properties with three or more units were all counted 
as rentals.  

Mailing addresses to an out of town PO Box were considered renter occupied. There were 428 parcels listing an 
Albany PO Box as the mailing address. If the listed owner owned other properties and one was clearly the 
owner’s residence, other properties were considered rentals. If no other properties were owned, a search of 
telephone listings sometimes confirmed ownership. (However, persons desiring anonymity through the use of a 
PO Box could also have an unlisted phone number). Of 156 remaining properties, properties were ranked by 
value and every fifth entry was designated renter while others were designated owner. This proportion is 
consistent with 2000 Census values (78.5% of single-family homes were owner occupied, 21.5% were renter 
occupied). These properties were identified in the spreadsheet with an asterisk for identification purposes. 

Property Values 

For analysis of housing costs, it was necessary to determine the value of each unit. The county assessor database 
as compiled in the GIS parcel file was used for this purpose. The county assessor updates the market value of 
land and improvements for each tax lot based on recent sales in the vicinity. The improvement value is 
influenced by numerous factors including floor area, number of bedrooms, various amenities, and condition of 
the structure. Land and improvement values posted in the November 2003 GIS parcel file were used for this 
analysis. (The viability of this data as an accurate reflection of market conditions is the subject of another 
discussion.) If a manufactured home or mobile was listed as personal property on an individual lot, the value of 
the home was added to the land and improvement values as a total value for the property.  

The problem of multiple parcels in contiguous ownership was only partially addressed. For the 5+ Multi-Family 
unit locations (141), aerial photos were used to determine the boundary of the complex. Land and improvement 
values for all tax lots within the complex boundary were aggregated to determine total value of the complex. 
These were compiled into a separate GIS parcel file. For single-family homes, no attempt was made to 
determine if a homesite was developed over multiple tax lots. It was noted that more than 400 single-family 
dwellings encroached over tax lot lines. The presumption for multiple lot ownership was that lots could be 
realigned and divided as desired by the owner. Also that residual area adds little to the overall value of the 
property. 

No values were available for properties owned by non-profit or governmental agencies, including Linn-Benton 
Housing Authority, Albany Partnership for Housing and Community Development, City of Albany, and several 
churches. Additional effort was made to contact these agencies for rental information. 

Monthly Housing Costs 

Single Family. From tenure analysis, it was known that 2,189 homes were rented and 8,490 homes were owner 
occupied. Ownership cost was considered to be equal to the total property value listed by the county assessor, 
the sum of market values for land and improvement values. If a manufactured home or mobile home was 
present, the personal property value of the home was added to the land and improvement values for total 
property value. The county assessor updates these values annually for all buildings, based on analyses of sales 
data. 

The following formula was used to compute the presumed rent for single-family homes: 

(Total Property Value) x (factor) = presumed rent 

The factor was determined from a survey of homes for rent. Upwards of 50 homes are advertised at any one 
time, so the sample size for rents is very small. A survey of rent for 25 homes determined that the cost of rent is 
generally proportional to the market value of the home with values ranging from 0.66% to 1.37% (Rent / Total 
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Market Value). For purposes of this analysis, the following factors were chosen: 

Table B, Conversion Factors, House Rentals 

Total Value Factor 

< $50,000 1.3% 

$50,000 - $79,999 1.0% 

$80,000 - $99,999 0.8% 

$100,000 > 0.72% 

No attempt was made to correlate property value or rent to number of bedrooms, overall condition, or age of the 
house. 

Manufactured Homes in Parks. The cost of space rental was converted to equivalent ownership value using the 
following formula: 

(Space Rent – Utilities, if included) x 12 months x 30 years 
  = Equivalent Ownership Value 
 2.83 

where 2.83 represents the historic ratio of annual income to value. Utility Billing staff provided average monthly 
water and sewer bills for the parks where the spaces are not individually metered. The parks were surveyed for 
space rents. With space rent ranging from $290 to $325, the equivalent ownership values were $25,000 to 
$41,000. This value is added to the personal property value of the manufactured home or mobile home. For 
owner occupied homes, the value of ownership was computed as the personal property value of the home plus 
the equivalent value of the space rent: 

Personal Property Value + Equivalent Ownership Value = Total Ownership Value 

For rented homes, it was assumed that the monthly cost was 1% of the personal property value of the home plus 
the equivalent value of the space rent. 

(Personal Property Value + Equivalent Ownership Value) x 1% = Presumed Rent 

Duplexes. Two units on a parcel were counted as a duplex, whether attached or detached. No rental data was 
available for duplex units. Following the procedure for single-family homes, the land and improvement markets 
values were added. The personal property value of a manufactured home or mobile home was added. If one unit 
was owner occupied (96 units), one-half the total value was attributed to the owner’s cost, and rent of the other 
unit was computed as 1% of the remaining 50%. If both units were occupied by renters (948 total units), rent 
was determined to be 1% of one-half the total value. 

(Total Property Value) x (1%) 
  = Presumed Rent per Unit 
 2 

3-4 Plexes. Three units on a parcel were counted as a triplex, four as a quad, whether the units were attached or 
detached. 223 units were counted as triplexes and 340 as quads. No rental data was available for these units. All 
units were presumed to be rentals. Rent was computed by adding market values for land and improvement plus 
the personal property value for any manufactured home or mobile home, multiplied by a 1% factor for total rent 
collected, and divided by the number of units, resulting in a presumed rent per unit ranging from $155 to $997. 
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(Total Property Value) x (1%) 
  = Presumed Rent per Unit 
 3 or 4 

5+ Multi-Family. Five or more units were counted as multi-family, whether the units were attached or detached. 
3,817 units were counted in this category. As noted earlier, an extensive survey of apartment managers was 
conducted to gather data on total units and rents. Rental data was collected for 72% of all multiple-family units 
and then correlated to total property value. No attempt was made to account for the effect of subsidized rents. 
The percentage of total rent collected to total property value ranged from 0.67% to 2.03%. The median value 
1.29% (standard deviation 0.29%) was selected as the factor to apply for units not reported in the survey to 
derive an assumed rent: 

 (Total Property Value) x (1.29%) 
  = Presumed Rent per Unit 
 Number of Units 

The number of units was determined through Utility Billing records as noted earlier. Subsidized housing 
influences this ratio, but there was no way of factoring this into the equation. 
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RESIDENTIAL BUILDABLE LANDS METHODOLOGY 
September 2005 

1. Select all parcels located in the following map designations: 

a. Zoning Map 
i. All RS 

ii. All RM 
iii. RR 
iv. HM 
v. MUR 
vi. WF 

b. Comprehensive Plan Map designations outside the city limits: 
i. URR 

2. Clip any parcels that extend into other zones or the floodway. Recalculate area. Determine whether 
improvements are in the residential zone or another zone and adjust value columns appropriately. 

3. Identify parcels owned by a government agency, school, church, cemetery, or non-profit agency. Delete 
parcels used for non-residential purposes including parking lots. Other parcels remain on the buildable 
lands inventory until put to non-residential use. 

4. Geolocate each parcel by planning sector: North Albany, Downtown, Central Albany, Oak Creek/South 
Albany, and East Albany. (A Planning Sector map is on page 4 of the Housing Needs Analysis.) 

5. In the attribute table, create a new column for the sum of Improvement Value and MH Value. Title this 
column Total Improvement Value. 

6. Determine the status of each parcel in the following order: 
a. Undevelopable = (Area < 2,000) 
b. Vacant = (Improvement Value < 10,000) 
c. Developed Multi-Family = (PropClass = 7**) and (Improvement Value > Land Value) 
d. Partially Developed Multi-Family = (PropClass = 7**) and (Land Value > Improvement 

Value) 
e. Developed Single Family = (Total Improvement Value > 10,000) and (Area <32,670) 
f. Partially Developed Single Family = all other parcels  

7. Partially-developed property info here:  
a. RS-10 – only lots with a net developable area greater than 10,000 sf and over an acre in size are 

included.  
b. RR- only lots with a net developable area greater than 0.5 acres are included (typically these 

lots are larger than one acre). 
c. RS-6.5 – lots with a net developable area greater than 10,000 sf are included. 
d. URR  – only those lots with a net developable area of 20,000 sf or higher and a minimum size 

over an acre are included.  
e. RM-5 – lots less than 1 acre and a net developable area less than 0.5 acre were assigned 5.4 

u/acre for density. 

8. Vacant lots  
a. RS-5 lots figs include 53 platted lots without building permits – these lots were assigned 1 unit.  
b. HM – Vacant lots greater than 2,000 sf were assumed to be able to accommodate at least 1 unit. 
c. RM-3 – Lots less than 10,000 sf were reviewed so that recently platted lots were only assigned 

1 unit per lot.  
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d. RM-5 – Lots less than 8,000 sf were assigned 1 unit per lot (rather than 11.3 u/acre). Lots 
between 8,000 sf and 43,560 were assigned an average density of 5.4 u/acre. Lots over 1 acre 
were assigned 11.3 u/acre. 

 
9. Calculate the area of each parcel individually constrained by floodplain, wetlands, or steep slopes (12-

25%, >25%). Calculate the net area of each parcel that is not constrained by floodplain, wetlands, or 
steep slopes. 

10. For each parcel, list the parcel area, zone or Comp Plan designation, status, net unconstrained area, and 
area constrained by floodplain, wetlands, and steep slopes. 

11. Calculate the number of potential parcels that could be created from each vacant and partially vacant 
parcel: 

a. Subtract the area in steep slopes >25% from the net constrained area and multiply by 30%. It is 
assumed that 30% of floodplains, wetlands and steep slopes of 12-25% will be undevelopable. 

b. Subtract the area in steep slopes >25% from the unconstrained area, then subtract the 
undevelopable portion computed in the previous step. Convert area to acres. This is the net area 
available for development after factoring out constraints.  

c. Multiply the area available for development by the density for the zone in which the parcel is 
located. The result is an estimate of the potential number of lots that could be created from the 
parcel. Round down all numbers. 
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WETLANDS RESEARCH: Survey of Subdivisions with Final Plat Approval Since 2003 with Wetlands 

Albany Project 
 
 

Final 
Plat 
Appr

? 

Wetland 
Acres 

 Acres 
Avoided 

Acres 
Mitigated 

Delineation DSL Concurrence Letter 
 Albany's Local 

Wetland Inventory DSL 
Remov
al/Fill 

Permit 
# File # 

Project Name, 
description 

Y/N Nonsig Signif 
Enh 

Onsit
e 

Off 
site 

Bank 
Date 

Auth
or 

DSL 
File 

Date Map 
Tax 
Lots 

Inve
ntor

y 

Wetland 
Polygons 

SD-05-99, 
SD-02-01, 
SD-02-02, 
SD-06-02, 
SD-01-03 

Spring 
Meadows I-X, 
all phases  

yes 11.4 2 2.5 0 10.9 
April, 
2000 

Mrpcz
ek  

Acker 

2002-
0464 

08/20
/2004 

11S04
W24 

  
Oak 
Creek 

  

RF-
17152,  
32992-
GA 

PD-01-03, 
SD-05-03 

Chartwell 
Station (70 
lots) 

Yes 5.06 0 4.98 0 0.08     
2002-
0441 

  
11S03
W20 

602, 
604 

    
31061-
FP 

SD-08-03 
Wind in the 
Willows (95 
lots) 

yes 1.37 0 0.39 0 0.98   Acker 
2004-
0210 

07/12
/2002 

11S03
W03B 

  
East I-
5 

TRU-11Af, 
TRU-11Bf, 
TRU-11Cf, 
TRU-11Df, 
TRU-11Ef, TRU-
11Ff, TRU-
11Gf, TRU-13, 
TRU-14 

32195-
RF 

SD-11-03 
Bridle Springs 
(211 lots) 

yes 2.9 0 0 0 2.9 
Aug-
03 

Schot
t 

2003-
0620 

08/16
/2004 

11S03
W03C 

  
East I-
5 

BUR-2, BUR-
3Af, BUR-3B, 
BUR-3Cf, BUR-
4Af, BUR-4Bf, 
BUR-5A, BUR-
5B, COX-13f 

32508-
FP 

SD-04-04 Dover (4 lots) Yes 0.75 0 0.75 0 0 
Nov-
06 

Acker 
2001-
0315 

06-
Nov 

10S04
W36B
B 

  
North 
Alban
y 

    

SD-01-04 
Coastal 
Crossing (102 
lots) 

yes 0.5 0 0.31 0 0.19   
Thom
pson 

2004-
0349 

08/17
/2004 

11S03
W09D 

  
East I-
5 

COX-4f, COX-5 
32861-
FP 

SD-03-04, 
SD-10-05 

Somerset 
Meadows (70 
+208 lots) 
Phase I to 6 

yes, 
1-2, 
no 3-
6 

5.14 0 1.5 3.64 0 
May-
04 

Thom
pson 

2004-
0351 

09/23
/2004 

10S03
W34 

  
East I-
5 

TRU-1, TRU-
5, TRU-10Af, 
TRU-10B, 
TRU-10Cf, 
TRU-10Df, 
TRU-10Ef, 
TRU-11Af, 
TRU-11H 

32862-
RF 
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Albany Project 
 

Final 
Plat 
Appr

? 

Wetland 
Acres 

Acres 
Avoid

ed 

Acres 
Mitigated 

Delineation DSL Concurrence Letter 
 Albany's Local 

Wetland Inventory DSL 
Remov
al/Fill 

Permit 
# File # 

Project Name, 
description 

Y/N Nonsig Signif 
Enh 

Onsit
e 

Off 
site 

Bank 
Date 

Auth
or 

DSL 
File 

Date Map 
Tax 
Lots 

Invent
ory 

Wetland 
Polygons 

SD-04-04 
Dover Village-
cluster (5 lots) 

yes 0.75 0 0.75 0 0   Acker 

2004-
0215, 
2001-
0315  
#00-
0035 

  
10S04
W36B
B 

  
North 
Alban
y 

HRS-8E, HRS-
8C 

not 
needed 

SD-07-04 

Willow Brook 
Estates -
cluster (30 
lots) 

almos
t 

2.6 0 1.46 0 1.14   
Loren
z 

2004-
0523 

11/01
/2004 

11S03
W07 

400, 
600, 
700, 
800 

South 
Indust
rial 

FS-M 
33384-
RF 

SD-08-04 
Clover Ridge 
Station VI (31) 

no 0.63 0 0.63 0 0   
Loren
z 

              

SD-12-04 
Tuscany 
Estates - 
cluster 

  1.26 0 1.26 0 0 
Dec-
04 

Zion 
2005-
0067 

05/10
/2005 

10S04
W25C
A 

  

North 
Alban
y 

  
34542-
RF 

SD-06-05 Skyview III yes 0.09 0 0 0 0.09 
Jan-
05 

Zion 
2005-
0034 

05/06
/2005 

10S04
W35 
10S04
W36 

100                                
1000, 
1300 

North 
Alban
y 

    

SD-09-05 
Edgewater at 
Clover Ridge 

yes 6.7 0 5.81 0 0.87 
May-
05 

Acker 
2005-
0342 

08/29
/2005 

11S03
W03B 

400, 
600, 
700, 
800 

East 
I-5 

  
34669-
RF 

  TOTALS   39.2 2 20.34 3.64 17.15     

      100%   49% 16% 72%     

  
Without 
Spring 
Meadows 

  27.8 0.0 17.8 3.6 6.3      

          64% 13% 23%      
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The Housing Needs Model 

A Housing Needs Analysis Methodology and Model
©
 

 

Oregon Housing and Community Services Department  

Richard Bjelland - State Housing Analyst 

Synopsis 

 

This article describes a methodology and resultant model for determining housing needs in accordance 

with Oregon’s Land Use Planning Goals.  A study area’s current and projected demographics, existing 

housing inventory, and regional tenure choices drive the model’s results.  The model’s output includes 

needed housing units by tenure (owning versus renting), price point, and housing type.  It generates 

current unmet needs as well as future housing needs and will automatically produce tables and graphs of 

model results for presentation and report uses. 

Background 

 

Oregon has been in the forefront of land use planning in the United States and was the first state to 

employ the concept of an urban growth boundary to direct growth patterns around cities. Since 1973, 

Oregon has maintained a strong statewide program for land use planning. The foundation of that program 

is a set of 19 statewide planning goals. The goals express the state's policies on land use and on related 

topics, such as citizen involvement, housing, and natural resources. 

 

Oregon’s State Land Use Planning Goal 10 – the Housing goal – provides direction and guidance to the 

state and its city governments about how to plan for balanced housing opportunities in Oregon 

communities.  A key part of Goal 10 links a community’s income characteristics to determining the need 

for various housing types by price, density, and location throughout the community.1  A good data base 

and statistical methodology is essential for conducting a community’s Goal 10 housing needs analysis.  

However, over the years many communities have had difficulty developing and maintaining the data 

needed to conduct a complete housing needs analysis.  Furthermore, methodologies have varied widely as 

to their capabilities and capacities to incorporate Goal 10’s requirement to factor household income into a 

housing needs analysis.  The consequence has been that many cities’ acknowledged Goal 10 work is 

based on past market demand and trend lines, instead of current and projected need as called for under 

Goal 10. 

 

Oregon Housing and Community Services (OHCS) and Department of Land Conservation and 

Development (DLCD) – the administrative arm of LCDC – began discussing the various data and 

methodology gaps in implementing Goal 10 several years ago when it became apparent that many 

Willamette Valley cities undergoing periodic review would benefit by an improved methodology.  The 

Community Solutions Team – a cabinet level group formed by Governor John Kitzhaber from the five 

primary infrastructure state agencies in Oregon – joined with 12 Linn and Benton County jurisdictions to 

study the region’s housing and economic development patterns as part of an enhanced periodic review 

project.  This project produced an extensive housing and economic development database for the region 

and each of its participating cities.  However, it did not provide an easy solution to the Goal 10 link 

between household income and housing cost.  In response, OHCS and DLCD staffs began work in early 

2000 developing a methodology and model for determining housing needs. 

                                                        
1 Goal 10 states that “plans shall encourage the availability of adequate numbers of needed housing units at 

price ranges and rent levels which are commensurate with the financial capabilities of Oregon households and 

allow for flexibility of housing location, type and density. “ 

351



B-2 

Uses of the Methodology and Model 

Different scenarios can be run on the model to test out various assumptions about the study area and its 

future economic development and/or demographic composition. For each scenario run for the study area, 

the model and its underlying methodology will generate a series of tables and graphs that represent the 

model’s outputs. 

A city in Periodic Review would use the model to determine its Goal 10 housing needs by comparing the 

model projections to its existing housing stock or inventory. Current information about the city’s housing 

price structure by location, type and density should be matched against the model data to determine what 

actions should take place to meet needed housing requirements. Actions include making applicable 

changes to the comprehensive plan’s text, policies, and land use diagram; the zoning ordinance; housing 

programs; implementation strategies; and timetables. 

Besides benefiting state agencies and city governments who work directly to implement Goal 10 and 

housing programs, results of the model should assist a number of other public, private and non-profit 

organizations as they deal with housing in Oregon. Results of the model will help OHCS and the non-

metro entitlement areas in implementing the state’s Consolidated Plan. The model can be a tool for 

housing developers and sponsors to identify unmet housing needs. Lending institutions, non-profit and 

for-profit housing developers and homebuilders, and housing advocates should all benefit by using 

information that results from the model. The model design allows for easy modification of its parameters 

for use in other regions of the United States by incorporating tenure choices appropriate to their area. 

Methodology Development and Model Design Approach 

 

A guiding principal in the development of The Housing Needs Model was that the methodology for 

calculating housing needs was to be driven by the demographics of the study area as opposed to the past 

trends in housing production.  The standard practice in Oregon has been to extrapolate forward the past 5 

or more years in housing production as the basis for determining a region’s future housing requirements.  

“Demand” or market supply was assumed to be equivalent to “need”. 

 

While this market or demand driven approach was commonly used to define the housing “needs” for an 

area, the true housing “needs” of that area’s population may not have been addressed.  Tenure, price, and 

housing type choices are used in determining housing “needs” in this model.  Local housing markets are 

frequently not a “perfect” market where the “demand” or supply is in equilibrium and balance with the 

“need”.  In many regions, the new housing supply is a function of what the local builders are inclined or 

able to produce, which may not be what the households in the region actually need or desire and can 

afford, i.e., not be cost burdened. 2 

 

Goals for the model design included the following: 

 

• The model structure should be built around individual modules for each analytical 

component through the use of Excel templates. 

• Model modules should handle all calculations and require minimum input by user. 

• Data needed to drive the model must be available. 

• Data gathering requirements for each locality should be minimized. 

• Parameters in the model should be easy to update and modify. 

• The model should be a user-friendly tool for city staff or interested parties. 

                                                        
2 A housing affordability rule of thumb is that the proportion of a household’s income spent on rent or mortgage 

payments and other housing expenses should not exceed 30%; if it is, the household is classified as “cost 

burdened”. 
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• The model should allow users to easily test out different growth scenarios. 

• The model should automatically produce tables and graphs that can be used as printed 

material for public dissemination of model results. 

• The model should reflect local conditions and characteristics. 

• The model should work for any size city and location. 

• The model should accommodate interaction with other planning goals. 

• The model should be flexible and have a variety of uses beyond satisfying Goal 10. 

Summary of Methodology and Model 

The Housing Needs Analysis model and its templates are based on a methodology that uses the 

demographics of a study area in conjunction with current regional housing tenure data to calculate the 

housing needs for that study area.  For purposes of Goal 10, a study area typically includes the city’s 

incorporated territory (for the current year projection) and all territory within the urban growth boundary 

(for the future year projection).  Demographic information for potential Oregon study areas have been 

compiled from several sources including the U.S. Bureau of Census Census ’90 and Census 2000 data, 

Portland State University Center for Population Research and Census (CPRC) projections, and Claritas, 

Inc (Claritas) data.  The regional housing tenure data used in the model was originally derived from the 

Consumer Expenditure Survey that is conducted four times a year by the U.S. Bureau of Labor Statistics.  

The model was designed to use Census 2000 and other updated data as it becomes available. 

A critical step in the development of this model was the identification of those demographic variables that 

would be highly correlated with housing needs. After researching various demographic variables and their 

usefulness in predicting housing tenure, two variables – age of head of household (Age – A) and 

household income (Income – I) – demonstrated significantly stronger correlation with housing tenure 

than other variables including household size and were selected as the primary demographic variables for 

the model.  In addition, household income is the key variable in determining the affordability component 

of housing needs.  These two variables also met an important requirement – there must be a source for 

this data for each potential study area. 

The next step in the model design was to select the age and income ranges that would be used to break the 

study area’s population into household cohorts.  Initially four Age ranges (under 25, 25-44, 45-64, 65 and 

older) and seven Income ranges (under $10,000; 10,000-19,999; 20,000-29,999; 30,000-39,999; 40,000-

49,999; 50,000-74,999; 75,000 and over) were determined to be the most useful ranges for calculating 

housing needs. Data extracted from the Consumer Expenditure Survey demonstrated that these 28 

Age/Income (AI) cohorts make significantly different housing tenure choices. This data on the 28 

cohorts’ choices became the original tenure parameters in the model.  When Census 2000 data became 

available, analysis of the data demonstrated that the use of seven Age ranges would significantly enhance 

the sensitivity and accuracy of the model.  The seven Age ranges are under 25, 25-34, 35-44, 45-54, 55-

64, 65-74, and 75 and older and when combined with the seven Income ranges create 49 AI cohorts. 

A major assumption in the model is that housing need is defined by cohort tenure choices and is 

equivalent to the actual cohort tenure data found within a large regional area.  While the local supply of 

rental versus ownership housing may not be in equilibrium with tenure need in some markets, it is 

assumed that on a larger regional basis it is in equilibrium.  The initial version of the model used all of 

Oregon as the regional area for parameter calculation and assignment.  An examination of the Census 

2000 data demonstrated that significantly different housing choice decisions were being made in urban 

oriented communities as compared to rural communities and these differences were also correlated with 

the size of the community.  After research on this issue, three categories of Oregon communities were 

defined and model parameters were calculated for each of the categories.  There are now three versions of 

the model – Version U for communities that are either urban, college oriented, or resort oriented; Version 
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M for rural communities between the size of 6,750 and 22,500; and Version S for rural communities 

under 6,750 in population. 

Table 1 contains the Homeownership percentages derived from Census 2000 data that is currently used in 

the Version U model and illustrates the strong correlation between age and income in determining tenure 

choice that is found in all three models. (Source, U.S. Census Bureau, 2000, Summary File 3.) 

Table 1. Oregon Homeownership as a % by Age of Head of Household and Household Income,  2000 (Ver U) 

Age of Head of Household Household 
Income 15-24 25-34 35-44 45-54 55-64 65-74 75+ 

<10k 2.9% 7.9% 16.0% 25.0% 43.0% 46.1% 40.0% 
10<20k 3.6% 12.7% 25.0% 37.0% 47.0% 61.0% 56.2% 
20<30k 6.0% 16.6% 36.0% 45.0% 54.0% 73.2% 67.1% 
30<40k 7.9% 23.9% 48.0% 53.7% 60.0% 74.4% 70.1% 
40<50k 10.8% 32.9% 58.1% 62.4% 80.0% 91.0% 84.0% 
50<75k 22.5% 49.9% 72.0% 82.9% 88.6% 92.1% 91.2% 

75k+ 32.0% 75.0% 83.0% 92.0% 96.0% 97.0% 93.0% 

The other principal assumption is that housing that is at “price ranges and rent levels commensurate with 

the financial capabilities of Oregon households” means that no more than 30% of a household’s income 

should be spent on housing costs, i.e., is affordable.  The seven Income ranges in conjunction with the 

30% limit on housing costs established the price ranges and rent levels used in the model to calculate the 

housing units needed at each price point.  The price ranges for ownership units overlap in the model due 

to the fluctuation in mortgage interest rates.  Interest usually constitutes a significant portion of ownership 

costs and the price one can afford to pay for a housing unit is inversely related to the mortgage interest 

rate on that unit. Thus the model’s ownership price points reflect the potential variation in housing prices 

that would be affordable for each Income range as a result of the possible span of mortgage interest rates 

from 6% to 12%, or higher over a planning time frame. Albany is assuming mortgage rates will stay 

historically low through 2025. 

Current Housing Status Analysis 

The model first calculates the total number of housing units needed for the planning period by utilizing: 

• population estimates, 

• number of people in group quarters, 

• number of occupied housing units and/or number of households, 

• average household size, and 

• vacancy rate for the study area. 

The population estimate, people in group quarters, and occupied housing units or number of households 

(which equal each other) are taken from Census data for the current year and drive the Description of 

Current Housing Status template. Vacancy data for this template may be derived from the Census or from 

local sources. Future estimates of these values for the end of the planning period are variables that are 

dependent on growth scenarios of interest to the community and are used in the Projected Future Housing 

Status template.  

Table 2. Albany Housing Data, 2005 

Population 
Persons in 

Group Quarters 

Occupied Dwelling 

Units / Households 

Persons per 

Household 

Vacant 

Units 

Total Dwelling 

Units 

Vacancy 

Rate 

45,360 844 18,250 2.439 1,321 19,571 6.75% 

Source: Community Development Department.  Vacancy rate and vacant units are estimates only. 
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Table 3. Albany Housing Profile by Age, Income and Tenure, 2000 Census and Housing Units from 2005 

Cohort Tenure 

HHs in 
Cohort 

as % of 
all HHs 

AI 
Cohor

t HHs 

Units Indicated    
by Housing 

Type 

Rent 
Range 

(Note 1) 

Price 
Range 

(Note 1) 

Units Indicated Adjustment 
for HHs Without Mortgages 

Age 
Income 

(Note 1) 

Renter   

% 

Home

owner 
% 

18,250 # Rental Owned   
% of HHs 

(Note 2) 

Owned 

Units Out

Remaini

ng Units 

<10k 97.1% 2.9% 1.5813% 289 280.2 8.4 0 - 199 <30k 20% 1.7 6.7 
10k <20k 96.4% 3.6% 1.7481% 319 307.5 11.5 200 - 429 30k <60k 20% 2.3 9.2 
20k <30k 94.0% 6.0% 1.2354% 225 211.9 13.5 430 - 664 60k <90k 15% 2.0 11.5 
30k <40k 92.1% 7.9% 1.1242% 205 189.0 16.2 665 - 909 90k 15% 2.4 13.8 
40k <50k 89.2% 10.8% 0.7845% 143 127.7 15.5 910 - 1149 120k 8% 1.2 14.2 
50k <75k 77.5% 22.5% 0.7968% 145 112.7 32.7 1150 - 1764 150k 5% 1.6 31.1 

<25 

75k+ 68.0% 32.0% 0.1544% 28 19.2 9.0 1765+ 225k+ 5% 0.5 8.6 
<10k 92.1% 7.9% 1.9767% 361 332.2 28.5 0 - 199 <30k 20% 5.7 22.8 

10k <20k 87.3% 12.7% 1.5813% 289 251.9 36.7 200 - 429 30k <60k 20% 7.3 29.3 
20k <30k 83.4% 16.6% 3.1009% 566 472.0 93.9 430 - 664 60k <90k 15% 14.1 79.9 
30k <40k 76.1% 23.9% 2.3164% 423 321.7 101.0 665 - 909 90k 15% 15.2 85.9 
40k <50k 67.1% 32.9% 2.9032% 530 355.5 174.3 910 - 1149 120k 8% 13.9 160.4 
50k <75k 50.1% 49.9% 5.8867% 1,074 538.2 536.1 1150 - 1764 150k 5% 26.8 509.3 

25 <35 

75k+ 25.0% 75.0% 1.5072% 275 68.8 206.3 1765+ 225k+ 5% 10.3 196.0 
<10k 84.0% 16.0% 1.4207% 259 217.8 41.5 0 - 199 <30k 20% 8.3 33.2 

10k <20k 75.0% 25.0% 2.0137% 368 275.6 91.9 200 - 429 30k <60k 20% 18.4 73.5 
20k <30k 64.0% 36.0% 2.0446% 373 238.8 134.3 430 - 664 60k <90k 15% 20.1 114.2 
30k <40k 52.0% 48.0% 3.1070% 567 294.9 272.2 665 - 909 90k 15% 40.8 231.3 
40k <50k 41.9% 58.1% 3.1750% 579 242.8 336.7 910 - 1149 120k 8% 26.9 309.7 
50k <75k 28.0% 72.0% 5.0713% 926 259.1 666.4 1150 - 1764 150k 5% 33.3 633.1 

35 <45 

75k+ 17.0% 83.0% 3.4733% 634 107.8 526.1 1765+ 225k+ 5% 26.3 499.8 
<10k 75.0% 25.0% 0.8215% 150 112.4 37.5 0 - 199 <30k 30% 11.2 26.2 

10k <20k 63.0% 37.0% 1.6307% 298 187.5 110.1 200 - 429 30k <60k 30% 33.0 77.1 
20k <30k 55.0% 45.0% 1.9458% 355 195.3 159.8 430 - 664 60k <90k 20% 32.0 127.8 
30k <40k 46.3% 53.7% 2.1311% 389 180.1 208.9 665 - 909 90k 15% 31.3 177.5 
40k <50k 37.6% 62.4% 2.3473% 428 161.1 267.3 910 - 1149 120k 15% 40.1 227.2 
50k <75k 17.1% 82.9% 4.7934% 875 149.6 725.2 1150 - 1764 150k 15% 108.8 616.4 

45 <55 

75k+ 8.0% 92.0% 5.6211% 1,026 82.1 943.8 1765+ 225k+ 10% 94.4 849.4 
<10k 57.0% 43.0% 0.5250% 96 54.6 41.2 0 - 199 <30k 70% 28.8 12.4 

10k <20k 53.0% 47.0% 1.7419% 318 168.5 149.4 200 - 429 30k <60k 50% 74.7 74.7 
20k <30k 46.0% 54.0% 1.8408% 336 154.5 181.4 430 - 664 60k <90k 35% 63.5 117.9 
30k <40k 40.0% 60.0% 0.9266% 169 67.6 101.5 665 - 909 90k 35% 35.5 66.0 
40k <50k 20.0% 80.0% 1.2045% 220 44.0 175.9 910 - 1149 120k 30% 52.8 123.1 
50k <75k 11.4% 88.6% 3.1070% 567 64.6 502.4 1150 - 1764 150k 30% 150.7 351.7 

55 <65 

75k+ 4.0% 96.0% 2.5079% 458 18.3 439.4 1765+ 225k+ 15% 65.9 373.5 
<10k 53.9% 46.1% 1.0624% 194 104.5 89.4 0 - 199 <30k 80% 71.5 17.9 

10k <20k 39.0% 61.0% 1.7357% 317 123.5 193.2 200 - 429 30k <60k 60% 115.9 77.3 
20k <30k 26.8% 73.2% 1.2539% 229 61.3 167.5 430 - 664 60k <90k 75% 125.6 41.9 
30k <40k 25.6% 74.4% 1.3651% 249 63.8 185.4 665 - 909 90k 60% 111.2 74.1 
40k <50k 9.0% 91.0% 0.7907% 144 13.0 131.3 910 - 1149 120k 55% 72.2 59.1 
50k <75k 7.9% 92.1% 1.3898% 254 20.0 233.6 1150 - 1764 150k 45% 105.1 128.5 

65 <75 

75k+ 3.0% 97.0% 1.1180% 204 6.1 197.9 1765+ 225k+ 45% 89.1 108.9 
<10k 60.0% 40.0% 2.5141% 459 275.3 183.5 0 - 199 <30k 80% 146.8 36.7 

10k <20k 43.8% 56.2% 3.5024% 639 280.0 359.2 200 - 429 30k <60k 80% 287.4 71.8 
20k <30k 32.9% 67.1% 3.2615% 595 195.8 399.4 430 - 664 60k <90k 85% 339.5 59.9 
30k <40k 29.9% 70.1% 1.2169% 222 66.4 155.7 665 - 909 90k 90% 140.1 15.6 
40k <50k 16.0% 84.0% 0.9389% 171 27.4 143.9 910 - 1149 120k 80% 115.1 28.8 
50k <75k 8.8% 91.2% 0.6733% 123 10.8 112.1 1150 - 1764 150k 80% 89.7 22.4 

75 + 

75k+ 7.0% 93.0% 0.7598% 139 9.7 129.0 1765+ 225k+ 70% 90.3 38.7 
  Totals 99.7% 18,201 8,123 10,077      

Note 1-Income, Rent, and Price are stated in 1999 dollars. Rent and Price Ranges for each Income cohort represent the upper limits 
for affordable housing i.e., housing that is non-cost burdened where no more than 30% of the household income is spent on 
housing. 

Note 2 - % of HHs is the percent of owner households in this cohort who live in a housing unit at a higher price point and can afford 
that unit due to no or low mortgage payments. 
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The number of households in each Age-Income cohort for the study area is calculated in the model by 

utilizing Census data.  Census data is used to calculate the percentages of households in each city that are 

in the 49 Age-Income cohorts. The model uses percentages to reflect the Age-Income cohorts of each city 

as opposed to raw numbers as this allows easier adjustments for projections of different time frames 

within that city and for comparisons to other communities. Users can quickly test different scenarios of 

the future by varying the estimated population and/or the percentage distribution of the 49 Age-Income 

cohorts.  The Age-Income cohort percentages have been calculated for every Oregon city and are entered 

into the model before being delivered to a user.  

The Census generated tenure parameters represent the probabilities of either being a renter or homeowner 

for each of the 49 Age-Income cohorts.  Based on these tenure parameters, the model allocates those 

households in each Age-Income cohort to an indicated number of rental and ownership units at the price 

point that is affordable for the Income range for that cohort. The model then adjusts each of the 49 cohort 

number of ownership units to reflect that many homeowners have paid off their mortgages and therefore 

can “afford” a higher priced unit than their income would otherwise indicate. Census data was used to 

determine the percentage of homeowner households in each cohort that owned their home free and clear. 

The model then aggregates the units for each different price point to show the total units that could be 

afforded at each price point by tenure. 

Table 4. Albany Housing Units Needed by Tenure and Cost, 2005 

Rental Ownership  

Rent* # Units 
% of 
Units 

Cum % Price* # Units 
% of 
Units 

Cum % 
 

0 - 199 1,465 17.0% 17.0% <30k 159 1.5% 1.5%  
200 - 429 1,696 19.6% 36.6% 30k <60k 421 4.1% 5.6%  
430 - 664 1,627 18.8% 55.4% 60k <90k 1,394 13.6% 19.2%  
665 - 909 1,259 14.6% 70.0% 90k <120k 1,287 12.5% 31.7%  
910 - 1149 1,033 12.0% 81.9% 120k <150k 1,326 12.9% 44.6%  

1150 - 1764 1,229 14.2% 96.2% 150k <225k 2,668 25.9% 70.6%  
1765+ 332 3.8% 100.0% 225k+ 3,028 29.4% 100.0% All Units 

Totals 8,642 % of All 45.7% Totals 10,283 % of All 54.3% 18,925 
 

NOTE: Albany planning staff adjusted the 1999 model values up to 2005 values using an average annual 

increase of 1.33% per year (based on multiple listing sales data for all sales) as shown in the following 

table.  

 

MODEL FIGURES: 1999 increase at 3.8% a year, thru Sept 2005    

Price 1999 
Value 2000 2001 2002 2003 2004 2005 

2005 
VALUES 

<60k 60,000 62,280 64,647 67,103 69,653 72,300 75,047 $75,000 
60k <90k 90,000 93,420 96,970 100,655 104,480 108,450 112,571 $115,000 
90k <120k 120,000 124,560 129,293 134,206 139,306 144,600 150,095 $150,000 

120k <150k 150,000 155,700 161,617 167,758 174,133 180,750 187,618 $190,000 
150k <225k 225,000 233,550 242,425 251,637 261,199 271,125 281,428 $280,000 

225k+         
 

Price points for housing units were calculated on the basis that housing costs should take no more than 

30% of the household’s income, i.e., a household with $30,000 in income could afford to pay $30,000 x 
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.3 / 12 = $750 per month for housing.  This assumption resulted in a range of monthly housing costs that 

would be ‘affordable’ for each Age-Income cohort.  Monthly rent ranges were calculated for each Income 

category after subtracting out estimated costs for utilities.  Ownership price points potentially overlap for 

each Income category as discussed earlier and were based on examining the typical housing costs 

associated with owning a home with mortgage rates that varied from 6% to 12%.  These rates resulted in 

affordable price ranges that were approximately 2.5-3 times annual household income.  Thus 2.5 and 3 

times annual income factors are used to determine two of the three affordable ownership price ranges for 

ownership units.  The average historical interest rate was used to arrive at a third ownership price range. 

The next step in the model (shown in Table 5) attempts to simulate the real world where some households 

choose to live in a unit at a lower price point than the price point that they could afford.  When they do, 

they remove that unit from the supply of units needed for those households who could only afford that 

price point. Therefore, adjustment factors to the indicated number of housing units that could be afforded 

at each price point are utilized in this part of the model to arrive at the final estimate of needed housing 

units.  These adjustment factors represent the percentage of households who could afford that cost level 

but choose a lower cost unit (Out Factor) offset by households who could afford a higher cost unit but 

choose this cost level (In Factor). The determination of localized adjustment factors for each price point 

is left to the user in each study area although base line adjustment factors are being developed through 

input from various sources. 

An additional off-setting variable to the Out Factor is the estimated number of units which are rented to 

households who could only afford to live in those units and not be cost burdened due to tenant-based 

subsidies that the household receives such as a Section 8 voucher that pays the difference between the 

market rent and what the tenant could afford.  The total units inputted for this factor at each relevant price 

point represents the estimated number of households who pay only that amount of rent out of their own 

funds with the balance of the market rent coming from the tenant subsidy. 

The last step in the current housing status part of the model utilizes information on the existing housing 

inventory in conjunction with the current housing units needed by tenure and price point to determine 

whether current needs are being met, and if not, where and how large are the gaps. Each community will 

need to develop data on their current housing inventory for input into the Current Inventory of Dwelling 

Units template. The existing inventory of units would be placed into the five housing types that have been 

established for use in the model.  Each of these housing types can be owner occupied or renter occupied. 

The five classifications of dwelling units are: 

• Single Family Units – either site built attached or detached single-family units or manufactured 

dwellings on their own lot 

• Manufactured Dwelling Park Unit – a single family dwelling unit located in a rental park 

• Duplex Unit – a two-family dwelling unit located on its own lot and single-family units with 

accessory apartments 

• Tri-plex or Quad-plex Unit – a three or four-family dwelling unit 

• 5+ Multi-family Unit – dwelling units in buildings with 5 or more units per building 

These five classifications were selected to facilitate the use of the model output for both land use planning 

purposes and housing needs assessments by housing type. 

Future Housing Status Analysis 

Once the current housing needs are determined, the next step is to take the forecasts for population, 

household size, and persons in group quarters for Albany to 2025 to calculate future housing needs.  

Table 5 shows the official population forecast for Albany to 2025 and the estimate of housing units based 
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on persons per household. The City of Albany uses the same assumptions found in the Analysis of the 

Regional Economy and Housing3 in making its baseline housing needs forecast. Those assumptions are: 

• The county-coordinated population forecasts will reasonably approximate population distribution 

in 2020.  This forecast was extended to 2025 using a straight-line method.  

• Persons in group quarters in the region will average about 2% of the total population in 2025. 

• Household size will decrease slightly in most jurisdictions. 

• Vacancy rates will be cyclical, but will average 2%-6% between 2000 and 2025. 

Using city projections of the above information to 2025, the model calculates the number of future 

Albany households by age cohort and allocates those households to an indicated number of rental and 

ownership units at the price range that is affordable for the income range for that age cohort.  The next 

step combines the units for each price range to show the total number of units that could be afforded at 

each price level by ownership or renting and adds in the vacant units for total dwelling units.  

The model then compares future need to the existing housing inventory in conjunction with housing units 

needed by tenure and price range to determine future housing needs. The model calculates the number of 

new units needed by price range and tenure to bring the market into balance with the projected need for 

Albany housing units in 2025. 

                                                        
3 EcoNorthwest, 1999, Analysis of the Regional Economy and Housing for Linn and Benton Counties. 
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THE HOUSING NEEDS MODEL  

Using Albany’s County-Coordinated Adopted Forecast to 2025: 57,030 

 

The Housing Needs Model - Version U 
©
 

A Methodology and Model for Calculating and Analyzing Housing Needs 

Model Parameters Input Sheet 

         

Name identifying the area of interest for this needs analysis Albany 

         
Scenario Parameters 

Date of time frame of data used to define Current Housing Status 2005 

Date or year that represents the end of the planning period  2025 

Vacancy factor for ownership units used for this 
scenario  2.0% 

Vacancy factor for rental units used for this scenario  6.0% 

Name assigned to this scenario that will be displayed on output 2005-2025.county-coordinated pop forecast 

         

Click on the appropriate button below to select the mortgage assumptions to be used in this model run to set the Ownership 
price points for this scenario's time period 

         

 
Mortgage rates are high 

   

 
Mortgage rates are low 

  

 

 

 
Average historical mortgage rate 
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Scenario 2005-2025: County-coordinated Popul. Forecast 

       

Template 1 

Current Housing Status 

as of 2005 
CA 

Current 
Population 

CB 
Persons 
in Group 
Quarters 

CC 
Occupied 
Dwelling 
Units* / 

Households 

CD 
Persons 

per 
Household 

CE 
Vacant 
Units 

CF 
Current 

Total 
Dwelling 
Units** 

CG 
Current 
Vacancy 

Rate 

Actual or 
estimated 

Actual or 
estimated 

Actual or 
estimated 

(CA-CB)/CC 
Actual or 
estimated 

CC+CE CE/CF 

45,360 844 18,250 2.439 1,321 19,571 6.75% 

       

* Number of non-Group Quarter Occupied Dwelling Units = Number of Households  

** Excludes Group Quarter Dwelling Units     

       

x,xxx 
 Actual or estimated data for this planning area that is used as input to the 
Housing Needs Analysis model formulas 

### 
 A number produced by the Housing Needs Analysis model templates reflecting 
the data, assumptions, and estimates used for this scenario's time frame 

       

Template 2 

Projected Future Housing Status 

as of 2025 
FA 

Future 
Population 

FB  
Future 

Persons 
in Group 
Quarters 

FC 
Future 

Persons 
per 

Household 

FD  
Future 

Occupied 
Dwelling 

Units* 

FE  
Current 

Total 
Dwelling 

Units 

FF  
Dwelling 

Units 
Removed 

FG  
New 

Dwelling 
Units 

Needed** 

Estimated Estimated Estimated (FA-FB)/FC CF Estimated FD-FE+FF 

57,030 1,140 2.43 23,000 19,571 140 3,569 

       
* Number of non-Group Quarter Occupied Dwelling Units    
** Excludes Group Quarter Dwelling Units     
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Template 3 

Dwelling Unit Needs Indicated by Tenure Choice and Affordable Cost © 

ALBANY 2005-2025: County-coordinated Population Forecast 

Cohort Tenure 

HHs in 
Cohort 
as % of 
all HHs 

AI 
Cohort 
HHs 

Units Indicated 
by Housing Type 

Rent Range 
(Note 1) 

Price 
Range 

(Note 1) 

Units Indicated Adjustment 
for HHs Without Mortgages 

Age 
Income 
(Note 1) 

Renter  
% 

Homeowner 
% 

18,250 # Rental Owned   
% of HHs 
(Note 2) 

Owned 
Units 
Out 

Remain-
ing Units 

<10k 97.1% 2.9% 1.58% 289 280.2 8.4 0 - 199 <30k 20% 1.7 6.7 
10k <20k 96.4% 3.6% 1.75% 319 307.5 11.5 200 - 429 30k <60k 20% 2.3 9.2 
20k <30k 94.0% 6.0% 1.25% 225 211.9 13.5 430 - 664 60k <90k 15% 2.0 11.5 
30k <40k 92.1% 7.9% 1.125% 205 189.0 16.2 665 - 909 90k <120k 15% 2.4 13.8 
40k <50k 89.2% 10.8% 0.785% 143 127.7 15.5 910 - 1149 120k <150k 8% 1.2 14.2 
50k <75k 77.5% 22.5% 0.80% 145 112.7 32.7 1150 - 1764 150k <225k 5% 1.6 31.1 

<25 

75k+ 68.0% 32.0% 0.155% 28 19.2 9.0 1765+ 225k+ 5% 0.5 8.6 
<10k 92.1% 7.9% 1.98% 361 332.2 28.5 0 - 199 <30k 20% 5.7 22.8 

10k <20k 87.3% 12.7% 1.585% 289 251.9 36.7 200 - 429 30k <60k 20% 7.3 29.3 
20k <30k 83.4% 16.6% 3.11% 566 472.0 93.9 430 - 664 60k <90k 15% 14.1 79.9 
30k <40k 76.1% 23.9% 2.32% 423 321.7 101.0 665 - 909 90k <120k 15% 15.2 85.9 
40k <50k 67.1% 32.9% 2.90% 530 355.5 174.3 910 - 1149 120k <150k 8% 13.9 160.4 
50k <75k 50.1% 49.9% 5.89% 1,074 538.2 536.1 1150 - 1764 150k <225k 5% 26.8 509.3 

25 <35 

75k+ 25.0% 75.0% 1.51% 275 68.8 206.3 1765+ 225k+ 5% 10.3 196.0 
<10k 84.0% 16.0% 1.43% 259 217.8 41.5 0 - 199 <30k 20% 8.3 33.2 

10k <20k 75.0% 25.0% 2.01% 368 275.6 91.9 200 - 429 30k <60k 20% 18.4 73.5 
20k <30k 64.0% 36.0% 2.04% 373 238.8 134.3 430 - 664 60k <90k 15% 20.1 114.2 
30k <40k 52.0% 48.0% 3.11% 567 294.9 272.2 665 - 909 90k <120k 15% 40.8 231.3 
40k <50k 41.9% 58.1% 3.18% 579 242.8 336.7 910 - 1149 120k <150k 8% 26.9 309.7 
50k <75k 28.0% 72.0% 5.07% 926 259.1 666.4 1150 - 1764 150k <225k 5% 33.3 633.1 

35 <45 

75k+ 17.0% 83.0% 3.47% 634 107.8 526.1 1765+ 225k+ 5% 26.3 499.8 
<10k 75.0% 25.0% 0.82% 150 112.4 37.5 0 - 199 <30k 30% 11.2 26.2 

10k <20k 63.0% 37.0% 1.63% 298 187.5 110.1 200 - 429 30k <60k 30% 33.0 77.1 
20k <30k 55.0% 45.0% 1.95% 355 195.3 159.8 430 - 664 60k <90k 20% 32.0 127.8 
30k <40k 46.3% 53.7% 2.13% 389 180.1 208.9 665 - 909 90k <120k 15% 31.3 177.5 
40k <50k 37.6% 62.4% 2.34% 428 161.1 267.3 910 - 1149 120k <150k 15% 40.1 227.2 
50k <75k 17.1% 82.9% 4.79% 875 149.6 725.2 1150 - 1764 150k <225k 15% 108.8 616.4 

45 <55 

75k+ 8.0% 92.0% 5.62% 1,026 82.1 943.8 1765+ 225k+ 10% 94.4 849.4 
<10k 57.0% 43.0% 0.53% 96 54.6 41.2 0 - 199 <30k 70% 28.8 12.4 

10k <20k 53.0% 47.0% 1.74% 318 168.5 149.4 200 - 429 30k <60k 50% 74.7 74.7 
20k <30k 46.0% 54.0% 1.84% 336 154.5 181.4 430 - 664 60k <90k 35% 63.5 117.9 
30k <40k 40.0% 60.0% 0.93% 169 67.6 101.5 665 - 909 90k <120k 35% 35.5 66.0 
40k <50k 20.0% 80.0% 1.20% 220 44.0 175.9 910 - 1149 120k <150k 30% 52.8 123.1 
50k <75k 11.4% 88.6% 3.11% 567 64.6 502.4 1150 - 1764 150k <225k 30% 150.7 351.7 

55 <65 

75k+ 4.0% 96.0% 2.51% 458 18.3 439.4 1765+ 225k+ 15% 65.9 373.5 
<10k 53.9% 46.1% 1.061% 194 104.5 89.4 0 - 199 <30k 80% 71.5 17.9 

10k <20k 39.0% 61.0% 1.74% 317 123.5 193.2 200 - 429 30k <60k 60% 115.9 77.3 
20k <30k 26.8% 73.2% 1.25% 229 61.3 167.5 430 - 664 60k <90k 75% 125.6 41.9 
30k <40k 25.6% 74.4% 1.37% 249 63.8 185.4 665 - 909 90k <120k 60% 111.2 74.1 
40k <50k 9.0% 91.0% 0.79% 144 13.0 131.3 910 - 1149 120k <150k 55% 72.2 59.1 
50k <75k 7.9% 92.1% 1.39% 254 20.0 233.6 1150 - 1764 150k <225k 45% 105.1 128.5 

65 <75 

75k+ 3.0% 97.0% 1.12% 204 6.1 197.9 1765+ 225k+ 45% 89.1 108.9 
<10k 60.0% 40.0% 2.51% 459 275.3 183.5 0 - 199 <30k 80% 146.8 36.7 

10k <20k 43.8% 56.2% 3.50% 639 280.0 359.2 200 - 429 30k <60k 80% 287.4 71.8 
20k <30k 32.9% 67.1% 3.26% 595 195.8 399.4 430 - 664 60k <90k 85% 339.5 59.9 
30k <40k 29.9% 70.1% 1.22% 222 66.4 155.7 665 - 909 90k <120k 90% 140.1 15.6 
40k <50k 16.0% 84.0% 0.94% 171 27.4 143.9 910 - 1149 120k <150k 80% 115.1 28.8 
50k <75k 8.8% 91.2% 0.67% 123 10.8 112.1 1150 - 1764 150k <225k 80% 89.7 22.4 

75 + 

75k+ 7.0% 93.0% 0.76% 139 9.7 129.0 1765+ 225k+ 70% 90.3 38.7 

  Totals 99.7% 18,201 8,123 10,077      
Note 1-Income, Rent, and Price are stated in 1999 dollars. Rent and Price Ranges for each Income cohort represent the upper limits for affordable housing for that 
cohort, i.e., housing  that is non-cost burdened where no more than 30% of the household income is spent on housing. 
Note 2 - % of HHs is the percent of owner households in this cohort who live in a housing unit at a higher price point and can afford that unit due to no or low 
mortgage payments. 

   Label or data descriptor for data element 

   The percentage of Households in this Age / Income cohort that will own or rent - Census 2000 Summary File 3 - Sample Data 

   The percentage of Households that are in this Age / Income cohort - Census 2000 Summary File 3 - Sample Data  
   A number produced by the Housing Needs Analysis template reflecting the data, assumptions, and estimates used in this scenario 
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Current Housing Units Needed by Tenure and Cost for Albany as of 2005 
Template 4 

County-coordinated Population Forecast to 2025 

Rental Ownership 
 

Rent* # Units % of Units Cum % Price* # Units 
% of 

Units 
Cum %  

0 - 199 1,465 17.0% 17.0% <30k 159 1.5% 1.5%  
200 - 429 1,696 19.6% 36.6% 30k <60k 421 4.1% 5.6%  

430 - 664 1,627 18.8% 55.4% 60k <90k 1,394 13.6% 19.2%  

665 - 909 1,259 14.6% 70.0% 90k <120k 1,287 12.5% 31.7%  

910 - 1149 1,033 12.0% 81.9% 120k <150k 1,326 12.9% 44.6%  

1150 - 1764 1,229 14.2% 96.2% 150k <225k 2,668 25.9% 70.6%  

1765+ 332 3.8% 100.0% 225k+ 3,028 29.4% 100.0% All Units 

Totals 8,642 % of All 45.7% Totals 10,283 % of All 54.3% 18,925 

*  Housing Units Indicated is based on the 'Calculation of Dwelling Unit Needs Indicated by Tenure Choice and Affordable Cost'  

** Rent and Price Ranges are stated in 1999 dollars and are the upper limits for affordable housing (housing that is non-cost burdened) 

 
 

Template 5 
Housing Units Needed by Tenure & Cost* © 

Rental Ownership 

Rent 
Out 

Factor** 

Tenant 
Vouchers 

*** 

Needed 
Units 

% of 
Units 

Cumulative  
% 

Price 
Out 

Factor** 
Needed 

Units 
% of 
Units 

Cumulative  
% 

0 - 199 0% 726 739 8.6% 8.6% <60k 0% 580 5.6% 5.6% 

200 - 429 0% 218 1,560 18.0
% 26.6% 60k <90k 0% 1,458 14.2% 19.8% 

430 - 664 5% 42 2,637 30.5
% 57.1% 90k <120k 5% 1,342 13.0% 32.9% 

665 - 909 15% 6 1,629 18.8
% 76.0% 120k <150k 9% 2,007 19.5% 52.4% 

910 - 1149 50%   1,609 18.6
% 94.6% 150k <225k 30% 3,382 32.9% 85.3% 

1150 + 70%   468 5.4% 100.0% 225k+ 50% 1,514 14.7% 100.0% 

 Totals 992 8,642 % of 
All 

45.7%   10,283 % of All 54.3% 

*  Housing Units Needed is based on the 'Housing Units Indicated by Tenure and Cost' table and incorporates an adjustment factor to reflect that 
some households will choose to occupy a housing unit in a lower cost category than the one they could afford. 
** The adjustment factor represents the percentage adjustments needed to reflect households who could afford that cost level but chose a lower cost unit 
(Out Factor). 
*** Estimated number of Section 8 Vouchers/Certificates or similar subsidies used to lower tenant paid rents to this price point 

   Label or data descriptor for data element      
   The percentage of Households that could afford a unit at this housing cost but chose a lower cost unit 

   A number produced by the Housing Needs Analysis template reflecting the data, assumptions, and estimates used in this scenario 
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Template 6 

Current Inventory of Dwelling Units © 
For Albany as of 2005 

County-Coordinated Population Forecast to 2025 

Rental 

Rent 
Single Family 

Units 

Manuf. 
Dwelling 

Park Units 

Duplex 
Units 

3-4plex 
Units 

5+ Multi-
Family 
Units 

Total Units % of Units 
Cumulative 

% 

4 0 4 19 78 105 
0 - 199 3.8% 0.0% 3.8% 18.1% 74.3% 100.0% 1.2% 1.2% 

33 26 43 256 1,201 1,559 
200 - 429 2.1% 1.7% 2.8% 16.4% 77.0% 100.0% 18.0% 19.2% 

755 141 427 364 2,376 4,063 
430 - 664 

18.6% 3.5% 10.5% 9.0% 58.5% 100.0% 
46.8% 66.0% 

1,037 5 568 46 308 1,964 
665 - 909 

52.8% 0.3% 28.9% 2.3% 15.7% 100.0% 
22.6% 88.6% 

217 0 197 18 250 682 
910 - 1149 31.8% 0.0% 28.9% 2.6% 36.7% 100.0% 7.9% 96.5% 

76 0   27 200 303 
1150 + 

25.1% 0.0% 0.0% 8.9% 66.0% 100.0% 
3.5% 100.0% 

Totals 2,122 172 1,239 730 4,413 8,676 % of All 44.3% 

Percentage 24.5% 2.0% 14.3% 8.4% 50.9% 100.0%   

         

Ownership 

Price * 
Single 

Family 
Units 

Manuf. 

Dwelling 
Park Units 

Duplex 

Units 

3-4plex 

Units 

5+ Multi-

Family 
Units 

Total Units % of Units 
Cumulative 

% 

156 440 50 5 1 652 
<60k 

23.9% 67.5% 7.7% 0.8% 0.2% 100.0% 
6.0% 6.0% 

1,082 342 45 4 0 1,473 
60k <90k 

73.5% 23.2% 3.1% 0.3% 0.0% 100.0% 
13.5% 19.5% 

2,910 2 9 2 0 2,923 
90k <120k 

99.6% 0.1% 0.3% 0.1% 0.0% 100.0% 
26.8% 46.3% 

2,936 0 1 0 0 2,937 
120k <150k 100.0% 0.0% 0.0% 0.0% 0.0% 100.0% 27.0% 73.3% 

2,401 0 0 0 0 2,401 
150k <225k 100.0% 0.0% 0.0% 0.0% 0.0% 100.0% 22.0% 95.3% 

508 0 1 0 0 509 
225k+ 

99.8% 0.0% 0.2% 0.0% 0.0% 100.0% 
4.7% 100.0% 

Totals 9,993 784 106 11 1 10,895 % of All 55.7% 

Percentage 91.7% 7.2% 1.0% 0.1% 0.0% 100.0%   
         

 

Single 
Family 
Units 

Manufact’d 
Dwelling 

Park Units 

Duplex 
Units 

Tri-
Quadplex 

Units 

5+ Multi-
Family 
Units 

Total 
Units** 

Total 
Dwelling 
Units** 

Inventory 
Check 

Totals 12,115 956 1,345 741 4,414 19,571 19,571 Correct 

Percentage 61.9% 4.9% 6.9% 3.8% 22.6% 100.0%   
Price * - Reminder - The allocation of ownership units into price points will change if a different mortgage scenario is selected 

**Total Units should equal Total Dwelling Units from the Current Housing Status template on Unit Calculations worksheet 
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Template 7  

Current Unmet Housing Needs © 
 

Housing Units Needed less Current Inventory 
 

Rental Ownership 
 

Rent 

Current 
Unmet 
Need / 

(Surplus) 

% of Need 
Met 

Cumulativ
e Units 
Needed 

Price 

Current 
Unmet 
Need / 

(Surplus) 

% of Need 
Met 

Cumulative 
Units 

Needed 
 

0 - 199 634  14.2% 634  <60k (72) 112.3% (72) 
 

200 - 429 1  100.0% 635  60k <90k (15) 101.0% (86) 
 

430 - 664 (1,426) 154.1% (791) 90k <120k (1,581) 217.9% (1,667) 
 

665 - 909 (335) 120.6% (1,127) 120k <150k (930) 146.4% (2,598) 
 

910 - 1149 927  42.4% (199) 150k <225k 981  71.0% (1,617) 
 

1150 + 165  64.7% (34) 225k+ 1,005  33.6% (612) 
 

Current Unmet Need = Needed Units (Housing Units Needed by Tenure & Cost template) - Current Units   

% of Need Met = Percentage that Current Units are of Needed Units - goal is 100 %    

Cumulative Units Needed measures relative need both by cumulative price point and by tenure   
         

   Label or data descriptor for data element      

   The actual or estimated number of dwelling units of this housing type at this price point in the region 

   A number produced by the model reflecting the data, assumptions, and estimates used in this scenario 
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Current Senior Rental Housing Units Needed by Cost* © 

For Albany as of 2005 

County-coordinated Population Forecast, 2005 to 2025 
Template 8 

  
Householder Age 65 - 74 Householder Age 75 + 

 

Income** Rent # Units % of Units Cum % # Units % of Units Cum % 
 

<10k 0 - 199 112 26.6% 26.6% 295 31.8% 31.8%  

10k <20k 200 - 429 136 32.3% 58.9% 311 33.5% 65.3%  

20k <30k 430 - 664 73 17.3% 76.2% 210 22.6% 87.9%  

30k <40k 665 - 909 65 15.5% 91.7% 75 8.1% 96.0%  

40k <50k 910 - 1149 27 6.3% 98.0% 30 3.2% 99.3%  

50k + 1150 + 8 2.0% 100.0% 7 0.7% 100.0%  

 
Totals 421 % of All 31.2% 928 % of All 68.8% 1,349 

*  Senior Housing Units Needed is based on the 'Calculation of Dwelling Unit Needs Indicated by Tenure Choice 
   and Affordable Cost template and incorporates the inclusion of a vacancy factor and the Out Factor 
** Income represents range of income needed to pay the rent and be affordable.  # Units is not the same as 
    number of households at that Income due to Out Factor and vacancy factors used to arrive at # Units. 
         

Graph 3 
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Template 9 

Future Dwelling Unit Needs Indicated by Tenure Choice and Affordable Cost © 

Scenario: Albany County-Coordinated Population Forecast, 2005 to 2025 

Cohort Tenure 
HHs in Cohort 

as % of all 
HHs 

AI Cohort 
HHs 

Units Indicated 
by Housing Type 

Rent Range 
(Note 1) 

Price 
Range 

(Note 1) 

Units Indicated Adjustment 
for HHs Without Mortgages 

Age 
Income 
(Note 1) 

Renter 
% 

Homeowner
% 

23,000 # Rental Owned   
% of HHs  
(Note 2) 

Owned 
Units Out 

Remain-
ing Units 

<10k 97.1% 2.9% 1.13% 260 252.1 7.5 0 - 199 <30k 20% 1.5 6.0 
10k <20k 96.4% 3.6% 1.25% 287 276.7 10.3 200 - 429 30k <60k 20% 2.1 8.3 
20k <30k 94.0% 6.0% 0.88% 203 190.7 12.2 430 - 664 60k <90k 15% 1.8 10.3 
30k <40k 92.1% 7.9% 0.80% 185 170.0 14.6 665 - 909 90k <120k 15% 2.2 12.4 
40k <50k 89.2% 10.8% 0.56% 129 114.9 13.9 910 - 1149 120k <150k 8% 1.1 12.8 
50k <75k 77.5% 22.5% 0.57% 131 101.4 29.4 1150 - 1764 150k <225k 5% 1.5 28.0 

<25 

75k+ 68.0% 32.0% 0.11% 25 17.2 8.1 1765+ 225k+ 5% 0.4 7.7 
<10k 92.1% 7.9% 1.54% 355 326.6 28.0 0 - 199 <30k 20% 5.6 22.4 

10k <20k 87.3% 12.7% 1.23% 284 247.6 36.0 200 - 429 30k <60k 20% 7.2 28.8 
20k <30k 83.4% 16.6% 2.42% 556 463.9 92.3 430 - 664 60k <90k 15% 13.9 78.5 
30k <40k 76.1% 23.9% 1.81% 416 316.2 99.3 665 - 909 90k <120k 15% 14.9 84.4 
40k <50k 67.1% 32.9% 2.26% 521 349.4 171.3 910 - 1149 120k <150k 8% 13.7 157.6 
50k <75k 50.1% 49.9% 4.59% 1,056 529.0 526.9 1150 - 1764 150k <225k 5% 26.3 500.6 

25 <35 

75k+ 25.0% 75.0% 1.18% 270 67.6 202.8 1765+ 225k+ 5% 10.1 192.6 
<10k 84.0% 16.0% 1.13% 259 217.4 41.4 0 - 199 <30k 20% 8.3 33.1 

10k <20k 75.0% 25.0% 1.59% 367 275.1 91.7 200 - 429 30k <60k 20% 18.3 73.4 
20k <30k 64.0% 36.0% 1.62% 372 238.3 134.1 430 - 664 60k <90k 15% 20.1 114.0 
30k <40k 52.0% 48.0% 2.46% 566 294.3 271.6 665 - 909 90k <120k 15% 40.7 230.9 
40k <50k 41.9% 58.1% 2.51% 578 242.3 336.0 910 - 1149 120k <150k 8% 26.9 309.1 
50k <75k 28.0% 72.0% 4.02% 924 258.6 665.0 1150 - 1764 150k <225k 5% 33.3 631.8 

35 <45 

75k+ 17.0% 83.0% 2.96% 682 115.9 565.9 1765+ 225k+ 5% 28.3 537.6 
<10k 75.0% 25.0% 0.77% 176 132.1 44.0 0 - 199 <30k 30% 13.2 30.8 

10k <20k 63.0% 37.0% 1.52% 350 220.2 129.3 200 - 429 30k <60k 30% 38.8 90.5 
20k <30k 55.0% 45.0% 1.81% 417 229.4 187.7 430 - 664 60k <90k 20% 37.5 150.1 
30k <40k 46.3% 53.7% 1.99% 457 211.5 245.3 665 - 909 90k <120k 15% 36.8 208.5 
40k <50k 37.6% 62.4% 2.19% 503 189.2 314.0 910 - 1149 120k <150k 15% 47.1 266.9 
50k <75k 17.1% 82.9% 4.47% 1,027 175.7 851.7 1150 - 1764 150k <225k 15% 127.8 724.0 

45 <55 

75k+ 8.0% 92.0% 5.24% 1,205 96.4 1108.5 1765+ 225k+ 10% 110.8 997.6 
<10k 57.0% 43.0% 0.76% 176 100.1 75.5 0 - 199 <30k 70% 52.9 22.7 

10k <20k 53.0% 47.0% 2.53% 583 308.8 273.8 200 - 429 30k <60k 50% 136.9 136.9 
20k <30k 46.0% 54.0% 2.68% 616 283.2 332.4 430 - 664 60k <90k 35% 116.4 216.1 
30k <40k 40.0% 60.0% 1.35% 310 124.0 185.9 665 - 909 90k <120k 35% 65.1 120.9 
40k <50k 20.0% 80.0% 1.75% 403 80.6 322.3 910 - 1149 120k <150k 30% 96.7 225.6 
50k <75k 11.4% 88.6% 4.52% 1,039 118.5 920.7 1150 - 1764 150k <225k 30% 276.2 644.5 

55 <65 

75k+ 4.0% 96.0% 3.65% 839 33.6 805.2 1765+ 225k+ 15% 120.8 684.4 
<10k 53.9% 46.1% 1.86% 429 231.1 197.7 0 - 199 <30k 80% 158.1 39.5 

10k <20k 39.0% 61.0% 3.05% 701 273.2 427.3 200 - 429 30k <60k 60% 256.4 170.9 
20k <30k 26.8% 73.2% 2.20% 506 135.6 370.5 430 - 664 60k <90k 75% 277.8 92.6 
30k <40k 25.6% 74.4% 2.40% 551 141.0 409.9 665 - 909 90k <120k 60% 246.0 164.0 
40k <50k 9.0% 91.0% 1.39% 319 28.7 290.4 910 - 1149 120k <150k 55% 159.7 130.7 
50k <75k 7.9% 92.1% 2.44% 561 44.3 516.6 1150 - 1764 150k <225k 45% 232.5 284.1 

65 <75 

75k+ 3.0% 97.0% 1.96% 451 13.5 437.7 1765+ 225k+ 45% 197.0 240.7 
<10k 60.0% 40.0% 2.51% 578 346.9 231.3 0 - 199 <30k 80% 185.0 46.3 

10k <20k 43.8% 56.2% 3.50% 805 352.8 452.7 200 - 429 30k <60k 80% 362.1 90.5 
20k <30k 32.9% 67.1% 3.26% 750 246.8 503.3 430 - 664 60k <90k 85% 427.8 75.5 
30k <40k 29.9% 70.1% 1.22% 280 83.7 196.2 665 - 909 90k <120k 90% 176.6 19.6 
40k <50k 16.0% 84.0% 0.94% 216 34.5 181.4 910 - 1149 120k <150k 80% 145.1 36.3 
50k <75k 8.8% 91.2% 0.67% 155 13.6 141.2 1150 - 1764 150k <225k 80% 113.0 28.2 

75 + 

75k+ 7.0% 93.0% 0.76% 175 12.2 162.5 1765+ 225k+ 70% 113.8 48.8 

  Totals 100.000% 23,000 9,327 13,673      
Note 1-Income, Rent, and Price are stated in 1999 dollars. Rent and Price Ranges for each Income cohort represent the upper limits for affordable housing for that 
cohort, i.e., housing  that is non-cost burdened where no more than 30% of the household income is spent on housing. 
Note 2 - % of HHs is the percent of owner households in this cohort who live in a housing unit at a higher price point and can afford that unit due to no or low mortgage 
payments. 

   Label or data descriptor for data element 

   The percentage of Households in this Age / Income cohort that will own or rent - Census 2000 Summary File 3 - Sample Data 

   The percentage of Households that are in this Age / Income cohort - Census 2000 Summary File 3 - Sample Data  
   A number produced by the Housing Needs Analysis template reflecting the data, assumptions, and estimates used in this scenario 
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Future Housing Units Needed by Tenure and Cost ©  

For Albany as of 2025  

Scenario: Albany County-Coordinated Population Forecast, 2005-2025  

           
Template 10  

Future Housing Units Indicated by Tenure Choice and at an Affordable Cost** © 

Rental Ownership    
Rent* # Units % of Units Cum % Price* # Units 

% of 
Units 

Cum %    
0 - 199 1,709 17.2% 17.2% <30k 638 4.6% 4.6%    

200 - 429 2,079 21.0% 38.2% 30k <60k 1,450 10.4% 15.0%    
430 - 664 1,902 19.2% 57.3% 60k <90k 1,666 11.9% 26.9%    
665 - 909 1,426 14.4% 71.7% 90k 

<120k 
1,452 10.4% 37.3%    

910 - 
1149 

1,106 11.1% 82.9% 120k 
<150k 

1,662 11.9% 49.2%    
1150 - 
1764 

1,320 13.3% 96.2% 150k 
<225k 

3,726 26.7% 75.9%    
1765+ 379 3.8% 100.0% 225k+ 3,358 24.1% 100.0% All Units   
Totals 9,922 % of All 41.6% Totals 13,953 % of All 58.4% 23,874   

           
*  Housing Units Indicated is based on the 'Calculation of Current Dwelling Units Indicated by Tenure Choice and Affordable Cost'  
   template and incorporates the inclusion of a vacancy factor.  The numbers represent the units that could be afforded at that cost. 
** Rent and Price Ranges are stated in 1999 dollars and represent affordable housing cost needs (housing that is non-cost burdened) 

           
Template 11 

Future Housing Units Needed by Tenure & Cost* © 

Rental Ownership 

Rent 
Out 

Factor** 
Tenant 

Vouchers*** 
Needed 

Units 
% of 
Units 

Cum % Price 
Out 

Factor** 
Needed 

Units 
% of 
Units 

Cum % 

0 - 199 0% 750 959 9.7% 9.7% <60k 0% 2,088 15.0% 15.0% 
200 - 429 0% 240 1,934 19.5% 29.2% 60k <90k 0% 1,666 11.9% 26.9% 

430 - 664 5% 60 2,880 29.0% 58.2% 90k 
<120k 

0% 1,618 11.6% 38.5% 

665 - 909 10% 20 1,565 15.8% 74.0% 120k 
<150k 

10% 1,869 13.4% 51.9% 

910 - 
1149 

20%   1,395 14.1% 88.0% 150k 
<225k 

10% 4,025 28.8% 80.7% 

1150 + 30%   1,190 12.0% 100.0% 225k+ 20% 2,686 19.3% 100.0% 

  Totals 9,922 % of All 41.6%  Totals 13,953 % of All 58.4% 

           
*  Housing Units Needed is based on the 'Housing Units Indicated by Tenure and Cost' table and incorporates an adjustment factor to reflect 
    that some households will choose to occupy a housing unit in a lower cost category than the one they could afford. 
** The adjustment factor represents the percentage adjustments needed to reflect households who could afford that cost level but chose a 
    lower cost unit (Out Factor).         
*** Estimated number of Section 8 Vouchers/Certificates or similar subsidies used to lower tenant paid rents to this price point 

   Label or data descriptor for data element       
   The percentage of Households that could afford a unit at this housing cost but chose a lower cost unit  

   A number produced by the Housing Needs Analysis template reflecting the data, assumptions, and estimates used in this 
scenario 
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Template 12 

Future Housing Units Planned by Housing Type For Albany in 2025 © 

Existing Units plus New Units Added 

Scenario: Albany County-Coordinated Population Forecast, 2005-2025  
Rental 

Rent 
Needed 

Units 
Single Family 

Units 

Manuf 
Dwelling 

Park Units 

Duplex 
Units 

Tri-Quadplex 
Units 

5+ Multi-
Family Units 

Total Units 

3.0% 3.0% 5.0% 9.0% 80.0% 100.0% 
0 - 199 959 

29 29 48 86 767 959 
15.0% 2.0% 5.0% 4.0% 74.0% 100.0% 

200 - 429 1,934 
290 39 97 77 1,431 1,934 

22.0% 1.0% 13.0% 8.0% 56.0% 100.0% 
430 - 664 2,880 

634 29 374 230 1,613 2,880 
34.0% 1.0% 20.0% 10.0% 35.0% 100.0% 

665 - 909 1,565 
532 16 313 156 548 1,565 

35.0% 0.0% 12.0% 8.0% 45.0% 100.0% 
910 - 1149 1,395 

488 0 167 112 628 1,395 

32.0% 0.0% 8.0% 7.0% 53.0% 100.0% 
1150 + 1,190 

381 0 95 83 631 1,190 
Totals 9,922 2,353 112 1,094 745 5,617 9,922 

Percentage 23.7% 1.1% 11.0% 7.5% 56.6% 100.0% 
        

Ownership 

Price 
Needed 

Units 
Single Family 

Units 
Manuf Dwelling 

Park Units 
Duplex 
Units 

Tri-Quadplex 
Units 

5+ Multi-
Family Units 

Total Units 

47.0% 40.0% 12.0% 0.5% 0.5% 100.0% 
<60k 2,088 

982 835 251 10 10 2,088 
73.0% 12.0% 14.0% 1.0% 0.0% 100.0% 

60k <90k 1,666 
1,216 200 233 17 0 1,666 
87.5% 0.0% 12.0% 0.5% 0.0% 100.0% 

90k <120k 1,618 
1,416 0 194 8 0 1,618 
93.5% 0.0% 6.0% 0.5% 0.0% 100.0% 

120k <150k 1,869 
1,747 0 112 9 0 1,869 
95.0% 0.0% 5.0% 0.0% 0.0% 100.0% 

150k <225k 4,025 
3,824 0 201 0 0 4,025 
97.0% 0.0% 3.0% 0.0% 0.0% 100.0% 

225k+ 2,686 
2,606 0 81 0 0 2,686 

Totals 13,953 11,790 1,035 1,072 45 10 13,953 
Percentage 84.5% 7.4% 7.7% 0.3% 0.1% 100.0% 

        

 Total Rental and Ownership Units 

 

Needed 

Units 

Single Family 

Units 

Manuf Dwelling 

Park Units 

Duplex 

Units 

Tri-Quadplex 

Units 

5+ Multi-

Family Units 
Total Units 

Totals 23,874 14,144 1,147 2,166 790 5,627 23,874 

% of Total Units 59.2% 4.8% 9.1% 3.3% 23.6% 100.0% 

        

   Label or data descriptor for data element    
   The planned percentage of dwelling units needed of this housing type at this price point in the region 
   A number produced by the model reflecting the data, assumptions, and estimates used in this scenario 
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Future Senior Rental Housing Units Needed by Cost* © 

For Albany as of 2025 

Scenario: Albany County-Coordinated Population Forecast, 2005-2025 

           
Template 13 

  
Householder Age 65 - 74 Householder Age 75 +   

Income** Rent # Units % of Units Cum % # Units % of Units Cum %   

<10k 0 - 199 248 26.6% 26.6% 372 31.9% 31.9%   

10k <20k 200 - 429 300 32.3% 58.9% 392 33.6% 65.5%   

20k <30k 430 - 664 153 16.5% 75.4% 260 22.3% 87.9%   
30k <40k 665 - 909 142 15.3% 90.7% 88 7.6% 95.4%   
40k <50k 910 - 1149 43 4.6% 95.3% 34 2.9% 98.3%   

50k + 1150 + 43 4.7% 100.0% 19 1.7% 100.0%   
 Totals 930 % of All 44.4% 1,166 % of All 55.6% 2,096  

          
*  Senior Housing Units Needed is based on the 'Calculation of Dwelling Unit Needs Indicated by Tenure Choice and Affordable Cost template 

    and incorporates the inclusion of a vacancy factor and the Out Factor  
** Income represents range of income needed to pay the rent and be affordable.  # Units is not the same as number of households at that Income  
    due to Out Factor and vacancy factors used to arrive at # Units.  
          

Graph 8 
 
           
          
          
          
          
          
          
          
          
          
          
          
          
          
          

 
 

ALTERNATIVE GROWTH SCENRIOS SUMMARY TABLES  

From Runs Through the Oregon Housing Needs Model  
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Template 14 
New Housing Units Needed by Housing Type © 

        
For Albany as of 2025 

Scenario: Albany County-Coordinated Population Forecast, 2005-2025  
        

New Rental Units Needed 

Rent 
Needed 

Units 

Single 
Family 
Units 

Manufactd 
Dwelling Park 

Units 

Duplex 
Units 

Tri-
Quadplex 

Units 

5+ Multi-
Family 
Units 

Total Units 

0 - 199 854 25 29 44 67 689 854 

200 - 429 375 257 13 54 (179) 230 375 

430 - 664 (1,183) (121) (112) (53) (134) (763) (1,183) 

665 - 909 (399) (505) 11 (255) 110 240 (399) 

910 - 1149 713 271 0 (30) 94 378 713 

1150 + 887 305 0 95 56 431 887 

Totals 1,246 231 (60) (145) 15 1,204 1,246 

Percentage 18.6% -4.8% -11.6% 1.2% 96.6% 100.0% 

        

New Ownership Units Needed 

Price 
Needed 

Units 

Single 
Family 
Units 

Manufactd 
Dwelling Park 

Units 
Duplex Units 

Tri-Quadplex 
Units 

5+ Multi-
Family 
Units 

Total Units 

<60k 1,436 826 395 201 5 9 1,436 

60k <90k 193 134 (142) 188 13 0 193 

90k <120k (1,305) (1,494) (2) 185 6 0 (1,305) 

120k <150k (1,068) (1,189) 0 111 9 0 (1,068) 

150k <225k 1,624 1,423 0 201 0 0 1,624 

225k+ 2,177 2,098 0 80 0 0 2,177 

Totals 3,058 1,797 251 966 34 9 3,058 

Percentage 58.8% 8.2% 31.6% 1.1% 0.3% 100.0% 

        

 Total New Rental and Ownership Units 

 Needed 
Units 

Single 
Family 
Units 

Manufactd 
Dwelling Park 

Units 
Duplex Units 

Tri-Quadplex 
Units 

5+ Multi-
Family 
Units 

Total Units 

Totals 4,303 2,029 191 821 49 1,213 4,303 

% of Total Units 47.1% 4.4% 19.1% 1.1% 28.2% 100.0% 

        

 Label or data descriptor for data element     

   A number produced by the model reflecting the data, assumptions, and estimates used in this scenario 
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For Albany, 2025    
Scenario: Albany County-coordinated Population Forecast, 2005-2025   

            

Template 15    
Planned Housing Density by Local Zoning District ©    

            

Local Zoning District Description Local Code 
Planned 
Density 

   

RM-3, Residential Multiple Family (future RMA) RM-3/RMA 15    

RM-5, Residential Limited Multiple Family (future RM) RM-5/RM 12    

RS-5, Residential Single Family  RS-5 5.5    

RS-6.5, Residential Single Family RS-6.5 4    

RS-10, Residential Single Family and RR, Residential Reserve RS-10/RR 3    

URR, Urban Residential Reserve URR 4.5    

HM, Hackleman Monteith and MUR, Mixed Use Residential HM/MUR 7    

WF, Waterfront - a mixed use zone WF 15    

Non-residential zones such as Industrial or Commercial with existing units Other 12    
            

Template 16 

Existing Housing Units by Land Use Type © 
            

Housing Inventory by Land Use Type 

  Existing 
RM-3/ 

RMA 

RM-5/ 

RM 
RS-5 RS-6.5 

RS-10/ 

RR 
URR HM/MUR WF Other Total 

Single Family Units 12,115 253 976 702 6,760 2,122 240 986 15 61 12,115 

Manufactured Dwelling 
Park Units 

956 0 363 0 503 0 0 0 0 90 956 

Duplex Units 1,345 60 843 0 350 22 0 60 0 10 1,345 

Tri-Quadplex Units 741 141 590 0 0 0 0 10 0 0 741 

5+ Multi-Family Units 4,414 1,753 1,945 0 153 0 42 182 0 339 4,414 

Total Units 19,571 2,207 4,717 702 7,766 2,144 282 1,238 15 500 19,571 

Percent of Existing Inventory by Land Use Type 

% Single Family Units 2.1% 8.1% 5.8% 55.8% 17.5% 2.0% 8.1% 0.1% 0.5% 100.0% 

% Manufactured Dwelling 
Park Units 

0.0% 38.0% 0.0% 52.6% 0.0% 0.0% 0.0% 0.0% 9.4% 100.0% 

% Duplex Units 4.5% 62.7% 0.0% 26.0% 1.6% 0.0% 4.5% 0.0% 0.7% 100.0% 

% Tri-Quadplex Units 19.0% 79.6% 0.0% 0.0% 0.0% 0.0% 1.3% 0.0% 0.0% 100.0% 

% 5+ Multi-Family Units 39.7% 44.1% 0.0% 3.5% 0.0% 1.0% 4.1% 0.0% 7.7% 100.0% 

% Total Units 11.3% 24.1% 3.6% 39.7% 11.0% 1.4% 6.3% 0.1% 2.6% 100.0% 

            
   Label or data descriptor for data element        
   Inputted data on local zoning, projected density, and existing inventory of housing by zoning   
   A number produced by the model reflecting the data, assumptions, and estimates used    
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For Albany as of 2025 

Scenario: County-coordinated Population Forecast, 2005-2025  
Template 17 

Projected Distribution of New Housing by Land Use Type © 
            
Single Family 

Units 
All Units 

% in RM-3/ 
RMA 

% in RM-5/ 
RM 

% in 
RS-5 

% in 
RS-6.5 

% in  
RS-10/ RR 

% in URR 
% in HM/ 

MUR 
% in 
WF 

Other Total % 

Lower Priced
1
 1,120 25% 35% 17% 15% 5% 0% 1% 1% 2% 100.0% 

Mid Priced
2
 -2,917 10% 12% 20% 18% 39% 0% 1% 0% 0% 100.0% 

Higher Priced
3
 3,825 2% 5% 24% 28% 34% 0% 2% 4% 2% 100.0% 

Total 2,029 3.2% 11.5% 25.6% 34.3% 9.9% 0.0% 2.6% 8.1% 4.9% 100.0% 

Existing Distribution 2.1% 8.1% 5.8% 55.8% 17.5% 2.0% 8.1% 0.1% 0.5% 100.0% 

MDP Units All Units 
% in RM-

3/RMA 
% in RM-

5/RM 
% in 
RS-5 

% in 
RS-6.5 

% in  
RS-10/ RR 

% in URR 
% in 

HM/MUR 
% in 
WF 

Other Total % 

Lower Priced
1
 183 0% 25% 10% 65% 0% 0% 0% 0% 0% 100.0% 

Mid Priced
2
 9 0% 20% 0% 80% 0% 0% 0% 0% 0% 100.0% 

Higher Priced
3
 0 0% 0% 0% 0% 0% 0% 0% 0% 0% 0.0% 

Total 191 0.0% 24.8% 9.5% 65.7% 0.0% 0.0% 0.0% 0.0% 0.0% 100.0% 

Existing Distribution 0.0% 38.0% 0.0% 52.6% 0.0% 0.0% 0.0% 0.0% 9.4% 100.0% 

Duplex Units All Units 
% in RM-3/ 

RMA 
% in RM-5/ 

RM 
% in 
RS-5 

% in 
RS-6.5 

% in  
RS-10/ RR 

% in URR 
% in 

HM/MUR 
% in 
WF 

Other Total % 

Lower Priced
1
 434 33% 30% 20% 15% 0% 0% 1% 0% 1% 100.0% 

Mid Priced
2
 12 15% 30% 25% 20% 8% 0% 1% 0% 1% 100.0% 

Higher Priced
3
 376 5% 20% 25% 30% 18% 0% 1% 0% 1% 100.0% 

Total 821 19.9% 25.4% 22.4% 21.9% 8.4% 0.0% 1.0% 0.0% 1.0% 100.0% 

Existing Distribution 4.5% 62.7% 0.0% 26.0% 1.6% 0.0% 4.5% 0.0% 0.7% 100.0% 

Tri-Quadplex 
Units 

All Units 
% in RM-3 

/RMA 
% in RM-

5/RM 
% in 
RS-5 

% in 
RS-6.5 

% in  
RS-10/RR 

% in URR 
% in 

HM/MUR 
% in 
WF 

Other Total % 

Lower Priced
1
 -227 37% 35% 11% 11% 0% 0% 0% 2% 5% 100.0% 

Mid Priced
2
 219 41% 36% 8% 8% 0% 0% 1% 2% 5% 100.0% 

Higher Priced
3
 56 26% 26% 21% 18% 5% 0% 0% 1% 4% 100.0% 

Total 49 42.3% 29.1% 8.5% 5.7% 5.8% 0.0% 4.5% 0.3% 3.8% 100.0% 

Existing Distribution 19.0% 79.6% 0.0% 0.0% 0.0% 0.0% 1.3% 0.0% 0.0% 100.0% 

5+ Multi-Family 
Units 

All Units 
% in RM-

3/RMA 
% in RM-

5/RM 
% in 
RS-5 

% in 
RS-6.5 

% in RS-
10/RR 

% in URR 
% in 

HM/MUR 
% in 
WF 

Other Total % 

Lower Priced
1
 165 40% 45% 0% 0% 0% 0% 0% 4% 11% 100.0% 

Mid Priced
2
 617 43% 40% 1% 1% 0% 0% 0% 4% 11% 100.0% 

Higher Priced
3
 431 34% 31% 1% 1% 0% 0% 0% 12% 21% 100.0% 

Total 1,213 39.4% 37.5% 0.9% 0.9% 0.0% 0.0% 0.0% 6.8% 14.5% 100.0% 

Existing Distribution 39.7% 44.1% 0.0% 3.5% 0.0% 1.0% 4.1% 0.0% 7.7% 100.0% 

            

1 - Lower Priced units are the rental or ownership units affordable at incomes less than $30,000     

2 - Mid Priced units are the rental or ownership units affordable at incomes between $30,000 and $50,000    

3 - Higher Priced units are the rental or ownership units affordable at incomes over $50,000     
            

   Label or data descriptor for data element        

   Projected percentage of new housing units that will be built in this land use type    
   A number produced by the model reflecting the data, assumptions, and estimates used    
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Land Needed for New Dwelling Units 

For Albany as of 2025 

Scenario: County-coordinated Population Forecast, 2005-2025  
Template 18 

Projected New Housing Units by Land Use Type © 
           
  RM-3/RMA RM-5/RM RS-5 RS-6.5 RS-10/RR URR HM/MUR WF Other Total 

Single Family Units 65 233 520 695 200 0 53 164 99 1,930 
Manufactured 
Dwelling Park Units 

0 47 18 126 0 0 0 0 0 191 

Duplex Units 164 209 184 180 69 0 8 0 8 813 

Tri-Quadplex Units 21 14 4 3 3 0 2 0 2 47 
5+ Multi-Family 

Units 
478 455 10 10 0 0 0 83 177 1,037 

Total Units Needed 727 959 736 1,014 271 0 63 247 286 4,018 

           

Template 19 

Calculation of Additional Land Needed by Land Use Type © 

Buildable Lands Inventory for Housing 

  RM-3/RMA RM-5/RM RS-5 RS-6.5 RS-10/RR URR HM/MUR WF Other Total 

Current UGB Acres 6.2 88.1 378.8 767.7 941.8 1,625.4 2.3 10.7 30.0 3,851.0 

Acres in Use 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Constrained Acres 1.8 22.1 82.6 193.1 252.8 470.7 0.0 1.1 3.0 1,027.2 

Available Acres 4.4 66.0 296.2 574.6 689.0 1154.7 2.3 9.6 27.0 2,823.8 

Current Acres % 0.2% 2.3% 9.8% 19.9% 24.5% 42.2% 0.1% 0.3% 0.8% 100.0% 

Acres in Use % 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 

Available Acres % 0.2% 2.3% 10.5% 20.3% 24.4% 40.9% 0.1% 0.3% 1.0% 100.0% 
Existing Units per 
Acres in Use 

#DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0!   

           
Land Needed by Land Use Type 

  RM-3/RMA RM-5/RM RS-5 RS-6.5 RS-10/RR URR HM/MUR WF Other Total 

Acres Needed 48.5 79.9 133.8 253.5 90.5 0.0 9.0 16.5 23.8 655.5 

New Acres Needed 44.1  13.9  (162.4) (321.1) (598.5) (1154.7) 6.7  6.9  (3.2) (2168.3) 

           

   Label or data descriptor for data element       

   The number of acres per land use type as derived from the Buildable Lands Inventory   
   A number produced by the model reflecting the data, assumptions, and estimates used in this scenario 
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ALTERNATIVE GROWTH SCENRIOS SUMMARY TABLES 

From Runs Through the Oregon Housing Needs Model 

 

SCENARIO 1:  1.5% Average Annual increase, 2025 Population Forecast of 61,093  

 

Owner-Occupied, 1.5%  2015 2025 

1999 Model 

Values 

Converted to 2005 

Value
b
 

2005 

Inventory 

Projected 

Need 

Net Need
1 

(Surplus) 

Projected 

Need 

Net 

Need
1 

(Surplus) 

<$60,000 <$75,000 652 1,912 1,260 2,238 1,586 

$60 -$90,000 $75 -$115,000 1,473 1,525 52 1,785 312 

$90 - $120,000 $115 - $150,000 2,923 1,481 -1,442 1,734 -1,189 

$120 - $150,000 $150 - $190,000 2,937 1,711 -1,226 2,003 -934 

$150 - $225,000 $190 - $280,000 2,401 3,685 1,284 4,313 1,912 

$225,000 + $280,000 + 509 2,459 1,950 2,878 2,369 

  Totals 10,895 12,774 1,879 14,951 4,056 

 

Renter-Occupied, 1.5% 2015 2025  

Rent Ranges 

2005 

Inventory 

Projected 

Need 

Net Need
1  

(Surplus) 

Projected 

Need 

Net Need
1 

(Surplus) 

Assumes 

Sec 8 

Vouchers 

$0 - 199 105 814 709 1,081 976 750 

200 - 429 1,559 1,751 192 2,090 531 240 

430 - 664 4,063 2,715 -1,348 3,019 -1,044 60 

665 - 909 1,964 1,438 -526 1,672 -292 20 

910 - 1149 682 1,277 595 1,494 812  

1150 + 303 1,089 786 1,275 972  

    Total 8,676 9,084 408 10,632 1,956  

 

Senior Rental Housing Units Needed by Cost, 1.5% AAGR to 2025 

  

Householder 

Age 65 - 74 

Householder 

Age 75 + 

Income* Rent # Units % of Units # Units % of Units 

<10k 0 - 199 265 26.6% 398 31.9% 

10k <20k 200 - 429 321 32.3% 418 33.6% 

20k <30k 430 - 664 164 16.5% 278 22.3% 

30k <40k 665 - 909 152 15.3% 94 7.6% 

40k <50k 910 – 1,149 46 4.6% 36 2.9% 

50k + 1,150 + 46 4.7% 21 1.7% 

Totals 2,240 994 44.4% 1,246 55.6% 

* Income represents range of income needed to pay the rent and be affordable.  # Units is not the same as 

number of households at that Income due to Out Factor and vacancy factors used to arrive at # Units. 

 

AAGR = Average Annual Growth Rate 
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SCENARIO 2:  1.9% Average Annual Increase, 2025 Population Forecast: 66,093  

 

 

Owner-Occupied, 1.9%  2015 2025 

1999 Model 

Values 

Converted to 

2005 Value
b
 

2005 

Inventory 

Projected 

Need 

Net Need
1 

(Surplus) 

Projected 

Need 

Net Need
1 

(Surplus) 

<$60,000 <$75,000 652 1,989 1,337 2,420 1,768 

$60 - $90,000 $75 -$115,000 1,473 1,586 113 1,931 458 

$90 - $120,000 $115 - $150,000 2,923 1,541 -1,382 1,875 -1,048 

$120 - $150,000 $150 - $190,000 2,937 1,780 -1,157 2,166 -771 

$150 - $225,000 $190 - $280,000 2,401 3,833 1,432 4,665 2,264 

$225,000 + $280,000 + 509 2,558 2,049 3,113 2,604 

  Totals 10,895 13,286 2,391 16,170 5,275 

 

 

Renter-Occupied, 1.9% 2015 2025  

Rent 

Ranges 

2005 

Inventory 

Projected 

Need 

Net Need
1 

(Surplus) 

Projected 

Need 

Net Need
1 

(Surplus) 

Assumes 

Sec 8 

Vouchers 

$0 - 199 105 877 772 1,230 1,125 750 

200 - 429 1,559 1,830 271 2,280 721 240 

430 - 664 4,063 2,786 -1,277 3,189 -874 60 

665 - 909 1,964 1,493 -471 1,804 -160 20 

910 - 1149 682 1,328 646 1,616 934   

1150 + 303 1,133 830 1,379 1,076  

    Total 8,676 9,448 772 11,499 2,823  

 

 

Senior Rental Housing Units Needed by Cost, 1.9% AAGR to  2025 

  

Householder 

Age 65 - 74 

Householder 

Age 75 + 

Income* Rent # Units % of Units # Units % of Units 

<10k 0 - 199 286 26.6% 430 31.9% 

10k <20k 200 - 429 347 32.3% 453 33.6% 

20k <30k 430 - 664 177 16.5% 301 22.3% 

30k <40k 665 - 909 164 15.3% 102 7.6% 

40k <50k 910 – 1,149 50 4.6% 39 2.9% 

50k + 1,150 + 50 4.7% 22 1.7% 

Totals 2,423 1,075 44.4% 1,347 55.4% 

* Income represents range of income needed to pay the rent and be affordable.  # Units is not the same as number of 

households at that Income due to Out Factor and vacancy factors used to arrive at # Units. 

 

 

AAGR = Average Annual Growth Rate 
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SCENARIO 3:  2.2% Annual Average Increase, 2025 Population Forecast: 70,096 

Owner-Occupied, 2.2% 2015 2025

1999 Model 

Values 

Converted to 

2005 Value
b

2005 

Inven

tory 

Projected 

Need 

Net Need
1 

(Surplus) 

Projected 

Need 

Net Need
1 

(Surplus) 

<$60,000 <$75,000 652 2,048 1,396 2,567 1,915 

$60 -$90,000 $75 -$115,000 1,473 1,634 161 2,047 574 

$90 - $120,000 $115 - $150,000 2,923 1,587 -1,336 1,989 -934 

$120 - $150,000 $150 - $190,000 2,937 1,833 -1,104 2,297 -640 

$150 - $225,000 $190 - $280,000 2,401 3,947 1,546 4,947 2,546 

$225,000 + $280,000 + 509 2,634 2,125 3,302 2,793 

Totals 

10,89

5 
13,682 

2,787 
17,149 

6,254 

Renter-Occupied, 2.2% 2015 2025

2005 

Inventory 

Projected 

Need 

Net Need
1 

(Surplus) 

Projected 

Need 

Net Need
1 

(Surplus) 

Assumes 

Sec 8 

Vouchers 

$0 – 199 105 926 821 1,350 1,245 750

200 – 429 1,559 1,892 333 2,432 873 240

430 – 664 4,063 2,842 -1,221 3,326 -737 60

665 – 909 1,964 1,536 -428 1,910 -54 20

910 – 1149 682 1,368 686 1,714 1,032

1150 + 303 1,167 864 1,462 1,159

 Total 8,676 9,730 1,054 12,195 3,519

Senior Rental Housing Units Needed by Cost, 2.2% AAGR to 2025 

Householder 

Age 65 - 74 

Householder 

Age 75 + 

Income* Rent # Units % of Units # Units % of Units 

<10k 0 - 199 264 28.2% 394 33.6%

10k <20k 200 - 429 288 30.7% 375 32.0%

20k <30k 430 - 664 154 16.5% 262 22.4%

30k <40k 665 - 909 145 15.5% 91 7.7%

40k <50k 910 – 1,149 55 5.8% 35 3.0%

50k + 1,150 + 31 3.3% 14 1.2%

Totals 2,109 937 44.4% 1,172 55.4%

* Income represents range of income needed to pay the rent and be affordable.  # Units is not the same as number of households at that Income due to

Out Factor and vacancy factors used to arrive at # Units. 

AAGR = Average Annual Growth Rate 

G:\Periodic Review\Goal 10\housing analysis\Final\appendix B.modelresults.doc 
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ALBANY CITY COUNCIL 
May9, 2018 

Prrject Funding 

Page 2 of 2 

On April 24, 2018, bids were opened for AR-17-02-B. There were two bids submitted for this project, ranging 

from $569,950 to $670,670. The engineer's estimate was $630,160. The total cost estimate for construction, 
engineering, and administration for the apron rehabilitation is $709,950. 

If Council approves the attached resolution, staff will complete the grant application with the FAA for 90 

percent of the total project costs, in the amount of no more than $638,955 for AR-17-02-B. 

Budget Impact: 
There are sufficient matching funds in the airport capital budget to meet the match requirement. 

Fund 203-50-5003 

FY2018-2019 

Revenues: 

JCG:kc 
Attachment 

FAA Grant $638,955 

Transfer in from Airport Capital $ 70,995 
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ATTACHMENT I 

RESOLUTION NO. ____ _ 

A RESOLUTION AUTHORIZING THE CITY OF ALBANY TO SUBMIT A GRANT 
APPLICATION FOR FEDERAL AVIATION ADMINISTRATION FUNDS AND A 
COMMITMENT TO PROVIDE THE REQUIRED LOCAL MATCH. 

WHEREAS, the City of Albany is eligible to receive Federal Aviation Administration grant 
funds; and 

WHEREAS, approval of the Federal Aviation Administration is required in order to expend these 
funds on capital projects for the benefit of Albany Municipal Airport; and 

WHEREAS, a receipt of these funds will allow for apron rehabilitation to be completed; and 

WHEREAS, a 10 percent match is required for Federal Aviation Administration grant funds; and 

WHEREAS, this application for Federal Aviation Administration funding will request $638,955 
for costs associated with the apron rehabilitation and the City of Albany's local match will be 
approximately $70,995. 

NOW, THEREFORE, BE IT RESOLVED that the City of Albany approves and endorses the 
submittal of a grant application to the Federal Aviation Administration for the purpose of 
rehabilitating the Albany Municipal Airport apron. 

DATED AND EFFECTNE THIS 9TH DAY OF MAY 2018. 

Mayor 

ATTEST: 

City Clerk 
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MEMO 

TO: Albany City Council 

VIA: Jeanna Yeager, Finance Director 

FROM: Melissa Kenuner, Parks & Recreation Clerk II 

DATE: May 1, 2018, for the May 9, 2018, City Council Meeting 

SUBJECT: Annual Liquor License Renewals 

Relates to Strategic Plan theme: A Safe City 

Action Requested: 

Council approval for these annual liquor license renewals 

Discussion: 
Following is a list of businesses that have submitted an application for liquor license renewal. These 
businesses have paid their fees. 

Chaser's Bar & Grill Chaser's Bar & Grill 435 2ND St SE 

Pepper Tree Sausage House Pepper Tree Sausage House 1125 SE Salem Ave 

Cascade Bar & Grill Cascade Bar & Grill LLC 110 Opal Ct NE 

Pop's Branding Iron & Lounge Heuvel-Finley & Assoc Inc 901 Pacific Blvd SE 

3 Sheets Brewery 3 Sheets Brewery LLC 2115 NW 20th Loop 

Albany Food Market DS Albany LLC 3135 Santiam Hwy SE 

Cork & Bottle Shoppe Cork & Bottle Shoppe 1236 Pacific Blvd SE 

Costco Wholesale #682 Costco Wholesale Corp 3130 Killdeer Ave SE 

The Growler Garage & Tap The Growler Garage & Tap 
229 3rd Ave SW 

House House LLC 

Albany Grocery Outlet Grocery Outlet Inc 1950 SE 14th Ave 

cityofalbany.net 
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ALBANY CITY COUNCIL AGENDA 
May 9, 2018 

Taqueria Alonzo 

Southpaw's Perfect Pizza & 
Sports 

Winco Foods 

Izzy's Pizza Bar Classic Buffet 

Sweet Waters 

Ping's Garden 

House of Noodle 

Gametime Sportsbar & Grill 

Tri Valley Food Mart 

Tri Valley Food Mart 

Loafers Station 

Momiji Japanese Restaurant 

Budget Impact: 

Revenue of $770 

MK 

Page 2 of 2 

Taqueria Alonzo 250 Broadalbin St SW 

ZNE Corp 560 Hickory St NW #102 

Winco Foods LLC 3100 Pacific Blvd SE 

Jansen Enterprises Inc 2115 Pacific Blvd SW 

Sweet Waters Inc 2830 Santiam Hwy SE 

Ping's Inc 1206 gth Ave SE 

House of Noodle 2025 Santiam Hwy SE 

Gametime Sportsbar & Grill 2211 Waverly Dr SE 
Inc 

Ratanpal, Ravinder 2703 Santiam Hwy SE 

Arsh Inc 628 Ellsworth SW 

Marwood Concepts Inc 222 SW Washington St 

Momiji Japanese Restaurant 641 NW Hickory St 
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MEMO 

TO: Albany City Council 

VIA: Peter Troedsson, City Manager 

Jeff Blaine, P.E., Public Works Engineering and Community Development Directo9J! 

FROM: Staci Belcastro, P.E., City Enginee~ 
Nolan Nelson, P.E., Civil Engineer III 

DATE: May 1, 2018, for the May 9, 2018, City Council Meeting 

SUBJECT: Award of Bid for WC-16-01, Crown Zellerbach Gates Improvements 

Relates to Strategic Plan theme: A Safe City, An Effective Government 

Action Requested: 
Staff recommends that Council award this contract in the amount of$839,250 to the low bidder, Wildish Paving 
Co. dba Wildish Building Co. of Eugene, OR. 

Discussion: 
On Wednesday, April 25, 2018, bids were opened for WC-16-01, Crown Zellerbach (CZ) Gates Improvements. 
There was one bid submitted for this project, $839,250. The Engineer's estimate was $855,000. A bid summary 
is provided as Attachment 1. 

Prqject Background 

This project will improve two separate, but related, structures on the Santiam-Albany Canal, located in the City 
of Lebanon. There are existing inadequate and deteriorated structures in both locations. Project drivers include 

hydropower license requirements, Water Resource Department requirements related to our water rights, and 

our newly negotiated Intergovernmental Agreement (IGA) with the City of Lebanon. A vicinity map showing 

the location of each facility is provided as Attachment 2. 

Diversion Structure at Marks Slough 

Constructed in the early 1900s, this structure has exceeded its service life and is in a state of disrepair. Seasonal 

water diversions into Marks Slough are necessary to comply with hydropower license requirements (Federal 

Energy Regulatory Commission (FERC), Article 416) regarding protection of threatened and endangered 

species habitat. In response, the City has transferred water rights to these locations. The Oregon Water 
Resources Department requires installation of more accurate diversion/ monitoring equipment before certifying 

the transferred rights. Additionally, the existing structures are not constructed to control flows in the manner 
required under the hydropower license or as necessary to divert peak flows away from the Canal. Improvements 

are also needed to facilitate operation and maintenance activities in a way that is compliant with Occupational 
Safety and Health Administration (OSHA) standards. 

Crown Zellerbach Gates 

CZ Gates are flow control facilities located on the Santiam-Albany Canal within the City of Lebanon. The 

purpose of CZ Gates is to regulate flows to Marks Slough by backing Canal flows upstream to the Marks Slough 

cityofalbany.net 
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ALBANY CITY COUNCIL 
May 1, 2018 

Page 2 of 2 

diversion structure. This function helps to prevent downstream flooding in Albany during peak flows. Design 

and construction of the CZ Gates improvements is being coordinated with the Marks Slough diversion 

structure because of this influence. Constructed in the 1940s, the CZ Gates and their ancillary equipment have 

deteriorated significantly. There are five bays making up the gate structure; however, only three of them have 

control gates and only two of the gates are marginally operable. The concrete structure has significant spalling 

and deterioration. Because of its condition and lack of operational control, rehabilitation and/ or replacement 

is required. 

Summary ojTotal Estimated Project Cost 

Based on the project bid and anticipated related costs, a summary of the total estimated project cost is shown 
in the following table. The amounts have been rounded to the nearest $100. 

Project Components Estimated Cost 

I. Engineering Costs 
a. Engineering $ 40,000 

b. Construction Management $ 40,000 

c. Consultant Contract $ 373,900 

Engineering Subtotal $ 453,900 

II. Construction Costs 
a. Construction Contract $ 839,300 

b. Contingency $ 83,900 

Construction Subtotal $ 923,200 

Total Estimated Project Cost $ 1,377,100 

Prqject Budget $ 1,008,700 

Under/ (Over) Project Budget $ (368,400) 

Budget Impact: 
During design, staff identified additional funds would be required to complete this project and the overage 
reflected in the total estimated project cost is accounted for in the proposed Fiscal Year 2018-2019 budget. 

This project will be funded from the Water System Capital Projects (615-50-2308). Consistent with the terms 
of our IGA with the City of Lebanon, Lebanon has contributed $750,000 towards these improvements and will 
contribute another $150,000 by January 15, 2020. 

NN:kc 

Attachments 2 
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CITY OF ALBANY, OREGON 

Public Works Department 

Construction Contract Bids 

Project: WC-16-01, Crown Zellerbach Gates Improvements 

Wildish Paving, Co. 
Engineer's Estimate 

(Eugene, OR) 

$855,000 $839,250 

ATTACHMENT 1 

Bid Opening: April 25, 2018 
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