
 
JOINT CITY COUNCIL & PLANNING COMMISSION  

AGENDA 
 

cityofalbany.net 
   

Microphones will be muted and webcams will be turned off for 
presenters and members of the public unless called upon to speak. 

If participant(s) disrupt the meeting, the participant(s) microphone 
and webcam will be turned off. 

If disruption continues, the participant(s) will be removed from the 
meeting.  

Monday, February 8, 2021 
This meeting will be conducted remotely.  

At 5:15 p.m., join the meeting from your computer, tablet, or smartphone,  
by clicking the link below: 

https://www.gotomeet.me/CommunityDevelopmentCityofAlbany/pc 

You can use your microphone or dial in using your phone. 

Call: 1-571-317-3122 (long distance charges may apply) 

Access code/Meeting Id: 498-239-709 
 

1. CALL TO ORDER 
 

2. PLEDGE OF ALLEGIANCE  
 

3. ROLL CALL 
 

4. SCHEDULED BUSINESS 
a. Expanding Housing Options project; code concepts 
b. Next steps 
 

5. ADJOURNMENT 
 

 

 

 

 

 

Due to Governor Brown’s Executive Orders limiting public gatherings during the COVID-19 pandemic, 
this meeting is accessible to the public via phone and video connection. Remote access information is 

listed at the top of this agenda. 

 

https://www.gotomeet.me/CommunityDevelopmentCityofAlbany/pc


Expanding Housing Options 
DEVELOPMENT CODE AMENDMENTS TO SERVE ALL OF ALBANY 

 

 

Project Overview and Purpose (Task 2.5)1  
DAT E  2/1/21 

TO City of Albany City Council and Planning Commission 

F RO M Cathy Corliss and Kate Rogers, APG 

C C  City of Albany Expanding Housing Options Project Team 

 

This memo provides an overview of the Expanding Housing Options project purpose, process, and background.  
Much of this information was presented at the first Expanding Housing Options Joint Work Session on November 
16, 2020. Given that, this memo is primarily intended for those members of the Albany City Council and Planning 
Commission who were unable to participate in the first project work session or as a refresher to other members.  

The “Expanding Housing Options” project will lead to updates to the Albany Development Code (ADC) to:  

• Improve housing choices in the short term, and housing 
affordability in the long term, for Albany residents.  

• Help Albany comply with House Bill 2001—a recent state law 
requiring cities to enhance housing options in residential areas 
by permitting “Middle Housing.”  

• Update the City’s Land Division and Planned Development 
standards as recommended by the 2017 code review process 
and the City’s Manufactured Home standards as identified in 
Phase 2 of the ADC update project. 

Housing needs vary. Currently, many people are paying too much for the housing they have and are limited to 
renting or buying detached single-unit homes. Small families, young adults, and the growing population of 
elderly need housing options that offer a smaller footprint, lower maintenance, and easier access to public 
transportation, services, and social opportunities. These options are not generally available in neighborhoods 
composed exclusively of single detached housing that requires high maintenance and transportation costs.  

Enabling more housing and a greater variety of housing options can impact affordability, and thus help address 
racial and economic equity. In addition, the project will explore ways to increase the affordability of middle 
housing as well as remove barriers that would discourage the development of all middle housing through 
unreasonable costs or delay. The outcome of this project will shape how the community develops and will 
expand opportunities for where people can choose to live, and what type of homes they live in.  

 

1 This project is funded by Oregon general fund dollars through the Department of Land Conservation and 
Development. The contents of this document do not necessarily reflect the views or policies of the State of Oregon. 

The “Expanding Housing 
Options” project is just one part 
of a broader effort on the part 
of the City of Albany to address 
housing affordability and 
related issues facing the City. 
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Middle Housing 
Middle housing refers to a range of attached or clustered housing types that are typically built at a similar scale 
as single-family detached houses. For the purpose of this project (and House Bill 2001), middle housing refers to: 

• Duplexes  
• Triplexes 

• Quadplexes 
• Townhouses  

• Cottage clusters 

The term “missing middle” housing was coined by urban planner Daniel Parolek to refer to housing that fits in 
between single-family homes and larger apartment buildings but that’s largely been missing from most cities’ 
neighborhood patterns for the last 70 years.  

 

Middle housing was common in neighborhoods in most communities prior to World War II. However, many 
cities (including Albany) now prohibit or significantly limit middle housing in single-family neighborhoods 
through zoning regulations that categorize it as “multi-family housing.” Today, Albany only allows many of these 
housing types in its medium density and mixed-use zoning districts. This project is an opportunity to expand 
housing options in more neighborhoods by allowing middle housing in Albany’s single-family zones. To learn 
more about HB 2001 implementation in Albany see page 4 of this memo and the Task 1 Code Audit. [Link to 
audit: https://bit.ly/3asb4Ap]   

Land Divisions and Planned Development 

The Land Division and Planned Development regulations in Article 11 were identified in the City’s 2017 
code audit as key issues for evaluation and possible amendment. The intent of any recommended Code 
amendments will focus on achieving the following goals:  

• Ensure there is a clear and objective path for residential subdivisions;  

• Streamline review procedures where limited discretion is needed; 

• Ensure that Planned Development is useful for a broad range of innovative developments; and 

• Consider changes to Land Division standards that may be needed for compliance with HB 2001. 

Manufactured Homes 
Article 10 of the ADC provides standards for Manufactured Home Development. This includes standards for:  

https://bit.ly/3asb4Ap
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• Manufactured homes on individual lots; and 
• Manufactured home parks.  

We will be exploring regulatory options for manufactured homes and manufactured home parks that are 
available to the City as part Code Concepts.  

PROJECT SCHEDULE2 
 

 

Joint Planning Commission / City Council Work Sessions 

Joint PC/CC work session #1 
11/16/20 

Reviewed and provided direction on the Audit Report and 
Engagement Strategy 

Joint PC/CC work sessions #2  
2/8/21 

Review and provide direction on the Code Concepts – Part 1 
• Allowing Middle Housing in Residential Zones 
• Duplexes 
• Triplexes and fourplexes 
• Townhouses 

Joint PC/CC work sessions #3 
2/22/21 

Review and provide direction on the Code Concepts – Part 2 
• Cottage Clusters 
• General Development Standards and Public Improvements  
• Land Division and Planned Development  
• Manufactured Homes 

Joint PC/CC work sessions #4 
4/26/21 Review and provide direction on draft plan and code amendments, 

which cover all the topics in the Code Concepts 
Joint PC/CC work sessions #5 
5/10/21 

 

2 The City requested and received a grant from DLCD to assist with HB 2001 implementation. The portions of the Expanding 
Housing Options project funded by the grant must be completed by the end of May 2021. 
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Public Engagement Opportunities 
The Project Team has been actively engaged in implementing the public engagement activities outlined in the 
Public Engagement Strategy that we discussed at the first Joint Work Session. [Link to Public Engagement 
Summary: https://bit.ly/2MeZGjf]   

• The project webpage provides background on the Housing Option project as well as links to project 
documents and reports. [www.cityofalbany.net/hb2001] 

• An Online Housing Options Project Survey is available on the web page. The short user-friendly survey, 
which was designed to be accessible to the community, doesn’t require any particular knowledge of 
land use or housing issues.  The City has been encouraging participation through the City Bridges 
Newsletter, social media, email notifications to interested parties, and other means.  We encourage you 
to take the survey. [https://www.surveymonkey.com/r/73QKRSC]  

• Focus Group Meetings to discuss ideas and issues related to middle housing and housing in general are 
currently scheduled to occur between Joint Work Sessions 2 and 3, so the Project Team will be able to 
report the results at Joint Work Session 3.  

BACKGROUND AND OVERVIEW OF HOUSE BILL 2001  
The Oregon Legislature passed House Bill 2001 (HB 2001) in August 2019 in an effort to respond to concerns 
about the availability and affordability of housing. HB 2001 requires Oregon cities with populations over 25,000 
to adopt zoning code regulations and comprehensive plan amendments to allow: 

• Duplexes on each lot or parcel zoned for residential use that allows for the development of detached 
single-family dwellings; and  

• Triplexes, quadplexes, cottage clusters, and townhouses in areas zoned for residential use that allow for 
the development of detached single-family dwellings. 

The City “may regulate siting and design of middle housing.” However, it may not adopt standards or 
requirements that result in unreasonable cost or delay in the development of middle housing. The Department 
of Land Conservation and Development (DLCD) recently completed the process of drafting the Oregon 
Administrative Rules (OARs) that will guide cities’ implementation of middle housing requirements (OAR Chapter 
660, Division 46, Middle Housing in Medium and Large Cities). The rules include minimum standards for 
compliance with HB 2001 as well as a model code for middle housing. The final rules were adopted at the 
December 9, 2020 hearing of the Land Conservation and Development Commission.  

The City of Albany is required to adopt standards that are consistent with state regulations by June 30, 2022. If 
the City does not meet the project deadline, the State’s Model Code for Large Cities (“model code”) will 
automatically apply.  

Applicable Zones 
HB 2001 requires that Large Cities allow: 

• Duplexes on each lot or parcel zoned for residential use that allows for the development of detached 
single-family dwellings; and  

https://bit.ly/2MeZGjf
https://www.cityofalbany.net/hb2001
https://www.surveymonkey.com/r/73QKRSC
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• Triplexes, quadplexes, cottage clusters, and townhouses in areas zoned for residential use that allow for 
the development of detached single-family dwellings. 
 

In Albany, “zoned for residential use” means the City will need to permit middle housing in these zoning 
districts: 

• RR—Residential Reserve District 
• RS-10—Residential Single-Family District 
• RS-6.5—Residential Single-Family District 
• RS-5—Residential Single-Family District  
• HM—Hackleman-Monteith District 
• RM—Residential Medium Density District 

It doesn’t include areas zoned primarily for commercial, industrial, agricultural or public uses even if those zones 
also allow residential uses. 

While duplexes must be allowed on every residential lot where a single-family detached (SFD) dwelling can be 
built, OAR 660-046-0205 allows the City to regulate or limit development of other middle housing types in the 
following areas: 

• Goal-Protected Lands – Cities can limit middle housing development other than duplexes in areas 
protected or designated pursuant to a statewide planning goal. In Albany, that includes the Natural 
Resource Overlay districts in Article 6 (Floodplain Overlay, Hillside Development Overlay, Significant 
Natural Resource Overlay, and Willamette River Greenway Overlay). NOTE: While Albany can regulate 
middle housing in its historic districts by applying the same form, design, and procedure standards in 
Article 7 that apply to single-family detached dwellings, it cannot prohibit middle housing development 
in historic districts. The City also cannot prohibit middle housing within the Willamette River Greenway 
Overlay, but can regulate middle housing under the review criteria provided in Article 6 provided those 
criteria are clear and objective. 

• Master Planned Communities – Large Cities can regulate or limit middle housing other than duplexes in 
Master Planned Communities (as defined in OAR 660-046-0020), but must meet certain density targets. 
Albany does not have any adopted master planned communities; therefore, this provision does not 
apply. 

• Lands Impacted by State or Federal Law – Cities must demonstrate that limiting middle housing is 
necessary to implement or comply with an established state or federal law or regulation on these types 
of lands. This provision likely does not apply in Albany except possibly on lands that are already covered 
under “Goal-Protected Lands”. 

Statutory and OAR Requirements 
HB 2001 and associated statutes (ORS 197.758) define which zones must allow middle housing, set general 
parameters regarding cities’ application of siting and design standards, and provide specific definitions for 
certain housing types (townhouses and cottage clusters). The Oregon Administrative Rules (Chapter 660, 
Division 46) guide cities’ regulation of middle housing by outlining a set of specific criteria and minimum 
standards that cities must meet to comply with HB 2001. The rules for complying with HB 2001 are fairly 
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prescriptive in defining what cities can and cannot do. However, the City has some flexibility to make certain 
decisions related to its Development Code updates:  

• Siting Standards – The City can adopt siting standards for middle housing, within limits. The OARs 
specifically limit certain siting standards, such as minimum lot size, setbacks, height, lot coverage, and 
off-street parking requirements. The limitations for duplexes are stricter than for other middle housing 
types. The rules generally state that duplex standards cannot be more restrictive than those applicable 
to detached single-family dwellings. The OARs also limit cities’ ability to cap residential density for 
middle housing. 

• Design Standards – The City can also adopt design standards for middle housing besides duplexes (i.e. 
triplexes, quadplexes, cottage clusters, and townhomes). However, the City will need to justify new 
design standards and demonstrate how they do not cause unreasonable cost or delay (based on a set of 
factors determined by the OARs). The Middle Housing Model Code has design standards the City may 
use, and the City may also apply standards already in use for detached single-family dwellings without 
needing to further justify those standards.  

• Sufficient Infrastructure – The City can rely upon its adopted infrastructure standards and require that 
sufficient infrastructure be provided for new middle housing. “Sufficient Infrastructure” is defined as the 
following level of public services to serve new Triplexes, Quadplexes, Townhouses, or Cottage Cluster 
development:  
o Connection to a public sewer system capable of meeting established service levels.  
o Connection to a public water system capable of meeting established service levels.  
o Access via public or private streets meeting adopted emergency vehicle access standards to a city’s 

public street system.  
o Storm drainage facilities capable of meeting established service levels for storm drainage. 

This means that the City will retain the ability to limit middle housing development in areas that lack 
sufficient infrastructure (e.g., areas served by septic systems without available sewer connections), but 
must allow an applicant to improve infrastructure to achieve established service levels if so desired.  

• Conversions. Middle housing can be created by internally subdividing or adding onto existing single-
family detached dwellings. This is often favorable to communities because it creates additional units 
while preserving existing structures. The OARs limit some of the standards that cities can apply to 
middle housing created through conversion of existing SFDs. 

• Procedures. The OARs require that middle housing be subject to the same approval process as single-
family detached dwellings, and subject to only clear and objective standards, conditions, and 
procedures, unless discretionary standards and criteria have been adopted for historic districts, in 
accordance with ORS 197.307(5).  

• Optional “Performance Metric Approach.” As written, the state’s rules provide cities with the option of 
applying different minimum lot size and maximum density standards than the standards otherwise 
outlined in OAR 660-046 (this is allowed only for middle housing other than duplexes). To pursue these 
alternative lot size/density standards, the City would need to demonstrate that middle housing would 
be allowed on a certain percentage of residential lots in the applicable zones as follows: 

 



PROJECT OVERVIEW AND PURPOSE  7 OF 7 

EXPANDING HOUSING OPTIONS FEBRUARY 1, 2021 

Triplexes – Must be allowed on 80% of lots 
Quadplexes - Must be allowed on 70% of lots 
Townhouses - Must be allowed on 60% of lots 
Cottage Clusters – Must be allowed on 70% of lots 

In addition, the City would need to ensure the equitable distribution of middle housing by allowing at 
least one middle housing type (other than duplexes) on 75% of all lots in applicable residential zones 
within each census block group in the city. For example, the City could require, say, a minimum lot size 
of 8,000 sf for cottage clusters in the RS-5 district (which would exceed the OAR minimum lot size 
standard of 7,000 sf) ONLY IF it could demonstrate that cottage clusters would still be allowed on 70% of 
all lots across applicable zoning districts given existing lot sizes. In other words, 70% of existing lots 
would need to be 8,000 sf or larger for this option to work. 
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I. INTRODUCTION
This report identifies initial code concepts and solutions for the Expanding Housing Options project as well as key issues for discussion at the upcoming February 
8th joint Planning Commission/City Council work session. The report: 

• Builds off the findings of the Comprehensive Plan and Code Audit, which identified regulations in the current Albany Development Code (ADC or Code) 
and Comprehensive Plan that need to be updated to comply with Oregon Administrative Rules (OAR) Chapter 660, Division 46 (hereafter referred to as 
“the OAR”). NOTE: We anticipate the Comprehensive Plan needing relatively minor changes, primarily for consistency with middle housing Code 
amendments. Therefore, we did not include the concepts for Comprehensive Plan amendments in this report. Link to Plan and Code Audit:
https://bit.ly/3asb4Ap.

• Identifies initial solutions and concepts for Code amendments.

• Highlights key options for the City of Albany to consider in its approach to regulating middle housing. Part 2 of the Code Concepts report will also 
highlight options for updating the City’s standards for Land Divisions and Manufactured Homes.

For additional background about middle housing and the City of Albany’s Expanding Housing Options project see the Project Overview and Purpose 
memorandum. 

What this Memo Covers 
We will be reviewing draft Code Concepts at two joint work sessions with the Planning Commission and City 
Council—on February 8 and February 22, 2021. To keep the content manageable, we have split the Code 
Concepts into two parts. This memo comprises Part 1 and covers the following topics:  

Code Concepts (part 1) 
A. Allowing Middle Housing in Residential Zones
B. Duplexes
C. Triplexes and Fourplexes
D. Townhouses

We will cover the remaining Code Concept topics at the second work session on February 22. Part 2 of the Code 
Concepts memo will cover the following topics: 

• Cottage Clusters
• General Development Standards and Public Improvements (including parking)
• Manufactured Homes
• Land Divisions and Planned Development

What are Code Concepts?  
Code Concepts describe potential code 
amendments in a simplified, conceptual 
way. You’ll find that not all of the details 
are worked out in the concepts – that’s 
intentional. Our hope is to get 
preliminary input and direction from the 
Planning Commission and City Council 
on the concepts before drafting any 
detailed code language. 

https://bit.ly/39QfxMP
https://bit.ly/3asb4Ap


CODE CONCEPTS   3 OF 20 

 
EXPANDING HOUSING OPTIONS JANUARY 28, 2021 

Code concepts presented in this memo reflect the changes needed to implement the OAR for these middle housing types. Many of the necessary changes are 
straightforward and are simply needed for minimum compliance with the OAR. In some cases, the Project Team has made recommendations for a proposed 
concept that is either not required by the OAR or for which other approaches are possible. These recommendations are in italics.  

Discussion and Questionnaire 
Within this memo, we have included opportunities for Planning Commissioners and City Councilors to provide feedback. Instead of providing a separate 
questionnaire, we have embedded questions and space to comment within the memo itself. The intent is to make it easy for you to indicate your preferences 
where options are presented, and to note any questions or concerns regarding the Code Concepts. Areas where the Project Team is seeking specific input and 
direction are identified as “Discussion Questions.” Fillable sections of the PDF are highlighted in yellow. We are hoping this approach will help facilitate the 
discussion at the work session by focusing on areas of concern as well as give us a sense of overall PC/CC direction following the meeting. It will also help us if we 
run out of time during the meeting and cannot get to all your comments. To the extent you are able, please respond to the questions before the meeting and 
note the topics you would like to discuss (e.g., where you do not concur with a code concept). Following the meeting, please add or update responses as needed 
and return the filled-out document to the City (Email: jeff.blaine@cityofalbany.net). 

II. CODE CONCEPTS – PART 1 

A. Allowing Middle Housing in Residential Zones 

HB 2001 and the OAR require that cities allow middle housing in areas zoned for residential use that allow for the development of detached single-family 
dwellings. 

This section of the memo identifies initial recommendations for amending the ADC’s definitions and use regulations to comply with this requirement. 

The ADC currently classifies residential dwellings into three main Residential Use Categories (per Article 22). As currently defined, triplexes, fourplexes, and 
cottage clusters would all fall into the multiple family definition and use category because they have three or more units. This creates issues for HB 2001 
compliance because the multi-family standards generally do not comply with the OAR for these middle housing types.  

Article 3 contains the City’s Residential Zoning Districts.  Albany will need to permit middle housing in these zoning districts: 

• RR—Residential Reserve District 
• RS-10—Residential Single-Family District 
• RS-6.5—Residential Single-Family District 
• RS-5—Residential Single-Family District  
• HM—Hackleman-Monteith District 
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• RM—Residential Medium Density District 

The types of uses that are permitted in these zones are listed in a “Schedule of Permitted Uses.”  The fundamental change that is needed is to update the 
Schedule of Permitted Uses to allow outright all middle housing types in all residential zoning districts that allow the development of single-family detached 
dwellings (SFDs).  

In addition to the zoning districts noted above, the City could choose to update the following zoning districts for consistency with the OAR: 

• RMA—Residential Medium Density Attached District.  The City is not required to amend the RMA district to accommodate middle housing (since SFDs 
are not permitted). However, since middle housing will be permitted outright in the other residential districts, it may make sense to permit townhouses, 
triplexes, fourplexes, and cottage clusters outright in RMA as well (rather than continuing to require Site Plan Review). In RMA, multi-family housing with 
five or more units would still be subject to Site Plan Review. 

• MUR - Mixed Use Residential District. Because the MUR district implements a Village Center (rather than a residential) Comprehensive Plan designation, 
the district does not meet the definition of “zoned for residential use.” Therefore, the City is not required by HB 2001 to allow middle housing in MUR. 
However, the MUR district already permits the following middle housing: 
 Permitted outright - single-family (including townhouses) and two-family dwellings (i.e., duplexes)  
 Permitted with Site Plan Review - multi-family dwellings (including triplexes and fourplexes)  

A relatively minor change for MUR would be to no longer require Site Plan Review for triplexes and fourplexes since they will no longer be defined as 
“multi-family.” This would establish a consistent approach for triplexes and fourplexes in residential (and mixed-use residential) zones throughout the 
city.  

Initial Concepts for Section A. Allowing Middle Housing in Residential Zones 

Code Concepts 

1) Provide new or updated definitions of the following (Article 22): 

a) Duplex – Revise definition to be consistent with the OAR and state that both units are on a single lot (to distinguish from two townhouse units). 

b) Dwelling, multiple family – Update to exclude triplexes, fourplexes, and cottage clusters. 

c) Cottage Cluster – Create new definition consistent with the OAR: “groupings of no fewer than four detached housing units per acre with a 
footprint of less than 900 square feet each and that include a common courtyard.” 
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d) Fourplex and Triplex – Revise definitions to be consistent with the OAR and state that the units are on a single lot (to distinguish from three or 
four townhouse units). 

e) Townhouse – Update for consistency with the OAR and consolidate this definition with the existing definition of “Dwelling, Single-Family 
Attached” 

2) Create a new middle housing use category and modify the other use categories as necessary to reflect this change (Article 22).  

3) Update the Schedule of Permitted Uses in the Residential Zones (Article 3) to allow all middle housing types in the RR, RS-10, RS-6.5, HM, RS-5, and 
RM districts outright (i.e., assign the use allowance as “Y”, yes, to these housing types). 

4) Update the Schedule of Permitted Uses for the Residential Medium Density Attached (RMA) 
district to allow outright townhouses, triplexes, fourplexes, and cottage clusters.  

This approach is recommended by the Project Team so that the higher density residential zone does 
not end up being more restrictive than the lower density zoning districts; however, it is not required 
by the OAR.   

Do you concur with the recommended 
approach for the RMA District? Yes/No/Other 
(if “other” please clarify) 

 

  

5) Update the Schedule of Permitted Uses for the Mixed Use Residential (MUR) district to allow 
outright triplexes and fourplexes (instead of requiring Site Plan Review).  

This approach is recommended by the Project Team for consistency; however, it is not required by 
the OAR.   

Do you concur with the recommended 
approach for the MUR District? Yes/No/Other 
(if “other” please clarify) 

 

 

Comments, Questions or Concerns about the Code Concepts in Section A? 
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B. Duplexes 

“Duplex” means two attached dwelling units on a Lot or Parcel.  

 

 

 

 

 

 

 

 

 

As noted previously, the OAR requires that cities allow duplexes on each lot or parcel that allows for the development of a single-family detached dwelling and 
duplexes generally must be subject to the same (or less restrictive) standards as apply to single-family detached dwellings (SFD)—including standards for 
minimum lot size, setbacks, height, and lot coverage.  

Currently, duplexes are not permitted in the RR or HM districts and in the RS-10, RS-6.5, and RS-5 districts, duplexes are only permitted on specific lots. The ADC 
development standards will need to be revised accordingly—particularly minimum lot size for duplexes.  

  

Units in a 
duplex can be 
side-by-side or 
stacked. 
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Initial Concepts for Section B. Duplexes 

Code Concepts 

1) Minimum Lot Size – The code concept is to change the average minimum lot sizes for duplexes in Article 3 to match those for single-family detached in RR 
through RM as required by the OAR. In the RMA district, single-family detached dwellings are not allowed, but duplexes are currently allowed on 3,600 sf 
lots.  See table below, which is an excerpt from Table 3.190-1. Text in red is a code concept.  It’s not in the current code.   

 

 RR RS-10 RS-6.5 HM RS-5 RM RMA 

Single-family detached 
and duplexes (1) 

5 acres (16) 10,000 sf 6,500 sf 5,000 sf 5,000 sf 3,500 sf Single-family 
detached: N/A 

Duplex: 3,500 sf 

(1) Section 3.220 bonus provisions may reduce minimum lot size and area, such as alley access. NOTE: These are 
average minimum lot sizes.  

 

So that the RMA district does not end up being more restrictive than the other lower-density zones, the 
Project Team recommends reducing the minimum lot size for duplexes in RMA from 3,600 sf to 3,500 sf.  

 

Do you concur with reducing the duplex lot size 
in the RMA District? Yes/No/Other (if “other” 
please clarify) 

 

 

2) Setbacks – Albany’s setback standards for duplexes comply with the OAR because they apply to all housing types in each zone. No changes proposed. 
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3) Maximum lot coverage – The City of Albany defines “Lot Coverage” as: 

“That portion of a lot which, when viewed directly from above, would be covered by a building, or 
structure, pavement, or any area not vegetated or in a naturally permeable state. Lot coverage for single-
family detached development shall only include the area of the lot covered by buildings or structures.” 

Generally, the OAR allows cities to apply the same maximum lot coverage standard to middle housing as 
applies to SFD.  Other than the exception provided to SFDs (see below), Albany’s current standards 
comply because they apply to all housing types in each zone. 

 

 RR RS-10 RS-6.5 HM RS-5 RM RMA 

Maximum Lot 
Coverage (9) 

20% (11) 50% 60% 60% 60% 70% 70% 

 

There is an exception for SFDs in the definition of “Lot Coverage” and in Note 9 of the Development Standards table. The exception excludes paved 
areas such as driveways and patios in the lot coverage calculation for SFDs.  Lot coverage for all other development types includes paved areas in 
addition to buildings or structures. As required by OAR, this will need to be revised to ensure that the lot coverage standard for duplexes is no more 
restrictive than it is for SFDs.  

The Project Team recommends applying the exception for single-family detached dwellings in the 
definition of “Lot Coverage” and in Note 9 to middle housing as well, so that middle housing and 
detached single family dwellings are treated the same.   

Do you concur with the recommended 
approach? Yes/No/Other (if “other” please 
clarify) 

 

 

4) Height – Current maximum height standards comply with the OAR because all zones allow at least 30 ft in height. No changes proposed. 
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5) Design Standards. Currently, the single-family design standards in Article 8 apply to SFDs, manufactured homes, duplexes, two detached units, and single-
family attached units (townhouses). Per OAR compliance, the City can continue applying these to duplexes, as long as the standards do not scale by the 
number of units (e.g., special requirements for main entries cannot apply to each unit). NOTE: middle housing created through conversion of, or addition 
to, an existing SFD cannot be subject to design standards. 

a) Home Orientation. This current standard requires at least one main entry of each new home to face the street, be at a 45-degree angle from the 
street, or open onto a porch that faces the street.  The only proposed change is to revise the standard so that it applies to the overall building, not 
each dwelling (thereby addressing the “scaling” issue noted above). 

b) Street-Facing Windows. This current standard requires that a minimum of 15% of all street-facing facades be covered by windows or main entry 
doors. No changes are proposed for this standard.  

c) Additional Standards for Infill and Redevelopment. The infill standards are intended to ensure that new construction is compatible with surrounding 
development. As presently written, infill standards apply when more than 75% of abutting lots have a dwelling. The infill standards require new 
homes to match features of nearby homes related to: Minimum and Maximum Front Setbacks, Required Garage or Carport, and Maximum Building 
Height.  As noted in the Plan and Code Audit, each of the infill standards violates the minimum OAR requirements if applied to certain types of middle 
housing. The Audit also identified the infill standards as a significant barrier to middle housing development. (NOTE: These standards were amended 
as part of the ADC Amendments Project to make them easier to implement. However, Albany staff continues to have concerns about how 
complicated the standards are, and to question their necessity, even for single-family development.)  As a reminder, Infill Standards such as these are 
not a tool commonly used in other jurisdictions.  As part of the Development Code Amendments project, APG, the Task Force, and City staff 
recommended removing the Infill Standards.  

Now that the Infill Standards have been found to not be compliant with HB 2001, the Project Team 
again recommends deleting them.  Because they do not comply with HB 2001; they cannot be 
applied to middle housing, and it does not make sense to apply them to single-family detached 
dwellings but not duplex or other middle housing types that will be allowed on the same lots. 

Do you concur with the recommended 
approach? Yes/No/Other (if “other” please 
clarify) 

 

 

Comments, Questions or Concerns about the Code Concepts in Section B? 
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C. Triplexes and Fourplexes 

“Triplex” or “Fourplex” means three or four attached dwelling units on a Lot or Parcel.  

 

 

 

 

 

 

 

 

 

The OAR requires that triplexes and fourplexes be allowed in areas that allow for the development of a single-family detached dwelling. As noted previously, 
triplexes and fourplexes currently fall under the multiple family definition and use category, but the multi-family standards do not comply with the OAR for these 
middle housing types. We propose to revise the definitions to separate triplexes and fourplexes from multi-family. The development standards in Article 3 will 
also need to be revised to comply with the OAR for these housing types. And a new/revised set of design standards will need to be developed for triplexes and 
fourplexes, since the Multiple Family Design Standards in Article 8 will no longer apply. 

  

Units in a triplex 
or fourplex can 
be side-by-side 
or stacked. 
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Initial Concepts for Section C. Triplexes and Fourplexes 

Code Concepts 

1) Minimum Lot Size – The code concept is to revise minimum lot sizes to meet minimum OAR compliance. The OAR bases the allowable minimum lot size 
on the minimum lot size applicable to SFDs. Triplexes are allowed a minimum lot size as low as 5,000 sf. Where the SFD minimum lot size is over 5,000 sf, 
the minimum for triplex must be the same as for SFD. Fourplexes are allowed a minimum lot size as low as 7,000 sf. Where the SFD minimum lot size is 
over 7,000 sf, the minimum for fourplex must be the same as for SFD. See table below. Text in red is a code concept. It’s not in the current code.  

 RR RS-10 RS-6.5 HM RS-5 RM RMA 

Single-family detached 
(1) 

5 acres (16) 10,000 sf 6,500 sf 5,000 sf 5,000 sf 3,500 sf N/A 

Triplex 5 acres 10,000 sf 6,500 sf 5,000 sf 5,000 sf 5,000 sf 5,000 sf 

Fourplex 5 acres 10,000 sf 7,000 sf 7,000 sf 7,000 sf 7,000 sf 7,000 sf 

(1) Section 3.220 bonus provisions may reduce minimum lot size and area, such as alley access.  

Similar to duplexes, the Project Team recommends modifying the minimum lot size for triplexes and 
fourplexes in RMA to be consistent with the RM district. 

Do you concur with the recommended 
approach for the RMA district? Yes/No/Other (if 
“other” please clarify) 

 

 

2) Setbacks – Albany’s setback standards for triplex and fourplex comply with the OAR because they apply to all housing types in each zone.  No changes 
proposed.  

3) Height – Current maximum height standards comply with the OAR because the zones allow at least 30 ft in height. No changes proposed. 

4) Maximum lot coverage –Generally, the OAR allows cities to apply the same maximum lot coverage standard to middle housing as applies to SFD. As noted 
above for duplexes, the Project Team recommends applying the special exception for SFD to middle housing as well so that lot coverage is calculated the 
same way for both. By exempting paved areas from lot coverage calculations for middle housing (in the same manner as SFD), triplex/fourplex buildings 
can occupy more of the site. Not only does this comply with the OAR, it also addresses a potential barrier to development, which was identified in the 
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Code Audit for triplexes and fourplexes. The Audit noted that in certain zoning districts, the current lot coverage standards may not accommodate the 
necessary footprint for triplex or fourplex development—especially for side-by-side units (as opposed to stacked). This revision would also bring Albany 
more in line with other communities, many of which only include structures in the lot coverage calculation. 

 

5) Design Standards. As noted previously, the Project Team proposes to separate triplexes and fourplexes from the definition of multi-family; therefore, the 
multi-family design standards in Article 8 will no longer apply. The OAR allows cities to apply the same design standards to middle housing that apply to 
SFD, as long as the standards do not scale by the number of dwelling units (e.g., special requirements for main entries cannot apply to each unit). For 
types other than duplexes, the City can also adopt design standards in the Model Code for Large Cities. Any other standards that do not apply to SFD or 
are not in the Model Code will need to be justified by demonstrating that standards do not, individually or cumulatively, cause unreasonable cost or delay 
for middle housing. 

 

The Project Team recommends applying the single-family Home Orientation and Street-Facing Windows design 
standards (described above in Section B) to triplexes and fourplexes. (Note: The Home Orientation standards 
would be revised to apply to the overall building, rather than each dwelling, to address the scaling issue as noted 
above).  

We also recommend adapting some additional Model Code standards for Albany’s Code (see below). 

Do you concur with the recommended 
approach? Yes/No/Other (if “other” please 
clarify) 
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a) Garages and Off-Street Parking Areas – These standards limit the width of garages and off-street parking areas between a triplex/fourplex and the 
street to a combined width of 50% of the street frontage (see Model Code Figure 18 below). 

Under the current ADC, parking areas for triplexes and fourplexes (as multi-family development) are restricted between the building and the street. 
The Model Code standard would be less restrictive than these current standards but would help promote a pedestrian-friendly environment by 
ensuring that parking areas would not completely dominate the streetscape for triplexes and fourplexes. 

The Project Team recommends adapting this Model Code standard for triplexes and fourplexes in the ADC. 
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b) Driveway Approach – These Model Code standards limit the total width of all driveway approaches to 32 feet per frontage. They allow driveways to 
be separated when access is from a local street (see Model Code Figure 19). They also limit the total number of driveways on corner lots (see Model 
Code Figure 21). 

ADC 12.100 currently allows up to four multi-family units that front on a public street to have separate driveways, each of which is allowed up to 24 
feet in width. On a larger lot this could theoretically allow 96 total feet of driveway width—each driveway only separated by 5 feet.  
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D. Townhouses 

 “Townhouse” means a dwelling unit that is part of a row of two or more attached units, where each unit is located on an individual Lot or Parcel and shares at 
least one common wall with an adjacent unit.  

 

 

 

 

 

 

 

 

 

The Project Team recommends a hybrid of the City’s current standards, which allow wider driveways, and 
the Model Code standards, which limit the number of driveway approaches and total width per frontage. 
The intent would be to limit the number of curb cuts, which would benefit pedestrians, and would also help 
to maximize on-street parking. 

Do you concur with the recommended approach 
for adapting Model Code design standards? 
Yes/No/Other (if “other” please clarify) 

 

 

Comments, Questions or Concerns about the Code Concepts in Section C? 

 

 

 

 

Townhouses are 
each on their 
own lot so 
they’re always 
in a row. 
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Townhouses are currently permitted (as “single-family attached”) in the RS-5, RM, and RMA districts. They are permitted in RS-10 and RS-6.5 only as part of a 
Planned Development or Cluster Development. The OAR requires that townhouses be allowed in areas that allow for the development of a SFD. 

The development standards in Article 3 will need to be revised to comply with the OAR for these housing types. The City may also consider revising/adding 
design standards in Article 8, as discussed below. 

Initial Concepts for Section D. Townhouses 

Code Concepts 

1) Minimum Lot Size – The code concept is to revise minimum lot size for townhouses to meet minimum OAR compliance. Per the OAR, the average 
minimum lot size for townhouses cannot exceed 1,500 sf. See table below. Text in red is a code concept. It’s not in the current code. The Project Team 
also recommends modifying the minimum lot size for townhouses in RMA to be consistent with the other zoning districts.  

 RR RS-10 RS-6.5 HM RS-5 RM RMA 

Single-family, attached 
(14)(1) 

N/A N/A N/A N/A 2,800 sf 2,400 sf 1,800 sf 

Townhouse (14), (1) 1,500 sf 1,500 sf 1,500 sf 1,500 sf 1,500 sf 1,500 sf 1,500 sf 
 

2) Maximum Density – Albany generally regulates density in its residential zones by minimum lot size, except in the RM and RMA zones, where density is 
regulated based on maximum units per acre. The OAR allows cities to limit density for townhouses to four times the allowed density for SFD, or 25 units 
per acre, whichever is less dense. However, the average minimum lot size cannot exceed 1,500 sf. The density and the lot size standards work together to 
allow smaller individual townhouse lots without exceeding overall density specified in the OAR.  

This issue could be addressed in the Code by establishing the minimum area of the parent parcel (on a per-unit basis) in each zone—see table below. The 
allowed townhouse density in RR and RS-10 would be four times the allowed density for SFD; the allowed density in RS-6.5, HM, RS-5, and RM would be 
25 units per acre (which is less dense than allowing four times the SFD density in those zones). The allowed density in RMA would be 35 units per acre, 
which is the current standard. Once the site has reached its maximum density, any remaining land leftover from the townhouse subdivision could be 
placed in a shared open space tract or otherwise excluded from future development. 
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RR RS-10 RS-6.5 HM RS-5 RM RMA 

Maximum Townhouse 
Density 

Four times the allowed 
density for SFD 

25 units per net acre* 
*1500 sf per lot is about the same as 25 units/acre

with a 15% gross to net conversion. 

35 units per 
acre 

Note: This is not how the standards would appear in the ADC, it simply describes the concept. The Code would establish a 
minimum area per unit for a parent parcel to achieve the proposed density allowances in this table. 

3) Setbacks – Albany’s setback standards for townhouses comply with the OAR because they apply to all housing types in each zone. The ADC already states
that lot lines where units are attached have zero setback required. No changes proposed.

4) Height – Current maximum height standards comply with the OAR because the zones allow at least 30 ft in height. No changes proposed.

5) Maximum lot coverage – For townhouses, the OAR states that cities must apply the same (or less restrictive) lot coverage standard to a townhouse
project as applies to SFD. “Townhouse project” includes the townhouse structure(s) together with the development site, including any commonly owned
property. Therefore, the ADC cannot necessarily apply the current lot coverage standards to each townhouse lot. This will need to be noted in Article 3.

6) Maximum number of attached units – Limiting the number of townhouse units that are attached can help control the scale of buildings and provide more
open space. At the same time, this requirement limits flexibility for developers and by requiring additional land for side yards, it can make units a bit more
expensive. Per the OAR, cities can limit the number of townhouses in a grouping as long as the limit is four or higher. See discussion question below.

Example: Four attached townhouse units Ex: Seven attached townhouse units (Villebois, Wilsonville, OR) 
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Discussion Question: Number of Attached Townhouse Units  
Should the City limit the number of townhouses that can be attached? If so, what should be the limit? Below are some options to consider, in order of 
most restrictive to most flexible: 

A. Limit to 4 units in all zones. 
B. Vary the limits based on zone. For example:  

• RR, RS-10, RS-6.5: 4 units 
• RS-5, HM: 6 units 
• RM, RMA: 8-10 units 

[This is the Project Team’s recommendation. It strikes a balance between allowing flexibility while also limiting building scale in lower-density 
zones.] 

C. Limit to 8-10 units in all zones. 
D. No limit in any zone. 
E. Other (please specify) 

Comments: 

 

 

 

 

7) Design Standards. As noted previously, the single-family design standards in Article 8 currently apply to SFDs, manufactured homes, duplexes, two 
detached units, and single-family attached units (townhouses). Per OAR compliance, the City can continue applying these to townhouses. The City can also 
adopt design standards in the Model Code for Large Cities. Any other standards that do not apply to SFD or are not in the Model Code will need to be 
justified by demonstrating that standards do not, individually or cumulatively, cause unreasonable cost or delay for middle housing. 

The Project Team recommends continuing to apply the single-family Home Orientation and Street-Facing 
Windows design standards to townhouses. We also recommend adapting some additional Model Code 
standards for Albany’s Code (see below). 

Do you concur with the recommended 
approach? Yes/No/Other (if “other” please 
clarify) 
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a) Unit definition – Helps break up rows of townhouses by requiring each unit include at least one design feature from a list of options (roof dormer, 
balcony, bay window, offset, etc.) – see Model Code Figure 22 below.  

Figure 22. Townhouse Unit Definition 

 

  
 

b) Driveway Access and Parking – Allows garages on the front façade and off-street parking in the front yard only if access is on a local street and if 
garages and driveways are limited to 12 ft wide. If those standards cannot be met, access must be provided to the rear of townhouse units—either by 
a shared access from the side of a corner lot, by a consolidated driveway on an interior lot, or by an alley (see Model Code Figures 23 - 25). 

According to the current ADC, single-family dwellings (which includes townhouses) may have driveways up to 24 feet wide (ADC 12.100). The City 
could consider further limiting driveway width for townhouses and/or encourage consolidation of driveway access in order to discourage front yards 
that are completely paved. 
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Figure 23. Townhouses with Parking in Front Yard 

 

Figure 24. Townhouses on Corner Lot with Shared Access 

 

Figure 25. Townhouses with Consolidated Access 
 

Comments, Questions or Concerns about the Code Concepts in Section D? 
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