Albany Development Code Amendments Task Force

AGENDA

Wednesday, September 18, 2019
12:00 p.m.
Ralston Room, Albany Fire Department
611 Lyon Street SE

Bring your binder!
1. CALL TO ORDER
2. ROLL CALL
3. APPROVAL OF MINUTES
4. DISCUSS SCHEDULE (Blaine)
5. COMMERCIAL & INSTITUTIONAL CODE CONCEPTS, PART 2 (APG Project Team)
•
•
•
•

Street Connectivity and Internal Circulation (Section 8.350)
Pedestrian Amenities (Section 8.360)
Pedestrian Connections (Section 8.370)
Large Parking Areas (Section 8.380)

6. NEXT MEETING DATE – December 11, 2019, RALSTON ROOM, 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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MEMORANDUM

Commercial & Institutional Code Concepts, Part 2
Albany Development Code Amendment Project
D AT E

September 11, 2019

TO

Project Task Force

FROM

Cathy Corliss and Kate Rogers, Angelo Planning Group
Ben Weber and Matt Arnold, SERA Architects

CC

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

INTRODUCTION
The purpose of this memo is to identify initial code concepts and potential solutions to address
issues related to Commercial & Institutional Site Design Standards in Article 8 of the Albany
Development Code (ADC or Code). The first set of standards were addressed in the Part 1 memo
provided to the Task Force in August 2019 and discussed at Task Force meeting #10. These included
Building Orientation (Section 8.330), General Building Design (Section 8.340), and Compatibility
Detail (Section 8.390). The remaining sections, which are focused on transportation and circulation,
are covered in this Part 2 memo and will be discussed at Task Force meeting #11 in September
2019:
•

Street Connectivity and Internal Circulation (Section 8.350)

•

Pedestrian Amenities (Section 8.360)

•

Pedestrian Connections (Section 8.370)

•

Large Parking Areas (Section 8.380)

(NOTE: The standards for downtown Albany were recently updated, so they won’t be reviewed in
detail, but may be discussed as a source of possible code solutions.)
We are seeking the Task Force’s input regarding potential code concepts that might make the
current design standards more effective and easier to understand and administer. For each set of
standards, this memo considers the standards’ purpose and importance for commercial and
institutional design; reviews the potential issues that were introduced in the Task Force #9 memo;
where applicable, identifies some examples or “best practices” for similar standards from other
jurisdictions; and discusses potential code concepts to address the identified issues. (Code concepts
are provided in red italics.)
ANGELO PLANNING GROUP

921 SW Washington Street, Suite 468
Portland, OR 97205

angeloplanning.com
p: 503.224.6974
f: 503.227.3679
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8.350 STREET CONNECTIVIT Y AND INTERNAL CIRCULATION
Code Text
8.350 Street Connectivity and Internal Circulation. The following standards emphasize the
importance of connections and circulation between uses and properties. The standards apply to both
public and private streets. Development in the HD, DMU, CB and WF zoning districts on sites under
three acres is exempt from these standards.
(1) New commercial buildings may be required to provide street or driveway stubs and
reciprocal access easements to promote efficient circulation between uses and properties,
and to promote connectivity and dispersal of traffic.
(2) The internal vehicle circulation system of a commercial development shall continue the
adjacent public street pattern wherever possible and promote street connectivity. The
vehicle circulation system shall mimic a traditional local street network and break the
development into numerous smaller blocks.
(3) Traffic aisles shall not be located between the building(s) and the sidewalk(s), except as
provided in (4) below, or where drive-through windows are permitted, sites are constrained
by natural resources, or are infill sites less than one acre.
(4) Where drop-off facilities are provided, they shall be designed to meet the requirements of
the American with Disabilities Act but still provide for direct pedestrian circulation.
(5) Internal roadways shall be designed to slow traffic speeds. This can be achieved by keeping
road widths to a minimum, allowing parallel parking, and planting street trees to visually
narrow the road.

Overview
The introduction/applicability paragraph states that the Street Connectivity and Internal Circulation
standards “emphasize the importance of connections and circulation between uses and properties.”
The standards are geared toward accomplishing the following goals:
•

Providing vehicular connections between adjacent properties, to limit vehicles’ use of public
roads to travel from one property to the next;

•

Continuing and mimicking adjacent public street patterns, so that vehicles may have more
efficient access to and through commercial/institutional sites, and to avoid unnecessary
vehicle travel;

•

Limiting vehicle circulation areas between buildings and the street, to promote a
pedestrian-friendly street edge; and

•

Ensuring safety for both drivers and pedestrians by encouraging slower traffic speeds.

It should be noted that these goals are not necessarily captured in the introduction/applicability
paragraph. The intent of these standards could be better captured with a more robust purpose
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statement. As detailed below, some of the standards in this section also lack clarity and are difficult
to apply, and could be adjusted to make them clearer and more effective.

Code Example
BAKER CIT Y DEVELOPMENT CODE
COMMERCIAL DISTRICTS – BUILDING ORIENTATION AND COMMERCIAL BLOCK LAYOUT (2.3.150)

D. Block Layout Standard. Developments containing 80,000 square feet or more building floor area
shall meet all of the following standards:
1. The site shall be configured into blocks that have frontage onto streets, interior parking
courts (as generally shown in Figure
Figure 2.3.150.C(3) – Shopping Street Examples
2.3.150.C(2), above), or shopping
streets (as generally shown in Figure
2.3.150.C(3), below). All parking courts
and shopping streets shall contain onstreet parking (parallel or angled
parking), street- or court-facing
building entrances and entrances at or
near (i.e., within 40 feet of) block
corners, sidewalks, street trees, and
pedestrian lighting;
2. Blocks shall not exceed 400 feet in
length, and shall have a perimeter not
exceeding 1,400 feet;
3. Pedestrian pathways shall connect the street right-of-way to building entrances and the
interior parking courts between buildings, as necessary to ensure reasonably safe, direct,
and convenient access to building entrances and off-street parking;

Issues and Code Concepts
Purpose and Applicability: The introduction/applicability paragraph mentions “the importance of
connections and circulation between uses and properties,” but does not include a robust purpose
statement that would provide guidance for applicants. Further, the standards primarily apply to
vehicle circulation/connectivity, but this is not captured.
•

APG

Add a purpose statement that better captures the intent of the standards. Clarify that this
section is intended to promote vehicle connectivity and circulation, since it doesn’t address
pedestrians, bicycles, or other modes of travel. Potential concepts to incorporate into the
purpose statement include limiting vehicles’ use of public roads to travel between properties;
promoting a pedestrian-friendly street edge; and promoting safety for both drivers and
pedestrians.

Albany Development Code Amendment Project

September 11, 2019

Commercial & Institutional Code Concepts, Part 2

4 of 17

Subsection (1): Where applicable, this subsection requires access between adjacent properties
through driveway stubs and reciprocal access easements. No issues were identified with this
section.
Subsection (2): This subsection requires developments to do two things: continue the adjacent
street system (presumably by aligning driveways with street intersections), and mimic local street
patterns and blocks. This subsection would be easier to apply if the requirements were more
specifically described. The Baker City example above demonstrates how a block layout requirement
can be more clearly defined. However, the emphasis on internal vehicle circulation mimicking local
street networks and blocks may not be feasible or even appropriate for all commercial
developments, especially smaller sites. In the Baker City code, the Block Layout standard is only
required for sites with more than 80,000 SF of building floor area.
As you may recall, a similar issue was identified for the equivalent Vehicle Circulation System
section in the Multi-Family Design Standards (8.290) during Phase 1. The proposed Code
amendments for that section suggest removing much of the existing language and simply define
design standards for interior drive aisles that are longer than 100 feet and are not lined with parking
stalls. A similar approach could be considered for Commercial and Institutional development.
•
•

Consider changing the applicability for this standard so that it only applies to sites over a
certain size (e.g., 3 acres) or with a minimum amount of building area.
Consider an approach similar to that proposed during Phase 1 for the Multi-Family
standards in Article 8, which removed the requirement for mimicking local street patterns
and blocks, and instead defined design standards for interior drive aisles (including required
sidewalks and landscape strips).

Subsection (3): This section prohibits traffic aisles from being located between the building and the
street. These standards may be challenging to implement in conjunction with subsection (1), which
requires connections to adjacent properties, in the case where a required connection would result
in a traffic aisle that is located between the building and the street. For sites smaller than 3 acres
these standards are consistent with those in the Building Orientation section (8.330) which
prohibits parking between the building and the street. For sites larger than 3 acres, Section 8.330
would allow parking in front of the building; however, subsection (3) would preclude ”traffic aisles.”
The intent of this distinction should be clarified. Lastly, the list of exceptions to this standard are
inconsistent with the exceptions to the parking location requirement in the Building Orientation
section.
•
•
•

Resolve conflicts with subsection (1), potentially by adding an exception to this requirement
when connections are necessary between adjacent properties.
Resolve potential confusion between the applicability of these standards and those in the
Building Orientation section.
Make the list of exceptions more consistent with the Building Orientation section.

Subsection (4): This subsection addresses ADA and pedestrian accessibility for drop-off facilities. No
issues were identified with this subsection.
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Subsection (5): This subsection requires internal roadways to reduce traffic speeds through the
design of the facilities (aka “traffic calming”). However, it is unclear whether the term “internal
roadways” also applies to parking lot drive aisles. In addition, Article 9 already specifies certain
standards for vehicle traffic aisles (including minimum width), so some of these standards may not
be needed. As you may recall, during Phase 1 the proposed amendments to the equivalent section
in the Multi-Family Design Standards addressed traffic calming measures using a menu-based
approach to make it clearer and simpler to apply. The proposed menu includes the following
options: (1) Meandering the drive aisle to achieve a maximum design speed of 15 mph; (2) Installing
speed bumps or speed humps; (3) Providing parallel parking; and (4) Planting street trees to visually
narrow the drive aisle.
•
•

Clarify the definition of “internal roadways” or use another term.
Consider a menu-based approach to traffic calming measures, similar to the proposed
approach to the Multi-Family Design Standards in section 8.290 identified in Phase 1.
Questions for the Task Force

1. (Subsection 2) What do you think of applying the requirement to mimic local
street patterns and blocks only to sites over a certain size or with a minimum
amount of building area?
2. (Subsection 2) Alternatively, what do you think of removing the requirement for
mimicking local street patterns, and instead defining design standards for
interior drive aisles (requiring sidewalks and landscape strips), similar to what
was suggested during Phase 1 for the Multi-Family standards in Article 8?
3. (Subsection 5) What do you think of using a menu-based approach to traffic
calming requirements, similar to what was done for the Multi-Family standards?

8.360 PEDESTRIAN AMENITIES
Code Text
8.360 Pedestrian Amenities. The following standards apply in all zoning districts except HD, CB,
DMU, and WF, which are subject to ADC Section 8.365. Amenities such as awnings, seating, special
paving, and planters can have a dramatic effect on the pedestrian environment. Commercial
developers should give as much thought to the pedestrian environment as they give to vehicle
access, circulation, and parking. The standards for pedestrian amenities are related to the scale of
the development and also provide the flexibility for the developer to select the most appropriate
amenities for the particular site and use.
(1) All new commercial structures and improvements to existing sites shall provide pedestrian
amenities. The number of pedestrian amenities shall comply with the following sliding scale.
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Size of Structure or Improvement
Less than 5,000 sf
5,000 – 10,000 sf
10,001 – 50,000 sf
More than 50,000 sf

Number of Amenities
1
2
3
4

(2) Acceptable pedestrian amenities include
the following improvements. No more than
two of any item may be used to fulfill the
requirement:
(a) Sidewalks at least 10 feet wide with
ornamental treatments (e.g., brick
pavers), or sidewalks that are 50
percent wider than required by the
Code.
(b) Benches or outdoor public seating for
at least four people.
(c) Sidewalk planter(s) enclosing a total of
8 square feet.

Pedestrian plaza at Albany Fire Station #11 (Source:
SERA)

(d) Pocket parks or decorative gardens (minimum usable area of 300 square feet).
(e) Plazas (minimum usable area of 300 square feet).
(f) Street trees 50 percent larger than required by the Code.
(g) Weather protection (awnings, etc.).
(h) Other pedestrian amenities that are not listed but are similar in scale and benefit.
(3) Pervious pedestrian amenities can include approved vegetated post-construction
stormwater quality improvements.
(4) Pedestrian amenities shall meet the following standards:
(a) Amenities shall be located outside the building main entrance, along pedestrian
corridors, or near transit stops. Amenities shall be visible and accessible to the general
public from an improved public or private street. Access to pocket parks, plazas, and
sidewalks must be provided by a public right-of-way or a public access easement.
(b) Amenities are not subject to setback requirements.
(c) Amenities are consistent with the character and scale of surrounding developments. For
example, the similarity in awning height, bench style, planter materials, street trees, and
pavers is recommended to foster continuity in the design of pedestrian areas. Materials
should be suitable for outdoor use, easily maintained, and have a reasonably long life
cycle (e.g., ten years before replacement).
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Overview
This section is intended to enhance the pedestrian experience for commercial and institutional
development by providing amenities such as awnings, plazas, and outdoor seating. These features
make a development feel more comfortable by providing designated spaces for pedestrians that are
attractive and human-scaled, inviting people to stop, relax, and socialize. The standards in this
section require a certain number of pedestrian amenities from a list of options, based on the size of
buildings on-site. While no major issues with this section have been identified, some of the
standards could be modified to make them clearer and easier to apply.

Code Example
BAKER CIT Y DEVELOPMENT CODE

COMMERCIAL DISTRICTS – PEDESTRIAN AMENITIES (2.3.180)
A. Purpose and Applicability. Section 2.3.180 provides standards for pedestrian amenities when
pedestrian amenities are required as part of new developments and major remodels in the
Central-Commercial and Commercial-General Districts, and when pedestrian amenities are
provided to meet the requirements of other code sections. Pedestrian amenities serve as
informal gathering places for socializing, resting, and enjoyment along street frontages and
contribute to a walkable district.
B. Standards. New developments and
major remodels in the CentralCommercial and Commercial-General
Districts and other developments
subject to the provisions of this
section shall provide one or more of
the ―pedestrian amenities‖ listed
below, and as generally illustrated in
Figure 2.3.180.B. Pedestrian
amenities may be provided within a
street furnishing zone, building
frontage zone, or plaza, or within the
pedestrian through zone, as shown in
Figure 2.3.180.B. Use of the public right-of-way requires approval by the roadway authority.
Within the furnishing zone a 2‘ setback clearance for car doors shall be maintained.
1. A plaza, courtyard, square or extra-wide sidewalk next to the building entrance (minimum
width of 6 feet);
2. Sitting space (i.e., dining area, benches, garden wall or ledges between the building
entrance and sidewalk) with a minimum of 16 inches in height and 30 inches in width;
3. Building canopy, awning, pergola, or similar weather protection (minimum projection of 4
feet over a sidewalk or other pedestrian space). The vertical clearance from the sidewalk to
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the lowest stationary structural support shall be 8 feet minimum. Non-rigid awning valance
heights shall be at least 7 feet above the sidewalk;
4. Public art that incorporates seating (e.g., fountain sculpture);
5. Bus waiting shelter with schedule information and seating, per the standards of the transit
service provider.

Issues and Code Concepts
Overall: This section precedes the Pedestrian Connections (8.370) section. However, that section
may more logically follow the Street Connectivity and Internal Circulation (8.350) section, since they
both relate to connectivity for different modes of travel.
•

Consider moving this section to follow the Pedestrian Connections section, which more
naturally follows Street Connectivity and Internal Circulation.

Purpose and Applicability: The introductory paragraph states that “amenities such as awnings,
seating, special paving, and planters can have a dramatic effect on the pedestrian environment.” It
also states that “commercial developers should give as much thought to the pedestrian
environment as they give to vehicle access, circulation, and parking.” However, a true purpose
statement is not provided. Applicants should also be able to demonstrate on a site plan how the
purpose is met through the design of a development; “giving thought” to the pedestrian
environment is not demonstrable on a site plan.
•

Flesh out the concepts in the introduction to provide a purpose statement that is specific to
the intent of the Pedestrian Amenities standards, but that reflects the overall purpose of the
Commercial and Institutional Design Standards to “contribute to a commercial district that is
attractive, active, and safe.”

Subsection (1): The current standards use an objective criterion to determine the number of
amenities a developer must include, which is based on the size of the “structure or improvement.”
The word “improvement” should be defined so that it is clear what will trigger the Pedestrian
Amenities standards.
•

Define the term “improvement” or just apply the standard to new structures.

Subsection (2): This subsection provides a menu of amenities from which applicants can choose,
and no more than two of any item may be used to fulfill the requirement. Some of the menu items
may provide more value than others, in terms of promoting the safety, convenience, or comfort of
pedestrians. For example, plazas or pocket parks may be more valuable amenities to pedestrians
than decorative/sidewalks. The menu could be calibrated somehow to take into consideration the
value of amenities. As you may recall, something similar was proposed for the Multi-Family Open
Space standards during Phase 1; however, it did make the standards more complicated. Another
option would be to only permit lower-value amenities like sidewalk treatments in combination with
a different amenity. Also, the list could be expanded to provide a few more options.
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Consider modifying the menu to give a preference for higher-quality/higher-value amenities,
or only permitting lower-value amenities in combination with a different amenity.
Consider adding additional items to the menu, such as fountains or public art.
Clarify the requirements where needed.

Subsection (3): This allows stormwater quality improvements as pedestrian amenities. No issues
have been identified with this standard.
Subsection (4): This subsection sets specific standards regarding the placement of pedestrian
amenities and requires that the amenities are “consistent with the character and scale of
surrounding developments.”
(4)(a) Some terms in the list of requirements should be clarified; for example, what is meant by
“near transit stops” or by “pedestrian corridors” is not totally clear. For example, the Hillsboro,
OR code defines “near” a transit stop to be within 300 feet of the property line “as walked by a
pedestrian.” A similar definition could also be used in this subsection. Also, whereas the
amenities are currently required to be located on-site, they could potentially be permitted
within the right-of-way furnishing zone, when the building is located near the sidewalk (similar
to the Baker City example), and when approved by the City Engineer. In Albany’s downtown
zones as well, streetscape improvements with pedestrian amenities may be substituted for onsite amenities (per ADC 8.365).
(4)(c) These standards would be easier to apply if the types of amenities that needed to match
the character of surrounding developments were provided (rather than simply using some
features as examples).
•
•

Better define what is meant by “near transit stops” and “pedestrian corridors.”
Clarify the types of features that need to match the character and scale of surrounding
developments.
Questions for the Task Force

4. (Subsection 2) Do you think the list of possible amenities should be modified to
give a preference for higher-quality or higher-value amenities?
5. (Subsection 2) Are there other pedestrian amenities that should be added to the
list of options?
6. (Subsection 4) Do you think pedestrian amenities in the right-of-way should be
permitted to meet the requirement?
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8.370 PEDESTRIAN CONNECTIONS
Code Text
8.370 Pedestrian Connections. The following standards apply in all zoning districts except HD, CB,
DMU, and WF, where pedestrian connections are provided by existing sidewalks and small block
sizes.
(1) New retail, office and institutional buildings at or near existing or planned transit stops shall
provide convenient pedestrian access to transit.
(2) Walkways shall be provided that connect building entrances and streets adjoining the site.
(3) Pedestrian connections to adjoining properties shall be provided except where impractical.
Pedestrian connections shall connect the onsite circulation system to existing or proposed
streets, walkways, and driveways that abut the property. When adjacent properties are
undeveloped or have the potential to be redeveloped, streets, accessways, and walkways on
site shall be laid out or stubbed to allow for an extension to the adjoining property.
For the purposes of this section, “impractical” means where one or more of the following
conditions exist:
(a) Physical or topographic conditions make a connection impracticable. Such conditions
include but are not limited to freeways, railroads, steep slopes, wetlands or other bodies
of water where a connection could not reasonably be provided;
(b) Buildings or other existing development on adjacent land physically preclude a
connection now or in the future considering the potential for redevelopment; or
(c) Where streets or accessways would violate provisions of leases, easements, covenants,
restrictions or other agreements existing as of May 1, 1995, which preclude a required
street or accessway connection.
On sites at major transit stops provide the following:
(a) Either locate buildings within 20 feet of the transit stop, a transit street or an
intersecting street or provide a pedestrian plaza at the transit stop or a street
intersection;
(b) A reasonably direct pedestrian connection between the transit stop and building
entrances on the site;
(c) A transit passenger landing pad accessible to disabled persons;
(d) An easement or dedication for a passenger shelter, if requested by the transit provider;
and
(e) Lighting at the transit stop.
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Overview
This section is geared toward pedestrian safety and convenience, which the Code accomplishes
through requirements to minimize points of conflict and providing direct paths to destinations. The
standards establish requirements for pedestrian connections to transit stops, to adjoining
properties, and from building entrances to the street. Several of the standards in this section are
intended to meet a requirement of the Oregon Transportation Planning Rule (TPR), which
implements Statewide Planning Goal 12, Transportation Planning. In order to comply with this rule,
jurisdictions are required to complete a Transportation System Plan and adopt policies and
ordinances to implement the plan. Specific requirements for policies and ordinances are outlined in
the Oregon Administrative Rules (OAR) Section 660-012-045, including requirements for certain
pedestrian connection standards in commercial development. While no major issues with this
section have been identified, several of the terms and standards should be clarified to make it
easier to use.

Code Example
HILLSBORO COMMUNIT Y DEVELOPMENT CODE
ON-SITE PEDESTRIAN AND BICYCLE CIRCULATION (12.50.420.D)

1. Connections Required. New development shall provide on-site pedestrian and bicycle
circulation systems as follows:
…
c. Connecting main building entrances to the nearest public sidewalk or walkway leading to a
public sidewalk; and
d. Stubbing accessways to adjacent vacant land or to developed land without
pedestrian/bicycle connections where practicable, based on site topography and future
development or redevelopment potential of the adjacent land.
…
4. ADA Access. On-site pedestrian circulation systems shall include accessways and facilities for
handicapped persons, consistent with applicable federal and state requirements, and with
emphasis wherever practicable on providing continuous, uninterrupted routes.
…
6. On-site pedestrian and bicycle circulation shall be designed concurrently with on-site vehicular
circulation and shall minimize pedestrian/vehicle conflicts through any or all of the following
measures or their equivalents:
a. Separating pedestrian accessways through the site and parking areas;
b. Minimizing accessway crossings of driveways; or
c. Marking pedestrian crossings with changes in elevation, paving texture, color, or material.
Crossing markings shall contrast and clearly delineate the crossing or walkway at any time
of day or night and shall be improved consistent with ADA and the Oregon Structural
Specialty Code.
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Issues and Code Concepts
Overall: While some of the terms used in this section are undefined (e.g., “major transit stops”),
many of them are defined in OAR 660-012. Also, bicycle connectivity should be incorporated into
these standards (as required by OAR 660-012-045), in addition to pedestrian connections, as the
City of Hillsboro does in the example above. This likely wouldn’t change the requirements
themselves, since the required pathways could serve as both pedestrian and bicycle connections.
•
•

Reference OAR 660-012 to clarify or define terms.
Add references to bicycle connections, as required in OAR 660-012-045.

Purpose and Applicability: There is no purpose statement for this section to provide guidance for an
Adjustment.
•

Add a purpose statement that emphasizes the importance of pedestrian and bicycle
connectivity. OAR 660-012 could provide some guidance here.

Subsection (1): Requires convenient pedestrian access to transit for “new retail, office and
institutional buildings.” However, there are other commercial uses that may not to be captured by
this list, depending on how “retail” is defined. Per Article 22, “Retail Sales & Service” is a separate
use category, and does not specifically include, for example, “Restaurants” or “Taverns, Bars,
Breweries and Night Clubs.” The meaning of “convenient pedestrian access” is also unclear. Further,
there may be overlap with the way staff applies this section and the requirements for “major transit
stops” in subsection (4).
•
•
•

Clarify the definition of “retail,” or consider making this standard apply to all commercial
and institutional buildings.
Elaborate on what “convenient pedestrian access” means.
Resolve potential overlap with subsection (4).

Subsection (2): Requires walkways between building entrances and adjacent streets. However, the
number of walkways actually needed is somewhat open to interpretation. For example, it’s not
clear whether walkways are required to every entrance and every street.?
•

Clarify which entrances and which streets require pedestrian walkways.

Subsection (3): This subsection requires pedestrian connections to adjoining sites, “where
practicable.” The language for these standards is taken primarily from the requirements in OAR
660-012. As such, no changes to this section are recommended.
Subsection (4): This subsection has a number of requirements for developments located at “major
transit stops.” Like subsection (3), this language is largely taken from OAR 660-012. While “major
transit stops” is defined in the state rules, it is not defined in the ADC. As such, staff has been
interpreting it as applying to all bus stops. The meaning of major transit stops, as well as the
meaning of “at a major transit stop” and “near a major transit stop” should be provided in the Code
in order to avoid any confusion. In addition, this section appears to apply to all commercial and
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institutional uses, whereas subsection (1) applies to “retail, office, and institutional” uses. This
discrepancy should be resolved.
•
•

Define “major transit stop” and other terms using OAR 660-012.
Clarify when these standards apply.
Question for the Task Force

7. Code concepts for this section mainly involve clarifications, defining terms, and
meeting state requirements. Do you agree with the suggestions listed above?

8.380 LARGE PARKING AREAS
Code Text
8.380 Large Parking Areas. The amount
of parking needed for larger commercial
development can result in a large
expanse of pavement. Landscaping in a
parking area shall be incorporated in a
manner that is both attractive and easy
to maintain, minimizes the visual impact
of surface parking, and improves
environmental and climatic impacts
(Figure 8-6). In addition to the provisions
of Article 9, the following standards
apply to commercial development when
more than 75 parking spaces are
proposed and/or modified.
(1) Walkways are necessary for persons who will access the site by walking, biking or transit. A
continuous pedestrian walkway at least 7 feet wide shall be provided from the primary
frontage sidewalk to the customer entrance for each building. This internal walkway shall
incorporate a mix of landscaping, benches, drop-off bays and bicycle facilities for at least 50
percent of the length of the walkway. The walkways must be designed for access by disabled
persons. If the walkway crosses a parking area or vehicle aisle, the standards in Subsection
(2) below apply.
(2) For the safety of pedestrians, parking lots shall be designed to separate pedestrians from
vehicles and include protected pedestrian walkways from parking areas to building
entrances. Walkways shall be protected by landscaping, curbs, or parking bumpers.
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Walkways may cross a vehicle aisle if
distinguished by a color, texture or
elevation different from the parking and
driving areas. Walkways shall not share a
vehicle aisle.
(3) The parking area shall be divided into
pods of no more than 75 spaces each
with landscape strips, peninsulas, or
grade separations to reduce the visual
impact of large expanses of paving, to
direct vehicular traffic through the
parking lot, and to provide a location for
pedestrian walkways.
(4) Pods may have access at one or both
ends. A pod may be U-shaped with
double access at one end.

Large commercial parking lot in North Albany (Source:
Google Earth)

(5) Pods shall be separated with physical
breaks by providing one or more of the following: building pads, pedestrian walkways,
landscape strips, landscaped pedestrian walkways, interior streets or accessways.
(a) Pedestrian walkways used for pod separation shall have a minimum unobstructed width
of five feet with no car overhang; 7' 6" wide for car overhang on one side; or ten feet
wide with a car overhang on both sides.
(b) Landscape strips used for pod separation shall have a minimum landscape strip width of
five feet with no car overhang; 7' 6" wide for car overhang on one side; or ten feet wide
with a car overhang on both sides.
(c) Landscaped pedestrian walkways used for pod separation shall have a minimum
unobstructed walkway width of five feet. Landscaping may be on one or both sides of a
pedestrian walkway, with a minimum landscape strip width of five feet when provided.
(6) Landscaping for large parking areas shall consist of at least seven (7) percent of the total
parking area plus one tree per eight parking spaces to create a canopy effect. The total
parking area includes parking spaces, travel aisles, sidewalks and abutting landscaped
areas.

Overview
As stated in the introduction/applicability paragraph of the Large Parking Area section, landscaping
for parking lots with more than 75 spaces “shall be incorporated in a manner that is both attractive
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and easy to maintain, minimizes the visual impact of surface parking, and improves environmental
and climatic impacts.” As such, the purpose of this section is mostly geared toward aesthetics and
environmental quality; however, the standards also address pedestrian safety and connectivity to
some extent. Some of the requirements in this section are challenging for staff to apply and should
be clarified or modified.

Code Example
BEND DEVELOPMENT CODE
VEHICLE PARKING, LOADING AND BICYCLE PARKING – EXCEPTIONS AND SPECIAL STANDARDS FOR
PARKING (3.3.300.D)

2. Special Standards for Commercial Customer Parking. The motor vehicle parking areas shall be
located and designed to facilitate safe and convenient pedestrian and bicycle movement to and
from public sidewalks, streets, or transit stops. Ways to achieve this standard may include, but
are not limited to:
•

•

•

•
•
•

•
•
•
•

APG

Front facades and primary entrances of all buildings are oriented to a public street or a
private internal drive or street, to minimize pedestrian and bicycle travel through a parking
area and to provide safe, convenient, and direct travel routes for pedestrians;
One or more raised walkways are provided through the parking areas, meeting Federal
Americans with Disabilities Act requirements, in order to provide safe, convenient, and
direct travel routes for pedestrians through the parking areas;
Walkways abutting parking spaces or maneuvering areas are protected from vehicles
through either landscaping buffers, minimum three feet wide on each side, or curbs on both
sides;
Walkways across vehicle aisles are delineated by nonasphaltic material in a different color
or texture than the parking areas;
On-site pedestrian walkways and bikeways connect to existing pedestrian and bicycle
circulation systems that serve adjacent commercial uses or residential areas;
Internal drives or streets are designed to City standards for local streets in regard to
pavement width, sidewalks, and street trees. Sidewalks comply with ADA standards.
Sidewalks 10 to 15 feet wide abutting front building facades are strongly encouraged.
Internal vehicular circulation design for the site complies with City street connectivity
standards, including maximum block length and perimeter;
Internal drives or streets connect to public streets abutting the site, unless physically
precluded by preexisting buildings;
Structures are located on the site to facilitate future infill and redevelopment of parking and
landscape areas;
For shopping centers abutting one or more future transit routes, one or more transit stops
are located and designed with the approval when applicable of the local transit provider;
No drive-up, drive-in, or drive-through drives or lanes are located between a building and a
public or private street
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(Note: The above example from Bend is a bit different, in that it’s mainly focused on pedestrian and
bicycle safety, rather than on reducing the visual impacts of large parking areas. Also, this section
incorporates some requirements which Albany’s Code addresses in other sections, including Street
Connectivity and Internal Circulation and Pedestrian Connections.)

Issues and Code Concepts
Purpose and Applicability: The introductory paragraph lists several goals for required parking lot
landscaping (attractive, easy to maintain, minimizing visual impact, and environmental and climatic
impacts). However, these goals are not phrased as a purpose statement that would provide
guidance for a potential Adjustment.
Regarding applicability, the standards in this section apply to all commercial/institutional sites when
more than 75 parking spaces are proposed and/or modified. The term “modified” should be defined
here, since staff only applies these standards for new development or re-construction of a parking
lot (i.e., when pavement, curbs, and planter bays are completely removed), and not when a parking
lot is merely restriped). Also, since the standards are triggered by the number of parking spaces
rather than site size, there may be cases when the standards are triggered on sites smaller than 3
acres, where parking must be located behind or to the side of the building (per ADC Section 8.330).
•

•
•

Rephrase the introductory paragraph to provide a robust purpose statement. Since the
standards address pedestrian safety, this concept should be incorporated into the purpose
statement as well.
Better define what type of activities trigger the standards (including what is meant by
“modified”).
Consider changing the applicability for better consistency with Section 8.330.

Subsections (1-2): These include standards for pedestrian walkways through large parking lots. No
issues have been identified with these subsections.
Subsections (3-5): These sections require large parking lots to be broken up into “pods” of no more
than 75 spaces. Pods are required to be separated by physical breaks provided by landscaping,
walkways, or interior accessways. City of Albany staff have found these standards challenging to
apply and have identified several issues:
 What exactly defines a “pod” is somewhat unclear. While the pods in the Figure 8-6 graphic are
shown clearly, other parking lot layouts may not easily lend themselves to the “pod” concept,
even if plenty of landscaping is provided.
 Designing a parking lot to be like the graphic may make it less efficient. Many parking spaces
may be lost by separating the pods in the way Figure 8-6 illustrates.
 Standards are very challenging to meet for redevelopment of existing parking lots, since they
may involve total reconfiguration of the parking area.
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Better define what constitutes a pod or consider eliminating the “pod” concept, but still
retaining the concepts in subsections (5)(a-c) for pedestrian walkways, landscape strips, and
landscaped pedestrian walkways.
Consider adding exceptions for redevelopment of existing parking lots.
Questions for the Task Force

8. Do you think these parking area standards should be required when the parking
is largely located behind a building where it is not highly visible from the street?
9. What do you think of eliminating the “pod” concept, but still retaining the
requirements for pedestrian walkways, landscape strips, and landscaped
pedestrian walkways?
10. Should redevelopment of existing parking lots be exempt from these
requirements?
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CITY OF ALBANY
ALBANY DEVELOPMENT CODE AMENDMENTS TASK FORCE
MINUTES

Wednesday, August 21, 2019
Ralston Room, Albany Fire Department, Station 11
Approved: DRAFT
CALL TO ORDER
David Martineau called the meeting to order at 12:04 p.m.

12:04 p.m. (00:00 on audio)

ROLL CALL

Members present:
Candace Ribera; Wayne Scheler; Rich Kellum; Dave Reece; Cordell Post; Dan Watson; Chris Equinoa; Larry
Preston; Janet Steele; John Pascone; Bill Ryals.
Members absent
Joann Zimmer, excused.
Staff present
David Martineau, Planning Manager; Jeff Blaine, Public Works Director; Seth Sherry, Economic Development
Manager; Cathy Corliss, Angelo Planning Group; Kate Rogers, Angelo Planning Group; Ben Weber, SERA
Architects; Emma-Quin Smith, SERA Architects; Shelley Shultz, Administrative Assistant I.
Audience members
Shelley Henderson, Copper Rock Real Estate; Ken Marshall, Vintage Realty Northwest; Hayden Wooten, Reece
& Associates; Brian Oare, Oare Realty.
APPROVAL OF MINUTES
12:05 p.m. (02:00 on audio)
Rich Kellum moved to approve the July 17, 2019, minutes as presented. Dave Reece seconded the motion, and
it passed unanimously.
TWO-TRACK SYSTEM FOR COMMERCIAL DEVELOPMENT
12:05 p.m. (02:45 on audio)
Jeff Blaine gave an overview of a two-track system for commercial development and the challenges involved.
The intent is to incorporate the benefits of a two-track system into the commercial development process. State
law requires a two-track system for residential projects, but it is not required for commercial. Corliss moderated
a discussion on the current code and ways to improve standards, adding clarity and simplicity to the process.
She talked about creating a checklist to be used during the pre-application process.
COMMERCIAL & INSTITUTIONAL CODE CONCEPTS, PART I
12:38 p.m. (33:49 on audio)
Kate Rogers discussed goals for today’s meeting, explaining the purpose of the standards and how they work
together. Topics included:
•
•

What Makes a Street Pedestrian Friendly?
How the Standards Work Together

ADC AMENDMENTS TASK FORCE MINUTES
August 21, 2019

•
•
•
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Building Orientation
General Building Design
Compatibility Details

There was some disagreement of pedestrian access taking precedence over vehicle access; some felt this was
not necessarily appropriate for cities the size of Albany. Although the trend is to promote foot traffic, it should
not be at the expense of accessibility. The Code should not be an obstacle to development but should provide
a path.
Rogers continued discussing street orientation and setback requirements; suggested removing the discretionary
standard in Code stating that building must be placed close to street, using the parking requirement to address
the issue. Building entrances must be clearly defined and highly visible, using features such as canopies,
porticos, arcades, arches, wingwalls or planters. Concept is to incorporate at least two to three of these elements
into the Code and to provide more choices as to how entries can be emphasized. Concern was expressed about
creating more unnecessary regulations; short discussion followed.
Group was encouraged to provide feedback on questionnaire forms.
Time did not allow for the entire presentation; Corliss suggested we add another meeting to get more input and
finish the discussion. Martineau will look for a date that works within the next week or two and let the group
know.
NEXT MEETING DATE:
1:28 p.m. (01:22:45 on audio)
The next regular Task Force meeting is scheduled for September 18, 2019 at noon in the Ralston Room at the
Albany Fire Department.
ADJOURNMENT
There being no other business, the meeting was adjourned at 1:30 p.m.
Respectfully submitted,

Reviewed by,

Shelley Shultz
Administrative Assistant I

David Martineau
Planning Manager

1:30 p.m. (01:24:50 on audio)

