
 
JOINT CITY COUNCIL & PLANNING COMMISSION  

AGENDA 
 

cityofalbany.net 
   

Monday, November 4, 2019 
5:15 p.m. 

Council Chambers, City Hall 
333 Broadalbin Street SW 

1. CALL TO ORDER 
 

2. PLEDGE OF ALLEGIANCE  
 

3. ROLL CALL 
 

4. SCHEDULED BUSINESS 
a. Project Update & Overview 
b. Presentation / Non-Residential & Commercial Code Concepts (see attached memorandum) 
c. Next steps 
 

5. 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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Introduction to Commercial and Institutional Code Concepts 

Albany Development Code Amendment Project 

DAT E  October 28, 2019 

TO  Albany Planning Commission and City Council 

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

C C  David Martineau and Jeff Blaine, City of Albany 

INTRODUCTION AND PROJECT STATUS 

The Albany Development Code (ADC) Amendment Project is intended to identify updates to Code 

standards to ensure they are: 

• Effective - at accomplishing the desired outcomes 

• Fair - and balanced in their applicability as intended by City decision-makers 

• Clear - and easily understood and applied 

 

We are currently in Phase 2 of the Project with a focus on the Commercial and Institutional Site 

Design Standards in Article 8 of the ADC. These design standards apply to commercial, mixed-use, 

and institutional development (which includes schools, religious institutions, hospitals, community 

services, etc.) in all zones.  

As you may recall in Phase 1 of the project, we 

developed recommendations for a two-track 

development review system that includes a clear and 

objective track (which requires no staff interpretation 

of Code standards), and a discretionary track (in which 

the City would have discretion through a Type II 

Adjustment to determine whether the purpose or 

intent of a standard or guideline has been met). 

Providing a clear and objective path for residential 

Phase 1
Two-track Review System 

& Standards for 
Residential Development

Sep 2018 - Jun 2019

Phase 2
Standards for Commercial 

& Instituional (Non-
Residential) Development

Jul 2019 - Jun 2020

Phase 3
Land Division Standards & 

Procedures and
Non-Conforming 

Development
Jul 2020 - Jun 2021

Source: City of Albany 
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development is required by state law. However, there’s no such requirement for non-residential 

development.  The Task Force and staff were concerned that making the commercial or institutional 

design standards entirely clear and objective would be too prescriptive and result in less flexibility. 

While some of the suggestions outlined in this memo do involve making the standards more clear 

and objective, the intent is only to make the Code easier to understand and administer and to 

provide further flexibility through the Type II Adjustment process. 

At the November 4th Planning Commission/City Council Joint Worksession we will be discussing 

concepts for possible Code changes (“Code concepts”) intended to make the Commercial and 

Institutional Site Design Standards in Article 8 more effective and easier to understand and 

administer and we will share what the project team has heard about these concepts from the 

Project Task Force and from the community.  

To date, we’ve received feedback on the Commercial and Institutional Site Design Standards Code 

concepts through:  

✓ Three Task Force meetings (where input was recorded via detailed questionnaires)1 

✓ Two community open houses (held on October 22, 2019 with 2 attendees), and 

✓ Community input through an online survey (posted October 15, 2019 with 24 responses as 

of October 28).  

The Code describes the purpose of the Commercial and Institutional Site Design Standards as 

follows:  

“These sections are intended to set threshold standards for quality design in new commercial, 

mixed-use, and institutional development. Good design results in buildings that are visually 

compatible with one another and adjacent neighborhoods and contribute to a commercial 

district that is attractive, active and safe. These qualities, in turn, contribute to the creation of 

commercial districts that facilitate easy pedestrian movement and a rich mixture of land uses.” 

This memo introduces Code concepts for the following six topics related to the Commercial and 

Institutional Site Design Standards: 

(1) Building/Parking Location 

(2) Street Connectivity and Internal Site Circulation 

(3) Landscaping for Large Parking Areas 

(4) Pedestrian Amenities 

(5) Building Design 

(6) Compatibility Requirements  

 

 

1 The Task Force filled out two questionnaires at two different meetings. The first recorded input on the topics of 

Building/Parking Location, Building Design, and Compatibility; the second addressed Street Connectivity and Internal Site 

Circulation, Landscaping for Large Parking Areas, Pedestrian Amenities, and Pedestrian Connections. While most Task 

Force members were present and filled out questionnaires at the first meeting, only seven were present for the second 

meeting. Please keep this in mind when reviewing Task Force recommendations for the topics addressed at that meeting. 
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For each of the six topics, there is a 1-page summary that includes an overview of the Code 

requirements, a summary of the Code concepts and Task Force recommendations, and a report of 

what we heard from the community. The blue sidebars provide initial results from the online 

community survey. 

If you’d like more detail on Commercial and Institutional Code Concepts, you can review the 

materials prepared for the Task Force at the following links: 

• Code Concepts Memo, Part 1: http://tiny.cc/8r03ez (p. 5 of Agenda Packet) 

• Code Concepts Memo, Part 2: http://tiny.cc/ki03ez (p. 3 of Agenda Packet) 

• Project Online Open House: http://arcg.is/18a8zy0 

  

http://tiny.cc/8r03ez
http://tiny.cc/ki03ez
http://arcg.is/18a8zy0
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1. BUILDING/PARKING LOCATION 

Summary of Current Requirements (ADC Section 8.330 

Building Orientation):  The standards in this section 

regulate several aspects of how commercial and 

institutional sites are laid out, including where buildings 

and parking lots can be located, and how they relate to 

the street. The purpose of these standards is to help 

create an attractive streetscape and pleasant pedestrian 

environment. Currently the Code requires the following: 

• Buildings and their entrances must be placed close 

to the street. 

• Parking must be located to the side or rear of 

buildings (though exceptions are allowed when 

site-related challenges make this infeasible, and 

larger sites over 3 acres are allowed to have 

parking in front). 

• Building entrances must be highly visible and 

highlighted with certain design features. 

Code Concepts: The concepts for improving this section of 

the Code involve removing unnecessary language, clarifying some of the standards to make them 

easier to determine whether they are met (i.e., making them more objective), and refining and 

expanding the list of allowed exceptions to the parking location requirement, in order to provide 

better guidance to applicants and staff.  

Task Force Recommendations: 

A majority of the Task Force did not recommend significant 

changes to this section. While several Task Force members 

expressed their belief that there should be no restrictions 

to where parking areas can be located on a site, there was 

not consensus on this topic. Further, results of the 

community survey suggest that comfort and convenience 

for walking should be prioritized, and that community 

members support the requirement for parking to be 

located to the side or rear of buildings (see blue box for 

survey results).  

As a result, the recommended approach would be to clarify 

and refine the standards and potentially expand the 

exceptions.  This recommendation is generally consistent 

with the survey input received to date.  

 
Illustration from ADC 

 

Site with parking to the side 

Community Survey  

54% (13 of 24) think buildings 
should be close to the sidewalk, with 
parking behind or to the side 

68% (15 of 22) think parking doesn’t 
need to be visible from the street 

37% (9 of 24) would prioritize 
comfort and convenience for 
walking over convenience for 
driving, when it comes to parking 
location requirements. 33% would 
prioritize both walking and driving 
equally. Only 16% would prioritize 
convenience for driving. 

Source: Google Street View 
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2. STREET CONNECTIVITY AND INTERNAL SITE CIRCULATION 

Summary of Current Requirements (ADC Section 

3.50):  The design standards regulate certain aspects 

of how internal driveways and parking lots for 

commercial and institutional development are 

designed. The purpose of these standards is to 

provide efficient connections and circulation 

between businesses and nearby properties. The 

current Code requires that: 

• Driveway connections are provided between 

adjacent properties where possible, in order 

to limit vehicles’ use of public roads to travel 

from one property to the next. 

• Sites have internal driveways that resemble public streets and parking lots that are broken 

up into smaller blocks, in order to make sites and parking areas more attractive and easier 

for cars and pedestrians to navigate. 

• Traffic aisles are not located between buildings and the street, in order to promote a 

pedestrian-friendly street edge. 

• Sites ensure safety for both drivers and pedestrians by encouraging slower traffic speeds. 

Code Concepts: Regarding the requirement for driveways to resemble public streets and for parking 

lots to be broken up into smaller blocks, staff doesn’t feel this is feasible for all sites, especially 

smaller sites. One concept considered by the Task Force was to remove this requirement and 

replace it with simpler design standards for internal driveways. Other Code concepts involve minor 

changes to make the standards clearer and easier to apply, and adjusting the standard limiting 

traffic aisles buildings and the street to make it more consistent with the Building Orientation 

section. 

Task Force Recommendation: 

A majority of the Task Force supported removing the 

requirement for mimicking public street patterns and 

blocks, and instead defining design standards for interior 

driveways (such as requiring sidewalks and landscape 

strips). Given input from the community survey, it will be 

important that the revised standards still ensure that large 

parking lots are visually broken up in some manner.  

Other recommendations involve relatively minor 

clarifications and adjustments, as noted in the Code 

Concepts section above.  

 

Commercial site broken into blocks 

Community Survey 

88% (21 of 24) support the 
requirement for driveways to 
resemble public streets and parking 
lots to be broken up into smaller 
blocks 

54% (13 of 24) think that it should 
only apply to large sites (e.g., over 3 
acres) 

Source: Google Earth 
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3. LANDSCAPING FOR LARGE PARKING AREAS  

Summary of Current Requirements (ADC Section 8.350):  For large parking areas (over 75 spaces), 

there are special landscape standards that go beyond the Code requirements for smaller parking 

lots. The purpose of these standards is to minimize the visual impact of large expanses of surface 

parking, to improve environmental and climatic impacts, and to improve pedestrian safety and 

comfort. The Code requires that: 

• Large parking areas must be broken up into 

“pods” of no more than 75 spaces, which must be 

separated by physical breaks provided by 

landscape strips or walkways. City of Albany staff 

have found this standard challenging to interpret 

and apply, and difficult for developments to 

meet.  

• Landscaping must cover at least 7% of the total 

parking area, and one tree must be provided for 

every 8 parking spaces.  

Code Concepts: Options discussed by the Task Force 

included either better defining what constitutes a pod 

so that the standards are easier to administer or eliminate the pod concept while still retaining 

requirements for pedestrian walkways and landscape strips. They also considered whether the 

standards for large parking areas should still apply in cases where the parking is largely hidden 

behind a building and not highly visible from the street. In other words, are the environmental, 

climatic, and pedestrian safety benefits of the landscaping standards still important, even when the 

visual impact is less of a concern. 

Task Force Recommendation:  

The majority of Task Force members support eliminating 

the “pod” concept, while still retaining requirements for 

pedestrian walkways and landscape strips. In addition, a 

smaller majority of Task Force members support retaining 

the landscaping standards for large parking areas, even 

when a parking lot is largely hidden behind a building. This 

is supported by the survey results, which suggest that 

community members think environmental and safety 

benefits of the standards are just as important as aesthetic 

benefits.  

 
Example of a large parking area that meets 

special landscape standards 

Community Survey 

When asked to rate the importance 
of the various benefits of the 
landscape standards… 

75% (18 of 24) rate reduced 
stormwater runoff as very important 

58% (14 of 24) rate reduced climatic 
impacts as very important 

75% (18 of 24) rate safety and 
comfort for pedestrians as very 
important 

Source: Google Street View 

Source: Google Street View 
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4. PEDESTRIAN AMENITIES 

Summary of Current Requirements (ADC 

Section 8.360):  The purpose of these 

standards is to enhance the pedestrian 

experience by providing features 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, and that invite people to 

stop, relax, and socialize. 

Commercial and institutional developments 

are required to provide a certain number of 

pedestrian improvements (amenities) based 

on the size of the buildings on-site. 

Applicants may choose from a menu of 

possible pedestrian amenities (see green 

box). 

Code Concepts: The current Code does not account for the fact that some amenities may provide 

more benefit to the pedestrian than others (e.g., pocket parks may provide more benefit than 

decorative paving). One concept would be to calibrate or “weight” the items in the menu to a give a 

preference for higher-benefit amenities and to allow these features to count more towards the 

requirement. Other concepts include adding features to the menu of acceptable amenities and 

allowing pedestrian amenities within the public right-of-

way to meet the on-site requirement.  

Task Force Recommendation:  

The majority of Task Force members support weighting the 

menu to give a preference for higher-benefit amenities and 

allowing amenities in the right-of-way to count toward the 

requirement. The ratings provided by community survey 

takers for the value of each amenity (see blue box) 

indicates the variation in the perceived value of the 

amenities and could inform the project team’s weighting 

for each item. Task Force members also provided a few 

suggestions for additional features to add to the menu, 

including public art and water features. 

 

Menu of Pedestrian Amenities: 

• 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. 

• Benches or outdoor public seating for at least four 
people. 

• Sidewalk planter(s) enclosing a total of 8 square feet 

• Pocket parks or decorative gardens (minimum usable 
area of 300 square feet). 

• Plazas (minimum usable area of 300 square feet). 

• Street trees 50 percent larger than required by the 
Code. 

• Weather protection (awnings, etc.). 

• Other pedestrian amenities that are not listed but are 
similar in scale and benefit. 

Community Survey 

When asked to rate each amenity on 
a scale of 0 to 4 in terms of the value 
each provides to pedestrians, 
respondents provided the following 
average ratings: 

• Larger street trees: 3.5 

• Weather protection: 3.2 

• Pocket parks or gardens: 3.0 

• Benches or outdoor seating: 2.8 

• Sidewalk planters: 2.8 

• Plazas: 2.7 

• Wider/decorative sidewalks: 2.5 

(24 total responses) 
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5. BUILDING DESIGN 

Summary of Current Requirements (ADC Section 8.330):  The standards for commercial and 

institutional building design include requirements for windows and architectural details. The 

purpose of these standards is to create architectural relief and interest and promote a comfortable 

pedestrian scale and orientation. Currently the Code requires that: 

• Ground floor windows must be provided along 

frontages adjacent to sidewalks.  

• The main front elevation(s) of buildings must meet 

minimum ground floor window coverage 

standards, which vary based on the zoning district:  

o RC, CC, NC, OP & MUC Districts: 25% 

o MS, LE, PB, ES, MUR & WF Districts: 50% 

• Building walls visible from a public street must 

include a combination of architectural elements 

and features (“façade articulation”); the Code lists 

the types of features that are acceptable.  

Code Concepts: These standards lack clarity in several areas, including how they apply on sites 

where more than one elevation faces a public street, and how many architectural features must be 

provided. A straightforward solution to these issues would be to apply a similar approach as the one 

used in the downtown districts (HD, DMU, CB, and WF), which was recently adopted in 2017. The 

downtown standards provide more clarity regarding which facades must meet ground-floor window 

requirements, and for articulation standards, they use a menu approach, allowing applicants to 

select two features among a list of options.  

The Task Force also discussed a desire for more flexibility 

with the window requirements, including allowing 

exceptions under certain circumstances.  

Task Force Recommendations: 

The majority of Task Force members support the idea of 

adapting the downtown districts’ approach to building 

design standards for commercial and institutional 

development in other parts of the city. The majority also 

support allowing exceptions to the minimum ground floor 

window coverage standards, such as when the building is 

set farther back from the street. This is supported by the 

survey results, which suggest that community members 

think ground-floor windows are important, but that a 

requirement may not always be appropriate or necessary 

for every building.   

 
Commercial building with windows and 

architectural details 

Community Survey 

When asked how they feel about 
buildings with ground-floor 
windows… 

88% (21 of 24) agree that they are more 
interesting to walk past 

70% (17 of 24) agree that windows 
make them feel more comfortable 
and/or safer as a pedestrian 

33% (8 of 24) feel that all buildings 
should be required to have ground-floor 
windows 

50% (12 of 24) feel that the requirement 
for ground-floor windows should 
depend on either the type of building or 
use, or the type of street or part of town 

Source: SERA 
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6. COMPATIBILITY REQUIREMENTS 

Summary of Current Requirements (ADC Section 8.3900):  The standards in this section are 

intended to help ensure that commercial and institutional developments are compatible with 

adjacent uses by limiting impacts such as noise, glare, odor, and visual impacts. Currently the Code 

requires that:  

• On-site lighting must be arranged so that light is 

reflected away from abutting properties and streets. 

• Undesirable on-site impacts such as noise, glare, 

odors, dust, or vibrations must be screened; the site 

must also be protected from undesirable impacts 

generated on abutting properties. 

• “Unsightly” exterior improvements such as trash 

receptacles, mechanical equipment, and outdoor 

storage areas must be screened from public streets 

and residential areas. 

• Adequate loading facilities must be provided. 

Code Concepts: Concepts for the screening and lighting standards involve making them clearer and 

more specific, so that they’re easier for applicants and staff to apply. For the loading requirements, 

similar standards are already provided in the Off-Street Parking and Loading sections of the base 

zone articles of the ADC, so duplicate standards should be deleted from Article 8. As for the 

“undesirable impacts” requirements, staff suggests that the existing language is working fine and 

doesn’t need to be changed.  

Task Force Recommendations: 

The majority of Task Force members support establishing 

an objective light-shielding standard to replace the more 

subjective requirement to keep light reflected away from 

abutting properties and streets. The majority also support a 

more specific standard for the screening of “unsightly” 

improvements such as trash receptacles, mechanical 

equipment, etc. This is supported by the survey results, 

which suggest that community members are concerned 

about both light spill and screening—especially when 

residential property or the street is affected. 

 
Screening of trash receptacles 

Community Survey 

When asked how concerned they 
are about light spilling over onto 
adjacent properties… 

50% (12 of 24) say it’s almost always a 
concern 

41% (10 of 24) say it’s only a concern if 
it impacts residential property 

When asked how concerned they 
are about screening of “unsightly” 
improvements… 

58% (14 of 24) say it’s almost always a 
concern 

29% (7 of 24) say it’s only a concern 
when visible from either residential 
property or from the street 

Source: Google Street View 
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