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1. Identify “working recommendation” for two-track 
system

2. Establish a preliminary list of the types of multi-
family standards to be updated as a part of this 
project and identify key issues
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GOALS FOR THE MEETING



One of the 
major 
objectives of 
the DCA
Project is to 
establish a 
“two-track 
system” 

TWO-TRACK SYSTEM

Presenter
Presentation Notes
In this first part of our presentation we’d like to close the loop on the discussion of the Two-Track System from our meeting in September.



Clear and Objective track 

 Specifies design 
requirements in ways that 
require NO interpretation 

Discretionary track

 States the purpose, intent or 
guideline that must be 
achieved by the design 

 Burden of proof on the 
applicant to make a case to 
the decision-maker 

TWO-TRACK SYSTEM

October 17, 2018 Albany Development Code Amendment Project

Presenter
Presentation Notes
As you may recall, we were talking about a two-track (or multi-track) system where there is a review process that relies entirely on clear and objective standards that could be approved with a Type I reviewAnd, a discretionary track that provides the developer with more flexibility, but requires public notice and more review time, and less certainty. 
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WORKING RECOMMENDATION

Purpose Statement

C&O
Standards 
Option 1

C&O
Standards 
Option 2

Discretionary Adjustment based 
on meeting the purpose 

statement

Model A: Adjustments to Individual Standards

Clear and Objective 
Standards

Presenter
Presentation Notes
At our last meeting we discussed several ways of setting up a two-track system in the Code. The project team recommends “Model A” which allows discretionary review through Adjustments to individual standards rather than requiring that developers choose to follow either only clear and objective standards (Type I) or only design guidelines (Type II or III). For this system to work there must be at least one way of meeting the purpose statement that is entirely clear and objective, although, in order to create additional flexibility, the Code can include more than one clear and objective way of meeting a particular purpose statement. If none of the clear and objective options works for the applicant they can apply for one or more Type II Adjustments. In order to approve an Adjustment the City must find that the proposed development meets the purpose of the standard at least as well as the clear and objective standards would. That means that the purpose statements for each of the standards need to provide enough information that applicants and staff can make that analysis.This is the project team’s working recommendation. If, as we move through this process, we find that it is too cumbersome or otherwise problematic, we can use the work we’ve put into the purpose statements toward creating guidelines.Does that Task Force concur with this working recommendation?



Establish a 
preliminary 
list of the 
types of 
multi-family 
standards to 
be updated 
as a part of 
this project 
and identify 
key issues

MULTI-FAMILY 
STANDARDS

Presenter
Presentation Notes
Moving on to Multi-Family standards…We’d like to leave today’s meeting with a preliminary list of the types of multi-family standards that we should be updating and any additional issues that you think need to be considered. This list will help us frame the Draft multifamily code concepts for our next meeting.With the rest of the time we have available to us, we’d like to review some of the current code requirements for multi-family development and establish a preliminary list of the those standards which the Task Force feels need to be updated as a part of this project.We’re also interested in any key issues you might have related to multi-family development.
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ZONING DISTRICTS

 

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. 

Regulate basic site: 
 minimum land requirement per 

unit
 minimum lot width
 minimum setbacks
 maximum height, maximum lot 

coverage
 minimum landscaped area Credit: Apartments.com

Presenter
Presentation Notes
The zoning district standards in Articles 3, 4 and 5 establish the basic site requirements – density, lot dimensions, setbacks, height, lot coverage and minimum landscaping.As we discussed, for the recommended two track system to work two things are essential:Clear and objective standards and a purpose statement that provides enough information to guide an Adjustment. In the memo, for each standard we evaluated these two items. We also noted whether the Project Team or Council had identified an issue with the substance of the standard. Where we noted a standard as a "Council priority"  we mean that the concept was a priority for further review but not necessarily each specific standard.  In the case of the basic site requirement in Articles 3, 4 and 5, we found that the purpose statements were likely sufficient, that the standards were clear and objective, but that changes will likely be needed so that site plan review is not always required for multi-family (or we need to develop a Type I site plan review process) and elements of the setback requirements need further review in particular the additional setbacks required for multi-family developments. Does that Task Force concur with the project team’s initial assessment?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)?
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MULTIPLE-FAMILY DESIGN STANDARDS

Purpose: “…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.” 

Presenter
Presentation Notes
The multi-family design standards in Article 8 are one of the key focus areas for our  review. The overall purpose statement for these standards emphasize designs that are compatible, attractive, active and safe. 
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RECREATION AND OPEN SPACE AREAS

Ensure that there is functional space “…for 
outdoor recreation and relaxation,” and 
that “…open space is an integral part of 
the overall development design.” 

Credit: Norris and StevensCredit: Norris and Stevens

Credit: Apartments.com

 Larger multi-family 
developments require 
both private and 
common (shared) 
open space —
including children’s 
play areas

 Smaller 
developments must 
only provide private 
open space

Presenter
Presentation Notes
Ensuring that private open space, such as patios and balconies, and common or shared open space with functional recreational elements is a key element of the multi-family design standards except in the mixed use districts – Downtown Central Business, Historic Downtown, Downtown Mixed Use, Lyon-Ellsworth, Waterfront, and Mixed Use Residential
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RECREATION AND OPEN SPACE AREAS

Ensure that there is 
functional space “…for 
outdoor recreation and 
relaxation,” and that 
“…open space is an integral 
part of the overall 
development design.” 

 

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). 

Credit: Eddyline at Bridgeport (Tualatin)

Presenter
Presentation Notes
The project team found that the purpose statement for this standard wasn’t really specific enough to provide guidance for an adjustmentThe overall numeric requirement is clear and objective, but the list of required elements lacks specificity. For example, what is an adult recreation area? In terms of substance, high value improvements like swimming pools are treated the same as lesser value improvements, and some required improvements may end up offering little recreation value. Does that Task Force concur with the project team’s initial assessment?Are you aware of any other issues associated with these standards which should be discussed (especially those which have affordable housing impacts)?
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MAXIMUM SETBACKS FOR STREET 
ORIENTATION 

Help ensure that 
buildings are oriented 
toward the street --
providing “eyes on the 
street” enhances public 
safety  

 

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. 

Source: SERA

Presenter
Presentation Notes
This standard in Section 8.240 sets a maximum street setback of 25 feet for multi-family development -- the amount of the site frontage that must meet this setback depends on the frontage width.  It applies to all but the four most urban mixed-use zones (HD, CB, DMU, WF), which are subject to separate maximum setback standards in Article 5. This standard works with others in the Article 8 to help ensure that buildings are oriented toward the street with the intention of providing “eyes on the street” which is a design goal of an approach known as “Crime prevention through environmental design”There isn’t a specific purpose statement for this standard so one will need to written to provide guidance for an adjustment.The overall numeric requirement is clear and objective, but the substance of the standard doesn’t provide options for different site and development configurations such as garden style apartments.Does that Task Force concur with the project team’s initial assessment?Are you aware of any other issues associated with these standards which should be discussed (especially those which have affordable housing impacts)?
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FUNCTIONAL DESIGN & BUILDING DETAILS

“…ensure multi-family 
development contributes 
to a high-quality living 
environment for residents 
and enhances compatibility 
with the surrounding 
neighborhood.” 

 

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. 

Credit: Eddyline at Bridgeport (Tualatin)

Presenter
Presentation Notes
The building design standards in 8.250 require that buildings have changes in wall plane and architectural features to: break up long façades,  make main entrances clearly identifiable, and incorporate stairways into building design. This is intended to make larger buildings look smaller and less monolithic The project team did not find any issues with the substance expressed in the standards, but they do need to be updated to be clear and objective and the purpose statement needs more specificity.Multi-family projects in the four urban mixed-use zones (HD, CB, DMU, WF), 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. Does that Task Force concur with the project team’s initial assessment?Are you aware of any other issues associated with these standards which should be discussed (especially those which have affordable housing impacts)?
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BUILDING ORIENTATION AND ENTRIES

“…contribute positively to 
the streetscape and 
neighborhood by carefully 
relating building mass, 
entries, and yards to public 
streets.” 

 

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). 

Credit: Woodwind Apartments, Albany

Presenter
Presentation Notes
The standards in Section 8.260 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. This standard works with others in the Article 8 to help ensure that buildings are oriented toward the street with the intention of providing “eyes on the street”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.The project team felt that the purpose statement was generally sufficient, but that the standards need work both in terms of being more clear and objective and resolving some internal conflicts within the standards.Does that Task Force concur with the project team’s initial assessment?Are you aware of any other issues associated with these standards which should be discussed (especially those which have affordable housing impacts)?
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TRANSITION TO LOWER DENSITY USES 

“…create transitions between 
multi-family developments and 
nearby, lower-density 
residential development, in 
order to reduce the impacts of 
building mass and scale.” 

 

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. 

Source: SERA

Presenter
Presentation Notes
The standards in Section 8.270 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. Multi-family projects in the four urban mixed-use zones are subject to separate interior setbacks in Article 5. The image shown here is interesting since what we don’t know what zone (or zones) these buildings are in. If the single family house is in a single family zone, then the buffer doesn’t look sufficient, but what if both buildings are in a higher density mixed use zone and the single family house in non-conforming?  OR, what happens if someone buys a lot in the multifamily zone to do future development, and then the neighbor next door comes in one day and builds a single family residence first.  Now the multifamily owner has less land available to develop  than the day before.The project team felt that the purpose statement was generally sufficient, but that the standards need work both in terms of being more clear and objective and resolving problems created because the Code bases the buffer on adjacent uses not adjacent zones.Does that Task Force concur with the project team’s initial assessment?Are you aware of any other issues associated with these standards which should be discussed (especially those which have affordable housing impacts)?
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PEDESTRIAN CONNECTIONS

“…clear and identifiable 
connections both 
internally and to adjacent 
uses and public 
streets/sidewalks.” 

 

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. 

Bainbridge Island, WA. Source: SERA

Presenter
Presentation Notes
The standards in Section 8.280 require developments 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.The project team didn’t find any issues with the purpose and content of this section; however some work is needed to make the standards completely clear and objective. Does that Task Force concur with the project team’s initial assessment?Are you aware of any other issues associated with these standards which should be discussed (especially those which have affordable housing impacts)?Image: Several multi-family buildings in a cluster. Bainbridge Island, WA. Source: SERA
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VEHICLE CIRCULATION SYSTEM 

“…clearly identifiable, safe, 
pedestrian-friendly, and 
interconnected.”

 

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. 

Villebois. Source: SERA

Presenter
Presentation Notes
The standards in Section 8.290 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. Developments under three acres in the four urban mixed-use zones are exempt from these standards. The project team didn’t find any issues with the purpose and content of this section; however some work is needed to make the standards completely clear and objective. Does that Task Force concur with the project team’s initial assessment?Are you aware of any other issues associated with these standards which should be discussed (especially those which have affordable housing impacts)?Block-like internal circulation. Villebois. Source: SERA
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PARKING LOT DESIGN

“…attractive street frontages 
and visual compatibility with 
neighborhoods by minimizing 
the placement of parking lots 
along public streets.” 

 

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. 

Credit: Albany Democrat -Herald

Presenter
Presentation Notes
Section 8.300 includes standards related to the design and placement of parking lots. It prohibits the placement of parking lots between multi-family buildings and the street (unless site constraints make this necessary) and requires that parking areas be broken up by landscaping, and located in proximity to building entrances. 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. Additional parking standards and parking lot landscaping standards are provided in Article 9.In general, the project team felt that this section may need work and some of the parking lot landscaping requirements could potentially be simplified by referencing the standards in Article 9.Does that Task Force concur with the project team’s initial assessment?Are you aware of any other issues associated with these standards which should be discussed (especially those which have affordable housing impacts)?
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SUPPLEMENTAL RESIDENTIAL DESIGN 
STANDARDS IN VILLAGE CENTERS

“…intended to promote 
human-scale design, 
mixed-use character, and a 
high-quality pedestrian 
environment.” 

 

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. 

Milwaukie, OR. Main Street village. 
Source: SERA

Presenter
Presentation Notes
These additional design standards in sections 8.480 through 8.485 apply to multi-family development on sites within the Village Center Comprehensive Plan designation. These 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. If areas within the Village Center designation are going to be subject to Type I review, then these standards will need to be updated to be clear and objective. Does that Task Force concur with the project team’s initial assessment?Are you aware of any other issues associated with these standards which should be discussed (especially those which have affordable housing impacts)?
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OFF-STREET PARKING

Provides standards for 
the minimum quantity 
of off-street parking 
(vehicles and bicycles) 
required for multi-
family development 

 

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. 

Credit: Albany Democrat -Herald

Image Lake Oswego. Source: SERA

Presenter
Presentation Notes
Sections 9.010-9.130 in Article 9 provide 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. The parking standards for vehicles are clear and objective, although the bicycle parking standards could use some minor clarifications, but the substance of the parking regulations has been a concern. Ron (or David or Jeff) to discuss parking recommendationsNotes from memo: 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. Does that Task Force concur with the project team’s initial assessment?Are you aware of any other issues associated with these standards which should be discussed (especially those which have affordable housing impacts)?
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LANDSCAPING 

Establishes minimum 
planting requirements 
(numeric standards) for 
areas where landscaping is 
required

 

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. 

Source: SERA

Presenter
Presentation Notes
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 sections (9.210-9.330) of Article 9 establish minimum planting requirements (numeric standards) for these areas where landscaping is required. The project team concluded that the purpose statement is ok, but could be more robust and that the existing standards while clear and objective may not ensure sufficient landscaping to create an attractive street frontage.Does that Task Force concur with the project team’s initial assessment?Are you aware of any other issues associated with these standards which should be discussed (especially those which have affordable housing impacts)?
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BUFFERING AND SCREENING

“…reduce the impacts on 
adjacent uses of a 
different type” (such as 
commercial uses adjacent 
to residential uses)

 

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. 

Source: SERA

Presenter
Presentation Notes
The Buffering and Screening requirements in Section 9.210-9.330, and Table 9-4 in particular, indicate 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. Does that Task Force concur with the project team’s initial assessment?Are you aware of any other issues associated with these standards which should be discussed (especially those which have affordable housing impacts)?Multi-family buffers do not apply in the urban mixed-use zones. Our initial assessment suggests that the while the purpose statement needs only minor changes, and the existing standards are generally clear and objective. The substance of the standards needs work. This section has a similar issue as we discussed with Section 8.270 which is also based on the abutting use regardless of the zone.
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PUBLIC IMPROVEMENTS STANDARDS

Ensure that adequate 
public facilities (primarily 
streets, sidewalks, and 
utilities) are provided 
with new development

 

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. 

Source: SERA

Presenter
Presentation Notes
The standards in Article 12 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.The project team found that these standards may need some minor updates in order to be entirely clear and objective and some additional specificity could be added to the purpose statement, but otherwise these standards are okay.Does that Task Force concur with the project team’s initial assessment?Are you aware of any other issues associated with these standards which should be discussed (especially those which have affordable housing impacts)?



Are there any 
additional 
code sections 
or issues that 
should be on 
our list for 
code 
concepts?

THANK YOU!

Presenter
Presentation Notes
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