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Wednesday, October 17, 2018 
12:00 p.m. 

Ralston Room, Albany Fire Department 
611 Lyon Street SE 

1. CALL TO ORDER  
 

2. ROLL CALL 
 

3. APPROVAL OF MINUTES 
 

4. TWO-TRACK REVIEW SYSTEM 
 

5. REVIEW OF MULTI-FAMILY STANDARDS 
 

6. NEXT MEETING DATE – NOVEMBER 15, 2018, ALBANY FIRE DEPARTMENT 
 

7. 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 | 541-704-2307 or 541-917-7519. 
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Albany Development Code Amendments Task Force 

                   City Council Chambers, 333 Broadalbin Street SW 
  Thursday, September 13, 2018, 12:00 p.m. 

 

cityofalbany.net 
   

MINUTES 
Roll Call 
Present 
Rich Kellum, Chris Equinoa, Cordell Post, Larry Preston, Dave Reece, Candace Ribera, Bill Ryals, Wayne 
Scheler, Dan Watson, Joann Zimmer  

Absent 
John Pascone, Janet Steele 

Staff Present 
Bob Richardson, Planning Manager; Jeff Blaine, P.E., Public Works Engineering and Community Development 
Director; Peter Troedsson, City Manager; Matthew Ruettgers, Development Services Manager; Kris Schendel, 
Code Compliance Officer; David Martineau, Planner III; Cathy Corliss, Angelo Planning Group; Kate Rogers, 
Angelo Planning Group 

Project Introduction 12:00 pm 
Jeff Blaine, Public Works Engineering and Community Development Director, went over the scope of work 
and role of the task force.  The City hired Angelo Planning Group to conduct a code audit, which included 
meetings between Angelo Planning Group and developer representatives, selected citizens, city staff, City 
Council, and Planning Commission.  A common thread seemed to be concern with the code.  From these 
meetings, a work plan was developed to address the issues.  Council allocated funding to take on the project 
and decided to create task force to focus on the following Code Priorities: 

1. Make Sign Code content-neutral; this has already been completed 
2. Affordable housing  
3. Two-track permit system 
4. Streamline/expedite land division processes 
5. Improve plan development processes 
6. Buffering and transitions between uses 
7. Parking requirements 
8. Requirements for modifying existing developments in non-conforming situations 

The role of this task force is to focus on these specific issues and make recommendations to City Council, but 
ultimately City Council will have final decision.   

Approved: draft 
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Angelo Planning Group will be creating an interactive website to promote public outreach and encourage input 
from people outside the task force prior to implementation.   

City Manager Peter Troedsson thanked the group and is looking forward to seeing how this develops in the city.   

Multi-Track Review Introduction and Options 12:40 pm 
Planning Manager Bob Richardson went over procedures for meetings and general goals.  The project is broken 
up into three phases: 

1. Multi-track review system / Multi-family development standards 
2. Commercial and industrial non-residential zones (next year) 
3. Land division standards in non-conforming developments 

The goal is to have draft code language the end of June 2019, spend the second year going through the commercial and 
industrial standards, and then end of the third year, have one package of amendments that are ready to adopt. 

Richardson talked about types of land use applications: 

 Type 1 – not land use applications, they are the type of decisions that should not require any discretion, 
judgment, or interpretation at all; they are staff level decisions. 

 Type 1L – require a site plan review; limited land use decisions that require discretion of staff; public 
notice is required so neighbors can respond and/or appeal to Planning Commission or the Land Use 
Board of Appeals.  Planning Commission will apply their judgment. 

 Type 2 – quite similar to 1L as it also requires staff discretion. Public can request a hearing before 
Planning Commission. 

 Type 3 – always require public notice and public hearing.  Decision may be made by Landmarks 
Advisory Commission, Hearings Board or the Planning Commission. 

 Type 4 – public notice and public hearing are required; these are reviewed by Planning Commission, 
who sends recommendation to City Council for final decision. 

Cathy Corliss passed out a memo on Development Code Structure – Options for a Two-Track System. She 
would like everyone to read and bring thoughts to the next meeting, highlighting the three tracks below:   

1. Clear and objective standards and criteria 
2. Discretionary review  
3. Separate standards and guidelines.   

There was some discussion among the group about how long the permit process can take in Albany, reasons 
for it, and possible ways to streamline the process. 

Next Meeting Date 
October 17, 2018, at the Albany Fire Department 
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Adjournment 1:31 pm 
The meeting was adjourned at 1:31 pm. 

Respectfully submitted, Reviewed by, 

Shelley Shultz David Martineau 
Administrative Assistant I Acting Planning Manager 
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M E M O R A ND UM  

Review of Multi-family Standards  
Albany Development Code Amendment Project 

DAT E  October 10, 2018 

TO  Project Task Force 

F RO M  Kate Rogers and Cathy Corliss, Angelo Planning Group 

C C  David Martineau, Bob Richardson and Jeff Blaine, City of Albany 
Ben Weber and Matt Arnold, SERA Architects 

INTRODUCTION 

As the result of a Code Audit, the Albany City Council authorized work efforts to amend the Albany 
Development Code (ADC or Code) to accomplish a defined set of objectives for multi-family 
development:  

• Of highest importance was moving to a two-track design/development review system with 
both clear and objective and discretionary tracks. Establishing clear and objective standards 
and clearly articulating the underlying purpose of each set of standards is critical for a two-
track system to work. 

• In addition, the Council identified several specific Code requirements / issues they would 
like evaluated in terms of the substance of the current regulations:  

o Multi-Family Parking Standards – Evaluate the number of required spaces and 
consider reduced parking ratio for affordable housing development (parking study 
data distributed separately) 

o Setbacks and transitions between uses 
o In reviewing topics above, consider impacts to affordable housing and housing 

types. 
Consequently, as these Code sections are adapted to the two-track system there is a need 
to also conduct a thorough evaluation of Code standards Council directed staff to evaluate. 
For those standards, Task Force discussions will be more in depth than what is required for 
adaptation to a two-track system.  

• Additionally, there are sections of Code that the Project Team (City staff and the 
consultants) is aware of that are not clearly written, have unintended negative 
consequences, or are otherwise problematic. The development community likely has similar 
concerns that will be important to discuss. While this discussion is necessary and beneficial, 
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it will be critical to remain mindful of our underlying scope of work in order to remain 
focused on our key objectives. 

Development and design standards applicable to multi-family housing—and to the purpose of this 
project—are located in several articles of the ADC: 

Articles 3, 4, 5 – Residential, Commercial/Industrial, and Mixed Use Zoning Districts 

Article 8 – Design Standards (Sections 8.200-8.305 and 8.480-8.485) NOTE: The primary 
focus will be on the Multiple-Family Design Standards found in Article 8, since that is where 
the bulk of the standards applicable to multi-family housing are located, as well as where 
the most work is needed to define a clear and objective review track. 

Article 9 – On Site-Development and Environmental Standards (Sections 9.010-9.130, 9.140-
9.200, and 9.205-9.208) 

Article 12 – Public Improvements  

Outline and Purpose of this Memorandum 
The subsequent sections of this memo provide for each of the current multi-family standards: 

• A summary of the applicable requirements and their intent; and 

• A text box which provides our assessment of the existing code language related to three key 
points: 

o Purpose - Whether the current purpose statement language is sufficiently specific to 
provide guidance for an Adjustment1 

o C & O - Whether current standards are clear and objective (C & O) 

o Substance - Whether the City Council or Project Team has identified any potential 
concerns with the substance of the standards 

                                                        

 

1 Our working assumption for this memorandum is that the discretionary track of the new two-track system will 
allow the use of adjustments on a much broader scale than is currently permitted and that the approval criteria for 
the Adjustment will reference the purpose statement of the regulation to be adjusted; therefore, a robust purpose 
statement is needed. 

Okay 
Current code language that is “okay” is highlighted in green. Based on 
the previous Code Audit and our assessment, no issues have been 
identified with the current language. 

May need 
work 

Current code language that “may need work” is highlighted in yellow. 
Some issues with this language have been identified, but changes are 
not essential to the success of the project and implementation of the 
two-track system. 

Needs 
work 

Current code language that “needs work” needs to be addressed as a 
part of this project.  

Our assessment 
uses green, yellow 
and red to indicate 
the “status” of the 
existing code 
language. 
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Questions for the Task Force 
Please keep the following questions in mind as you read through this memo and be ready to discuss 
these issues at Task Force Meeting #2. 

Our goal for Task Force Meeting #2 is to establish a preliminary list of the types of multi-family 
standards to be updated as a part of this project and to issues identify key issues.  

• Do you concur with the assessment below regarding the code language that “needs work” 
(highlighted in red)? These are code sections that will definitely be addressed in the code 
concepts. 

• Do you concur with the assessment below regarding the code language that “may need 
work” (highlighted in yellow)? Do you feel that any of these should be changed to “okay” 
(green) or “needs work” (red)? 

• Do you concur with the assessment below regarding the code language that’s “okay” 
(highlighted in green)? Do you feel that any of these should be changed to “needs work” 
(red)? 

• Are you aware of any other code sections applicable to multi-family development which are 
not clear and objective or which otherwise should be discussed (especially those which have 
affordable housing impacts)? 

• Which Code sections may have significant impacts on affordable housing or housing 
options? 

The project team recognizes that some of these questions are more easily answered by Task Force 
members with direct development experience. For members without direct development 
experience it may not be possible to answer these questions in advance; that is okay. As part of the 
Task Force meetings the project team will describe the purpose of current standards and provide 
examples of favorable and unfavorable outcomes for your consideration through both discussion 
and visual aids. The project team anticipates that as discussions progress you will formulate your 
own responses to the questions above, and others posed through discussion. 

ASSESSMENT OF CURRENT MULTI-FAMILY STANDARDS 

A. Residential, Commercial/Industrial and Mixed Use Zoning Districts (Articles 3, 4 & 5) 
These are the “base zone sections” of the ADC that establish which uses are allowed in which zones, 
and outline basic development standards. Multi-family development is permitted via Site Plan 
Review in both multi-family zoning districts, as well as in most mixed-use districts. In some mixed-
use districts, multi-family units must be located above or attached to a business. Conditional Use 
review is required for multi-family housing in the Office Professional, as well as certain mixed-use 
districts under certain circumstances.  

Development standards for the base zoning districts regulate basic site attributes for multi-family 
development. These include the following: minimum land requirement per unit, minimum lot 
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width, minimum setbacks, maximum height, maximum lot coverage, and minimum landscaped 
area.  

B. Multiple-Family Design Standards (8.200-8.305) 
The purpose of the multi-family design standards, as stated in Section 8.200, is to “…set standards 
for quality designs in new multiple-family developments. Good design results when buildings are 
visually compatible with one another and adjacent neighborhoods and contribute to a residential 
district that is attractive, active and safe.” The types of site and building attributes that are 
regulated by this section include recreation and open space; the building’s relation to the street 
(setbacks and orientation); compatibility of building scale with adjacent uses; façade design and 
detailing; pedestrian connections; vehicle circulation; and parking. Each of these topic areas is 
described below.  

B.1. Recreation and Open Space Areas (8.220-8.230) 
The intent of the recreation and open space standards is to ensure that there is functional space 
“…for outdoor recreation and relaxation,” and that “…open space is an integral part of the overall 
development design.” Larger multi-family developments (10 or more units), are required to provide 
both private and common (shared) open space—including children’s play areas—while smaller 
developments must only provide private open space. Generally speaking, the size of the required 
open space is based on a ratio the total living space in a development, but a minimum amount of 
space is also required. Common open space must include active or passive recreation amenities 
from a list of available options.  

NOTE: Multi-family development in several of the mixed-use zones (CB, HD, DMU, LE, WF, and MUR) 
is required to provide less common open space than in other zones, and is exempt from private open 
space and children’s play area standards. 

Purpose Okay Each zone has a clearly articulated purpose statement. 

C&O Okay Standards are clear and objective. 

Substance Needs work Multi-family is currently subject to Site Plan Review which has discretionary 
review criteria.  
Setback standards need to be evaluated to ensure they are allowing the efficient 
use of land (e.g., currently setbacks for multi-family more than 3 stories = 10 feet 
plus 3 feet for each story over 3 per unit requirements). This is a Council priority. 

Purpose Needs work There’s an overall purpose statement, but more specificity is needed in order to 
provide guidance for an adjustment. 

C&O May need 
work 

While some of the numeric open space standards in this section are clear and 
objective, others need work (e.g., what is an “adult recreation area”?). 

Substance May need 
Work 

Project team noted that in some cases the standards have allowed some less 
than desirable outcomes (e.g. recreation areas that are merely fenced bark 
mulch). 
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B.2. Maximum Setbacks for Street Orientation (8.240) 
The maximum street setback standards apply to all multi-family development, except in the four 
most urban mixed-use zones (HD, CB, DMU, WF), which are subject to separate maximum setback 
standards in Article 5. The standards establish a maximum setback of 25 feet; the amount of the 
site frontage that must meet this setback depends on the frontage width.  

B.3. Functional Design and Building Details (8.250) 
These building design standards are intended to “…ensure multi-family development contributes to 
a high-quality living environment for residents and enhances compatibility with the surrounding 
neighborhood.” Buildings are required to provide changes in wall plane and architectural features 
to break up long façades, to make main entrances clearly identifiable, and to incorporate stairways 
into building design.  

NOTE: Multi-family projects in the four urban mixed-use zones are subject to separate standards in 
Section 8.255, which were recently adopted (in 2017). Those standards are already clear and 
objective and need not be revisited at this time, but they may provide inspiration for revisions to 
Section 8.250.  

B.4. Building Orientation and Entries (8.260) 
The intent of the building orientation and entries standards is to ensure that buildings “…contribute 
positively to the streetscape and neighborhood by carefully relating building mass, entries, and 
yards to public streets.” The standards encourage dwelling unit entries to face local streets (termed 
“residential streets” in the ADC); prevent units from facing a parking lot; require building entries to 
be clearly defined and visible; prevent parking lots or drive aisles from being located between the 
building and the street; and prevent the use of long, monotonous access balconies or corridors.  

Purpose Needs work This section does not include a purpose statement, but the intent is to ensure 
that buildings have some relationship to the street. 

C&O Okay Standards are clear and objective. 

Substance Needs work This section does not provide options to allow for different site and development 
configurations (e.g., garden-style apartments). This is a Council priority. 

Purpose Needs work There’s an overall purpose statement, but more specificity is needed in order to 
provide guidance for an adjustment. 

C&O Needs work These standards are subjective and need equivalent numeric standards to make 
them clear and objective. 

Substance Okay While standards do need to be updated to be clear and objective, the substance 
expressed in the current regulations (to require changes in wall plane and 
architectural features to break up long façades, to make main entrances clearly 
identifiable, and to incorporate stairways into building design) has not been 
identified as a problem. 



Review of Multi-family Standards   6 of 10 

APG  Albany Development Code Review and Improvement Project October 10, 2018 

NOTE: Multi-family projects in the four urban mixed-use zones are subject to separate standards in 
Section 8.265, which were adopted in 2017 and need not be revisited at this time. 

B.5. Transition to Lower Density Uses (8.270) 
These standards are intended to “…create transitions between multi-family developments and 
nearby, lower-density residential development, in order to reduce the impacts of building mass and 
scale.” The standards require minimum setbacks from abutting single-family homes based on the 
height of the multi-family building. They also encourage smaller-scale buildings to be sited adjacent 
to single-family dwellings, and larger-scale buildings to be sited at a project’s interior or adjacent to 
other multi-family buildings.  

NOTE: Multi-family projects in the four urban mixed-use zones are subject to separate interior 
setbacks in Article 5.  

B.6. Pedestrian Connections (8.280) 
The intent of pedestrian connections standards is to ensure that multi-family development provides 
“…clear and identifiable connections both internally and to adjacent uses and public 
streets/sidewalks.” Projects are required to provide clear and safe internal connections between 
units, to parking areas, and to shared open spaces. They are also required to provide safe crossings 
of streets and driveways and safe, convenient, and attractive connections to adjacent sidewalks and 
uses such as parks and schools.  

  

Purpose May need 
work 

There’s an overall purpose statement, it’s generally fine, but more specificity may 
be helpful. 

C&O Needs work These standards are subjective and need equivalent numeric standards to make 
them clear and objective. 

Substance Needs work The project team identified these standards as confusing, and in some cases 
conflicting with other standards (e.g., other standards that require parking to be 
located within 100 feet of the building entrance for each unit -- this is hard to 
achieve if the back side of the units face the parking lot). 

Purpose Okay The current intent language clearly outlines the purpose of the standards. 

C&O Needs work Several of the standards in this section are not clear and objective (e.g., Parking 
and maneuvering areas, driveways, active recreation areas, loading areas and 
dumpsters should not be located between multiple family buildings and abutting 
single-family homes). 

Substance Needs work Current transition standards may lead to larger-than-necessary setbacks and 
inefficient land use patterns. Code refers to abutting uses rather than abutting 
zones, which can lead to issues when abutting uses are non-conforming in a zone 
or when uses change.  The City Council identified this as a priority issue. 
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B.7. Vehicle Circulation System (8.290) 
These standards are intended to ensure that on-site vehicle circulation is “…clearly identifiable, 
safe, pedestrian-friendly, and interconnected.” The standards encourage street connectivity within 
multi-family developments and promote features that mimic a local street network, such as blocks, 
sidewalks, and street trees. They also require features to ensure slow internal traffic speeds. 
Development under three acres in the four urban mixed-use zones is exempt from these standards.  

B.8 Parking [Lot Design] (8.300)  
The parking design standards are intended to ensure “attractive street frontages and visual 
compatibility with neighborhoods by minimizing the placement of parking lots along public streets.” 
Parking lots cannot be sited between multi-family buildings and the street (unless site constraints 
make this necessary). Parking areas must also be broken up by landscaping, and must be located in 
proximity to building entrances.  

NOTE: Multi-family projects in the four urban mixed-use zones are subject to separate parking 
standards in Section 8.305, which were adopted in 2017 and need not be revisited at this time.  

NOTE: Additional parking standards and parking lot landscaping standards are provided in Article 9, 
as discussed below.  

  

Purpose Okay The current intent language clearly outlines the purpose of the standards. 

C&O Needs work These standards are largely subjective and need work to make them clear and 
objective. 

Substance Okay While standards do need to be updated to be clear and objective, the substance 
expressed in the current regulations (to provide clear and safe internal 
connections) has not been identified as a problem and is consistent with the 
State Transportation Planning Rule. 

Purpose Okay The current intent language clearly outlines the purpose of the standards. 

C&O Needs work These standards are largely subjective and need work to make them clear and 
objective. 

Substance Okay While standards do need to be updated to be clear and objective, the substance 
expressed in the current regulations (to ensure that on-site vehicle circulation is 
clearly identifiable, safe, pedestrian-friendly, and interconnected) has not been 
identified as a problem. 
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C. Supplemental Residential Design Standards in Village Centers (8.480-8.485) 
These additional design standards apply to multi-family development on sites within the Village 
Center Comprehensive Plan designation. The standards are “intended to promote human-scale 
design, mixed-use character, and a high-quality pedestrian environment.” Standards require that 
building exteriors be selected from a limited list of siding materials. They also encourage the use of 
alleys, and require rooflines that break up exterior massing and screening for HVAC equipment.   

D. Off-street Parking (9.010-9.130) 
This section of the ADC provides standards for the minimum quantity of off-street parking required 
for multi-family development. Minimum parking ratios are scaled based on the number of 
bedrooms per unit (more bedrooms require more parking). This section also establishes parking 
area design standards (although parking location is regulated by the Multiple Family Design 
Standards of Article 8).  

The City of Albany recently completed the 2018 Parking Demand Evaluation, which looked at actual 
parking demand for multi-family projects due to concerns that the Code was not requiring enough 
parking for multi-family development. The study, conducted by Rick Williams Consulting, monitored 
the usage of parking lots at a select number of multi-family properties in Albany. The results 
actually indicate an oversupply of parking at multi-family sites—not solely because of Code 
requirements, but also due to voluntary construction of additional parking by developers. Still, in 
most cases, the actual parking demand was less than the minimum parking required by the Code. 
The study recommends that the City do some minor recalibration of the standards, tracking more 
closely to actual parking demand. The study also recommends simplifying the parking ratios to be a 
per-unit standard, rather than different ratios based on the number of bedrooms. The project team 
will present additional alternatives.  

Purpose May need 
work 

The purpose statement may need to be expanded in order to provide sufficient 
guidance for an adjustment. 

C&O Needs work These standards are largely subjective—particularly landscaping requirements. 
Numeric standards need to be established to make them clear and objective, or 
this section should refer to the clear and objective parking lot landscaping 
standards in Section 9.150. 

Substance May need 
work 

The Code Audit identified issues related to standards for small parking lots and 
parking lot landscaping.  Standards for parking lot landscaping are more clearly 
spelled out in ADC 9.150. This design standard requirement could possibly be 
resolved by simply referring to 9.150, unless something more specific to 
multifamily development is needed. 

Purpose May need 
work 

The purpose statement may need to be expanded in order to provide sufficient 
guidance for an adjustment. 

C&O Needs work Several of these standards need work to make them clear and objective. 

Substance Okay No issues have been identified. 



Review of Multi-family Standards   9 of 10 

APG  Albany Development Code Review and Improvement Project October 10, 2018 

E. Landscaping (9.140-9.200) 
Per Article 3, multi-family development in all zones except the urban mixed-use zones (WF, HD, 
DMU, and CB) is required to landscape 100 percent of yard areas adjacent to streets. The 
Landscaping section of Article 9 establishes minimum planting requirements (numeric standards) 
for these areas where landscaping is required.  

F. Buffering and Screening (9.210-9.330) 
Buffering and screening standards are intended to “reduce the impacts on adjacent uses of a 
different type” (such as commercial uses adjacent to residential uses). Table 9-4 indicates where 
buffers are required, their minimum width, and whether screening is also required, all based on the 
two abutting uses. Multi-family uses are required to provide a minimum buffer when adjacent to 
most other uses, with the largest buffers required adjacent to industrial uses. Multi-family buffers 
do not apply in the urban mixed-use zones.  

NOTE: Multi-family buffers do not apply in the urban mixed-use zones.  

Purpose May need 
work 

A purpose statement specific to off-street parking standards needs to be created 
if the adjustment process will apply to standards in this section. 

C&O May need 
work 

Standards are mostly clear and objective; however, the project team notes that a 
bicycle parking standard related to location and visibility is subjective. 

Substance Needs work See the recommendations of the 2018 Parking Demand Evaluation. Parking for 
multi-family development is a Council priority, including consideration of the cost 
of parking for affordable housing developments. 

Purpose May need 
work 

A purpose statement specific to site landscaping standards needs to be created. 
Parking lot landscaping standards do have a purpose statement, but it may need 
to be expanded in order to provide sufficient guidance for an adjustment if the 
adjustment process will apply to standards in this section. 

C&O Okay Standards are clear and objective. 

Substance May need 
work 

The project team notes that planting requirements for residential uses are 
minimal and may not ensure sufficient landscaping to create an attractive street 
frontage for multi-family buildings. 

Purpose May need 
work 

The intention of the standards is noted in the “General Requirements/Matrix” 
section; however, a purpose statement needs to be created if the adjustment 
process will apply to standards in this section. 

C&O May need 
work 

While these standards are generally clear and objective, the City may exert some 
discretion in waiving buffer requirements in certain cases. 

Substance Needs work The current buffer standards may lead to larger-than-necessary setbacks and 
inefficient land use patterns. Similar to Section 8.270, there may also be issues 
related to the Code’s reference to abutting uses versus abutting zones. The City 
Council identified this as a priority issue. 
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H. Public Improvements Standards (Article 12) 
The public improvements standards are intended to ensure that adequate public facilities (primarily 
streets, sidewalks, and utilities) are provided with new development. The standards regulate access 
to public streets, the creation of new streets (as applicable), and improvements to street frontages. 
Where existing roadways do not conform to the City’s standards for right-of-way width or 
improvements (e.g., inadequate sidewalks or no street trees), those proposing new development 
may be required to dedicate a portion of the property to the City, in order to widen the right-of-way 
and/or construct frontage improvements. 

 

Purpose May need 
work 

The purpose statement for public improvements standards is very general. More 
specificity may be needed in order to provide guidance for an adjustment. 

C&O May need 
work 

Some of the public improvement standards are subjective and may need to be 
revised to develop a completely clear and objective review track for multi-family 
development. 

Substance Okay No issues have been identified. 
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