
JOINT PLANNING COMMISSION & CITY COUNCIL WORK SESSION 

AGENDA 

cityofalbany.net 

Monday, January 30, 2023 
5:30 p.m. 

This meeting includes in-person and virtual participation. 
Albany City Council Chambers 

333 Broadalbin Street SW 
Or join the meeting here: 

https://council.cityofalbany.net/groups/plc/zoom 
Phone In: 1-253-215-8782 (long distance charges may apply) 

Meeting ID: 837-8633-4863; Passcode: 464432 
Please help us get Albany’s work done. 

Be respectful and refer to the rules of conduct posted by the main door to the Chambers and on the website. 

(5 minutes) 

(70 Minutes) 

(5 minutes) 

1. Call to order and pledge of allegiance

2. Roll call

3. Scheduled business: East Albany Area Plan

a. Status Report

b. Planning Analysis and Recommendations
• Transportation Analysis [Pages 9-23]
• Infrastructure Needs
• Comprehensive Plan and Zoning Amendments
• Funding Sources and Strategy

c. Next steps

4. Adjournment

This meeting is accessible to the public via video connection. The location for in-person attendance is 
accessible to people with disabilities. If you have a disability that requires accommodation, please notify 
city staff at least 48 hours in advance of the meeting at:  cdaa@cityofalbany.net or call 541-917-7550 

Meetings are recorded, capturing both in-person and virtual participation, and are posted on the City 
website. 
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[Pages 24-32]

[Pages 98-106]
[Pages 33-97]

https://teams.microsoft.com/l/meetup-join/19%3ameeting_ZThlOGFmYTMtMWJiZS00MjBkLThiM2QtMjJkZGQ3N2YwOGEy%40thread.v2/0?context=%7b%22Tid%22%3a%2231ea0bad-1564-4cbc-a896-26566fbf861a%22%2c%22Oid%22%3a%221746f6fe-a0ae-4a6a-948a-ad2f24f46159%22%7d


To Anne Catlin and Matthew Ruettgers, City of Albany, Members of the City of Albany Planning 
Commission and City Council  

From Matt Hastie Andrew Parish and Kate Rogers, MIG|APG  

Re East Albany Plan – Current East Albany Plan Preferred Plan 

Date January 23, 2023, for the January 30, 2023, Joint Work Session 

This memo summarizes recent work conducted for the East Albany Plan leading up 
to the January 30, 2023, Work Session with the Planning Commission (PC) and 
Albany City Council (CC). Since our last session with the group in October, the 
project team, including the consultant team and City of Albany staff have conducted 
the following activities: 

• Prepared a preferred Land Use Plan and Transportation Network that
incorporates public comments from Community Event #2.

• Prepared an Aerial View plan rendering.
• Analyzed transportation impacts of the preferred Land use Plan and identify

needed improvements to address them. (Memo #6)
• Proposed Draft Amendments to the City’s Transportation System Plan
• Identified Non-transportation Infrastructure Improvements needed to

support implementation of the Plan. (Memo #7)
• Proposed Draft Amendments to the Albany Comprehensive Plan and map,

and Development Code needed to implement the East Albany Plan. (Memo
#8/9)

• Identified potential Funding Sources and additional Implementation
Strategies to move the Plan forward. (Memo #10)

The upcoming Work Session will provide an opportunity to review and comment on 
the final tasks, including feedback on the Proposed Map and Plan Amendments, and 
obtain further guidance to inform elements of the East Albany Plan. 

The next steps in the process are to prepare the East Albany Plan. These will 
include the following: 

• Identify recommended changes to the recent work based on comments from
our Project Advisory Committee and you all and prepare an updated set of
memos accordingly.
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East Albany Plan – Planning Commission and City Council Work Session, October 24, 2022 

2 MIG |APG 

• Prepare a draft East Albany Plan (EAP) which incorporates the project work
up to this date and is consistent with a draft outline and format included in
your packet.

• Send a very preliminary draft of the EAP to the state to initiate the adoption
process.

• Solicit community comments on the draft EAP.
• Revise the draft EAP to reflect results of Community Review and our meeting

with you.
• Conduct Public Hearings with each of your groups during March and April as

part of the process of adopting the EAP along with selected Comprehensive
Plan and Code amendments.

Attachments: 

• Draft Plan Outline and Format

• Draft Plan Rendering (Aerial Image)

• Memo #6 – Transportation Analysis

• Memo #7 – Infrastructure Needs

• Memo #8/9 – Comprehensive Plan and Zoning Map/Development Code
Amendments

• Memo #10 – Funding and Implementation (provided separately)
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DRAFT TM5 – Plan Format and Outline 

12/22/22 Page 1 

Technical Memorandum 5 – Plan Format 

and Outline 

The purpose of this memorandum is to identify topical headings for the East Albany Plan, with 

annotations describing anticipated content, as well as describe the overall format of the plan 

document including colors, fonts, layout, etc.  

Typography 
The City of Albany’s brand guidelines1 identify Myriad Pro/Segoe UI as the primary font family 

for headings and some body copy. The brand guidelines also state that “As a general guide, 

headlines should be twice as large as subheads, which should be twice as large as body copy. 

When using Myriad Pro Light, use larger point sizes to maximize readability. Bold and semibold 

should be reserved for subheads.” 

Adobe Garamond, a serifed option, may be used for formal communications and may be 

helpful for pull-quotes or other items in the plan document.  

Colors 
The following colors are identified in the City of Albany’s brand guidelines. 

Primary colors: 

Our primary colors set the tone of any design and are used in contrast with ample proportions 

of white and/or white space. 

1 https://www.cityofalbany.net/brand 
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DRAFT TM5 – Plan Format and Outline 

12/22/22 Page 2 

Accent colors: 

Use one of these accent colors in a design to provide emphasis. 

Do not use multiple accents in the same layout; avoid a rainbow effect. 

Neutral Colors: 
These colors help warm and soften design elements. 

Plan Layout 
The layout for the East Albany Plan document is recommended to be as follows: 

• Portrait orientation, 8.5” x 11”

• Section divider pages for each chapter.
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DRAFT TM5 – Plan Format and Outline 

12/22/22  Page 3 

• Assumption is that the plan will be read primarily as a PDF – design choices will support 

readability in this format rather than planning for left/right orientation of pages 

(including blank pages).  

• Ample white space, use of photos, and iconography to create a visually pleasing 

document.  

A template or draft chapter of the document will be prepared after discussion of this 

memorandum.  

 

Plan Components 
The following outline:  

Chapter EX: Executive Summary 

Executive Summary to be prepared after other components. Will include a summary of key 

points from each chapter.  

Chapter 1: Introduction and Context 
• Study Area Description, including a brief description of Previous East I-5 Area Plan 

• Existing Land Uses 

• Existing Comprehensive Plan and Development Code Designations 

• Existing Transportation Conditions 

• Source material: Task 2 Vision and Conditions presentation 

Chapter 2: Preparation of the Plan and Public Engagement 

• Planning Process 

• Summary of Public Engagement 

• Reference to TM4 for details 

• Source material: Public engagement summaries and relevant sections of alternatives 

reports 

Chapter 3: Land Uses 

• Description of Preferred Alternative 

• Land Use Metrics  

• Description of Land Use Districts 

o Overview and goals of each District 

o Allowed Uses 

o Expected Densities 

o Brief summary of implementing plan/code and reference to appendix 

Chapter 4: Parks, Trails, and Open Space 

• Open Space Goals 

• Timber Linn Park 

• Planning for other Community Parks and Neighborhood Parks (per City’s Parks System 

Plan) 

• Trails and Linear Parks 

• Other Gathering Spaces 
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DRAFT TM5 – Plan Format and Outline 

12/22/22  Page 4 

Chapter 5: Multimodal Transportation  

• I-5 and Interchanges  

• Local Transportation Plan System, including new collector, arterial and local streets 

• Pedestrian and Bicycle Transportation 

Chapter 6: Other Infrastructure 
• Water System 

• Stormwater System 

• Sanitary Sewer System 

• Source material: Task 7 infrastructure memorandum 

Chapter 7: Implementation 

• Annexation and Development  

o Description of annexation process 

o What adoption of this plan means for property owners 

• Comprehensive Plan and Zoning Designations 

o More detail about comp plan and zoning. Refer to appendix for detail.  

• Funding 

• Source material: Task 7 funding memorandum, comprehensive plan/code amendments 

memorandum 

 

Appendices 

1. Transportation Analysis 

2. Infrastructure Analysis 

3. Development Alternatives (TM4)  

4. Comprehensive Plan Amendments (TM5) 

5. Development Code Amendments (TM6) 

 

Adoption 
Adoption of the East Albany Plan will include the following: 

• Adoption of the Plan Document and its appendices as an appendix of the 

Comprehensive Plan 

• Amendments to the Comprehensive Plan 

o Policies for East Albany (Chapter 8 – Urbanization, where North Albany Planning 

Area and South Albany Area Plan are located today) 

o New Comprehensive Plan designations (Chapter 9 – Land Use Planning) 

o Comprehensive Plan map changes (Preferred Alternative Map included as part of 

Chapter 8, overall Comprehensive Plan Map as part of 9, also reflected on the 

overall comprehensive plan map) 

• Amendments to the Transportation System Plan 

• Amendments to the Zoning Map 

• Amendments to the Development Code 
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EAST ALBANY PLAN • TRANSPORTATION SCENARIO EVALUATION (DRAFT)  • AUGUST 2022 1 

DATE: January 19, 2023 

TO: Matt Hastie | APG|MIG 

FROM: Alex Correa, Garth Appanaitis | DKS Associates 

SUBJECT:  East Albany Plan – TM #6 TPR Analysis and TSP Amendments 

DRAFT
Project #21181-000 

This memorandum summarizes the impacts to the planned transportation system that result from 

the preferred East Albany Development Alternative. The planned land use changes would provide 

additional housing and employment capacity, though full development of all areas are not 

anticipated to occur within the 20 year planning horizon. Transportation analysis was conducted for 

the portion of growth assumed to occur within the 20-year horizon. Since the current Albany 

Transportation System Plan (TSP) has a planning horizon of 2030, more recent transportation 

analysis conducted for Albany Area Metropolitan Planning Organization’s (AAMPO) Regional 

Transportation Plan (RTP) with a planning horizon of 2040 was used to establish the current land 

use plan baseline. The analysis indicates that the proposed land use changes would not result in 

additional impacts to the transportation system since the portion of growth assumed to occur over 

the 20-year planning horizon would not exceed established projections.  

 PREFERRED DEVELOPMENT ALTERNATIVE OVERVIEW 

Three preliminary development scenarios were summarized in prior documentation1 that 

considered that included a mix of development types and locations across the approximately 2,800 

acres of East Albany. A preferred development alternative was prepared based on the study of the 

preliminary scenarios. The preferred development alternative map is included as an attachment. 

TRANSPORTATION NETWORK 

The preferred development alternative was assumed to include the following major transportation 

elements to support access, connectivity, and mobility of travel modes: 

Key elements/projects already included in the Albany TSP: 

1 Memorandum: East Albany Plan – Development Alternatives (Transportation Evaluation) Summary, prepared by DKS 

Associates, August 24, 2022. 
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EAST ALBANY PLAN • TM6 TPR AND TSP AMENDMENTS (DRAFT) • JANUARY 2023 2 

• New north-south street east of Goldfish Farm connecting Knox Butte to US 20 (TSP Project 
ID L15)

• Two new east-west streets connecting Goldfish Farm to Scravel Hill Road (TSP Project IDs 
L14 and L16)

• Timber Street extension south of US 20 to connect to Three Lakes Road and provide access 
to areas south of US 20 (TSP Project ID L4)

• Additional connections to neighborhoods north of Knox Butte (Timber Street extension, 
Santa Maria Avenue extension, and new north/south collector east of Goldfish Farm Road)
(TSP Project IDs L18, L15, L20).

• Multimodal improvements to US20 east of I-5 to the Albany urban growth boundary (TSP 
Project ID L56)

New elements/projects to incorporate into the TSP: 

• Intersection control improvement (roundabout) at Timber / Maple Leaf

• Intersection control improvement (roundabout) at Knox Butte / 
Scravel Hill Rd

• Potential Price Road realignment

TRANSPORTATION ANALYSIS 

The following section summarizes the transportation evaluation that was conducted for the 

preferred development alternatives.  

Land use quantities for the preferred development alternatives, baseline and the three preliminary 

scenarios were estimated based on the land use designations. The total estimated household and 

employment capacity for each scenario is listed in Table 1. The buildout capacity for each scenario 

is based upon the ultimate development, land designations and densities and is not tied to a 

specific time period. For 20-year horizon planning purposes, the 2043 growth projection is also 

provided, which is based on coordinated statewide population projections and would represent the 

portion of development that is assumed to occur under any of the scenarios. Table 1 indicates that 

each scenario provides significant household and employment capacity beyond what is assumed to 

develop over the 20-year planning horizon. 
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EAST ALBANY PLAN • TM6 TPR AND TSP AMENDMENTS (DRAFT) • JANUARY 2023 3 

TABLE 1. DEVELOPMENT SCENARIO LAND USE CAPACITY SUMMARY 

SCENARIO HOUSEHOLDS EMPLOYEES 

BASE BUILDOUT 4,850 3,074 

PRELIMINARY 

SCENARIO 1 

BUILDOUT 

9,136 7,442 

PRELIMINARY 

SCENARIO 2 

BUILDOUT 

8,753 8,934 

PRELIMINARY 

SCENARIO 3 

BUILDOUT 

8,159 8,432 

PREFERRED 

DEVELOPMENT 

ALTERNATIVE 

BUILDOUT 

9,130 8,238 

HORIZON YEAR 

(2043) GROWTH 

PROJECTION (ALL 

SCENARIOS)* 

4,850 2,529 

Note: * While each scenario has varying ultimate buildout capacity, the amount of growth assumed to occur over the 20-
year planning horizon was limited to adhere to established statewide population projections. However, the prior scenarios 
varied by location of growth (where within East Albany) as well as employment types. 

As listed in Table 1, the preferred development alternative has similar household and employee 

capacity to the three preliminary scenarios. These development scenarios each have the potential 

to add additional housing and employment capacity to East Albany.  

20 YEAR PLANNING HORIZON EVALUATION 

Regional transportation planning in Albany uses the regional travel demand model to forecast 

future traffic volumes. The regional Corvallis Albany Lebanon Model (CALM) has a long-range 

planning horizon of 2043. The future land use assumptions for Albany that are included in the 

regional travel model are consistent with the statewide coordinated population projections2. The 

2 https://www.pdx.edu/population-research/population-forecasts 
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EAST ALBANY PLAN • TM6 TPR AND TSP AMENDMENTS (DRAFT) • JANUARY 2023 4 

travel model indicates that approximately one third of the overall city-wide household growth 

(approximately 2,400 units) are assumed to occur in East Albany over the next 21 years. 

Since full buildout of the preferred development alternative would exceed the 21-year forecast, an 

incremental growth scenario was evaluated to maintain the coordinated growth projection. The 

scenario was capped to include a portion of household and employment growth that was consistent 

with the regional travel model assumptions and statewide population forecasts. Each scenario 

included a portion of housing and employment growth consistent with the land use designations. 

For the incremental 2,400 household unit growth, approximately 1,000 households have been 

recently approved and were accounted for in the scenario. 

The preferred development alternative was evaluated using the CALM travel demand model to 

determine the additional traffic growth on the transportation system. Due to the incremental 

growth (limited to a 21-year forecast), relatively similar overall land use assumptions, and spread 

to an overall large size of the East Albany area, the model run did not vary significantly from the 

Baseline scenario.  

The preferred alternative adds significant additional development capacity that is assumed to occur 

beyond the 20-year planning horizon. The full development of this area may result in additional 

growth, impacts, and traffic needs beyond what has been identified in the TSP for the 20-year 

growth needs. A subsequent section summarizes the type of growth impacts that may occur 

beyond the 20-year planning horizon. 

TPR ANALYSIS 

The CALM model run for the preferred scenario was used to establish post-processed intersection 

turn movement volumes for the 2040 PM peak hour (30 HV). These traffic volumes were used to 

evaluate intersection operations using the HCM 6 methodology. The RTP (2040 planning horizon) 

and TSP (2030 planning horizon) previously reported traffic operating conditions in the East Albany 

study area for the Baseline scenario3.  

The RTP provides the following overview of the intersection operations documented in the RTP: 

Intersection operations were analyzed based on the 2000 Highway Capacity Manual4 for 

signalized intersections and 2010 Highway Capacity Manual5 for unsignalized intersections. 

Level of service and v/c ratios are two commonly used performance measures that provide 

a gauge of intersection operations. Level of service is a “report card” rating (A through F) 

3 Memorandum: East Albany Plan – Gap Analysis Memorandum, prepared by DKS Associates, January 20, 2022. 

4 2000 Highway Capacity Manual, Transportation Research Board, Washington DC, 2000. 

5 2010 Highway Capacity Manual, Transportation Research Board, Washington DC, 2010. 
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EAST ALBANY PLAN • TM6 TPR AND TSP AMENDMENTS (DRAFT) • JANUARY 2023 5  

 

based on the average delay experienced by vehicles at the intersection. LOS A, B, and C 

indicate conditions where traffic moves without significant delays over periods of peak hour 

travel demand. LOS D and E are progressively worse operating conditions. LOS F represents 

conditions where average vehicle delay has become excessive and demand has exceeded 

capacity. This condition is typically evident in long queues and delays. 

A v/c ratio is decimal representation (between 0.00 and 1.00) of the proportion of capacity 

that is being used (i.e., the saturation) at a turn movement, approach leg, or intersection. A 

lower ratio indicates smooth operations and minimal delays. As the ratio approaches 1.00, 

congestion increases and performance is reduced. If the ratio is greater than 1.00, the turn 

movement, approach leg, or intersection is oversaturated and usually results in excessive 

queues and long delays. 

All non-state roadways within the study area are under the jurisdiction of the local or county 

agency. The City of Albany requires a Level of Service (LOS) D or better to be maintained 

for all signalized or all-way stop intersections. For uncontrolled and two-way stop controlled 

intersections the volume-to-capacity ratio should not exceed 0.85, for the worst movement. 

ODOT intersections have mobility targets based on the Oregon Highway Plan (OHP). The volume-

to-capacity target for interchanges is 0.85. Following the adoption of the AAMPO RTP, an alternate 

mobility target was adopted for US 20 (non-interchange locations), which is a volume-to-capacity 

ratio of 1.0 during the 30HV (peak season) condition and using a peak hour factor of 1.0.  

Table 3 lists the intersection operations for the 2040 PM Peak hour conditions for both the Baseline 

condition and the Preferred Alternative condition. The 2040 Baseline condition results were 

previously reported in the Albany Area MPO RTP. Three intersections were previously identified to 

not meet mobility targets for the 2040 Baseline condition and would also not meet mobility targets 

for the preferred alternative. However, while these locations would not meet the mobility target, 

each would improve relative to the Baseline condition. Therefore, the preferred alternative would 

not have a significant effect on the transportation system at year 2040, and additional 

improvements to the TSP beyond those identified in this memo would not be required.  
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TABLE 3. STUDY AREA INTERSECTION OPERATIONS (FUTURE 2040 - 30 HV PEAK HOUR) 

INTERSECTION 
INTERSECTION 

CONTROL 

MOBILITY 

TARGET 

BASELINE PREFERRED ALT 

LOS V/C LOS V/C 

I-5 SB / OR99E Signalized v/c < 1.0 F 1.43 F 1.41 

I-5 NB / KNOX BUTTE RD TWSC v/c <0.85 B/F 0.66/>2.0 A/F N/A/1.95 

KNOX BUTTE RD / CLOVER 

RIDGE RD 
TWSC 

LOS D, v/c 

< 0.85 
B/F 0.76/1.97 A/F 0.70/1.05 

KNOX BUTTE RD / 

SCRAVEL HILL RD 

TWSC 

(Baseline) 

Roundabout 

(Preferred Alt) 

LOS D A/B 0.13/0.25 A 0.18 

I-5 SB / US20 Signalized v/c <0.85 D 0.78 D 0.83 

I-5 NB / US20 Signalized v/c <0.85 C 0.85 C 0.65 

US20 / GOLDFISH FARMS 

RD 
Signalized v/c<1.0 B* 0.68* C 0.67 

US20 / SCRAVEL HILL RD TWSC v/c<1.0 A/C 0.38/0.22 A/E 0.34/0.42 

7 MILE LN / THREE LAKES 

RD 
TWSC LOS D A/B 0.12/0.12 A/B 0.11/0.13 

*Information gathered from City of Albany TSP, which has a horizon year of 2030 rather than 2040 and base year of 2008. 

 

POTENTIAL NEEDS BEYOND PLANNING HORIZON (BUILDOUT SENSITIVITY TESTS) 

Due to the limitations of the planning horizon evaluation, additional sensitivity tests were 

conducted that estimated the relative differences of full buildout for the land use designation. 

Based on statewide population projections, full buildout of the scenarios would not be anticipated 

to occur within the next 20 years.  

The travel model was used to conduct a preliminary sensitivity comparison between the three 

scenarios to determine potential differences of full buildout. This simplified sensitivity analysis 

scaled model trips within the East Albany area and did not control to growth in other areas of the 

City beyond the 20 year planning horizon or at regional gateways (including I-5) traveling into and 

out of the region. The analysis indicated that there would not be significant difference between the 
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three scenarios (generally within ten percent) but that each of the scenarios at full buildout have 

the potential to add significant traffic growth beyond the 20-year horizon.  

The preliminary analysis indicates that these future traffic growth estimates (relative to year 2043) 

could include: 

• Knox Butte east of I-5 - Approximately double traffic and require a five-lane section along 

with strategies to maintain mobility. 

• US 20 east of I-5 – Approximately double traffic, strategies to maintain mobility, and 

capacity upgrades at major intersections. 

• Timber south of US 20 – Approximately double traffic. Would likely operate as a three lane 

facility but would require additional turn lanes near US 20. 

• Goldfish Farm north of US 20 – Significant increase in traffic would require widening at US 

20 and improved connectivity to reduce reliance on the corridor and provide alternative 

connections to US 20 

 

SAMPLE ROADWAY CROSS SECTIONS 

Sample DRAFT cross sections for two locations were prepared to illustrate how the future roads 

may transform. Each of these sample sections are attached. 

 Note: These draft cross sections are preliminary, are provided for discussion, and will be 

updated based on feedback from project stakeholders. Elements that may change include lane 

width and ped/bike/parking treatments. 

US Highway 20: This is based on ODOT’s Highway Design Manual Commercial Corridor and 

reflects a primarily commercial context and recognizes that this is an important state route. New, 

wide sidewalks are provided on both sides of the street to connect employment and commercial 

areas, buffered from cars by street trees and a new raised and protected bike lane. Two lanes of 

traffic are maintained in both directions and a continuous center turn lane provides access to 

numerous commercial and employment access points and side streets along the length of Highway 

20. Options for this section to better align with the Urban Mix context in ODOT’s Blueprint for 

Urban Design could include narrower travel lanes. However, the corridor designation as a reduction 

review route (priority freight corridor) could restrict ability to narrow travel lanes. 

Village Center Main Street: This street section would be applied to new streets through Village 

Center and Neighborhood Village land use areas, reflecting a more urban, mixed-use walkable 
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context, with wide sidewalks and furnishing zones with street trees in tree wells adjacent to ground 

floor commercial uses. On-street parking would be provided on both sides of the street to help slow 

traffic and support adjacent businesses. Bikes could share the narrower travel lanes, as slower 

speeds are assumed, with more regular intersections. Regular bike lanes could be provided on 

parallel routes and along natural corridors as shown on the proposed trail system map. 

FINDINGS 

The transportation evaluation of the preferred development alternative provided the following 

findings: 

• The preferred development alternative has the potential to provide significant additional 

capacity for housing and employment uses. However, growth within the long-range planning 

horizon (2043) would not reach full buildout based on statewide coordinated population 

projections. Due to this constraint, significant differences do not exist between the 2040 

Baseline condition and the 2040 Preferred Alternative condition.  

• The 2040 PM Peak hour traffic analysis indicates that the preferred alternative would not 

have a significant impact on the transportation system and that additional motor vehicle 

capacity projects are not required in the Transportation System Plan to accommodate this 

growth. Therefore the TPR requirements are met. 

• The following strategies should be considered through future development of the preferred 

alternative: 

o The identified additional transportation system will provide relief to existing streets 

o A mix of housing and employment uses in close proximity allows opportunities for 

shorter, multimodal trips 

o Higher intensity uses should be located along existing transit routes 

o Larger employment areas that may require regional travel are best suited near east-

west roads that provide access to I-5 (e.g., US 20) 

• The ultimate buildout for the preferred development alternative has the potential to 

significantly increase trips and traffic in the East Albany area. While this buildout would 

likely occur beyond 2043 (and should be considered in future TSP updates), sensitivity tests 

indicate that traffic could further double on some key roadway segments within East Albany 

if the full buildout potential is realized.  
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ATTACHMENTS 

The following items are included as attachments: 

1) Preferred Scenario Map 

2) Sample Cross Sections 

3) Preferred Scenario HCM Worksheets 
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FIGURE 1. PREFERRED SCENARIO LAND USE AND TRANSPORTATION SYSTEM 
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1 DRAFT 221141 

DRAFT Technical Memorandum 7 

TO: Andrew Parish, MIG 

FROM: Peter Olsen, PE Keller Associates 
Luke Tabor, EI Keller Associates 

DATE: January 18, 2023 

SUBJECT: TM7 EAST ALBANY PLAN PREFERRED ALTERNATIVE – 
INFRASTRUCTURE ANALYSIS 

CC: Matt Hastie, MIG 

1.0 INTRODUCTION 

Memorandum #7 identifies non-transportation public infrastructure needs necessary to support 
the East Albany Plan’s preferred Development Alternative. Non-transportation infrastructure 
includes water, sanitary sewer, and storm water infrastructure. The location and size of 
infrastructure are consistent with adopted standards for those facilities. Future infrastructure 
includes publicly provided infrastructure identified in adopted plans, with adjustments for 
inflation, based on input from facility providers. Costs for projects called for in master plans are 
included in each line item for future infrastructure. Keller Associates used existing City master 
plans and mapping for water, sewer, and storm water as the baseline for identifying the need for 
investments beyond those already planned. This evaluation only includes trunklines and larger 
distribution mains, and assumes all local distribution pipelines and service lines will be 
developed at the cost of private developers. Figure 1 shows the preferred scenario and street 
layout used to develop future improvements.  

Cost estimates include mobilization and administration, bonding, contractor overhead and profit, 
prevailing wages, contingency, engineering design, bid and construction services, permitting, 
geotechnical investigation, surveying, environmental, and legal, administrative, and funding. 

2.0 WATER UTILITIES 

Water infrastructure has been updated to accommodate growth in East Albany based on the 
2004 Water Facility Plan. Future infrastructure called out in the plan includes Development 
Driven Transmission/Distribution Projects, the Knox Butte Reservoir Project Phase 1, and the 
Knox Butte Reservoir Project Phase 2. Completed projects were updated based on City input. 
Additional mainline distribution piping is included for areas not previously evaluated and to 
maintain looping in the system. Looping the distribution network decreases pressure drops and 
dead-end pipes that become stagnant and create potential water quality complaints. Future 
mainlines should be in major right of ways whenever possible. Figure 2 shows future water 
infrastructure in the East Albany study area. Table 1 below shows projected linear feet of each 
pipeline size and costs for future pipelines and reservoirs.  
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TABLE 1 – EAST ALBANY STUDY AREA WATER COST ESTIMATE 

* Unit cost estimates are based on current (2022) construction cost data from recent Keller Associates projects.

3.0 SEWER UTILITIES

The 2015 Wastewater Collection System Facility Plan calls out several CIP projects in the East 
Albany study area. Most of these projects are intended to handle peak buildout flows during a 5-
year storm event. The increased residential development will increase base flows for the study 
area but should not have a major impact on existing or planned infrastructure. The list below 
summarizes Capital Improvement Projects called for in the Master Plan. 

➢ Cox Creek Interceptor Projects

➢ Century Drive – Draperville Projects

➢ Somerset Drive Projects

➢ Three Lakes Road Projects

➢ Highway 20 Projects

➢ Timber Linn Projects

➢ Knox Butte Roads Projects

➢ Burkhart Creek Lift Station

Pipeline and lift station improvements for these projects are embedded into the line item costs in 
Table 2 on the following page.  Additional sewer mainline pipes not evaluated as part of the 
Facility Master Plan were added based on future street layouts and zoning. Figure 3 shows 
future sewer infrastructure in the East Albany study area. Table 2 shows line item costs for 
future sewer infrastructure. 

General Improvement Estimated Quantity Unit Total Cost

12-inch Water Pipe 50,343 LF 34,400,000$     

16-inch Water Pipe 6,000 LF 4,800,000$    

24-inch Water Pipe 12,580 LF 13,300,000$     

Knox Butte Reservoir 1 1 LS 20,600,000$     

Knox Butte Reservoir 2 1 LS 19,600,000$     

92,700,000$    Total:
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TABLE 2 – EAST ALBANY STUDY AREA SEWER COST ESTIMATE 

* Unit cost estimates are updated from January 2021 to current (January 2023) construction cost data using

Engineering News-Record cost index 20-city average.

4.0 STORM UTILITES 

The East Albany study area consists of the entire Burkart-Truax Basin, and parts of the Cox 
Creek and Periwinkle Basins (Figure 4). Build-out deficiencies include previously identified 
existing deficiencies plus any new deficiencies from additional runoff created by the build-out 
impervious surfaces. Future deficiencies were also considered for areas where new roadways 
are planned in the Albany Transportation System Plan. Assumed future stormwater 
infrastructure for this analysis comes from the 2021 Stormwater Master Plan (SWMP). 

The most significant deficiencies in the Burkart-Truax Basin occur in the storm drain system 
serving the residential lots bounded by Clover Ridge Road to the west, Alameda Avenue to the 
north, Stormy Street to the east, and Edgewater Drive to the south. This system discharges 
directly to Burkhart Creek roughly 300 feet upstream of the Clover Ridge Road culvert. These 
deficiencies are caused by a combination of insufficient pipe capacity in Breezy Way, and 
backwater from Burkhart Creek caused by head losses across the Clover Ridge culvert and a 
private culvert located 400 feet downstream of Clover Ridge Road. Other deficiencies in this 
model include the unimproved streets such as Century Drive, Bernard Avenue, Eleanor Avenue, 
Earl Avenue, Charlotte Street and Marilyn Street.   

The most significant deficiencies in the Cox Creek Basin occur within the East Albany study 
area at the Municipal Airport and along Price Road adjacent to Timber-Linn Park. Deficiencies in 
Price Road are caused by backwater from Cox Creek. Deficiencies in the airport are caused by 
a combination of backwater from Cox Creek and Swan Lake and from local conveyance pipe 
deficiencies. 

A majority of the Periwinkle Basin deficiencies within the East Albany study area are identified in 
the SWMP as transportation-based improvements. These improvements are for stormwater 

General Improvement Estimated Quantity Unit Total Cost

8-inch Sewer Pipe 10,930 LF 4,569,487$    

10-inch Sewer Pipe 18,090 LF 8,459,425$    

12-inch Sewer Pipe 6,300 LF 2,984,600$    

15-inch Sewer Pipe 10,850 LF 6,088,331$    

18-inch Sewer Pipe 5,775 LF 3,443,564$    

21-inch Sewer Pipe 4,125 LF 2,435,214$    

400 GPM Lift Station 1 EA 1,695,000$    

700 GPM Lift Station 1 EA 2,361,000$    

900 GPM Lift Station 1 EA 2,647,000$    

900 GPM Lift Station 1 EA 2,647,000$    

6200 GPM Lift Station 1 EA 12,728,000$    

50,058,621$    Total:
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hydraulic capacity for new streets proposed in the Transportation System Master Plan. 
Increased flow in the build-out condition in Periwinkle Creek cause a propagation of existing 
deficiencies due to high backwater conditions causing decreased flow capacity in the trunk and 
collector lines. 

Figure 5 shows future storm infrastructure in the East Albany study area. Table 3 shows line 
item costs for future sewer infrastructure by basin. For a more detailed breakdown of projects in 
each basin see the SWMP. 

TABLE 3 – EAST ALBANY STUDY AREA STORM COST ESTIMATE 

* Unit cost estimates are updated from 2021 Avg. to current (January 2023) construction cost data using
Engineering News-Record cost index 20-city average.

General Improvement Total Cost

Burkart-Truax Basin 7,500,748$    

Cox Creek Basin 6,429,090$    

Periwinkle Basin 1,785,057$    

Albany Transportation System Plan - Stormwater Infrastructure 36,049,511$    

Total: 51,764,406$    
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to Anne Catlin, City of Albany 

from Kate Rogers, Matt Hastie, Andrew Parish, and Brandon Crawford, MIG | APG 

re Albany Comprehensive Plan and Zoning Map/Code Amendments Cover Memo (TM 8 & 9) 

East Albany Plan 

date 01/20/2023 

Introduction 
This memorandum summarizes recommended amendments to the Albany Comprehensive Plan map 
and text, zoning map, and Development Code for the East Albany Plan (EAP) project. The draft 
amendments are intended to implement the preferred land use scenario for the East Albany Plan and 
constitute Technical Memoranda #8 and #9 in the Scope of Work. The draft Plan and Code amendments 
are attached to this cover memo.   

Project Goals 
Several project goals were established at the onset of the EAP project to help guide the process and 
determine objectives. The recommended Zoning/Development Code and Comprehensive Plan 
amendments are strategies to advance the EAP goals related to thoughtful land use planning, with an 
emphasis on housing, commercial development, and employment opportunities. Relevant goals include 
the following: 

• GOAL 1: Establish a development pattern of diverse, connected neighborhoods through an
appropriate mix of zoning designations.

• GOAL 2: Connect residential, employment, commercial, and recreational uses with a functional
and safe multi-modal transportation system and interconnected greenway trail system.

• GOAL 3: Support the City's economic development and employment goals and address barriers
to achieving those objectives.

• GOAL 6: Increase the variety of housing types, densities, and mixed-use developments to
accommodate the needs of current and future residents, including housing that is affordable to
a full spectrum of Albany residents.

• GOAL 12: Identify a strategy for implementation, including short-term and long-term measures
the City can take that will help achieve its goals for Project Study Area.
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Comprehensive Plan Map and Zoning Map Amendments 

EXISTING COMPREHENSIVE PLAN AND ZONING DESIGNATIONS 
East Albany has existing Comprehensive Plan and Zoning designations, some of which we recommend 
amending to implement the vision and goals for the EAP area that were identified in this project. The 
City’s Comprehensive Plan designations serve as the policy basis for land uses in the City, which are 
implemented by corresponding zoning designations. Therefore, Comprehensive Plan map amendments 
will be consistent with recommended Zoning Map amendments. The general locations for 
recommended map changes are shown and described in the Preferred Alternative section below.  

East Albany has the following Comprehensive Plan designations, which are also shown in Figure 1. 

• Residential – Low Density

• Residential – Medium Density

• Village Center

• Commercial – Light

• Commercial – General

• Light Industrial

• Heavy Industrial

• Urban Residential Reserve

• Public and Semi-Public

• Open Space

East Albany has the following existing zones, which are also shown in Figure 2: 

Residential Zones: 

• Residential Single-Dwelling Unit, 6-8 Units/Acre (RS-6.5)

• Residential Single-Dwelling Unit, 8-10 Units/Acre (RS-5)

• Residential Medium Density (RM)
Employment/Commercial Zones: 

• Industrial Park (IP)

• Light Industrial (LI)

• Regional Commercial (RC)

• Community Commercial (CC)

• Neighborhood Commercial (NC)
Other Zones: 

• Mixed Use Commercial (MUC)

• Open Space Zone (OS)
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Figure 1: Existing Comprehensive Plan Designations in the East Albany area 
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Figure 2: Existing Zoning Designations in the East Albany Plan area 
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Preferred Land Use Scenario 
Key features of the Preferred Land Use Scenario are described on the next page. EAP land uses have 
been described and presented in a general manner to date – the purpose of this summary is to better 
define what comprehensive plan and zoning designations will implement the general land uses, which 
are shown in Figure 3. Areas without color on this map are assumed to be unchanged from existing 
zoning designations or land uses. All areas with Urban Residential Reserve designations on the 
Comprehensive Plan map would be updated with residential, employment, or mixed use designations. 

Figure 3: Preferred Land Use Scenario 
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Residential Areas 

• Residential - Low.  The intent of this designation is to allow for lower intensity residential uses, 
such as single-dwelling unit detached homes and middle housing. A combination of R-5 and R-
6.5 will implement this concept.   

• Residential - Medium. The intent of this designation is to provide opportunities for residential 
development between 8 and 25 du/acre. The existing Residential Medium designation 
implements this concept. The RS-5, RM and RMA zoning designations can be applied in these 
areas.  

• Residential - High. This designation is intended for residential development of 20 to 50 units an 
acre with opportunities for limited locally-serving office and commercial uses, for example on 
the ground floor of a multi-story building. An analogous Comp Plan designation does not exist 
and will need to be created for application in areas noted as high density residential in the East 
Albany area. A new high density residential zone is also needed that could be applied in these 
areas along with the RMA and MUR zones. 

Mixed Use Village Areas 

• Mixed Use/Neighborhood Village. The intent of this designation is to allow for both residential 
and locally-serving commercial uses. The Village Center Comp Plan designation can be applied in 
these areas. The City has several mixed use zoning designations that can be applied in these 
areas, including the Mixed Use Commercial (MUC), Mixed Use Residential (MUR) and possibly 
other zones like Office Professional (OP) or Neighborhood Commercial (NC). However, potential 
zoning amendments should consider requirements related to the mix of uses to create the 
desired variety of development.   

Employment Areas 

• Employment. The City’s Light Industrial and Industrial Park zones, and the Light Industrial Comp 

Plan designation could implement the Employment designation. However, these zones may not 

allow a broad enough set of uses or include appropriate development standards to implement 

the goals of the East Albany area. As a result, a new Comprehensive Plan designation and a new 

zone likely will be needed in East Albany. In some areas that are primarily built out, existing 

Comp Plan and zoning designations may be retained.   

• Commercial. Some combination of the City’s existing General Commercial Comp Plan 
designations (Light Commercial and General Commercial) and zoning designations 
(Neighborhood, Community and Regional Commercial) are likely to be used in East Albany with 
relatively few changes.  

Open Space and Public Land 

• The East Albany Preferred Land Use Plan does not identify any areas for application of this zone. 
However, the City’s existing Open Space Comp Plan and Zoning designations could be applied in 
the future to any properties that are acquired and/or planned for such uses.  
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Comprehensive Plan Goals/Policies Amendments 
Draft Comprehensive Plan text amendments are attached to this memo and summarized below.  

Chapter 9 – The proposed land use and zoning designations within the East Albany Plan area require 
amendments to the Land Use Planning chapter of the Comprehensive Plan. Proposed amendments 
include the following:  

• Reinstitute the Residential High Density designation. This designation was removed from the 

Comprehensive Plan in 2007; however, as noted above, the existing residential designations are 

not adequate for the high-density residential uses that are recommended for the East Albany 

area.  

• Add a new sub-category within the Village Center designation: Village Center - East. The 

Village East designation would only apply in East Albany and could only be implemented by the 

Mixed Use Commercial (MUC) and Mixed Use Residential (MUR) zoning districts.  

• Rename and Update the Light Commercial designation to Neighborhood Village: The existing 

Light Commercial designation is implemented by the Neighborhood Commercial (NC) and the 

Office Professional (OP) zones. This designation exists citywide and is in a few places in East 

Albany. The proposed name change to Neighborhood Village would capture the intended 

character and scale of development in these areas. Adding the Mixed Use Residential (MUR) 

zone as a compatible zone would support existing residential development in these areas and 

new mixed use developments.  

• Add a new Employment designation. This would be similar to the Light Industrial designation, 

but would allow a broader range of office and professional uses. Potential implementing zones 

include the new Employment (EMP) zone, as well as Industrial Park (IP), and Office Professional 

(OP). 

• Update the Plan Designation Zoning Matrix. This table is proposed to be updated with the 

proposed new Comprehensive Plan designations and compatible zoning districts listed above.  

Chapter 8 – A new section within the Urbanization chapter of the Comprehensive Plan is also proposed 
to further the vision, goals, and objectives for the East Albany Plan area. This section is modeled after 
existing sections for the North Albany and South Albany areas. Much of the proposed goal and policy 
language for the new East Albany section is derived from earlier work in developing the East Albany 
Plan, including the Vision and Goals memo, Gap Analysis, and Development Alternatives report. Policies 
are proposed for the following topics: Land Use, Transportation, Economic Development, Housing, 
Natural Resources and Greenways, Aesthetic and Recreational Amenities, and Infrastructure.   

Comprehensive Plan Map Amendments 
The East Albany Plan identifies amendments to the City’s comprehensive plan map to achieve the goals 
of the plan. The most significant change is replacing the “Urban Residential Reserve” designation with a 
planned program of residential, employment, and mixed use designations to provide greater certainty to 
property owners and to support transportation and utility investment by the City. These changes are 
detailed in the attached map. 
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Zoning Map Amendments 
Zoning designations apply to land within Albany’s city limits. A few zoning map amendments are 
recommended as part of the adoption of the East Albany plan. (Proposed zoning map amendments are 
being discussed with property owners first, so the map is not included with this memo.) Property 
owners can also undertake zoning amendments to conform with the underlying comprehensive plan 
designation as desired. For areas outside the city limits, annexation will require zoning be applied 
consistent with the comprehensive plan and the East Albany Plan.  

Albany Development Code (ADC) Amendment Summary 
 

Draft ADC amendments are attached to this memo and summarized below.  

RESIDENTIAL ZONING AMENDMENTS (ADC ARTICLE 3) 
None of Albany’s existing residential zones allows for the type of high-density urban residential 
development that is envisioned for the East Albany Plan area. We recommend adding a new High 
Density Residential zone that would allow for residential density in the range of 25 to 50 units per acre. 
This zone will primarily allow multi-dwelling unit housing and higher-density forms of middle housing. 
Single-dwelling unit detached and duplexes will not be allowed in this zone, and therefore the zone will 
not be subject to House Bill 2001 requirements. Compatible use types will be allowed, either outright or 
through a conditional use process. This includes limited locally serving office and commercial uses, 
which will be allowed in conjunction with a residential use.  

MIXED USE ZONING AMENDMENTS (ADC ARTICLE 5) 
The City has several mixed use zoning designations that can be applied in the East Albany area, including 
the Mixed Use Commercial (MUC), Mixed Use Residential (MUR). The MUC designation is already 
applied in East Albany, and could be applied in other mixed-use areas with a commercial focus. 
However, this zone allows for, but does not require a commercial component, and the City has seen its 
existing MUC land be used exclusively for residential development in East Albany. We recommend 
modifications to the existing MUC and MUR zoning districts to help ensure the desired mix of 
commercial and residential development is achieved in the East Albany mixed-use areas. Specifically, we 
recommend the following changes to the MUR and MUC zones: 

• MUR: Non-residential use categories (e.g., allowed commercial/retail uses) are only permitted in 

conjunction with a primary residential use. The non-residential use must be in the same building 

as the primary residential use.    

• MUC: New residential use categories are only permitted in conjunction with a primary 

commercial use. The new residential use must be in the same building as the primary 

commercial use.     

EMPLOYMENT AREAS AND AMENDMENTS (ADC ARTICLE 4) 
The City’s existing Light Industrial and Industrial Park zones likely do not allow a broad enough set of 
uses or include appropriate development standards to implement the employment goals of the East 
Albany area. Therefore, we recommend the City adopt a new Employment zone to accommodate the 
intended commercial and industrial uses in East Albany. Specifically, the new Employment District will 
be intended for a range of office uses, limited manufacturing, and high tech/research activities and uses. 
The Employment zone will also be intended to accommodate “Technological Production” uses, which is 
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a new recommended use category that would include research, development, and manufacturing 
activities to support technological innovation. 

The uses and activities in the new Employment zone are also intended to minimize hazardous impacts 
associated with heavier industrial uses. As a result, this new district will help serve as a buffer and 
transitional zone between heavy industrial uses and nearby residential or general commercial/retail 
uses.  

USE CATEGORIES AND DEFINITIONS (ADC ARTICLE 22) 
A new Use Category is proposed for “Technological Production,” which would be permitted in the new 
Employment zone (and other existing zones). This use would include research and development, 
production, processing, assembling, or packaging of products that rely upon research and technological 
innovation. 

Memo Attachments: 

• Comprehensive Plan Chapter 8: Urbanization – East Albany Plan element

• Comprehensive Plan Chapter 9: Land Use Planning

• Article 3: Residential Zoning Districts

• Article 4: Commercial and Industrial Zoning Districts

• Article 5: Mixed Use Zoning Districts

• Article 22: Use Categories and Definitions

• Comprehensive Plan Map Amendments 

• Zoning Map Amendments (forthcoming)
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CHAPTER 8: URBANIZATION 
 

GOAL 14: URBANIZATION 

*** 
[Note: This entire section is new proposed text.] 

EAST ALBANY PLAN AREA 

 

BACKGROUND SUMMARY 
 

East Albany represents a key growth area for the City, with a large land base that includes much of Albany's future 
growth and expansion capacity. Since the 2001 "East I-5 Plan" was prepared, the area has seen housing growth, as 
well as development of larger commercial businesses and light industrial facilities. However, development of 
neighborhood commercial services and creation of an integrated transportation, parks and trails system has lagged. 
The East Albany Plan is a fresh look at this key growth area for the City to create a new plan focused on connectivity, 
transportation choices, housing variety, and vibrant mixed-use and employment centers around the area’s natural 
resources and viewsheds. The project was funded through a grant from the State of Oregon's Transportation and 
Growth Management (TGM) program, a partnership between ODOT and the Department of Land Conservation and 
Development (DLCD). 
 
In addition to the following East Albany policies, city-wide goals and policies throughout the Comprehensive Plan 
also apply in East Albany. Where there is inconsistency, the East Albany policies take precedence over the 
application of other Comprehensive Plan policies. 
 

GOALS FOR EAST ALBANY 

The goals for East Albany are embodied in the Vision Statement: 
 
• East Albany is a vibrant part of the City that contains residential neighborhoods with a wide variety of 

housing types, significant employers, regional facilities and destinations, medical and other services, and 
locally-serving commercial areas where residents can meet daily shopping, dining and other needs. 
  

• East Albany provides a network of trails and pathways provides recreation opportunities and 
transportation connections for residents, visitors, and employees in the area. 
  

• Multi-modal roadways help connect East Albany to the rest of the city and help bring Albany to East 
Albany, safely connecting transit users, pedestrians, bicyclists, and automobile drivers across the area 
and to and from the rest of the City.  

 
• East Albany's creeks, wetlands, and other natural areas are protected and enhanced through development; 

they serve as an open space amenity for the public and help manage stormwater and maintain water 
quality.  

 
 

POLICIES FOR EAST ALBANY 
 

LAND USE 

1. Establish a development pattern of diverse, connected neighborhoods through an appropriate mix of 
zoning designations.  

2. Provide mixed use village centers and neighborhood nodes that provide a mix of retail, services, 
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employment, and residential uses.  

3. Designate a mixed-use neighborhood commercial zone along the future extension of Timber Ridge Road 
to Highway 20 with higher density residential uses in buildings with commercial uses on ground floors of 
multi-story structures, providing a significant amount of housing and services within walking distance of 
apartment or condominium homes.  

4. Retain existing low density residential designations in the vicinity of Century Drive while providing 
opportunities for new commercial and employment uses as well as higher density housing in the vicinity 
of I-5 and Knox Butte Road.   

5. Comprehensive Plan and Zoning Map amendments shall be consistent with the East Albany Land Use 
Plan provided in Figure 1 and the table below.  

 

East Albany Plan 

Designation 

Comprehensive 

Plan Map 

Designations 

Compatible Zoning Districts 

Employment 
Employment Employment (EMP), Industrial Park (IP), Light 

Industrial (LI), Office Professional (OP) 

Light Industrial*  Light Industrial (LI)*, Industrial Park (IP) 

Commercial General Commercial 
Neighborhood Commercial (NC), Office 
Professional (OP), Community Commercial (CC), 
Regional Commercial (RC) 

Mixed Use Village 
Village Center - East Mixed Use Commercial (MUC), Mixed Use 

Residential (MUR) 

Neighborhood 
Village 

Neighborhood Commercial (NC), Office 
Professional (OP), Mixed Use Residential (MUR) 

High Density Residential High Density 
Residential 

High Density Residential (HDR), Medium Density 
Attached (RMA), Mixed Use Residential (MUR) 

Medium Density 
Residential 

Medium Density 
Residential 

Residential Single Dwelling Unit (RS-5), 
Residential Medium Density (RM), Residential 
Medium Density Attached (RMA), Mixed Use 
Residential (MUR) 

Low Density Residential Low Density 
Residential Residential Single Dwelling Unit (RS-6.5, RS-5)  

* Light Industrial - This Comprehensive Plan designation may not be applied to properties after June 1, 
2023 and this zoning district may not be applied to properties after June 1, 2023.  Properties zoned Light 

Industrial on May 31, 2023 may remain zoned Light Industrial, including those with designated 
Employment on the Comprehensive Plan map. 

 
 
 

TRANSPORTATION 

6. Provide a transportation system that provides access, mobility, and safety for all modes of travel and 
supports anticipated residential and employment growth. 
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7. Connect residential, employment, commercial, and recreational uses with a functional, safe, and equitable 
multi-modal transportation system that promotes walking, biking, and transit and supports public health 
and climate change goals.  

8. Focus on improvement of the Knox Butte interchange and the surrounding transportation connections. 

9. Explore a variety of strategies, including “people-mover” and public transit facilities, for supporting travel 
to regional destinations and events in the area such as activities and events at Timber Linn Park, the Expo 
Center and similar locations, while reducing traffic congestion. 

 

ECONOMIC DEVELOPMENT 

10. Support the City’s economic development and employment goals and address barriers to achieving those 
objectives. 

11. Create more opportunities for employment by designating employment land that includes a variety of light 
industrial and office use types of environments. 

12. Designate an amount of employment area to attract larger employment uses. 
 

HOUSING 

13. Increase the variety of housing types, densities, and mixed-use developments to accommodate the needs 
of current and future residents, including housing that is affordable and accessible to all Albany residents 
at all income levels. 

14. Create high density village residential areas to provide an opportunity for high density housing adjacent 
to new mixed use and employment centers. 

 

NATURAL RESOURCES AND GREENWAYS 

15. Protect and improve the area’s watersheds, riparian and wildlife corridors, wetlands, and drainage ways 
for stormwater functions and to help mitigate and adapt to climate change. 

16. Use interconnected natural resource corridors and greenway trail system to provide pedestrian, open space 
and wildlife connectivity between neighborhoods and will help protect scenic vistas and rural character. 

17. Create an identity for East Albany as a community with generous, healthy open spaces, integrated 
neighborhoods, and connections to nature by prioritizing public corridors though greenways. 

 

 

AESTHETIC AND RECREATIONAL AMENITIES   

18. Identify opportunities to provide and enhance aesthetic, recreational, and open-space and amenities, 
including existing and new parks in the area. Multi-modal access to Timber Linn Park is a key opportunity 
for this plan. 

19. Create attractive gateways into East Albany from I-5 and US 20. 

20. Pocket parks and urban gathering spaces shall be located within mixed-use village centers as a public 
amenity.   

21. Community facilities, such as community centers and branch libraries, should be located within village 
centers. 
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INFRASTRUCTURE 

22. Work with local and regional government partnering agencies to implement a coordinated approach to 
future annexation and development within the area and ensure that public facilities and infrastructure are 
sized and designed to serve planned levels of development. 

 

IMPLEMENTATION MEASURES 

 
Land Use 
 
1. Annexation agreements are a tool to implement the vision, goals and policies South Albany. Annexation 

Agreements are required for all lands proposing to be annexed in the East Albany Plan area to ensure all 
annexations are in the public interest. The terms of annexation agreements may include, but are not limited to, 
dedication of land for future public facilities, construction of public improvements, waiver of compensation 
claims, or other commitments and public benefits deemed valuable to the City of Albany. Annexation 
agreements are typically recorded as a covenant running with the land. 

2. The City may require the submittal of a conceptual master plan as part of the review of proposed annexation 
agreements. Such master plans are intended to show how a property will be consistent with the East Albany 
Plan.  

 
Transportation 
 
1. Work with property owners and developers to coordinate street and transportation facility improvements that 

will serve multiple properties and co-located public facilities. 
 
3. Conduct more detailed planning for all trails along riparian corridors and other off-street trails and 

opportunities for recreational amenities. 
 

4. Develop a funding strategy for all trails and paths on the Trails Framework. 
 
5. For riparian corridor and wetland crossings, the surface types, feasibility of bridges and boardwalks, 

seasonal usage, interpretive signage, and minimization of environmental impacts will be considered.   
 
6. Coordinate with Oregon Department of Transportation (ODOT) on US Highway 20 design and 

improvements and pedestrian crossings over Interstate 5. 
 
Natural Resources and Greenways 
 
1. Where creek or tributary crossings are necessary, the City will require designs that minimize impacts (e.g., 

boardwalks and other permeable surfaces for trails, open bottom culverts). 
 
2. Where appropriate and available, the City will use nationwide permits (under Section 404 of the Clean Water 

Act) and general permits (under Oregon’s Fill and Removal Law) for public trails and similar improvements. 
These federal and state regulations authorize limited wetland fill actions when legal and programmatic criteria 
are met. They are a tool for streamlining permitting, while achieving best practices.  

 

Maps and Graphics following this section: [potentially to be added in a later draft] 

Figure 1. Land Use Plan 
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Figure 2. Street Framework 

Figure 3. Trails Framework 
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CHAPTER 9: LAND USE PLANNING 
 

*** 

GOAL 2: LAND USE PLANNING 
 

LAND USE DESIGNATIONS 

BACKGROUND SUMMARY 
 

COMPREHENSIVE PLAN MAP DESIGNATIONS 
 

The land use designations on the Comprehensive Plan Map (Plate 14) indicate the type, location, and density of 
land development and redevelopment that will be permitted in the future. The map shows where various kinds of 
land use activities are appropriate for all areas within the Urban Growth Boundary. Although future development 
in Albany may never correspond exactly to the Plan Map, the map does show where different kinds of activities are 
appropriate and directs growth to these areas. The map also identifies potential development opportunities for 
meeting Albany’s housing, commercial, and employment needs. 

 
The Comprehensive Plan Map has five general categories of designations (residential, mixed-use, commercial, 
industrial, and special uses). Each general category is broken down into more specific categories as described below.
 [Ord. 5543, 10/23/2002] 

 
RESIDENTIAL: GENERAL REQUIREMENTS 

 

The two residential plan designations have the following common elements: 1) they provide for the establishment 
of dwelling units; 2) home occupations are permitted subject to Development Code requirements; 3) Office 
Professional and Neighborhood Commercial zoning are permitted within all residential Plan designations without 
a Plan change, but will be subject to rezoning requirements and conformance to special standards; 4) density 
increase bonuses will be permitted subject to Development Code regulations; and 5) schools, parks, cemeteries, 
churches, and certain public facilities may also be compatible in the residential Plan designations. 

[Ord. 5667, 4/25/2007] 
 

LOW DENSITY RESIDENTIAL (LDR): Identifies areas predominantly suited or used for detached single- 
dwelling unit and middle housing development. Manufactured home parks may be permitted by Site Plan Review. 
Cluster housing is permitted in Cluster and Planned Unit Developments with density ranging by zone. (Density as 
stated is gross density, unless specifically mentioned otherwise.) 

[Ord. 5667, 4/25/2007; Ord. 5968, 1/14/22] 
 

MEDIUM DENSITY RESIDENTIAL (MDR): Identifies areas suitable for multiple-dwelling unit and middle 
housing development at densities up to 35 units per acre. Manufactured home parks are permitted with Site Plan 
Review. 

[Ord. 5667, 4/25/2007; Ord. 5968, 1/14/22] 
 

HIGH DENSITY RESIDENTIAL (HDR): Identifies areas suitable for high-density urban residential development 
with densities up to 50 units per acre. A variety of housing types and other compatible uses may be permitted. deleted 
by Ord. 5667, 4/25/07. 

 

URBAN RESIDENTIAL RESERVE: Identifies areas between the developed urban area and the Urban Growth 
Boundary within which a variety of residential zones may be permitted to accommodate all needed housing types 
without a Plan change. All zoning decisions will be based upon criteria as specified in the Development Code. 
However, the three following policies which will be utilized in converting Urban Residential Reserve (URR) land 
to a particular residential zoning classification: 
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1. The average developed density within the URR designation will be up to 35 units per acre. 
[Ord. 5667, 4/25/2007] 

 
2. The City will at all times maintain at least a 5-year supply of land designated for low-, medium-, and high- 

density residential uses. 
3. Land within the URR designation will be changed to low- and medium-density Plan designations if such 

changes are needed to develop accurate 5-year capital improvement plans involving any such area or, in 
some cases, upon annexation to the City. 

 
In addition to residential uses, it is anticipated that approximately 20 to 50 acres of the Urban Residential Reserve 
land will be utilized for neighborhood commercial and office professional uses to 2025. Approximately 100 acres 
will be needed for new school and park sites to 2025. 

[Ord. 5667, 4/25/2007] 
 

MIXED USE: GENERAL REQUIREMENTS [Ord. 5543, 10/23/2002] 
 

VILLAGE CENTER: Provides for a mixture of uses to serve nearby neighborhoods. These uses must include 
retail and residential uses and may include offices, community and personal services, and live-work units. 
Development within a Village Center will be pedestrian friendly, fit the desired scale and character of nearby 
neighborhoods and prevent the appearance of strip commercial development. Within the Village Center Plan 
designation there will be at least two zones. One is a mixed-use commercial zone, the other is a medium- to high- 
density residential zone that provides a mix of housing choices. Sub-categories of this designation may further 
specify the compatible zoning districts and intended purpose and character of village centers located in particular 
areas of the City, such as in East Albany. 

 
In order for additional land to be designated Village Center, applicants must demonstrate the need for the Village 
Center in a particular location and what residential populations it is intended to serve.  
 
• Village Center - East: This designation is specific to the East Albany Plan Area. The Village East 

designation is considered a sub-category of the Village Center designation; its compatible zoning districts 
are limited to those identified for the East Albany Plan area. This designation provides for a mixture of uses 
to serve nearby neighborhoods, including residential uses, retail, office, community and personal services, 
live-work units, and similar uses. Development within the Village East designation will be pedestrian 
friendly, fit the desired scale and character of nearby neighborhoods, and prevent the appearance of strip 
commercial development.  

 

 
COMMERCIAL: GENERAL REQUIREMENTS [Ord. 5543, 10/23/2002] 

 
NEIGHBORHOOD VILLAGE LIGHT COMMERCIAL: Provides for a mix of residential and limited 
commercial activities that include smaller scale office professional and neighborhood commercial uses that meet 
the daily needs of area residents. This designation is used to provide a buffer between residential and more intensive 
uses, (such as between the Community Commercial District and the surrounding residential areas) and also to 
provide neighborhood commercial areas in close proximity to residential areas that fit the character of nearby 
neighborhoods and easily accessible and pedestrian friendly. 

 
GENERAL COMMERCIAL: Identifies areas from community services to regional commercial establishments, 
suitable for a wide range of retail sales and service establishments. Aside from recognition of existing commercial 
corridors, new commercial areas will develop under design guidelines to avoid the continuance of “strip 
commercial” development in order to more efficiently serve the shopping needs of the community and region. 

 
INDUSTRIAL: GENERAL REQUIREMENTS [Ord. 5543, 10/23/2002] 

 
EMPLOYMENT: Identifies land that allows for a variety of employment opportunities, including larger 
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employment uses that require significant acreage. The designated employment land is intended to include a variety 
of light industrial and office use types, typically in a low‐rise, flex‐space development pattern. Potential uses include 
corporate offices, research and development, creative services, medical campuses, manufacturing, wholesaling, and 
other accessory and compatible uses that have minimal environmental effects. Retail uses are allowed but are limited 
in intensity so as to maintain adequate employment development opportunities. 
 

LIGHT INDUSTRIAL: Identifies areas suitable for a wide range of light industrial uses including corporate 
offices, research and development, high technology, manufacturing, warehousing, wholesaling, and other accessory 
and compatible uses that have minimal environmental effects and can conform to the Development Code 
performance standards for the Industrial Park and Light Industrial Zones. 

 
HEAVY INDUSTRIAL: Provides for most types of manufacturing and processing, storage and distribution, and 
other types of industrial uses that require large amounts of land in proportion to the number of employees and are 
potentially incompatible with most other uses but comply with the development and environmental standards of the 
Development Code. 

 
*** 

 

PLAN MATRIX 
 

The relationship of the Plan designations to the zoning districts is summarized graphically in the “Plan Designation 
Zoning Matrix.” This matrix is for determining the compatibility of a particular zoning district with any given Plan 
designation. The matrix shows what zoning districts are compatible with each Plan designation. 

 
It should be noted that the listing of a zoning district as compatible does not mean that the referenced zone can 
automatically occur anywhere in the specified Plan designation. For example, a number of commercial zones 
(Neighborhood Commercial, Community Commercial, etc.) are compatible with the General Commercial Plan 
designation, but which zone should be used in a particular area depends on the location and characteristics of the 
site and the need for the uses allowed in that zone. 

 
Districts not listed in the table as compatible zoning districts for a particular Comprehensive Plan designation 
require both a zone change and a Comprehensive Plan change. [Ord. 5543, 10/23/2002] 
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PLAN DESIGNATION ZONING MATRIX 
 

Plan Designation Compatible Zoning Districts 

Employment Employment (EMP), Industrial Park (IP), Office Professional (OP) 

Light Industrial Industrial Park (IP), Light Industrial (LI), Transit District (TD) 

Heavy Industrial Light Industrial (LI), Heavy Industrial (HI) 

General Commercial Neighborhood Commercial (NC), Office Professional (OP), Community Commercial 
(CC), Regional Commercial (RC) 

Light Commercial 
Neighborhood 

Village 

Neighborhood Commercial (NC), Office Professional (OP), Mixed Use Residential 
(MUR) 

Village Center 
 
 
 
 
 

Historic Downtown (HD), Downtown Mixed Use (DMU), Central Business (CB), 
Lyon-Ellsworth (LE), Elm Street (ES), Main Street (MS), Pacific Boulevard (PB), 
Waterfront (WF), Mixed-Use Commercial (MUC), Mixed-Use Residential (MUR), 
Residential Medium Density (RM), Office Professional (OP), Community 
Commercial (CC) 

Village Center - East (East Albany Plan Area only):  Mixed Use Commercial 
(MUC), Mixed Use Residential (MUR) 

High Density 
Residential 

High Density Residential (HDR), Medium Density Attached (RMA), Mixed Use 
Residential (MUR) Deleted by Ord. 5667, 4/25/07 

 

Medium Density 
Residential 

Residential Single Dwelling Unit (RS-5), Residential Medium Density (RM), 
Residential Medium Density Attached (RMA), Mixed Use Residential (MUR), 
Office Professional (OP), Neighborhood Commercial (NC) 

Low Density 
Residential 

Residential Single Dwelling Unit (RS-10, RS-6.5, RS-5), Hackleman Monteith 
(HM), Residential Reserve (RR), Office Professional (OP), Neighborhood 
Commercial (NC) 

 
Urban Residential 

Reserve 

Residential Single Dwelling Unit (RS-10, RS-6.5, RS-5), Residential Reserve 
(RR), Residential Medium Density (RM), Residential Medium Density Attached 
(RMA), Mixed Use Residential (MUR), Office Professional (OP), Neighborhood 
Commercial (NC) 

Public & Semi- 
Public 

All zones 

Open Space Open Space (OS) 
[Ord. 5543, 10/23/2002; Ord. 5667, 4/25/2007Ord. 5895, 10/14/17] 

 
*** 
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ARTICLE 3 

RESIDENTIAL ZONING DISTRICTS 
 
3.010 Overview.  The residential zones are intended to preserve land for housing.  This Code preserves the 

character of neighborhoods by providing seven zones with different density standards.  The site 
development standards allow for flexibility of development while maintaining compatibility within the 
City's various neighborhoods.  These regulations provide certainty to property owners, developers, and 
neighbors by stating the allowed uses and development standards for the base zones.  Sites within overlay 
districts are also subject to the regulations in Articles 6 and 7. [Ord. 5673, 6/27/07] 

The list below is a summary of the topics covered in this article. 
 

■ Zoning Districts 

■ Schedule of Permitted Use 

■ Development Standards 
 

ZONING DISTRICTS 

3.020 Establishment of Residential Zoning Districts.  In order to regulate and segregate the uses of lands and 
buildings and to regulate the density of development, the following residential zoning districts are 
established: 

(1) RR—RESIDENTIAL RESERVE DISTRICT. The RR District is intended to recognize areas 
which, because of topography, level of services, or other natural or development factors are best 
served by a large lot designation. This district may be applied on an interim basis until urban services 
become available. The minimum lot size is five acres. 

(2) RS-10—RESIDENTIAL SINGLE-DWELLING UNIT DISTRICT. The RS-10 District is 
intended primarily for a lower density residential environment. The average minimum detached 
single-dwelling unit lot size is 10,000 square feet.                 [Ord. 5968, 
1/14/22] 

(3) RS-6.5—RESIDENTIAL SINGLE-DWELLING UNIT DISTRICT. The RS-6.5 District is 
intended primarily for low-density urban residential development. The average minimum detached 
single-dwelling unit lot size is 6,500 square feet.                           [Ord. 5968, 1/14/22] 

(4) RS-5—RESIDENTIAL SINGLE-DWELLING UNIT DISTRICT. The RS-5 District is intended 
primarily for low- to moderate-density residential development. The average minimum detached 
single-dwelling unit lot size is 5,000 square feet.  [Ord. 5673, 6/27/07; Ord. 5968, 1/14/22] 

(5) RM—RESIDENTIAL MEDIUM DENSITY DISTRICT. The RM District is primarily intended 
for medium-density residential urban development. New RM districts should be located on a 
collector or arterial street or in Village Centers. Multi-family and townhouse development may not 
exceed 25 units per gross acre.  [Ord. 5673, 6/27/07; Ord. 5968, 1/14/22] 

(6) RMA—RESIDENTIAL MEDIUM DENSITY ATTACHED DISTRICT. The RMA District is 
intended primarily for medium- to high-density urban residential development. Most units, whether 
single- or multiple-family or middle housing, will be attached. New RMA districts should be located 
on a collector or arterial street or in Village Centers. Development may not exceed 35 units per 
gross acre. [Ord. 5673, 6/27/07; Ord. 5968, 1/14/22] 

(7) HDR—HIGH DENSITY RESIDENTIAL DISTRICT. The HDR District is intended primarily 
for high-density urban residential development. This district supports the highest residential density 
in the city, as development in the HDR district must achieve a density of at least 25 units per gross 
acre and may not exceed 50 units per gross acre. The HDR district allows a variety of housing types 
along with other compatible uses.  
 

(8)(7) HM—HACKLEMAN-MONTEITH DISTRICT. The HM district is intended primarily to 
preserve the existing residential character of the Hackleman and Monteith National Register 
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Historic Districts. Conversion of single-dwelling unit residential structures to non-residential or 
multi-family residential uses is not allowed.  

[Ord. 5555, 2/7/03; Ord. 5673, 6/27/07; Ord. 5968, 1/14/22] 

 
3.030 Establishment of Special Purpose Districts. Special purpose districts are overlay districts that may be 

combined with a major zoning district. The regulations of a special purpose district are supplementary to 
the regulations of the underlying major zoning district. The regulations of a special purpose district and the 
major zoning district shall all apply to any site that has both designations. Where the regulations and 
permitted uses of a major zoning district conflict with those of a special purpose district, the more restrictive 
standards shall apply. The special purpose districts and the additional regulations that apply in such districts 
are summarized below:        

Special Purpose District   Applicable Articles 
Airport Approach     Article 4 
Floodplain      Article 6 
Hillside Development    Article 6 
Significant Wetlands    Article 6 
Riparian Corridors    Article 6 
Wildlife Habitat     Article 6 
Willamette Greenway    Article 6 
Historic Overlay     Article 7 

[Ord. 5764, 12/1/11] 

 

SCHEDULE OF PERMITTED USES 

3.040 Interpretation.  The following provisions are used to interpret the schedule of permitted uses found in this 
Article: 

(1) The schedule of permitted uses cannot anticipate all uses that may be located within the City. There 
are also situations where proposed uses may relate to more than one type of use. In both instances, 
the Director will determine the appropriate use category based on operating characteristics and land 
use impacts. Where ambiguity exists concerning the appropriate classification of a particular use, the 
use may be reviewed as a Conditional Use where the Director determines that the proposed use is 
consistent with other uses allowable within the subject district due to similar characteristics. Use 
categories not listed in the schedule of permitted uses are not permitted in the residential zoning 
districts.  

 [Ord. 5673, 6/27/07; Ord. 5947, 1/01/21] 

(2) Where a development proposal involves a combination of uses other than accessory uses, the more 
restrictive provisions of this Code shall apply. For example, if a portion of a development is subject 
to Conditional Use approval and the balance is subject only to Site Plan Review, the entire 
development shall be reviewed using the Conditional Use criteria if concurrent approval of all uses 
is requested. [Ord. 5947, 1/01/21] 

(3) A change in the use of a property is subject to review as specified by the schedule of permitted uses: 

(a) When the change involves a change from one use category to another in the schedule of 
permitted uses and the Director has not waived review under the provisions of Section 1.105, 
or 

(b) When a property that has been unoccupied for more than one year.  
  [Ord. 5673, 6/27/07; Ord. 5947, 1/01/21] 

3.050 Schedule of Permitted Uses. The specific uses listed in the following schedule are permitted in the zones 
as indicated, subject to the general provisions, special conditions, additional restrictions, and exceptions set 
forth in this Code. A description of each use category is in Article 22, Use Categories and Definitions.
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A number appearing opposite a use in the “special conditions” column indicates that special provisions 
apply to the use in all zones. A number in a cell particular to a use and zone(s) indicates that special 
provisions apply to the use category for that zone(s). The conditions follow the schedule of uses, in Section 
3.060.   

The abbreviations used in the schedule have the following meanings: 

Y  Yes; use allowed without land use review procedures but must meet development standards in 
this article and may be subject to special conditions. 

S  Use permitted that requires a site plan approval prior to the development or occupancy of the 
site or building. 

CU  Use permitted conditionally under the provisions of Sections 2.230-2.265 through a Type III 
procedure. 

CUII  Uses permitted conditionally through the Type II procedure. 

PD  Use permitted only through planned development approval. 

CD  Use permitted only through cluster development approval. 

N  No; use not permitted in the zoning district indicated. 

Some zones have two abbreviations for a use category (ex. Y/CU). Refer to the special condition number 
to determine what review process is required based on the details of the use.   

[Ord. 5673, 6/27/07; Ord. 5947, 1/01/21] 
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SCHEDULE OF PERMITTED USES 
 Uses Allowed in Residential Zoning Districts 

USE CATEGORIES 
(See Article 22 for use descriptions.) 

Spec. 
Cond. 

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

RESIDENTIAL: Single-dwelling unit Detached and Two Detached Units  

Single Dwelling Unit, detached 1 Y Y Y Y Y Y N N 

Primary Residence with one accessory dwelling unit 4 Y Y Y Y Y Y Y N 

2 detached primary units 2 N PD/CD PD/CD S PD.CD Y Y N 

RESIDENTIAL: Middle Housing   
Duplex 3 Y Y Y Y Y  Y Y Y 

Townhouse  Y Y Y Y Y Y Y Y 

Triplex or Fourplex 3 Y Y Y Y Y Y Y Y 

Cottage Cluster 3 Y Y Y Y Y Y Y Y 

RESIDENTIAL: Multiple-Dwelling Units  

Multiple-Dwelling Units 3 N N N N N S S S 

RESIDENTIAL: Care or Treatment   

Assisted Living   CU CU CU CU CU CU CU CU 

Child or Adult Care Home 6 Y Y Y Y Y Y Y Y 

Daycare Facility  CU CU CU CU CU CU S S 

Residential Care or Treatment Facility (6 or more 
residents) 

 CU CU CU CU CU CU S S 

Residential or Group Care Home (5 or fewer residents)   Y Y Y Y Y Y Y Y 

RESIDENTIAL: Miscellaneous Use Categories  

Manufactured Home Parks (see Article 10) 10 N N S N S S S S 
Accessory Buildings, Garages or Carports  9 Y/S Y/S Y/S Y/S Y/S Y/S Y/S Y/S 

Bed & Breakfast 7 CUII CUII CUII CUII CUII CUII S S 

Home Businesses (See 3.090-3.160 to determine if CU)  Y/CU Y/CU Y/CU Y/CU Y/CU Y/CU Y/CU Y/CU 

Rooming or Boarding Houses  N N N CU N S S Y 

Subdivision Sales Office 1 N Y Y N Y Y Y Y 

Unit(s) Above or Attached to a Business  17 N N N N N N N Y 

Temporary Residence  8 S S S S S S S S 

INSTITUTIONAL  
Basic Utilities   CU CU CU CU CU CU CU CU 

Community Services  CU CU CU CU CU CU CU CU 

Educational Institutions 13  CU CU CU CU CU CU CU CU 

Hospitals   N N N N N CU CU CU 

Jails & Detention Facilities  N N N N N N N N 

Parks, Open Areas and Cemeteries 14 S/CU S/CU S/CU CU S/CU S/CU S/CU S/CU 

Religious Institutions 13 CU CU CU CU CU CU CU CU 

COMMERCIAL – Limited Use Types  

Entertainment and Recreation:                           Indoor 
                                    Outdoor 

18 
CU 
CU 

CU 
CU 

CU 
CU 

CU 
N 

CU 
CU 

CU 
CU 

CU 
CU 

CU 
CU 

Offices 17, 19 PD/CD PD/CD PD/CD PD/CD PD/CD PD/CD PD/CD S/PD/CD 

Recreational Vehicle Parks (See Article 10) 5, 10 N N N N N CU CU CU 

Restaurants, no drive-thru 17, 19 PD/CD PD/CD PD/CD PD/CD PD/CD PD/CD PD/CD S/PD/CD 

Retail Sales and Service 17, 19 PD/CD PD/CD PD/CD PD/CD PD/CD PD/CD PD/CD S 

Self-Serve Storage 15 N N N N N S N N 

OTHER CATEGORIES  

Agriculture:                                        Crop Production 
       On-site Sales of Site-Produced Seasonal Goods 
                             Plant Nurseries and Greenhouses 

    
Y 
Y 
S 

Y 
S 
S 

Y 
CU 
S 

N 
N 
N 

Y 
CU 
S 

Y 
CU 
S 

Y 
CU 
S 

Y 
CU 
S 

Antennas, owned and operated by FCC licensed member 
of Amateur Radio Service 

 Y Y Y Y Y Y Y Y 

Communication Facilities 16 N N N N N N N N 

Kennels 11 S CU CU N CU CU N N 

Satellite Dish and Other Antennas 12 Y Y Y Y Y Y Y Y 

Y = Yes, allowed, no Site Plan review required N = No, not allowed 
CD = Cluster Development, see Art. 11 PD = Planned Unit Development, see Art. 11 
CU = Conditional Use approval required, Type III procedure S = Site Plan Review required 
CUII = Conditional Use approval required, Type II procedure 
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[Ord. 5281, 3/26/97; Ord. 5555, 2/7/03; Ord. 5673, 6/27/07; Ord. 5742, 7/14/10; Ord. 5801, 2/13/13; 
Ord. 5832, 4/9/14; Ord. 5886, 1/6/17; Ord. 5947, 1/01/21; Ord. 5949, 1/01/21; Ord. 5968, 1/14/22] 

3.060 – 3.070, Open Space district moved to Article 6; Ord. 5764, 12/1/11. 

SPECIAL CONDITIONS 

3.080 General.  Where numbers appear in the column labeled “special conditions” or in a cell in the Schedule of 
Permitted Uses, the corresponding numbered conditions below shall apply to the particular use category as 
additional clarification or restriction: 

(1) One subdivision sales office is allowed in a subdivision for two years from the date it opens if the 
following requirements are met:  [Ord. 5757, 12/4/11; Ord. 5886, 1/6/17] 

(a) The purpose of the office must be to sell lots or houses in the subdivision. 

(b) The sales office must be placed on one or more of the lots in the subdivision. 
 [Ord. 5886, 1/6/17 

(c) The sales office must be established within one year of the date the final subdivision plat is 
signed. [Ord. 5886, 1/6/17 

(d) At the time an application for the sales office is submitted, the owner of the subdivision must 
own all of the lots within 100 feet of the lot where the sales office will be located. The “owner 
of the subdivision” is the owner of more than 50 percent of the lots in the subdivision.  
 [Ord. 5886, 1/6/17] 

(e) The building must be placed in accordance with Section 3.190, Table 3.190-1 Development 
Standards [Ord. 5886, 1/6/17; Ord. 5947, 1/01/21] 

(f) A manufactured building, a modular building, or a building constructed on the site is allowed for 
the office use. If a manufactured building is used, it must be placed in accordance with the 
standards for “Placement on Individual Lots” listed in Article 10. If a modular building is used, 
it must be removed from the property within two years of the date a building permit is issued 
for the sales office. If manufactured or site-built building is used, the building does not have to 
be removed from the lot.   

(g) Building permits must be obtained for the building. Manufactured and modular buildings must 
have the appropriate State of Oregon insignia that shows the appropriate construction standards 
are met.   

(h) and (i) removed by Ordinance 5886, adopted January 6, 2017  

(h) The sales office permit may be renewed once upon to a year.  
 [Ord. 5673, 6/27/07; Ord. 5886, 1/6/17] 

(2) When more than one single-dwelling unit detached residence is located on a property of record in a 
residential zoning district and the buildings were legally constructed, the property may be divided in 
conformance with Article 11, even if the resulting lots do not meet the required minimum lot area 
and dimensional standards for the zoning district, if required setbacks and lot coverage can be met.  
 [Ord. 5338, 1/28/98; Ord. 5673, 6/27/07] 

(3) Duplexes, triplexes, fourplexes, cottage clusters, and multi-family development may be divided so 
that each unit can be individually owned by doing a land division in conformance with Article 11. 
The total land area provided for the development as a whole must conform with the requirements 
of Article 3, Table 3.190-1, however, the amount of land on which each unit is located does not need 
to be split equally between the individual units - one may be larger and one smaller. 
 [Ord. 5673, 6/27/07; Ord. 5947, 1/01/21; Ord. 5968, 1/14/22] 

(4) Where detached single-dwelling unit residences are permitted outright, one accessory dwelling unit 
(ADU) may be allowed on each lot that has a single legally established detached single-dwelling unit 
residence, called the “primary residence”. The ADU shall comply with the following standards: 
 [Ord. 5968, 1/14/22] 
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 Accessory dwelling units shall be incidental in size to the primary residence and meet the following 
standards:  

(a) The size of an ADU does not exceed 50 percent of the gross floor area of the primary residence 
(excluding garages or carports) or 900 square feet, whichever is less. (Note: ADUs greater than 
900 square feet that were legally constructed before July 1, 2007, may remain.). 

[Ord. 5949, 1/01/21] 

(b) All required building permits have been obtained. If the primary residence is on the Local 
Historic Inventory, historic review may be required.  

(c) The lot was legally established  [Ord. 5338, 1/28/98; Ord. 5673, 6/27/07; Ord. 5966 11/12/21] 

(d) Detached ADUs must also meet the following development standards: 

Front Setback: Greater than or equal to the location of the front wall of the primary residence; 
and 

Interior Setback: 5 feet for one-story; 8 feet for two-story; and 

Maximum Height: 24 feet to the ridge of the roof.   

 [Ord. 5673, 6/27/07; Ord. 5949, 1/01/21] 

(5) In the RM District, the following criteria must be met in addition to the Conditional Use criteria for 
permitting RV overnight parks: 

(a)  The entire site must be located within 750 feet of the Interstate 5 right-of-way. 

(b) The RV park access is limited to the Interstate 5 frontage road or streets servicing primarily 
industrial or commercial development. 

(6) “Child Care Homes” that includes the day or night time care of no more than sixteen children, 
including the children of the provider or the care and treatment of adults for less than 24-hours are 
considered a residential use of the property and are allowed outright in zones that allow residential 
dwellings per the Oregon Revised Statutes (ORS). See ADC Section 22.200.   

 [Ord. 5673, 6/27/07; Ord. 5968, 1/14/22] 
(7) Bed and Breakfast facilities shall:  

(a) Be owner occupied. 

(b) Be limited to a maximum of four guest bedrooms. 

(c) Except for driveway spaces, not contain guest parking facilities in the front setback area or within 
10 feet of any interior residential lot line.  [Ord. 5742, 7/14/10] 

(d) Provide at least one off-street parking space for each rental room, except in the HM zone, where 
on-street parking along the frontage of the property line(s) may count toward the parking 
requirements. To count towards this standard, each on-street space must be at least 25 feet long.
  [Ord. 5673, 6/27/07, Ord. 5768, 12/7/11] 

(8) Temporary residences in conjunction with construction, emergency repair, or a night watchman are 
permitted but are limited to one year in duration. [Ord. 5673, 6/27/07] 

(9) The definitions of “Accessory Building” and “Accessory Use” in Article 22 shall apply. The Director 
shall have authority to initially interpret application of these terms to any proposed activity.  See also 
Table 3.230-1 for Accessory Structure Standards. 

 Accessory buildings in residential districts that are 750 square feet or larger and/or with walls taller 
than 11 feet that meet the following standards are not subject to Site Plan Review. They will be 
processed as Type I staff decisions. Information must be submitted that shows the standards are 
met. The information shall be submitted at the time the applicant applies for building permits. The 
determination of whether the standards are met will be made by the Community Development 
Director or his/her designee.  [Ord. 5767, 12/7/11; Ord. 5947, 1/01/21] 

(a) The proposed building does not exceed the height of the tallest building on adjacent property. 
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For this section, height means the height of the building at its highest point, usually the ridge of 
the roof. 

(b) The square footage of the footprint of the proposed building does not exceed the square footage 
of the footprint of the foundation of the largest building on adjacent property. 

(c) The amount of land that will be covered by buildings if the proposed building is constructed 
does not exceed the applicable lot coverage restrictions of the Development Code. 

(d) The proposed building meets or exceeds the applicable setback requirements for the primary 
residence as listed in Table 3.230-1. [Ord. 5947, 1/01/21] 

(e) The materials used on the proposed building (e.g. siding and roofing), and the color of those 
materials, shall be similar to those used on the primary residential structure (e.g. cement board 
lap siding is similar to wood lap siding). 

(f) If the proposed building is located in any of the special purpose districts listed in Articles 6 and 
7 of the Development Code, the building must also be reviewed for conformance with the 
requirements of the applicable district. 

Accessory buildings not meeting the standards in this section require Site Plan Review. 

A garage or other non-residential building on a property without a residence cannot be the primary 
use of a residentially zoned property except as described below. The purposes of this limitation are 
to preserve the opportunity for residential land to be used for housing, and to avoid a non-residential 
building on residential property for use as commercial storage. Non-residential structures on 
residentially zoned land will be allowed when the following conditions are met: 

(g) The structure will not preclude the use of the property for housing; 

(h) The structure must meet the requirements of Section 3.080(9) or be approved through the Site 
Plan Review process;  

(i) The structure is not used for a commercial purpose; and         [Ord. 5968, 1/14/22] 

(j) Exception in RR:  Buildings used for farm or agricultural product or equipment storage are 
permitted in the RR zone.    [Ord. 5281, 3/26/97; Ord. 5673, 6/27/07; Ord. 5947, 01/21/20] 

(10) Manufactured home and RV park standards are located in Article 10. Manufactured home parks, RV 
parks and manufactured homes on individual lots are not allowed within the National Register 
Historic Districts or on land within 100 feet of a historic district, or on land adjacent to a property 
on the Local Historic Inventory.  [Ord. 5673, 6/27/07]  

(11) Kennels in residential districts shall be restricted to properties containing a minimum of two acres. 
This restriction does not apply to indoor veterinary hospital kennels. [Ord. 5673, 6/27/07] 

(12) Antennas and satellite dishes are subject to the following standards: 

(a) Antenna or antenna supports may not be located within any front setback area or within any 
required landscape buffer yard.  [Ord. 5742, 7/14/10] 

(b) Antennas shall not extend higher than fifteen feet above the peak of the roof. 

(c) Dish antennas exceeding 12 feet in diameter are not permitted. 

(d) Dish antennas exceeding 36 inches in diameter may not be roof mounted. 

(e) Dish antennas shall not exceed 15 feet in height from surrounding grade to the highest point of 
the structure or dish. 

(f) Dish antennas located within ten feet of a residential lot line or located so as to be visible from 
a public street shall be screened up to a height of six feet with a solid screen fence, wall, hedge, 
or other landscaping. 

(g) Antenna used to display sign messages shall conform to all district sign regulations in addition to 
the above. 
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(h) Antenna not in conformance with the above may be considered by Conditional Use review , 
Type II process.  [Ord. 5886, 1/6/17] 

(13) Original Conditional Use approval for education and religious institutions includes the following 
secondary uses: educational activities; sports and other recreational activities; religious activities; 
political activities; meals programs; before and after school or full-time childcare activities; 
fundraising activities; and cultural programs. Such uses will not be required to go through the land 
use process if all of the activities which constitute the use (excluding parking and travel to and from 
the site) take place on the site and there is no external noise audible or light visible between 10:30 
p.m. and 7:00 a.m. 

 Expansion of an education or religious institution includes the addition of building area, increase in 
parking lot coverage, or expansion of athletic facilities. Any expansion must be reviewed through the 
Conditional Use Type II process (CUII).  [Ord. 5673, 6/27/07] 

(14) Public park development activity subject to Conditional Use review includes major development; 
expansions of activities and development within parks which currently generate substantial traffic; or 
construction of major structures such as swimming pools, lighted ball fields, and community centers. 
Conditional Use review is not required, however, for construction of play equipment, tennis courts, 
bike paths, picnic shelters, restrooms, landscaping, and similar activities within existing improved 
parks. [Ord. 5947, 1/01/21] 

(15) Self-Serve Storage is subject to the following standards:   

(a) Freestanding facilities shall be limited to sites of one to three acres in size and maximum building 
coverage shall be limited to 50 percent of the parcel. 

(b) Building setbacks shall be as follows: front - 25 feet, interior - 20 feet.  No fencing is permitted 
in front setbacks and a minimum ten-foot landscape buffer yard is required adjacent to all 
residential zones.  No barbed wire fencing is permitted in residential districts.  

 [Ord. 5742, 7/14/10] 

(c) The minimum driveway width between buildings shall be 20 feet for one-way drives and 24 feet 
for two-way drives. 

(d) The maximum storage unit size shall be 500 square feet. 

(e) All outdoor lighting shall be shielded to prevent reflection on adjacent properties. 

(f) Repair of autos, boats, motors and furniture, and the storage of flammable materials shall be 
prohibited on the premises and rental contracts shall so specify. 

(g) Outside storage of vehicles and materials is prohibited within this use category and no other 
business activity other than the rental of storage units shall be conducted on the premises. 

 [Ord. 5673, 6/27/07] 

(16) Public and Commercial Communication Facilities are not allowed in residential zoning districts, 
except when the applicant can provide supportive documentation or evidence, to the satisfaction of 
the Community Development Director, that, if such a facility is not allowed, there will be a gap in 
service that denies service to an area within the community. (This decision is a Conditional Use, Type 
III land use decision.) Article 8 for telecommunication facility design standards also apply. 
 [Ord. 5886, 1/6/17] 

Such a tower will also be subject to the following conditions: 

(a) The base of the antenna and any structures associated with the antenna shall be set back from 
the property lines of the property on which they are sited a distance of not less than 30 feet. 

(b) The land on which the facility is sited shall be screened from adjacent land along its full perimeter, 
by providing screening, as defined in ADC Section 9.250.  

 [Ord. 5281, 3/26/97; Ord. 5445, 4/12/00] 

(17) Planned Developments allow for limited commercial uses to serve the residents within the 
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development; see Section 11.270. Cluster Developments greater than 50 acres may develop up to 2 
acres with neighborhood commercial and office uses through a Conditional Use review. [See Section 
11.510(2).]  [Ord. 5673, 6/27/07; Ord. 5947, 1/01/21] 

(18) In all residential zones, indoor entertainment and recreation uses are limited to athletic, exercise or 
health clubs, gyms or spas, and similar uses. Examples of outdoor entertainment and recreation uses 
include sports fields, clubhouses, tennis and golf facilities, swimming pools, and similar uses.  
 [Ord. 5673, 6/27/07] 

(19) In the HDR zone, office, restaurant, and retail sales/service uses are subject to Site Plan Review, 
provided they are limited to the ground floor of mixed-use buildings, with residential uses on the 
upper floors, and limited to 5,000 square-foot maximum floor area. All other office and retail 
sales/service uses must be considered through Planned Development and Cluster Development 
review, pursuant to Section 3.080(17).    

 

*** 

 

DEVELOPMENT STANDARDS 

3.190 Purpose. Development standards are intended to promote site planning and design that consider the natural 
environment, site intensity, building mass, and open space. The standards also promote energy 
conservation, needed privacy, safe and efficient parking areas for new development, and improve the 
general living environment and economic life of a development. Table 3.190-1, on the following page, 
summarizes the basic development standards. It should be used in conjunction with the sections 
immediately succeeding the table, which address special circumstances and exceptions. See Article 8 for 
design standards for single-dwelling unit, middle housing, and multiple-family developments.     

[Ord. 5445, 4/12/00, Ord. 5768, 12/7/11; Ord. 5947, 1/01/21; Ord. 5968, 1/14/22] 

TABLE 3.190-1 

RESIDENTIAL DISTRICT DEVELOPMENT STANDARDS 

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

Minimum Property Size or Land Requirements by Unit Type(1)(18) 

Single dwelling unit detached and 
Duplex (1) 

5 acres (15) 10,000 sf 6,500 sf 5,000 sf 5,000 sf 3,500 sf Single dwelling 
unit detached: 

N/A 
Duplex: 3,500 

sf 

N/A 

Townhouse(1)(16)(19)(20) 1,500 sf 1,500 sf 1,500 sf 1,500 sf 1,500 sf 1,500 sf 1,500 sf None 
(20) 

Two primary detached units on one 
property (1) 

N/A N/A N/A 7,000 sf N/A 3,500 sf 3,500 sf N/A 

Triplex (16)(20) 5 acres 10,000 sf 6,500 sf 5,000 sf 5,000 sf 5,000 sf 5,000 sf None 
(20) 

Fourplex (16)(20) 5 acres 10,000 sf 7,000 sf 7,000 sf 7,000 sf 7,000 sf 7,000 sf (17) None 
(20) 

Cottage Cluster (16)(20) 5 acres 10,000 sf 7,000 sf 7,000 sf 7,000 sf 7,000 sf 7,000 sf None 
(20) 

Multi-family,  
Studio and 1-bedroom units (1)(20) N/A N/A N/A N/A N/A 

2,000 sf/ 
unit 

1,500 sf/ 
unit 

None 
(20) 

2-and 3-bedroom units (1)(20) N/A N/A N/A N/A N/A 2,400 sf/ 1,800 sf/ None 
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RESIDENTIAL DISTRICT DEVELOPMENT STANDARDS 

unit unit (20) 

4+ bedroom units (1)(20) N/A N/A N/A N/A N/A 3,000 sf/ 
unit 

2,200 sf/ 
unit 

None (20) 

Minimum Lot Widths: (18) 
Townhouse 
All other uses  

 
20 ft 
N/A 

 
20 ft 
65 ft 

 
20 ft 
50 ft 

 
20 ft 
35 ft 

 
20 ft 
40 ft 

 
20 ft 
30ft 

 
None  
None 

 
None 
None 

Minimum Lot Depth (18) N/A 100 ft 80 ft 65 ft 70 ft 60 ft  None  None 

Residential Density         

Minimum Density (units per gross 
acre) 

None None None None None None None 25 

Maximum Density (units per gross 
acre) 

(20) (20) (20) (20) (20) 25 (20) 35 50 

Setbacks (4)(18):  

Minimum Front (4) 20 ft 20 ft 15 ft 15 ft 15 ft 15 ft 12 ft 10 ft 

Maximum Front Setback None None None None None (14) (14) (14) 

Minimum Interior: single-story (4) 5 ft 5 ft 5 ft 5 ft  5 ft 10 ft (5) 10 ft (5) 10 ft (5) 

Minimum Interior: two or more 
stories (4) 

8 ft 8 ft 8 ft 6 ft 6 ft 10 ft (5)(6) 10 ft 
(5)(6) 

10 ft (5) 

Minimum Building Separation (12) (12) (12) (12) (12) (12) (12) (12) 

Min. Garage or carport vehicle 
entrance (10) 

20 ft 20 ft 20 ft (7) 20 ft (7) 20 ft (7) 20 ft (7) 20 ft (7) 20 ft (7) 

Maximum Height (8) 30 ft 30 ft 30 ft 30 ft 30 ft 45 ft 60 ft 75 ft 

Maximum Lot Coverage (9)(18) 20% (11) 50% 60% 60% 60% 70%  70%   75% 

Minimum Open Space N/A N/A N/A N/A N/A (13) (13) (13) 

Min. Landscaped Area (18) None (2) (2) (2) (2) (3) (3) (3) 

N/A means not applicable. 
 

(1) Section 3.220 bonus provisions may reduce minimum lot size and area requirements of units. 
(2) All yards adjacent to streets. 
(3) All yards adjacent to streets plus required open space. 

(4) Additional setbacks may be required, see Sections 3.230-3.330 and the buffer matrix at 9.210; exceptions to 
Setbacks for Accessibility Retrofits are in Section 3.263; Zero-Lot Line standards are in Sections 3.265 and 3.270; 
Setbacks for cottage clusters are in Section 3.192.  

  [Ord. 5832, 4/9/14; Ord. 5947, 1/01/21; Ord. 5968, 1/14/22] 
(5) Except for single-dwelling unit homes or middle housing, which must have a minimum setback of 3 feet for 

one-story dwellings and 5 feet for two-story dwellings.       [Ord. 5968, 1/14/22] 
(6) More than 3 stories = 10 feet plus 3 feet for each story over 3 per unit requirements.  Multiple-family 

developments must also meet the setbacks in Section 8.270(3). [Ord. 5974, 1/01/21] 
(7) Garage front setback for non-vehicle-entrance = 15 feet, except in RR and RS-10 zoning districts where the 

setback shall be 20 feet. 
(8) See exceptions to height restrictions, Section 3.340; Maximum height for cottage clusters is in Section 3.192. 

 [Ord. 5968, 1/14/22] 
(9) Lot coverage for single-dwelling unit detached and middle housing development shall only include the area of 

the lot covered by buildings or structures; Lot coverage for townhouses is calculated based on the overall 
townhouse project, rather than each townhouse lot; Cottage clusters are exempt from maximum lot coverage 
standards. 

[Ord. 5968, 1/14/22] 
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(10)  See Table 3.230-1 for garages with alley access. [Ord. 5947, 1/01/21] 
(11)  Maximum lot coverage for parcels 20,000 square feet or less is 50%.  The configuration of any development on 

a lot 20,000 square feet in size, or less, in an RR zoning district that covers more than 20 percent of the parcel 
on which it is proposed, should be located such that it does not preclude a later division of the parcel. 

(12)  The minimum separation between multi-family buildings on a single parcel shall be 10 feet for single-story 
buildings and 20 feet for two-story or taller buildings; Minimum building separation for cottage clusters is in 
Section 3.192. [Ord. 5968, 1/14/22] 

(13)  Ten or more units require open space. See Section 8.220. 
(14)  See Section 8.240 for standards. 
(15)  A property line adjustment between two existing RR properties may be allowed as long as no new lots are created 

and the resulting properties are at least 20,000 square feet and approval of a septic system has been obtained by 
Benton County.  

(16) Triplexes, fourplexes, townhouses, and cottage clusters are not permitted on lots that are nonconforming with 
respect to the minimum lot size applicable to that housing type within the zoning district (see ADC 2.320). 

[Ord. 5968, 1/14/22] 
(17) In RMA, a fourplex with one or more studio or 1-bedroom units shall meet the minimum lot size standards for 

multi-family development, except in no case shall the minimum lot size required for a fourplex exceed 7,000 
square feet.  [Ord. 5968, 1/14/22] 

(18) If a duplex, triplex, fourplex, or cottage cluster has been divided by a middle housing land division, the 
development standards that are applicable to the lot shall apply to the middle housing parent lot, not to the 
middle housing child lots.  [Ord. 5968, 1/14/22] 

(19) The minimum property size for townhouses specified in Table 3.190-1 is the minimum allowable size for an 
individual townhouse lot; the number of units permitted on a given site (i.e., the maximum density) is established 
in accordance with subsection 3.191(1). [Ord. 5968, 1/14/22] 

(20) Lot sizes in the HDR zone are controlled by the allowed density range of 25 units to 50 units per gross acre. 
Maximum density for the RR, RS-10, RS-6.5, HM, and RS-5 District is controlled by minimum lot size 
requirements for each zone. Except for townhouses, middle housing development is not subject to maximum 
density requirements in the RM District.  

[Table 3.190-1 and footnotes amended by Ord. 5281, 3/26/97; Ord. 5338, 1/28/98; Ord. 5445, 4/12/00; Ord. 5555, 
2/7/03; Ord. 5673, 6/27/07, Ord. 5768, 12/7/11; Ord. 5832, 4/9/14; Ord. 5947, 1/01/21; Ord. 5966, 11/12/21; 
Ord. 5968, 1/14/22] 

3.191 Development Standards for Townhouses. Townhouses shall meet the standards in subsections (1) and (2) 
below. Townhouses shall also meet the applicable design standards in ADC Sections 8.110 through 8.170. 

 (1) Maximum Density. 

(a) In the RR, RS-10, RS-6.5, RS-5, and HM districts, the maximum permitted density for a 
townhouse project shall be based on the total area of the development site (including all 
townhouse lots and other tracts).  For the purposes of calculating density, the gross area required 
for each townhouse unit shall be as follows: 

• RR: 1.25 acres per townhouse unit 

• RS-10: 2,500 square feet per townhouse unit 

• RS-6.5, RS-5, HM: 1,700 square feet per townhouse unit 

(b) In the RM, and RMA, and HDR districts, the maximum permitted density for a townhouse 
project is based on the number of units permitted per gross acre, as follows: 

• RM: 25 units per gross acre 

• RMA: 35 units per gross acre 

• HDR: 50 units per gross acre 

(2) Number of Attached Dwelling Units. 

(a) Minimum. A townhouse project must contain at least two attached units.  

(b) Maximum. The maximum number of townhouse units that may be attached together to form a 
group is specified below. 
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• RR, RS-10, RS-6.5, and HM districts: maximum of 4 attached units per group 

• RS-5 district: maximum of 6 attached units per group 

• RM and RMA districts: maximum of 10 attached units per group        

• HDR district: no maximum 
[Ord. 5968, 1/14/22] 

 

*** 
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ARTICLE 4 

COMMERCIAL AND INDUSTRIAL ZONING DISTRICTS 
 
4.010 Overview. The zones created in this article are intended to provide land for commercial, office and industrial 

uses. The differences among the zones, in the permitted uses and development standards, reflect the existing 
and potential intensities of commercial and industrial development. The site development standards allow 
for flexibility of development while minimizing impacts on surrounding uses. The regulations in this article 
promote uses and development that will enhance the economic viability of specific commercial and industrial 
areas and the city as a whole. Development may also be subject to the provisions in Article 8, Design 
Standards, Article 9, On-Site Development and Environmental Standards, and Article 12, Public 
Improvements. Sites within overlay districts are also subject to the provisions in Article 6, Special Purpose 
Districts, and Article 7, Historic Overlay Districts. [Ord. 5555, 2/7/03] 

 
The following list is a summary of the topics covered in this article: 

 

■ Zoning Districts 

■ Schedule of Permitted Uses 

■ Development Standards 

■ Airport Approach Overlay District 

 

ZONING DISTRICTS 
 
4.020 Establishment of Commercial and Industrial Zoning Districts. In order to regulate and segregate the uses of 

lands and buildings and to regulate the density of development, the following commercial and industrial 
zoning districts are created: 

 
(1) OP – OFFICE PROFESSIONAL DISTRICT. The OP district is intended to provide a vertical or 

horizontal mix of professional offices, personal services, live-work, residential and limited related 
commercial uses in close proximity to residential and commercial districts. The limited uses allowed in 
this district are selected for their compatibility with residential uses and the desired character of the 
neighborhood. OP is typically appropriate along arterial or collector streets as a transitional or buffer 
zone between residential and more intense commercial or industrial districts. 

 
(2) NC – NEIGHBORHOOD COMMERCIAL DISTRICT. The NC district is intended primarily for 

small areas of retail establishments serving nearby residents’ frequent needs in convenient locations. 
The NC District is typically appropriate for small clusters or service centers located at intersections 
within residential neighborhoods. Businesses should fit into the residential pattern of development and 
not create land use, architectural or traffic conflicts. Generally, uses located within NC Districts should 
have as their primary market area the population within a one-half mile radius. 

 
(3) CC – COMMUNITY COMMERCIAL DISTRICT. The CC district recognizes the diversity of small 

to medium-scale businesses, services and sites mostly located on arterial streets and highways. Design 
guidelines, building location and front-yard landscaping will provide a coordinated and enhanced 
community image along these major transportation corridors as they develop or redevelop. Sound and 
visual buffers should be used to mitigate impacts on nearby residential areas. 

 
(4) RC – REGIONAL COMMERCIAL DISTRICT. The RC district is intended primarily for 

developments that serve the wider Albany region. RC allows a wide range of retail sales and service uses, 
and is typically appropriate for developments that require large sites near Interstate 5. Design guidelines, 
building location and front-yard landscaping will provide an enhanced community image along major 
transportation corridors. These uses often have significant impacts on the transportation system. Sound 
and visual buffers may be required to protect nearby residential areas. RC districts may not be 
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appropriate in all locations. 
 
(5) TD – TRANSIT DISTRICT. The TD district is intended primarily for regional transit facilities and 

related uses. This district is suitable as a major office employment center because of easy access to mass 
transit. Mixed-use development including a multi-modal transportation facility, a park-and-ride facility, 
and office space should be developed within this district. 

 
(6) EMP – EMPLOYMENT DISTRICT. The EMP district is intended primarily for a range of office uses, 

limited manufacturing, and high-tech/research activities and uses. Uses in this district complement or 
support more intensive industrial activities and uses while also providing a transition between industrial 
areas and general commercial or residential areas. The limited industrial and manufacturing activity 
allowed in the EMP district is intended to minimize hazardous impacts from heavier industrial uses 
while also providing a buffer between other industrial areas and nearby residential or commercial uses.  

 
 

(7)(6) IP – INDUSTRIAL PARK DISTRICT. The IP district is intended primarily for light 
manufacturing, high-tech, research and development, institutions and offices in a quality environment. 
Uses are characterized by attractive building architecture and landscaped yards and streetscapes, and the 
absence of objectionable external effects. The district is designed for industrial and business parks 
containing offices together with clean, non-polluting industries. IP is located along or near highly visible 
corridors to provide a positive image and a transition to residential or natural areas from heavier 
industrial uses. 

 
 
(8)(7) LI – LIGHT INDUSTRIAL DISTRICT. The LI district is intended primarily for a wide range 

of manufacturing, warehousing, processing, assembling, wholesaling, specialty contractors and related 
establishments. Uses will have limited impacts on surrounding properties. This district is particularly 
suited to areas having good access to highways and perhaps to rail. LI may serve as a buffer around the 
HI district and may be compatible with nearby residential zones or uses. 

 
 
(9)(8)HI – HEAVY INDUSTRIAL DISTRICT. The HI district is intended primarily for industrial uses and 

support activities that are potentially incompatible with most other uses and which are characterized by 
large amounts of traffic, extensive shipping of goods, outside storage or stockpiling of raw materials, 
by-products, or finished goods, and a controlled but higher level of noise and/or pollution. This district 
is located away from residential areas and has easy access to highways and perhaps to rail. [Ord. 5555, 
2/7/03] 

 
 
4.030 Special Purpose Districts. Special purpose districts are overlay districts that may be combined with a major 

zoning district. The regulations of a special purpose district are supplementary to the regulations of the 
underlying major zoning district. The regulations of a special purpose district and the major zoning district 
shall both apply to any site that has both designations. Where the regulations and permitted uses of a major 
zoning district conflict with those of a special purpose district, the more restrictive standards shall apply. The 
special purpose districts and the additional regulations that apply in such districts are summarized below: 

Special Purpose District   Applicable Articles 
Floodplain           Article 6 
Wetlands           Article 6 
Willamette Greenway          Article 6 
Airport Approach          Article 6 
Hillside Development          Article 6 
Historic Overlay           Article 7 

[Ord. 5555, 2/7/03] 
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4.035 Relationship to State, Federal and Other Local Regulations. In addition to the regulations of this Code, each 
use, activity, or operation in the City of Albany must comply with applicable state and federal standards. 
Other local regulations include those in Article 6, Special Purpose Districts, and those of the Building 
Division and Fire Department. [Ord. 5555, 2/7/03] 

 

SCHEDULE OF PERMITTED USES 
 
4.040 Interpretation. Each use category in the schedule of permitted uses is described in Article 22, Use Categories 

and Definitions. Article 22 classifies land uses and activities into categories based on common functional, 
product, or physical characteristics. Characteristics include the type and amount of activity, the type of 
customers or residents, how goods and services are sold or delivered, and certain site factors. In addition to 
the clarification in Article 22, the following provisions shall be used to interpret the schedule of permitted 
uses found in this Article: [Ord. 5555, 2/7/03] 

 

(1) The schedule of permitted uses cannot anticipate all uses that may be located within the city. There are 
also situations where proposed uses may relate to more than one type of use. In both instances, the 
Director will determine the appropriate use category based on operating characteristics and land use 
impacts. Where ambiguity exists concerning the appropriate classification of a particular use, the use 
may be reviewed as a Conditional Use where the Director determines that the proposed use is consistent 
with other uses allowable within the subject district due to similar characteristics. 

 

(2) Where a development proposal involves a combination of uses other than accessory uses, the more 
restrictive provisions of this Code shall apply. For example, if a portion of a development is subject to 
Conditional Use approval and the balance is subject only to Site Plan review, the entire development 
shall be reviewed utilizing the Conditional Use criteria if concurrent approval of all uses is sought.  
   [Ord. 5947, 1/01/21] 

 

(3) A change in the use of a property is subject to review as specified by the schedules of permitted uses: 
 

(a) When the change involves a change from one use category to another in the schedule of permitted 
uses and the Director has not waived review under the provisions of Section 1.105, 

OR 
(b) When a property that has been unoccupied for more than one year and is non-conforming under 

the provisions of Article 2 is proposed to be occupied.  
 

4.050 Schedule of Permitted Uses. The specific uses listed in the following schedule (Table 4.050-1) are permitted 
in the zones as indicated, subject to the general provisions, special conditions, additional restrictions, and 
exceptions set forth in this Code. A description of each use category is in Article 22, Use Categories and 
Definitions. The abbreviations used in the schedule have the following meanings: 
  [Ord. 5947, 1/01/21] 

Y Yes; use allowed without review procedures but may be subject to special conditions. 

S Use permitted that requires a site plan approval prior to the development or occupancy of the site 
or building. 

CU Use considered conditionally through the Type III procedure under the provisions of Sections 2.230-
2.260. 

CUII   Uses considered conditionally through the Type II procedure under the provisions of Sections 2.230-
2.260.  Ord. 5742, 7/14/10] 

PD Use permitted only through Planned Development approval. 
N No; use not allowed in the zoning district indicated. 
X/X Some zones have two abbreviations for a use category (ex. Y/CU). Refer to the special condition to 

determine what review process is required based on the details of the use. 
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A number opposite a use in the “special conditions” column indicates that special provisions apply to the use 
in all zones. A number in a cell particular to a use and zone(s) indicates that special provisions apply to the use 
category for that zone(s). The conditions are found following the schedule, in Section 4.060. 

[Ord. 5555, 2/7/03] 
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TABLE 4.050-1 
SCHEDULE OF PERMITTED USES 

Commercial, Office and Industrial Zoning Districts 

Use Categories (See Article 22 

for use category descriptions.) 

Spec. 
Cond. 

OP NC CC RC TD EMP IP LI HI 

INDUSTRIAL USE CATEGORIES 

Contractors and Industrial 
Services 

 N N S-1 N S-1 
S-1 

S-1 S-1 S 

Manufacturing and Production 2 S/CU N 
S/CU,

3 
N S/CU 

S/CU-26 S/C
U 

S/CU S 

Small-scale Manufacturing 
2 S/CU N S/CU S/CU S/CU 

S/CU-26 S/C
U S/CU S/CU 

Railroad Yard  N N N N S N N S S 

Technological Production  N N N N N S S S N 

Warehousing and Distribution  N N N N N CU CU S S 

Waste and Recycling Related 4 N N CU N N N N S/CU S/CU 

Wholesale Sales  N N N N N S-5 S-5 S N 

COMMERCIAL USE CATEGORIES 

Adult Entertainment  N N S-6 N N N N CU-6 N 

Entertainment and Recreation: 
Indoor 

Outdoor 

 
7 

 
N 
N 

 
N 
N 

 
S-7 
S 

 
S-7 
S 

 
S 
N 

 
S/CU-7 

N 

 
S/CU-7 

N 

CUII-7 
CU-7, 11 

N-7 

 
CU-7 
CU 

Offices:   
                      Traditional                      

Industrial  
 

 
S 
S 

 
S 
N 

 
S 
S 

 
S 
N 

 
S 
N 

 
S 
S 

 
CUII-8 

S-8 

 
N 

S-9 

 

N 
S 

Parking  N N S S S S S S S 

Recreational Vehicle Park  N N CU N S N N S N 

Restaurants, no drive-thru 
w/ drive-thru or mostly delivery 

25 
CUII 

N 
S 

CU-10 
S 
S 

S 
S 

S 
N 

S 
CU 

S 
CU 

N 
N 

N 
N 

Retail Sales and Service  S-11 S-11 S S S S-11 S-11 
S/CU/N

-11 
N 

Self-Serve Storage 12 N N S S N N CU S S-13 

Taverns, Bars, Breweries, 
Nightclubs 

25 CUII CUII S S S CU CUII CUII CUII 

Vehicle Repair  N N S S N N N S N 

Vehicle Service, Quick-
gas/oil/wash 

 N N S S N N CU N-14 N 

INSTITUTIONAL USE CATEGORIES 

Basic Utilities  CU CU CU CU CU CU S S S 

Community Services 15 S/CU S/CU S/CU S/CU S/CU CU CU CU N 

Daycare Facility  CU CU S N N S S CU N 

Educational Institutions 16 N N CU N CU 
S/CU S/C

U 
S/CU N 

Hospitals  CU N N N N CU CU CU N 

Jails and Detention Facilities  N N N N N N N CU N 

Parks, Open Areas and 
Cemeteries 

17 CU CU CU N CU CU CU CU N 

Religious Institutions 16 CU CU S N N CU CU CU N 

RESIDENTIAL USE CATEGORIES 

Assisted Living Facility  CU CU CU N N N N N N 

Home Businesses (See 3.090-
3.180 to determine if CU.) 

 Y/CU Y/CU Y/CU Y/CU Y/CU Y/CU Y/CU Y/CU Y/CU 

Residential Care or Treatment 
Facility 

 S S S N N N N N N 

Single Dwelling Detached 20 Y-19 S-19 N N N N N N N 
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Commercial, Office and Industrial Zoning Districts 

Use Categories (See Article 22 

for use category descriptions.) 

Spec. 
Cond. 

OP NC CC RC TD EMP IP LI HI 

Middle Housing  20 CU-19 
S-

19/N 
N N N N N N N 

Multi-Dwelling Unit  CU N N N N N N N N 

Units Above or Attached to a 
Business 

 S S S CU S S S S N 

Residential Accessory Buildings 21 Y/S Y/S N N N N N N N 

OTHER CATEGORIES USE CATEGORIES  

Agriculture (on Vacant Land) 22 N N N Y N Y Y Y Y 

Satellite Dish, Other Antennas, & 
Communication Facilities <50 ft. 

23 Y Y Y Y Y 
Y 

Y Y Y 

Communication Facilities >= 50 
ft. 

23 N N CU S CU CU CU S Y 

Kennels 24 N N N CU N N N S N 

Non-Residential Accessory 
Buildings 

 S-18 Y Y Y Y Y Y Y Y 

Passenger Terminals  N N S CU S CU CU CU N 

Rail And Utility Corridors  CU CU CU CU S CU CU S S 

Y = Yes, allowed, no Site Plan Review required        N = No, not allowed 
CU = Conditional Use review, Type III procedure         S = Site Plan Review required 
CUII = Conditional Use review, Type II procedure  

[Ord. 5555, 2/7/03; Ord. 5728, 1/27/10; Ord. 5742, 7/14/10, Ord. 5767, 12/7/11; Ord. 5832, 4/9/14, Ord. 5886, 
1/6/17; Ord. 5947, 1/01/21; Ord. 5949, 1/01/21; Ord. 5968, 1/14/22] 

 

SPECIAL CONDITIONS 
 
4.060 General. Where numbers appear in the “Special Conditions” column or in a particular cell in the Schedule 

of Permitted Uses, the corresponding numbered conditions below shall apply to the particular use category 
as additional clarification or restriction: 

 
(1) Contractors and Industrial Services in the CC, TD, IP, EMP, and LI zones. 

 
(a) Limited Uses. Salvage or wrecking operations are prohibited in the CC, TD, IP, EMP, and LI 

zones. See Section 4.290 for outside storage standards. 

(b) Prohibited Uses in EMP. The following Contractors and Industrial Services uses are prohibited 
in the EMP zone: salvage or wrecking of heavy machinery, metal, and building materials; towing 
and vehicle storage; overnight or long-term equipment storage; heavy truck servicing and repair; 
tire retreading or recapping; and solid fuel yards. 

 
(2) Manufacturing and Production. The environmental performance standards of Article 9 may limit the 

placement of certain uses in some districts. If the site is located within 300 feet of residentially zoned 
land, the use may require a Conditional Use approval. 

 
(3) Manufacturing in the CC zone. Manufacturing uses in CC must have a retail storefront and sell their 

products to the public on site. 
 

(4) Waste and Recycling Related Uses in the CC, LI, and HI zones. 

(a) Limited uses in CC. Only processing and sorting operations conducted within enclosed structures 
less than 5,000 sq. ft. in total area are considered with a Conditional Use review.  

(b) Limited uses in LI. Processing and sorting operations conducted within enclosed structures less 
than 5,000 sq. ft. in total area are allowed with Site Plan Review. Salvage yards, junkyards, and 
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refuse transfer stations are not permitted. All other material and recycling operations are 
considered through a Conditional Use review. 

(c) Limited uses in HI. Processing and sorting operations conducted within enclosed structures less 
than 5,000 sq. ft. in total area and all other material and recycling operations, excluding salvage 
yards and junkyards, are allowed with Site Plan Review. Salvage yards, junkyards, sanitary landfills, 
and refuse transfer stations require a Conditional Use review. 
 [Ord. 5947, 1/01/21] 
 

(5) Wholesale Sales in the IP and EMP zone. This use is allowed in IP and EMP only if all operations and 
storage are conducted entirely within enclosed buildings. 

 
(6) Adult Entertainment. Where allowed, Adult Entertainment uses shall meet the following standards: 

(a) An adult entertainment use shall not be established or expanded within 300 feet of the district 
boundary line of any residential zoning district. 

(b) An adult entertainment use shall not be established or expanded within 300 feet of any other adult 
entertainment use. 

(c) An adult entertainment use shall not be established or expanded within 300 feet of the property 
line of a church, school, or public park. 

(d) Exceptions to the above may be considered by the Major Variance procedures. 
 [Ord. 5947, 1/01/21] 

(7) Indoor Entertainment and Recreation in the CC, RC, IP, EMP, LI and HI zones. 

(a) Limited uses in CC. Indoor firing ranges or gun clubs, coliseums, and stadiums are not permitted. 

(b) Limited uses in RC. Indoor firing ranges or gun clubs are not permitted. 

(c) Limited uses in IP and EMP. Exercise and health clubs or gyms are permitted through Site Plan 
Review. Convention centers, coliseums and stadiums are considered through a Conditional Use 
Type III review. All other indoor entertainment uses are not permitted. 

(d) Limited uses in LI. Indoor firing ranges or gun clubs, pool halls, paint gun facilities, cheerleading, 
tumbling, gymnastics, fairgrounds, coliseums and stadiums are considered through a Conditional 
Use Type II review. Exercise and health clubs or gyms are considered through a Conditional Use 
Type III review and must meet the additional criteria in Special Condition (11)(b). All other indoor 
entertainment uses are not permitted.  

[Ord. 5742, 7/14/10; Ord. 5832, 4/9/14] 

(e) Limited uses in HI. Indoor firing ranges or gun clubs, pool halls, paint gun facilities, motor 
racetrack, coliseums and stadiums are considered through a Conditional Use review. All other 
indoor entertainment uses are not permitted. [Ord. 5947, 1/01/21] 

 
(8) Offices in the IP zone. Traditional Offices intended to serve customers on site are considered through 

the Conditional Use Type II review. Industrial Offices are permitted through Site Plan Review. See 
Article 22 for Office examples.   [Ord. 5832, 4/9/14] 

 
(9) Offices in the LI zone. Traditional Offices intended to serve customers on site are not allowed. 

Industrial Offices are permitted through Site Plan Review. See Article 22 for Office examples. 
[Ord. 5832, 4/9/14] 

 
(10) Restaurants in the NC zone. Drive-through restaurants are allowed in NC provided there are no more 

than two drive-through windows, and there is no speaker service (for ordering). 
 

(11) Retail Sales and Services in the OP, NC, EMP, IP and LI zones. 

(a) Limited uses in OP, NC, EMP, and IP. The only retail uses allowed are convenience-oriented 
retail and personal services-oriented retail intended to serve nearby residences and employees. 
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Businesses are limited to a 5,000-square-foot maximum business footprint, except for businesses 
located within buildings in the OP and NC zones constructed prior to February 7, 2003 there is 
no business footprint limit.  See Article 22 for examples of convenience-oriented and personal 
service-oriented businesses. Vehicle repair-oriented services, motor vehicle sales, large equipment 
sales, and bulk sales are prohibited.  [Ord. 5923, 2/8/19] 

(b) Retail Sales and Service Uses in Existing Buildings in the LI zone. To encourage the reuse of 
buildings constructed prior to April 9, 2014 in the LI zone, Repair-Oriented Retail Sales and 
Service uses as described in Section 22.140 will be permitted through Site Plan Review. Personal 
Service-Oriented uses and Sales and Service-Oriented Retail Sales uses as described in Section 
22.140 may be permitted through a Conditional Use review. Retail Sales and Service uses 
permitted in accordance with this subsection are subject to the following additional review criteria: 

i.  The street system has adequate capacity to accommodate the use through the horizon year 
of the current Transportation Systems Plan; 

ii.  The site has adequate on-site parking to accommodate the development, or adequate 
parking will be provided; and 

iii. The development will not alter the existing building or site in a way that would discourage or 
preclude its later conversion back to an industrial use. 

iv. The new commercial user shall acknowledge that industrial uses have a right to operate free 
from the new use complaining about externalities typical of industrial uses.  

[Ord. 5832, 4/9/14] 

(12) Self-Serve Storage. These facilities are subject to the following standards: 

(a) The minimum driveway width between buildings is 20 feet for one-way drives and 24 feet for 
two-way drives. 

(b) The maximum storage unit size is 1,000 square feet. 

(c) All outdoor lighting shall be shielded to prevent glare and reflection on adjacent properties. 

(d) Repair of autos, boats, motors, and furniture and the storage of flammable materials are 
prohibited on the premises, and rental contracts shall so specify. 

 
(13) Self-Serve Storage in the HI zone. Self-Serve storage units are allowed in HI only on sites less than 3 

acres. 
 

(14) Truck Stops/Fuel Sales in the LI zone. This use is classified as Contractors and Industrial Services, 
rather than Vehicle Service, Quick. 

 
(15) Community Service Uses. Community Service uses that may have significant off-site impacts, such as 

public swimming pools, public safety facilities, and homeless shelters, may be considered through the 
Conditional Use process.  [Ord. 5947, 1/01/21] 

 
(16) Educational and Religious Institutions.  

(a) Vocational or trade schools in EMP, IP, LI and HI are allowed through Site Plan Review. All 
other educational and religious institutions are reviewed as a Conditional Use. 

 [Ord. 5742, 7/14/10; Ord. 5947, 1/01/21] 

(b) The Conditional Use approval for educational and religious institutions includes the following 
secondary uses: educational activities; sports and other recreational activities; religious activities; 
political activities; meals programs; before- and after-school childcare activities; fund raising 
activities; and cultural programs. Such uses will not be required to go through the land use process 
if all of the activities that constitute the use (excluding parking and travel to and from the site) take 
place on the site and no external noise is audible or light visible between 10:30 p.m. and 8:00 a.m.
 [Ord. 5947, 1/01/21] 
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Any expansion to an existing educational or religious institution shall be reviewed through the 
Conditional Use Type II process. Expansion of a school or church includes addition of building area, 
increase in parking lot coverage, or expansion of athletic facilities. 
 [Ord. 5742 7/14/10; Ord. 5947, 1/01/21] 

 
Note: There are special setbacks for educational institutions in 4.210 and loading standards in 4.260(2).
 [Ord. 5742 7/14/10] 

 
(17) Park Development. Park activity subject to Conditional Use review includes major development; 

expansions of activities and development in parks that currently generate substantial traffic; or 
construction of major structures such as swimming pools, lighted ball fields, and community centers. 
Conditional use review is not required, however, for construction of play equipment, tennis courts, bike 
paths, picnic shelters, restrooms, landscaping, and similar activities in existing improved parks. 
   [Ord. 5947, 1/01/21] 

 

(18) Non-Residential Accessory Buildings over 750 square feet in the OP zone require Site Plan Review. 
 [Ord. 5742, 7/14/10] 

 

(19) Single-Dwelling Detached and Middle Housing Units. 

(a) In the OP zone, single-dwelling unit detached residences are allowed outright. Middle housing 
residences require a Conditional Use review. One accessory dwelling unit (ADU) may be allowed 
per legally established single-dwelling unit detached residence, called the “primary residence”. The 
ADU shall comply with the standards for ADUs in ADC 5.070 (15).       
                  [Ord. 5968, 1/14/22] 
 

(b) In the NC zone, single-dwelling detached residences, duplexes, and townhouses require Site Plan 
Review. All other middle housing is prohibited. One accessory dwelling unit (ADU) may be 
allowed per legally established single-dwelling detached residence, called the “primary residence”. 
The ADU shall comply with the standards for ADUs in ADC 5.070(15). 

[Ord. 5742, 7/14/10; Ord. 5947, 1/01/21; Ord. 5949, 1/01/21; Ord. 5968, 1/14/22] 
 

(20) Existing Single-Dwelling Detached Homes and Townhouses. See Section 4.075. New single-dwelling 
detached homes and townhouses are not permitted unless allowed in the zoning district.  
                [Ord. 5968, 1/14/22] 

 

(21) Residential Accessory Buildings, except Accessory Dwelling Units, are permitted outright with 
residential uses if they meet the following conditions: 

(a) Detached accessory buildings, garages and carports are less than 750 square feet and have walls 
equal to or less than 11 feet tall. 

(b) All other residential district accessory buildings, garages or carports require a Site Plan Review. 

 [Ord. 5767, 12/7/11; Ord. 5947, 1/01/21; Ord. 5949, 1/01/21] 
 

(22) Agriculture. All agricultural uses established before January 8, 2003, are allowed to remain. New 
agriculture uses are limited to the raising of crops and plants on vacant land. The raising of livestock as 
a new use is not permitted.  Regulations governing the keeping of animals/livestock are found in the 
Albany Municipal Code Title 6. [Ord. 5742, 7/14/10] 

 
(23) Communication Facility Placement Standards. Where allowed, Communication Towers and Poles over 

50 feet in height when measured from the ground or over 15 feet above a rooftop are not permitted 
in front yard setbacks and must meet the standards in Section 8.500. 

 [ Ord. 5886, 1/6/17] 
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Placement of antennas, satellite dish antennas, and monopoles less than 50 feet tall when measured 
from the ground; or when located on a rooftop, within 15 feet of a rooftop, is permitted outright in all 
districts subject to the following standards: 

(a) Antennas or antenna supports. Satellite dishes and monopoles shall not be located within any 
front yard setback area or within any required landscape buffer yard. 

  [Ord. 5886, 1/6/17] 

(b) Dish antennas larger than three feet in diameter, and located within ten feet of a residential lot 
line or visible from a public street shall be screened with a six-foot solid screen fence, wall, hedge, 
or other landscaping. 

(c) Antennas used to display sign messages shall conform to all district sign regulations in addition 
to the above. 

(d) Antennas satellite dishes, monopoles and other communication structures less than 50 feet in 
height when measured from the ground or over 15 feet above a rooftop, and not in conformance 
with the above may be considered by Conditional Use review, Type II process. 

[Ord. 5886, 1/6/17; Ord. 5947, 1/01/21] 

(e) See Section 8.500 for additional design standards for all telecommunications facilities.  
  [Ord. 5445, 4/12/00] 

(24) Kennels adjacent to residential districts are restricted to sites containing a minimum of two acres. This 
restriction does not apply to care and boarding provided indoors by veterinary hospitals. 

   [Ord. 5555, 2/7/03; Ord. 5742, 7/14/10] 

(25) Hours of Operation. Hours of operation for establishments or outdoor seating areas within 300 feet of 
a residence may be restricted through conditions of approval to be compatible with neighbors. 

[Ord. 5728, 1/27/10] 

(26) Manufacturing Production and Small-Scale Manufacturing in the EMP zone. 
 

(a) Uses that require state or federal air quality discharge permits are prohibited. 
 

SPECIAL STATUS FOR SINGLE DWELLING RESIDENCES 

 
4.075 Existing Uses Granted Special Status (Allowed) in the Commercial and Industrial Districts. Notwithstanding 

the restrictions of any other section of the Albany Development Code (ADC), all legally established single-
dwelling detached and townhouse dwellings built before January 1, 2002, on commercial or industrially zoned 
properties shall be deemed conforming to the base zoning district. If any building on these properties is 
damaged or destroyed by fire or other causes beyond the control of the owner, it may be rebuilt to the same 
size (in square feet) as existed when it was destroyed, subject to the regulations of any applicable overlay 
district. If an existing single-dwelling detached or townhouse residence is converted to a permitted use in the 
base zoning district, the special status granted here is rescinded, and the use of the property must thereafter 
conform to the requirements of Article 4. 

  [Ord. 5789, 10/10/12; Ord. 5555, 2/7/03; Ord. 5947, 1/01/21; Ord. 5968, 1/14/22] 
 

DEVELOPMENT STANDARDS 

4.090 Purpose. Development standards are intended to promote site planning and design that consider the natural 
environment, site intensity, building mass, and open space. The standards also promote energy conservation, 
needed privacy, safe and efficient parking areas for new development, and improve the general living 
environment and economic life of a development. Table 4.090-1, on the following page, summarizes the 
basic development standards. It should be used in conjunction with the sections immediately succeeding the 
table, which address special circumstances and exceptions. See Article 8 for design standards for single-
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dwelling, middle housing, and multiple-dwelling developments.    
[Ord. 5445, 4/12/00, Ord. 5555, 2/7/03; Ord. 5742, 7/14/10, Ord. 5768, 12/7/11; Ord. 5947, 1/01/21;  

Ord. 5968, 1/14/22] 

TABLE 4.090-1  

Commercial and Industrial District Development Standards 

STANDARD OP NC CC RC TD EMP IP LI HI 

MINIMUMS 

Lot size (sq. ft.)(1) None None(2) None None None None 3 acres(4) None None 

Lot width None None None None None None None None None 

Lot depth None None None None None None None None None 

Front setback 10’ 10’ 10’ 10’ 10’ 15’(11) 15’(11) 15’(11) 15’ 

Interior setbacks -abutting non-res’l  
 

Interior setbacks - abutting res’l 
district 

5’ 
 

10’(5) 

None 
 

10’(5) 

None 
 

10’(5) 

None 
 

10’ (5)(6) 

None 
 

10’ (5)(6) 

15’(6) 
 

30’(11) 

15’(6) 
 

30’(11) 

None 
 

40’(11) 

None 
 

50’ 

MAXIMUMS 

Building Size None(10) None(10) 
100,000 

(13) 
None None 

None 
None(10) None None 

Lot size (sq. ft.) None 30,000(2) None None None None None None None 

Height (8) 30’ 30’ 50’ None None 50’(12) 50’(12) None None 

Lot Coverage (7) 70% 80% 90% 90% None 80% 80% None None 

Landscaped Area (3) 100% 100% 100% 100% 100% 100% 100% 100% 100% 

Open Space  (9) (9) (9) N/A N/A N/A N/A N/A N/A 

N/A means not applicable. 
(1) The minimum lot size for residential units is 1,600 sq. ft. per unit. No minimum lot size is required for non-

residential development. [Ord. 5947, 1/01/21] 
(2) New NC zones may be no more than 30,000 sq. ft. of contiguous land. [Ord. 5947, 1/01/21] 
(3) All yards adjacent to streets.  Approved vegetated post-construction stormwater quality facilities are allowed in 

landscaped areas. [Ord. 5842, 1/01/15] 
(4) The minimum lot size for supporting commercial uses may be smaller than 3 acres. 
(5) Structures on property abutting residential districts and/or uses require 1 foot of setback for each foot of finished 

wall height with a minimum setback of 10 feet. 
(6) No setbacks are required for buildings abutting railroad rights-of-way. 
(7) Lot coverage for single-dwelling detached and middle housing development shall only include the area of the lot 

covered by buildings or structures.  [Ord. 5768, 12/7/11; Ord. 5968, 1/14/22] 
(8) Unless in Airport Approach Overlay District. See Sections 4.400 to 4.440. 
(9) Ten or more multiple-dwelling units require common open space. See Section 8.220. 
(10) The maximum business footprint for supporting commercial uses allowed in IP is 5,000 square feet. The maximum 

business footprint for convenience-oriented and personal service-oriented retail uses in NC and OP is 5,000 square 
feet. Convenience-oriented and personal service-oriented retail uses in buildings constructed prior to February 7, 
2003 in the NC and OP districts are exempt from the maximum business footprint.  

 [Ord. 5742, 7/14/10; Ord. 5923, 2/8/19] 

(11) When adjacent to or across the street from residentially zoned land, the setback shall be 1 foot for each foot of 
building height over 30 ft. Buildings may increase in height (“step” up) as the setback increases. For example, at the 
minimum setback in LI, a building may be 30 feet tall but may increase in height up to 50 feet when set back 50 
feet from the property line. 

(12) Higher structures permitted by Conditional Use approval. 
(13) The maximum building size may be exceeded for non-commercial and non-office uses when the building is multi-

story. 

 
[Table and footnotes amended by Ord. 5445, 4/12/00; Ord. 5555, 2/7/03; Ord. 5556, 2/21/03; 
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Ord.  5742, 7/14/10; Ord. 5768, 12/7/2011; Ord. 5842, 1/01/15; Ord. 5923, 2/8/19; Ord. 5947, 1/01/21; Ord. 
5968, 1/14/22] 

 
*** 

 

OUTSIDE STORAGE 
4.290 General. 

(1) In the NC, OP, TD, EMP, and IP zoning districts, outside storage or display of materials, junk, parts, 
or merchandise is not permitted, except for automobile sales (where allowed). 

(2) In the PB and CC zones, outside storage is allowed if screened from the public rights-of-way with a 
sight-obscuring fence, wall, hedge, or berm, which must be constructed of non-combustible material. 
This provision excludes automobile and plant sales. Display of goods is not permitted. 

 
(3) In the RC zone: 

(a) Exterior display of goods is permitted except in the required front setback or buffer yard. Display 
is limited to a sample of goods offered for sale by the establishment. Display areas may not be 
used for storage. Display areas may not expand beyond 25 percent of the primary street frontage 
and must be designated on the site plan. Display areas adjacent to residential districts or uses must 
be set back at least 10 feet and must be screened from view with a sight-obscuring fence, wall, 
hedge, or berm, which must be constructed of non-combustible material.  
 [Ord. 5742, 7/14/10] 

(b) Exterior storage is permitted in interior yards, except in required buffer yards and setbacks. 
Storage areas adjacent to residential districts or uses must be screened from view with a sight-
obscuring fence, wall, hedge, or berm, which must be constructed of non-combustible material. 
This enclosure must be located on the property at the required setback line as if the berm, fence, 
wall, or hedge were a building.  [Ord. 5742, 7/14/10] 

 
(4) In the LI and HI zones, outside storage is permitted in interior yards outside of the required setback. 

Outside storage is allowed in front yards outside the front setback provided that it is enclosed with a 
sight-obscuring fence, wall, hedge, or berm, which must be constructed of non-combustible material. 
This enclosure must be located on the property at the required setback line as if the berm, fence, wall, 
or hedge was a building. [Ord. 5742, 7/14/10] 
 

(5) Where outside storage is permitted. 

(a) Materials and equipment stored as permitted in this subsection may be no more than 14 feet 
above the elevation of the storage area. 

(b) Outside storage over six feet tall must be screened in accordance with 9.250. 
[Ord. 5555, 2/7/03; Ord. 5886, 1/6/17] 

 
4.300 Screening of Refuse Containers. The following standards apply to all development, except for refuse 

containers or disposal areas serving four or fewer dwellings. Any refuse container or disposal area that would 
otherwise be visible from a public street, customer or resident parking area, any public facility, or any 
residential area, must be screened from view by placement of a sight-obscuring fence, wall, or hedge at least 
6 feet tall. All refuse materials must be contained within the screened area. Refuse disposal areas may not be 
located in required setbacks or buffer yards and must be placed at least 15 feet from any dwelling window. 
                  [Ord. 5968, 1/14/22] 

4.310 to 4.320 Fence standards moved to Article 9, Ord. 5751, 3/9/11. 

 
*** 
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ARTICLE 5 

MIXED USE ZONING DISTRICTS 
 

5.000 Purpose. This article is intended to define the character of Albany’s mixed-use zoning districts. The mixed-
use zones implement the concepts identified in the Balanced Development Patterns Project (2001) and the 
Town Center Plan (Central Albany Land Use and Transportation Study, CALUTS, 1996). These zoning 
districts are compatible with the Village Center Comprehensive Plan designation applied in the Central 
Albany area, North Albany, east of Interstate 5 on Knox Butte Road, and south of Oak Creek near Highway 
99E (Pacific Boulevard). The mixed-use zones may be applied outside of the Village Center plan designation.
  [Ord. 5555, 2/7/03] 

 

5.020 Overview. The mixed-use zoning districts are the center of neighborhood and commercial activity, providing 
a horizontal or vertical mix of retail and residential uses to serve nearby neighborhoods. Other uses may 
include offices, and community and personal services. Centers are easily accessible to nearby residences, are 
pedestrian-friendly, and relate to adjacent land uses. Commercial uses must fit the scale of adjacent 
neighborhoods and the desired character envisioned for each Village Center or mixed-use area. The mixed-
use zones differ in permitted uses, development standards, and design based on the unique objectives of each 
area. Design standards may be adopted to define the unique architectural and streetscape features of each 
area. [Ord. 5894, 10/14/17] 

 

Development may also be subject to the provisions in Article 8, Design Standards; Article 9, On-Site 
Development and Environmental Standards; and Article 12, Public Improvements. Sites within overlay 
districts are also subject to the provisions of Article 6, Special Purpose Districts, and Article 7, Historic 
Overlay Districts.  

 

The list below is a summary of the topics covered in this article. 
 

■ Zoning Districts 

■ Schedule of Permitted Uses 

■ Development Standards 
[Ord. 5673, 6/27/07] 

 

ZONING DISTRICTS 
 
5.030 Establishment of Mixed Use Zoning Districts. In order to implement the mixed-use and livability concepts 

in the Town Center and Albany Comprehensive Plans, the following zoning districts are created: 
 

(1) HD – HISTORIC DOWNTOWN DISTRICT. The HD district is intended for a dense mixture of 
uses with an emphasis on entertainment, theaters, restaurants, nightlife and specialty shops. High-
density residential infill on upper floors is encouraged, as is the continued presence of the government 
center and supporting uses. [Ord. 5894, 10/14/17] 

(2) DMU – DOWNTOWN MIXED USE DISTRICT. The DMU district is intended for a mix of retail, 
services, institutions, offices, and housing that supports businesses in and around the Historic 
Downtown District. Mixed uses are encouraged both horizontally and vertically. High-density 
residential infill and office employment are both encouraged.  [Ord. 5894, 10/14/17] 

 

(3) CB – DOWNTOWN CENTRAL BUSINESS DISTRICT. The CB district is intended for a broad 
mix of residential and non-residential uses. Mixed uses are encouraged both horizontally and vertically. 
High-density residential infill is encouraged to support nearby businesses. 

   [Ord. 5894, 10/14/17] 
 

(4) MUR – MIXED USE RESIDENTIAL DISTRICT. The MUR district is intended primarily to create 
a residential district that allows a mixture of neighborhood commercial uses that meet the daily needs 
of area residents. [Ord. 5673, 6/27/07] 
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(5) WF – WATERFRONT DISTRICT. The WF district is intended to transition Albany’s Willamette 
River waterfront into a vibrant center characterized by a variety of housing choices and a mixture of 
housing, office, and retail uses. Infill and redevelopment are encouraged, as well as adaptive reuse of 
existing buildings until the area is redeveloped. Development and design standards will result in great 
neighborhoods, a pedestrian-friendly environment, and an enhanced community image. 
 [Ord. 5635, 1/11/06; Ord. 5832, 4/9/14] 

 

(6) LE – LYON-ELLSWORTH DISTRICT. The LE district is intended primarily as a location for 
development that serves the Historic Downtown district and Downtown Central Business district. 
This district is the most desirable location in the Central Albany area for parking structures with 
ground-floor commercial uses. 

 

(7) MS – MAIN STREET DISTRICT. The MS district is intended primarily as an employment center 
with supporting commercial and retail services for residents and employees in the area. Infill and 
redevelopment are encouraged provided there is no adverse impact to surrounding residences. 
 [Ord. 5832, 4/9/14] 

 

(8) ES – ELM STREET DISTRICT. The ES district is intended primarily to provide enough land for 
Albany General Hospital and associated medical uses while maintaining compatibility with adjacent 
residences in scale and design. Light commercial and personal services are encouraged to serve the 
nearby residents. Removal of existing residences and landscapes is discouraged. New parking facilities 
should be underground or completely screened. Only the amount of parking that is necessary should 
be allowed for uses in this district, to minimize the amount of land consumed by parking. 

 

(9) PB – PACIFIC BOULEVARD DISTRICT. The PB district is intended as an auto-oriented 
commercial area along Pacific Boulevard in the Central Albany area. Design guidelines and front-yard 
landscaping will provide a coordinated look and enhance the community image along this major 
corridor as it develops or redevelops. Commercial infill and redevelopment are encouraged.  Sound 
and visual buffers should be used to protect nearby residential areas. [Ord. 5832, 4/9/14] 

 

(10) MUC – MIXED USE COMMERCIAL DISTRICT. The MUC zoning district is intended primarily to 
provide a mix of convenience commercial, personal services, offices and medium density residential 
uses. The district would typically be anchored by a grocery store and may include a mix of smaller 
retailers, offices, live-work units, and residences. The MUC district is easily accessible to nearby 
residences, and commercial uses are compatible in scale and design with adjacent neighborhoods. Uses 
in the MUC zone will serve area residents and should not draw from the region.[Ord. 5556, 2/21/03; 
Ord. 5577, 7/28/04; Ord. 5555, 2/7/03] 

 

5.040 Establishment of Special-Purpose Districts. Special-purpose districts are overlay districts that may be 
combined with a major zoning district. The regulations of a special-purpose district are supplementary to the 
regulations of the underlying major zoning district. The regulations of a special-purpose district and the major 
zoning district shall both apply to any site that has both designations. Where the regulations and permitted 
uses of a major zoning district conflict with those of a special purpose district, the more restrictive standards 
shall apply. The special purpose districts and the additional regulations that apply in such districts are 
summarized below: 

Special Purpose District   Applicable Articles 
Airport Approach           Article 4 
Floodplain            Article 6 
Wetlands            Article 6 
Willamette Greenway           Article 6 
Hillside Development           Article 6 
Historic Overlay            Article 7 

[Ord. 5555, 2/7/03] 
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5.045 Relationship to State, Federal and Other Local Regulations. In addition to the regulations of this Code, each 
use, activity, or operation in the City of Albany must comply with applicable state and federal standards. 
Other local regulations including those in Article 6 – Natural Resource Districts and Article 7 – Historic 
Overlay District, and those of the Building Division and Fire Department. 

  [Ord. 5555, 2/7/03; Ord. 5894, 10/14/17] 

SCHEDULE OF PERMITTED USES 
 
5.050 Interpretation. Each use category in the schedule of permitted uses is described in Article 22, Use Categories 

and Definitions. Article 22 classifies land uses and activities into categories based on common functional, 
product, or physical characteristics. Characteristics include the type and amount of activity, the type of 
customers or residents, how goods and services are sold or delivered, and certain site factors. In addition to 
the clarification in Article 22, the following provisions shall be used to interpret the schedule of permitted 
uses found in this Article:  [Ord. 555, 2/7/03] 

(1) The schedule of permitted uses cannot anticipate all uses that may be located within the city. There are 
also situations where proposed uses may relate to more than one type of use. In both instances, the 
Director will determine the appropriate use category based on operating characteristics and land use 
impacts. Where ambiguity exists concerning the appropriate classification of a particular use, the use 
may be reviewed as a Conditional Use where the Director determines that the proposed use is 

consistent with other uses allowable within the subject district due to similar characteristics.  
 [Ord. 5947, 1/01/21] 

 (2) Where a development proposal involves a combination of uses other than accessory uses, the more 
restrictive provisions of this Code shall apply. For example, if a portion of a development is subject to 
Conditional Use approval and the balance is subject only to Site Plan Review, the entire development 
shall be reviewed utilizing the Conditional Use criteria if concurrent approval of all uses is sought. 

 (3) A change in the use of a property is subject to review as specified by the schedules of permitted uses: 

  (a) When the change involves a change from one use category to another in the schedule of permitted 
uses and the Director has not waived review under the provisions of Section 1.105, or 

  (b) When a property that has been unoccupied for more than one year and is non-conforming under 
the provisions of Article 2 is proposed to be occupied. [Ord. 5947, 1/01/21] 

  
5.060 Schedule of Permitted Uses. The specific uses listed in the following schedule (Table 5.060-1) are permitted 

in the zones as indicated, subject to the general provisions, special conditions, additional restrictions, and 
exceptions set forth in this Code. A description of each use category is in Article 22, Use Categories and 
Definitions. The abbreviations used in the schedule have the following meanings: 

[Ord. 5947, 1/01/21] 
Y Yes; use allowed without review procedures but may be subject to special conditions. 
S Use permitted that requires a site plan approval prior to the development or occupancy of the site 

or building. 
CU Use considered conditionally under the provisions of Sections 2.230-2.260 through the Type III 

procedure. 
CUII  Uses considered conditionally through the Type II procedure under the provisions of 

Sections 2.230-2.260. [Ord. 5742, 7/14/10] 
PD Use permitted only through Planned Development approval. 
N No; use not allowed in the zoning district indicated. 
X/X Some zones have two abbreviations for a use category (ex. Y/CU). Refer to the special condition 

to determine what review process is required based on the details of the use.  

 
A number appearing opposite a use in the “special conditions” column indicates that special provisions apply 
to the use in all zones. A number in a cell particular to a use and zone(s) indicates that special provisions 
apply to the use category for that zone(s). These conditions are found following the schedule in Section 5.070.
 [Ord. 5555, 2/7/03; Ord. 5673, 6/27/07] 
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TABLE 5.060-1 
SCHEDULE OF PERMITTED USES 

Use Categories (See 
Article 22 for use 
category descriptions.) 

Spec. 
Cond. 

MUC WF HD DMU CB LE PB MS ES MUR 

INDUSTRIAL USE CATEGORIES 

Contractors and 
Industrial Services 

1 N 
N/ CU-

24 
N N  CU S S N N N 

Manufacturing and 
Production 

2 N 
N /  

CU-24 
 CU-3 N  CU-3 S/CU N N N N 

Small-scale 
Manufacturing 

- less than 5,000 sq. ft. 
-5,000 to 10,000 sq. ft.   

 
2 
 

 
S/CU 
CU 

 
S/CU 
CU 

 
S/CU 
CU 

 
S/CU 
CU 

 
S/CU 
CU 

 
S/CU 
CU 

 
S/CU 
CU 

 
S/CU 
CU 

 
N 
N 

 
N 
N 

Warehousing and 
Distribution 

 N 
N/ CU-

24 
N N N N N N N N 

Waste and Recycling   N N N N N N N N N N 

Wholesale Sales   N 
N/ CU-

24 
N N CU N N N N N 

COMMERCIAL USE CATEGORIES 

Adult Entertainment 4 N N S S S N N N N N 

Entertainment and 
Recreation 
   Indoor 
   Outdoor 

 
 

 
S-5  
CU 

 
S-5/CU-24 

CU-6  

 
S 
N 

 
S 
N 

 
S 

CU-6 

 
S 
N 

 
S-5  
S 

 
S-5  
N 

 
S-5  
N 

 
CU-26 

N 

Offices:  Traditional                   
               Industrial 

 
S 

CU 
S 
S 

S 
 S 

S 
S 

S 
S 

S 
S 

S 
S 

S 
S 

S 
N 

S-26 
N 

Parking   S CU CU CU CU S S S CU-7 CU 

Recreational Vehicle 
Park 

 N N N N N N N N N N 

Restaurants, no drive-
thru  
with drive-thru or mostly 
delivery 

23 
S 
 

CU 

S 
 

N 

S 
 

N 

S 
 

N 

S 
 

N 

S 
 
S 

S 
 
S 

S 
 

N 

CUII 
 

N 

S-26 
 

N 

Retail Sales and Service  S-8 
 S-8/ 

CU-24 
S-8 S-8 S S S S-8 S-8 S-8/26 

Self-Serve Storage 9 N N N N N N N N N N 

Taverns, Bars, Breweries, 
Nightclubs 

23 CUII CUII S 
S/CUII 

(25) 
S/CUII 

(25) 
S S CUII CU 

CUII-
26 

Vehicle Repair  N 
N/ CU-

24 
N N CU N S N N N 

Vehicle Service, Quick 
(gas/oil/wash) 

 S N N N N N S S S N 

INSTITUTIONAL USE CATEGORIES 

Basic Utilities  10 CU CU CU CU CU CU CU CU CU CU 

Daycare Facility  S S S S S N CU S S S 

Community Services 11 CU CU S S S S S S S CU 

Educational Institutions 12 CU CU CU CU CU CU N CU CU CU 

Hospitals   N CU CU CU S S CU N CU CU 

Jails & Detention 
Facilities 

 N N N N N N N N N N 

Parks, Open Areas and 
Cemeteries 

13 CU CU CU CU CU CU CU CU CU CU 

Religious Institutions 12 CU CU CU CU S S CU CU CU CU 

RESIDENTIAL USE CATEGORIES 
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Use Categories (See 
Article 22 for use 
category descriptions.) 

Spec. 
Cond. 

MUC WF HD DMU CB LE PB MS ES MUR 

Residential Care or 
Treatment Facility 

14 S CU S S S S N S S S 

Assisted Living Facility  CU CU CU CU CU CU CU CU CU CU 

Single Unit Detached   15 Y-17 N 
N/Y-

16 
N/Y-

16 
N/Y-

16 
N/Y-

16 
N N 

N/Y-
16 

Y 

Duplex 15 Y-17 S-16 N S-16 S-16 Y N N CU Y 

Townhouse 15 Y-17 S-16 N S-16 S-16 N N N CU Y 

Triplex or Fourplex  Y-17 S-17 N S-17 S-17 S N CU CU Y 

Cottage Cluster  Y-17 N N S N N N N N Y 

Multi-Family  S-17 S-17 N S-17 S-17 S N CU CU S 

Units Above or Attached 
to a Business  

 S-17 S S-17 S S S S S S S 

Home Business  (See 
3.090-3.180 to determine 
if CU.) 

 Y/CU Y/CU Y/CU Y/CU Y/CU Y/CU Y/CU Y/CU Y/CU Y/CU 

Residential Accessory 
Buildings  

18 Y/S Y/S  Y/S Y/S Y/S  CUII N 
Y/ 

CUII 
Y/ 

CUII 
Y/S 

OTHER USE CATEGORIES 

Agriculture (on Vacant 
Land) 

19 N N N N N N N N N N 

Satellite Dish, Other 
Antennas, & 
Communication Facility 
<50 ft. 

 
20 

 
Y 

 
Y 

 
Y Y 

 

 
Y 

 
Y 

 
Y 

 
Y 

 
Y 

 
Y 

Communication Facility 
>= 50 ft. 

21 CU N N N CU CU CU N CU N 

Kennels 22 N N N N N N N N N N 

Non-Res’l Accessory 
Buildings, larger than 
750 sq. ft. 

 S S S S S S S S S S 

Passenger Terminals  CU N CU CU CU CU S CU N N 

Rail And Utility 
Corridors 

 CU CU N N CU CU CU CU CU N 

Y = Yes, allowed, no Site Plan review required                 N = No, not allowed 
CU = Conditional Use review required, Type III procedure   S = Site Plan Review required 
CUII = Conditional Use review required, Type II procedure  

 
[Schedule of Uses amended by Ord. 5555, 2/7/03; Ord. 5556, 2/21/03; Ord. 5635, 1/11/06; Ord. 5673, 6/27/07;  
Ord. 5728, 1/27/10, Ord. 5742, 7/14/10; Ord. 5767, 12/7/11; Ord. 5832, 4/9/14; Ord. 5886, 1/6/17; Ord. 5894, 10/14/17; 
Ord. 5947, 1/01/21; Ord. 5968, 1/14/22] 

 

SPECIAL CONDITIONS 
 

5.070 General. Where numbers appear in the “Special Conditions” column or in any cell in the Schedule of 
Permitted Uses, the corresponding numbered conditions below shall apply to the particular use category as 
additional clarification or restriction: 

 
(1) Contractors and Industrial Service Uses in CB, LE and PB zones. 

(a) Limited Uses in CB, LE and PB zones. Salvage or wrecking operations are prohibited. See 
Section 5.360 for outside storage standards by zone. [Ord. 5894, 10/14/17] 

 
(2) Manufacturing and Production. The environmental performance standards of Article 9 may further 
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limit the placement of certain uses in some districts. Developments on sites located within 300 feet of 
residentially zoned land may require a Conditional Use approval. 

[Ord. 5894, 10/14/17] 
 
(3) Manufacturing and Production in the CB and HD zones. 

(a) Limited uses in the CB zone. The following manufacturing and production uses are prohibited 
in the CB zone: slaughterhouses, meat packing, and concrete and asphalt production. 

(b) Limited uses in the HD zone. Expansion of existing Small-Scale Manufacturing uses into more 
than 10,000 square feet of floor area is allowed with a Conditional Use approval, subject to the 
following limitations. All other manufacturing and production uses are prohibited. 

i. Retail must be included as an accessory use. 

ii. The Small-Scale Manufacturing Use must have occupied the space for at least 12 months 
prior to applying to expand.  

iii. The use shall occupy no more than 30,000 square feet of floor area on the first story. 
 
(4) Adult Entertainment. 

(a) An adult entertainment use or store may not be established or expanded within 300 feet of the 
district boundary line of any residential zoning district. 

(b) An adult entertainment use may not be established or expanded within 300 feet of any other 
adult entertainment use. 

(c) An adult entertainment use may not be established or expanded within 300 feet of the property 
line of a church, school, or public park. 

(d) Exceptions to the above may be considered by the Major Variance procedures. 
 [Ord. 5947, 1/01/21] 

(5) Indoor Entertainment and Recreation in the WF, PB, MS, ES and MUC zones. 

(a) Limited Uses in PB and MUC. The following indoor entertainment and recreation uses are 
prohibited in PB and MUC: movie theaters, indoor firing ranges, paint gun, coliseums, stadiums 
and similar facilities. [Ord. 5894, 10/14/17] 

(b) Limited Uses in MS and ES. Only the following indoor entertainment and recreation uses are 
allowed in MS and ES: athletic or exercise facilities, bowling alleys, skating rinks, pool halls, 
games, amusements, arcades and uses with similar impacts. All other indoor entertainment and 
recreation uses are prohibited. 

(c) Limited Uses in WF. The following indoor entertainment and recreation uses are prohibited in 
WF, except as specified for Special Status sites pursuant to ADC Section 5.085: indoor firing 
ranges, coliseums, stadiums and similar facilities. [Ord. 5894, 10/14/17] 

 
(6) Outdoor Entertainment and Recreation in the CB zone. 

(a) Conditional Uses in CB and WF. The following Outdoor Entertainment and Recreation uses 
are allowed with a Conditional Use approval: tennis courts, miniature golf, skateboard parks and 
similar uses.  All other uses in the Outdoor Entertainment and Recreation use category are 
prohibited. [Ord. 5894, 10/14/17] 

 
(7) Parking in the ES zone. [Ord. 5894, 10/14/17] 

(a) Limited Uses. Parking that is required for a primary use on the same or adjacent property is 
allowed. Fee parking for people not connected to the primary use is limited to parking structures.
 [Ord. 5635, 1/11/06] 

 
[(8) Retail Sales and Service in the WF Zone, Repealed with Ord. 5894, 10/14/17] 
 

(8) Retail Sales and Service in the MS, ES, HD, WF, DMU, MUC and MUR zones. 
[Ord. 5894, 10/14/17] 

84



Draft ADC Amendments East Albany Plan 
 

Albany Development Code, Article 5 5 - 7 December 28, 2022 

(a) Limited Uses in MS, ES, and MUR. The following retail uses are permitted: convenience and 
personal service-oriented commercial intended to serve nearby residents and employees; 
specialty retail stores and studios; small appliance rental and repair, shoe repair, and tailoring. All 
other retail uses are prohibited. See Article 22 for descriptions of convenience-oriented and 
personal service-oriented commercial uses. 

(b) Limited Uses in MUC. The following retail uses are prohibited: sale, leasing, and rental of 
vehicles and trucks; hotels and motels.   [Ord. 5556, 2/21/03; Ord. 5894, 10/14/17] 

(c) Limited Uses in HD, WF, and DMU zones. The following retail uses are prohibited, except as 
specified for Special Status sites pursuant to ADC Section 5.085: sale, leasing, and rental of 
vehicles and trucks. [Ord. 5894, 10/14/17] 

 
(9) Self-Serve Storage. These facilities are subject to the following standards: 

(a) The minimum driveway width between buildings is 20 feet for one-way drives and 24 feet for 
two-way drives. 

(b) The maximum storage unit size is 1,000 square feet. 

(c) All outdoor lighting shall be shielded to prevent glare and reflection on adjacent properties. 

(d) Repair of autos, boats, motors and furniture and storage of flammable materials are prohibited 
on the premises, and rental contracts shall so specify. 

 
(10) Basic Utilities. In all mixed-use village center zones, new regional/community utilities including 

treatment plants, major power generation and storage facilities, major overhead power lines requiring 
tower support structures, and utilities with potential visual or off-site impacts are prohibited. All other 
Basic Utilities are considered through the Conditional Use review. 

 
(11) Community Service Uses. Community Service uses that may have significant off-site impacts, such as 

public swimming pools, public safety facilities, and homeless shelters may be considered through the 
Conditional Use process. 
 

(12) Conditional Use Approval for Religious and Educational Institutions includes the following secondary 
uses: educational activities; sports and other recreational activities; religious activities; political activities; 
meals programs; before- and after-school child care activities; fundraising activities; and cultural 
programs. Such uses will not be required to go through the land use process if all of the activities that 
constitute the use (excluding parking and travel to and from the site) take place on the site and no 
external noise is audible or light visible between 10:30 p.m. and 8:00 a.m. 

 
  Expansion of an educational or religious institution shall be reviewed through the Conditional Use 

Type II procedure. An expansion includes the addition of building area, increase in parking lot 
coverage, or expansion of athletic facilities.  

 
 An educational institution having a capacity greater than 25 students shall have a driveway designed 

for the continuous forward flow of passenger vehicles for the purpose of loading and unloading 
children.  [Ord. 5673, 6/27/07; Ord. 5947, 1/01/21] 

 
(13) Public park development activity subject to Conditional Use review includes major development; 

expansions of activities and development within parks which currently generate substantial traffic; or 
construction of major structures such as swimming pools, lighted ball fields, and community centers. 
Conditional use review is not required, however, for construction of play equipment, tennis courts, 
bike paths, picnic shelters, restrooms, landscaping, and similar activities within existing improved parks.
   [Ord. 5947, 1/01/21] 

 
(14) Residential Care or Treatment Facility.  A residential care facility (six or more residents) requires a Site 

Plan Review. A “residential home” (as defined in ORS Chapter 443) or group home that includes five 
or fewer residents is permitted outright in any zone that allows single-dwelling unit residences. 
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 [Ord. 5673, 6/27/07; Ord. 5742, 7/14/10] 

(15) Existing Single-Dwelling Unit Detached, Townhouse, and Duplex. Single-dwelling unit detached, 
townhouse, and duplex units built before December 11, 2002, may remain as a permitted use in any 
zone without being nonconforming. See Section 5.080.  

[Ord. 5673, 6/27/07; Ord. 5968, 1/14/22] 
 

Accessory Dwelling Units. Where detached single-dwelling unit residences are permitted, one accessory 
dwelling unit (ADU) may be allowed on each lot that has a single legally established detached single-
dwelling unit residence, called the “primary residence”.  [Ord. 5949, 1/01/21; Ord. 5968, 1/14/22] 

 

  Accessory dwelling units shall be incidental in size to the primary residence and meet the following 
standards:  

 
(a) The size of an ADU may not exceed 50 percent of the gross floor area of the primary residence 

(excluding garages or carports) or 900 square feet, whichever is less. 
(b) The lot was legally established.          [Ord. 5966, 11/12/21] 
(c) The front door of an ADU may not be located on the same façade as the front door of the 

primary residence unless the door already exists or the wall that contains the ADU front door is 
set back at least five feet from the front facade of the primary residence. 

(d) Exterior additions must substantially match the existing materials, colors, and finish of the 
primary structure. 

(e) All required building permits must be obtained. If the primary residence is on the Local Historic 
Inventory, historic review may be required. 

(f) The front setback shall be greater than or equal to the location of the front wall of the primary 
residence.                                        [Ord. 5673, 6/27/07; Ord. 5949, 1/01/21] 
 

(16) Single Dwelling Unit Detached, Townhouse, and Duplex Units. 
 

(a) In CB, ES, HD, DMU, and LE: Buildings originally built as a single-dwelling unit detached house 
or church may be converted to a single-dwelling unit residential use without requiring a land use 
application. In HD all other single-dwelling unit and two-family units are prohibited. 

 [Ord. 5673, 6/27/07; Ord. 5894, 10/14/17; Ord. 5968, 1/14/22] 

(b) In CB, WF, and DMU: Townhouse units and duplex units with driveways that meet the 
standards in ADC 8.150(1) are permitted subject to Site Plan Review. An Adjustment may be 
requested for units with driveways that do not meet the standards in ADC 8.150 (1).  
  [Ord. 5947, 1/01/21; Ord. 5968, 1/14/22] 

 
(17) Residential Development in CB, WF, DMU, HD, and MUC.  

 [Ord. 5894, 10/14/17; Ord. 5947, 1/01/21] 
 

(a) In MUC, new development of uses in the Residential Use Categories is only permitted in 
conjunction with a primary use from the Commercial or Institutional Use Categories. The new 
residential use must be in the same building or on the same property as the primary non-
residential use. Rresidential development shall develop at a minimum gross density of 10 units 
an acre. Residences above a business or office are exempt from meeting the minimum density. 

[Ord. 5556, 2/21/03; Ord. 5947, 1/01/21] 

(b) In HD, dwelling units above or attached to a business are limited as follows.  For the purposes 
of this section, the non-residential portion of a live/work dwelling unit is regulated as part of 
the dwelling unit and subject to all of the standards below. 

  [Ord. 5894, 10/14/17; Ord. 5947, 1/01/21] 

i. Units above a business: Dwelling units on the second story or above are permitted.  
  [Ord. 5894, 10/14/17] 
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ii. Units behind a business: Dwelling units on the first story that are separated from the front lot 
line by a non-residential use are permitted.  The non-residential use may be located within the 
same building or in another building.   [Ord. 5894, 10/14/17] 

iii. Units attached to a business on a multiple frontage lot: On a lot with three or more street 
frontages, dwelling units are permitted on the first story facing a street line that is considered 
an interior lot line pursuant to the definition of front lot line in Article 22; however, in no case 
shall first-story dwelling units face onto First or Second Avenue. Street-facing first-story 
dwelling units shall meet all applicable setbacks and design standards in Articles 5 and 8 as if 
the street line that the units are facing were a front lot line.   [Ord. 5894, 10/14/17] 

iv. All other units above or attached to a business are prohibited.   [Ord. 5894, 10/14/17] 

(c) In CB, WF, and DMU, triplexes, fourplexes, and multifamily units with individual driveways that 
meet the standards of 8.150(1) are permitted subject to Site Plan Review. An Adjustment may be 
requested for units with driveways that do not meet the standards in ADC 8.150 (1).   

  [Ord. 5947, 1/01/21; Ord. 5968, 1/14/22] 
 

(18) Residential Accessory Buildings. Accessory buildings are permitted outright in MUC, MUR, WF, HD, 
DMU, CB, ES, LE, and MS if they meet the following conditions: [Ord. 5894, 10/14/17] 

 
(a) Detached accessory buildings, garages, and carports are less than 750 square feet and have walls 

equal to or less than 11 feet tall.   [Ord. 5767, 12/7/11] 
 
(b) All other residential accessory buildings, garages or carports require a Site Plan Review in MUC, 

MUR, HD, DMU, CB, and WF, and are considered through a Conditional Use Type II review in 
ES, LE, and MS. [This is indicated by the use of a “/” in the matrix. For example, “Y/S” means 
accessory uses that don’t meet the standards in (a) above require a Site Plan Review.]  

[Ord. 5556, 2/21/03; Ord. 5767, 12/7/11; Ord. 5894, 10/14/17] 
 

(c) Accessory buildings on the National Register of Historic Districts require historic review. 
See Article 7 for the review process and criteria. 

 
Accessory dwelling units: See Special Condition 15.   
 [Ord. 5673, 6/27/07; Ord. 5949, 1/01/21] 

 
(19) Agriculture. All agricultural uses in existence before December 11, 2002, are allowed to remain. New 

agriculture uses are limited to the raising of crops and plants on vacant land. Regulations governing the 
keeping of animals/livestock area found in the Albany Municipal Code Title 6.  

[Ord. 5742, 7/14/10] 
 
(20) Communication Facility Placement Standards. The placement of antennas, satellite dishes and 

monopoles less than 50 feet in height when measured from the ground or within 15 feet of a rooftop 
is permitted outright in all districts subject to the following standards and those found in Section 8.500: 

(a) No antennas, antenna supports, satellite dishes or monopoles shall be located within any front 
yard setback area or within any required landscape buffer yard. [Ord. 5886, 1/6/17] 

(b) Dish antennas larger than three feet in diameter, and located within 10 feet of a residential lot line 
or visible from a public street, shall be screened with a six-foot solid screen fence, wall, hedge, or 
other landscaping. 

(c) Antennas used to display sign messages shall conform to all district sign regulations in addition 
to the above. 

(d) Antennas, satellite dishes, monopoles, and other communication structures less than 50 feet in 
height, when measured from the ground or over 15 feet above a rooftop, and not in 
conformance with the above, may be considered through a Conditional Use review, Type II 
process. [Ord. 5445, 4/12/00, Ord. 5886, 1/6/17] 
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(21) Communication towers and poles at least 50 feet in height when measured from the ground or over 
15 feet above a rooftop, may be considered through a Conditional Use review, Type II process No 
communication structure is allowed in any front setback. Article 8 for telecommunication facility design 
standards also apply. 

  [Ord. 5742, 7/14/10; Ord. 5886, 1/6/17] 
 
(22) Kennels. Kennels do not include indoor veterinary hospital kennels. [Ord. 5555, 2/7/03] 

 
(23) Hours of Operation. Hours of operation for establishments or outdoor seating areas within 300 feet 

of a residence may be restricted through conditions of approval to be compatible with neighbors. 
  [Ord. 5728, 1/27/10] 

(24) Additional uses for Special Status List sites in the WF zone.  Limited additional uses may be considered 
through the Conditional Use process for Special Status List sites, pursuant to ADC Section 5.085.  

(25) Developments on sites located within 300 feet of residentially zoned land require a Type II Conditional 
Use approval. 

(26) Non-residential uses in MUR. New development of uses in nonresidential Use Categories is only 
permitted in conjunction with a primary use from the Residential Use Categories. The new 
nonresidential use must be in the same building as the primary Residential Use.   

 

SPECIAL STATUS 
 
5.080  Existing Single-Dwelling Unit, Townhouse, and Duplex Uses Granted Special Status. 
 

 Single-Dwelling Unit Detached, Townhouse, and Duplex Dwellings. Notwithstanding the restrictions or 
terms of any other section of the Albany Development Code (ADC), all single-dwelling unit detached, 
townhouse, and duplex dwellings legally established before January 1, 2002, shall be deemed to be 
conforming to the base zoning district. If any building on these properties is damaged or destroyed by fire or 
other causes beyond the control of the owner, it may be rebuilt to the same density, size (square feet) and 
setbacks as existed on the property at the time it was destroyed, but will be subject to the regulations of any 
applicable overlay zone. If any single-dwelling unit detached, townhouse, or duplex dwelling is converted to 
non-residential use, the special status granted here is rescinded, and the use of the property shall thereafter 
conform to the requirements of Article 5. The special status granted herein shall be lost if is determined that 
the residence was not legally established prior to January 1, 2002.   
[Ord. 5789, 10/10/12; Ord. 5555, 2/7/03, Ord. 5635, 1/11/06; Ord. 5947, 1/01/21; Ord. 5968, 1/14/22] 

 

5.085 Special Status List properties in the WF Zone. The regulations below apply to properties on the Special Status 
List in the Waterfront (WF) zoning district.  The Special Status List is maintained by the Community 
Development Director. [Ord. 5894, 10/14/17] 

(1) Purpose.  The purpose of the Special Status List is to recognize existing buildings in the WF zone that 
pre-date the current zoning (applied in 2006) that were typically designed for industrial uses and may 
not readily convert to non-industrial uses permitted in the WF zone. Special standards are imposed to 
ensure that the additional industrial and commercial uses permitted on these sites because of their 
special status listing do not detract from the desirability of existing or future residential uses in the 
Waterfront zone and to encourage conversion of Special Status List sites to permitted uses.  
 [Ord. 5894, 10/14/17] 
 

(2) Additional uses.  The Industrial and Commercial uses listed in (a) through (f), below, will be considered 
through the Conditional Use process for Special Status List sites.  Any lawfully established use not 
listed below and not otherwise permitted in the WF zone shall be regulated as a non-conforming use, 
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pursuant to ADC Sections 2.300-2.370.   [Ord. 5894, 10/14/17] 

(a) Contractors and Industrial Services: Salvage or wrecking operations and dry-cleaning plants are 
prohibited.  All other Industrial Services may be considered through a Conditional Use review. 
 [Ord. 5894, 10/14/17] 

(b) Manufacturing and Production: Slaughterhouses, meat packing, and concrete and asphalt 
production are prohibited. All other manufacturing and production uses may be considered 
through a Conditional Use review. [Ord. 5894, 10/14/17] 

(c) Warehousing and Distribution: Only storage and warehousing uses may be considered through a 
Conditional Use review.  All other warehousing and distribution uses are prohibited.   
 [Ord. 5894, 10/14/17] 

(d) Wholesale sales: All wholesale sale uses may be considered through a Conditional Use review.  
 [Ord. 5894, 10/14/17] 

(e) Indoor Entertainment and Recreation: indoor firing ranges may be considered through a 
Conditional Use review.  For all other Indoor Entertainment and Recreation uses, see 
Table 5.060-1.  [Ord. 5894, 10/14/17; Ord. 5947, 1/01/21] 

(f) Retail Sales and Service: sales and leasing of consumer vehicles may be considered through a 
Conditional Use review.  All other retail sales and service uses are permitted Site Plan Review 
approval. [Ord. 5894, 10/14/17; Ord. 5947, 1/01/21] 

(g) Vehicle Repair: All vehicle repair uses may be considered through a Conditional Use review. 
[Ord. 5894, 10/14/17] 

 
(3) Special Standards.  The uses listed in (2), above, are subject to the following special standards:  

 [Ord. 5894, 10/14/17] 
 
(a) All activities associated with the use must be fully enclosed within a building, except for parking 

and loading, employee break areas, and outside storage or display in conformance with ADC 
Section 5.360. Storage and warehousing as a primary use must be enclosed within a building. 
 [Ord. 5894, 10/14/17] 

(b) Uses are limited to the square footage of the existing building(s) on site, plus up to a 50 percent 
expansion, in total, from the size as of the effective date of the WF zone (1/11/06). 

[Ord. 5894, 10/14/17] 

(c) Existing buildings may be expanded, remodeled and rebuilt, up to the limits in (b), above.  All 
expansions, remodels, and redevelopment are subject to current development standards.   

 [Ord. 5894, 10/14/17] 
 

(4) Review Procedures.  Changes of use and modifications to Special Status list sites shall be reviewed as 
follows: [Ord. 5894, 10/14/17] 

(a) An existing use lawfully established prior to the effective date of the WF zone (1/11/06) does 
not require a Conditional Use review to continue operations within an existing building and shall 
not be considered a non-conforming use.   

 [Ord. 5894, 10/14/17; Ord. 5947, 1/01/21] 

(b) A site modification or expansion of less than 15 percent of the square footage of the existing 
building(s) that does not include a change of use shall be reviewed as a Type II Conditional Use, 
subject to the standards in (3), above, except as excluded under ADC Section 1.105.   
 [Ord. 5894, 10/14/17; Ord. 5947, 1/01/21] 

(c) A change of use to a different use listed in (2), above, or an expansion of 15 percent or more of 
the square footage of the existing building(s), up to the limits in (3)(b), above, shall be reviewed 
as a Type III Conditional Use, subject to the standards in (3), above. 

[Ord. 5894, 10/14/17] 
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Special Status List moved out of ADC; Ord. 5894, 10/10/12 
 

HOME BUSINESS STANDARDS 
 
5.087 Home Businesses. See Article 3, Residential Zoning Districts, Sections 3.090 to 3.160, for home business 

standards.  [Ord. 5555, 2/7/03; Ord. 5894, 10/14/17; Ord. 5947, 1/01/21] 
 

DEVELOPMENT STANDARDS 
 
5.090 Purpose. Development standards are intended to promote site planning and design that consider the natural 

environment; site intensity, building mass and open space. The standards also promote energy conservation, 
needed privacy, and safe and efficient parking areas for new development; and improve the general living 
environment and economic life of a development. Table 5.090-1 summarizes the basic development 
standards. It should be used with the sections immediately following the table, which addresses special 
circumstances and exceptions. Additional design standards are located in Article 8. 

[Ord. 5445, 4/12/00; Ord. 5768, 12/7/11; Ord. 5947, 1/01/21] 

 
 

TABLE 5.090-1 
MIXED-USE VILLAGE CENTER DEVELOPMENT STANDARDS 

STANDARD MUC WF HD DMU CB LE PB MS ES MUR 

Minimum Lot Size or Area Requirement (sq.ft.) (3)(21)(24)                        

Single-Dwelling Unit 
detached (20)(21) 

None None  None None None  N/A N/A N/A 5,000 None 

Townhouse, 
Per lot (21) 

None 1,600  N/A None 
 

None 
N/A N/A None None None 

Duplex (21) None 3,600 N/A None 
 

None 
N/A N/A N/A 7,000 None 

Cottage Cluster (21) None N/A N/A 7,000 N/A N/A N/A N/A N/A 7,000 

3 or more 1-bedroom 
(21) 

None 1,600/u  N/A  None None None 1,600/u 1,600/u 3,300/u 1,600/u 

3 or more 2+bedroom 
(21) 

None 1,800/u  N/A  None None None 1,600/u 1,800/u 3,300/u 
1,800/u 

(22) 

All other uses 6,000  5,000 1,000 1,000 1,000 2,000 15,000 6,000 5,000 10,000 

Maximum Building Size (sq. ft.)(16) 

Non-grocery (16) 20,000 None None None None None None None None None 

Grocery-anchored 80,000 (13) None None None None None None None None None 

Maximum Business Footprint (sq. ft.)(16)(17) 

Non-grocery (16) 20,000 None None None None None 25,000  10,000  10,000 10,000 

Grocery-anchored 80,000 (13) None None None None None 60,000 60,000 60,000 60,000 

Lot Width, minimum None None 20' None None 20' None None None None 

Lot Depth, minimum None None 50' None None 50' None None None None 

Landscaped Area (24) 100% (2)  None 
 

None 
None   None 100% 

(2) 
100% 

(2) 
100% 

(2) 
100% 

(2) 
100% 

(2) 

Minimum Open Space (12) (12) (12)  (12) (12)   (12) (12) (12) (12)  (12) 

Maximum Front 
Setbacks: (10)(24) 

10’ (15) 5’/15’ (18)  0' 
5’/15’ 
(18) 

5’/15’ 
(18)  

None 20’ 10' 10' 20’ 

Minimum Setbacks: (24) 

Front (5) (14) 5’ 0’  0' 0’  0'  0' 5’ 5’ 5’ 15’ 
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STANDARD MUC WF HD DMU CB LE PB MS ES MUR 

Interior (5) (14) (11)(4) 0’  (1)(4) 0'(4) 
0’ (1) 
(4) 

0’ (1) 
(4) 

(4) (4) (1)(4) 5' 10’(11) 

Garage Entrance (9) 20’ (8) 
5’ or 20’ 

(8)(7) 
 None 

5’ or 
20’ (8) 

(7) 

5’ or 
20’ (8) 

(7)  
20' 20’ 20'(8) 20' 20’ 

Height, maximum 
(23) 

5085’ 55’  85' (19) 
85' 
(19) 

65’  60' 50' 50’ 50' 45’ 

Lot Coverage, 
maximum (6)(24) 

80% 100% 100% 100% 100% 100% 80% 90% 80% 70% 

 “N/A” means not applicable.  “None” means there is no requirement under Article 5 (other standards may apply). “0” means 
that the minimum or maximum is zero. [Ord. 5894, 10/14/17] 

 
(1) Single-dwelling unit detached homes, townhouses, and duplexes, where permitted, must have a 3-foot interior 

setback for single-story buildings, and a five-foot interior setback for two-story buildings. See Sections 5.150 and 
5.160 for zero lot line options and townhouses.   

  [Ord. 5742, 7/14/10; Ord. 5894, 10/14/17; Ord. 5966, 11/12/21; Ord. 5968, 1/14/22] 
(2) All yards adjacent to streets.  Approved vegetated post-construction stormwater quality facilities are allowed in 

landscaped areas.  [Ord. 5842, 1/01/15] 
(3) Lots with alley access may be up to 10 percent smaller than the minimum lot size for the zone. 

[Ord. 5338, 1/28/98; Ord. 5445, 4/12/00] 
(4) See ADC Section 5.115 for special interior setback standards abutting residential zones and uses. 

[Ord. 5894, 10/14/17] 
(5) Minimum front and interior setbacks are not required for buildings abutting railroad rights-of-way; Setbacks for 

cottage clusters are in Section 5.092. [Ord. 5968, 1/14/22] 
(6) Achievement of maximum lot coverage is subject to meeting all other standards of the ADC, including, but not 

limited to, landscaping, buffering and setback requirements.  Lot coverage for single-dwelling unit detached and 
middle housing development shall only include the area of the lot covered by buildings or structures. Lot coverage 
for townhouses is calculated based on the overall townhouse project, which includes the townhouse structure(s) 
together with the development site, including any commonly owned property; Cottage clusters are exempt from 
maximum lot coverage standards. [Ord. 5768, 12/7/11, Ord. 5894, 10/14/17; Ord. 5968, 1/14/22] 

(7) To prevent parked vehicles from intruding in the right-of-way, garage entrances shall be set back five feet or at least 
20 feet.  A setback of more than 5 feet and less than 20 feet is not permitted.  Garage entrances may not be located 
closer to the front lot line than the front façade of the building. [Ord. 5894, 10/14/17] 

(8) Garage setback for non-vehicle entrance must conform to the requirements for interior setbacks. 
(9) For garages with alley access, see Table 5.100-1.  [Ord. 5894, 10/14/17; Ord. 5947, 1/01/21] 
(10) The maximum setback may be increased with the condition that 100 percent of the increased setback is used for 

pedestrian amenities associated with the building use, such as patio dining for a restaurant, sidewalk café, plaza, or 
courtyard; or to accommodate changes in elevation due to road and site grading or natural slopes.  See ADC Section 
5.120 for additional exceptions and calculation methodology for the HD, CB, DMU, and WF zoning districts.
 [Ord. 5894, 10/14/17] 

(11) In MUC and MUR, single-dwelling unit detached homes and middle housing must have a 3 foot interior setback for 
single-story buildings, and a five-foot interior setback for two-story buildings. See Section 5.150 and 5.160 for zero 
lot line options and attached dwellings units.  [Ord. 5968, 1/14/22] 

(12) Ten or more residential multi-family units require common open space.  See Section 8.220.  
  [Ord. 5894, 10/14/17; Ord. 5968, 1/14/22] 
(13)   The building and business footprint maximum is 80,000 square feet if a grocery store occupies at least fifty percent 

(50 percent) of the total square footage. This footprint may include one or more businesses or attached buildings. 
For purposes of this section, a grocery store is defined as a business that sells primarily food and household supplies. 
Ancillary grocery uses include uses such as pharmacy, bakery, and florist. 

(14) Properties adjacent to the Willamette River see also the Willamette Greenway standards in Sections 5.200 - 5.207 
and Sections 6.500-6.560. 

(15) Except for residential development, which has a maximum setback of 25 feet. See Sections 8.200 – 8.305 for multiple-
family residential design standards.  [Ord. 5947, 1/01/21] 

(16)  The maximum building size and business footprint size may be exceeded for non-commercial and non-office mixed-
use developments when the building is multi-story 

(17)  In shopping centers with multiple tenants, “business” refers to each individually leasable space. “Footprint” refers to 
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the amount of area covered by the first floor. Businesses may build on additional floors. 
(18) The maximum setback for non-residential and mixed-use development is five feet.  The maximum setback for 

residential development is 15 feet.  See ADC Section 5.120 for exceptions and calculation methodology. 
[Ord. 5894, 10/14/17] 

(19) In order to maintain compatibility with existing historic structures and the character of designated historic districts, 
maximum building heights in the HD and DMU zones are limited within designated historic districts.  Within the 
Downtown Commercial National Register Historic District (see Article 7, Figure 7.010-1), the maximum building 
height in the HD and DMU zones is 65 feet.  Within the Hackleman and Monteith National Register Historic 
Districts (see Article 7, Figure 7.010-1), the maximum building height in the HD and DMU zones is 45 feet.  

  [Ord. 5894, 10/14/17] 
(20) Where new single-dwelling unit detached housing is not permitted in a given Mixed Use zone, minimum lot size for 

single-dwelling unit refers to legally established existing single-dwelling unit uses with special status.   [Ord. 5894, 
10/14/17] 

(21) Section 3.220 bonus provisions may reduce minimum area requirements for residential developments. 
  [Ord. 5966, 11/12/21] 
(22) In MUR, in no case shall the minimum lot size required for a triplex exceed 5,000 square feet, or for a fourplex 

exceed 7,000 square feet. [Ord. 5968, 1/14/22] 
(23) Maximum height for cottage clusters is in Section 5.092. [Ord. 5968, 1/14/22] 
(24) In MUC and MUR, if a duplex, triplex, fourplex, or cottage cluster has been divided by a middle housing land 

division, the development standards that are applicable to the lot shall apply to the middle housing parent lot, not to 
the middle housing child lots. [Ord. 5968, 1/14/22] 

[Table and footnotes amended by Ord. 5555, 2/7/03; Ord. 5556, 2/21/2003; Ord. 5627, 7/27/05; Ord. 5673, 6/27/07; 
Ord. 5768, 12/7/2011; Ord. 5894, 10/14/17; Ord. 5947, 1/01/21; Ord. 5966, 11/12/21; Ord. 5968, 1/14/22] 
 
*** 
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ARTICLE 22 

USE CATEGORIES AND DEFINITIONS 

The following is a list of content in this article. 

■ Use Categories 22.030 – 22.370 
■ Definitions 22.400 
■ Natural Resource Definitions 22.500 

USE CATEGORIES 
[Use Categories in Sections 22.010 – 22.370 added by Ord. 5555, 2/7/03] 

22.010 Introduction to the Use Categories. This section classifies land uses and activities into use categories based 
on common functional, product, or physical characteristics. The use categories provide a systematic basis for 
assigning present and future uses to zones. The decision to allow or prohibit the use categories in the various 
zones is based on the zoning district purpose statements.  

The Schedules of Permitted Uses (by zoning district), special conditions and the development standards are 
located in Article 3, Residential Zoning Districts; Article 4, Commercial and Industrial Zoning Districts; and 
Article 5, Mixed Use Village Center Zoning Districts. The environmental performance standards in Article 
9, On-site Development and Environmental Standards, may limit the placement of certain uses in some 
zoning districts. 

INDUSTRIAL USE CATEGORIES 
22.030 Contractors and Industrial Services 
22.040 Manufacturing and Production 
22.045 Small-scale Manufacturing 
22.050 Railroad Yards 
22.055   Technological Production 
22.060 Warehousing and Distribution 
22.070 Waste and Recycling Related 
22.080 Wholesale Sales 

COMMERCIAL USE CATEGORIES 
22.090 Adult Entertainment 
22.100 Entertainment and Recreation, Indoor and Outdoor 
22.110 Offices 
22.120 Parking Facility 
22.125 Recreational Vehicle Park 
22.130 Restaurants 
22.140 Retail Sales and Service 
22.150 Self-Serve Storage 
22.155 Taverns, Bars, Breweries and Night Clubs 
22.160 Vehicle Repair 
22.170 Vehicle Service, Quick 

INSTITUTIONAL USE CATEGORIES 
22.180 Basic Utilities 
22.190 Community Services 
22.200 Daycare Facility 
22.210 Educational Institutions 
22.220 Hospitals 
22.230 Jails and Detention Facilities 
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22.240 Parks, Open Areas and Cemeteries 
22.250 Religious Institutions 

RESIDENTIAL USE CATEGORIES 
22.260 Residential Care or Treatment Facility 
22.270 Assisted Living Facility 
22.280 Single-Dwelling Unit Detached and Two Detached Units 
22.285 Middle Housing 
22.300 Multiple Family: Five or More Units 
22.310 Unit(s) Above or Attached to a Business 
22.320    Residential Accessory Buildings 
 

OTHER USE CATEGORIES 
22.325 Accessory Buildings, Non-Residential 
22.330 Agriculture 
22.340 Communication Facility  
22.350 Kennels 
22.360 Passenger Terminals 
22.370 Rail and Utility Corridors 

 [Ord. 5742, 7/14/10; Ord. 5968, 1/14/22] 
 

*** 
 

INDUSTRIAL USE CATEGORIES 
 

22.030 Contractors and Industrial Services. 
 

(1) Contractors and industrial services uses perform services or provide materials related to building 
construction or remodeling, and the repair or servicing of industrial, business or consumer machinery, 
equipment, products or by-products. Contractors are engaged in mostly off-site activities. Industrial 
service uses serve businesses and industries; relatively few general public customers come to the site.  
[Ord. 5742, 7/14/10] 

 
(2) Use Examples. Types of uses include, but are not limited to: building, heating, plumbing or electrical 

suppliers and contractors; printing, publishing and lithography; tool repair; exterminators; laundry, dry-
cleaning, and carpet cleaning plants; photo-finishing laboratories; bulk landscape materials including 
rocks, bark chips or compost; welding shops; machine shops; electric motor repair; repair of scientific 
or professional instruments; rental of equipment; sales, rental, repair, equipment storage, salvage or 
wrecking of heavy machinery, metal, and building materials; towing and vehicle storage; overnight or 
long-term equipment storage; heavy truck servicing and repair; tire retreading or recapping; truck 
fueling stations; janitorial and building maintenance services; fuel oil distributors; solid fuel yards. 

 
(3) Exceptions. 

(a) If fabrication is not carried on at the site and equipment and materials are not stored on site, 
contractors and others who perform services off-site are included in the Office category. 

 

22.040 Manufacturing and Production. 
 

(1) Manufacturing and Production businesses manufacture, process, fabricate, package, or assemble 
products or energy. Natural, man-made, raw, secondary, or partially completed materials may be used. 
Products may be finished or semi-finished and are generally made for the wholesale market, for transfer 
to other plants, or to order for firms or consumers. Goods are generally not displayed or sold on site. 
If they are, they are a subordinate part of sales. Relatively few customers come to the manufacturing 
site.  [Ord. 5742, 7/14/10] 
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(2) Use Examples. Types of uses include, but are not limited to: the manufacturing, researching, testing, 
experimentation and development of products, including engineering and laboratory research, 
pharmaceuticals, medical and dental devices and instruments; manufacturing, assembly, or packaging 
of products from previously prepared materials (excluding vehicle repair shops); weaving or production 
of textiles or apparel; manufacture or assembly of machinery, equipment, instruments, including 
musical instruments, appliances, precision items, and other electrical items; movie production facilities; 
production of artwork and toys; printing, publishing and bookbinding; catering establishments; 
processing of food, beer, wine and related products, including slaughterhouses and meat packing; 
woodworking, including cabinet makers; production of chemical, rubber, leather, clay, bone, plastic, 
stone, or glass materials or products; sign making; crematoriums; wood products manufacturing; 
concrete and asphalt mixing; production or fabrication of metals or metal products including enameling 
and galvanizing; production of prefabricated structures, including manufactured homes; and energy 
production. 

 

(3) Exceptions. 

(a) Manufacturing of goods to be sold primarily on site and to the general public is classified as Retail 
Sales and Service, unless defined under Small-scale Manufacturing.   

[Ord. 5832, 4/9/14] 

(b) Industrial Office uses are classified as Offices.  [Ord. 5832, 4/9/14] 

(c) Manufacturing and production of goods from composting organic material is classified as Waste 
and Recycling Related uses. 

 
22.045 Small-scale Manufacturing.        

(1) Small-scale manufacturers are those that manufacture artisan goods or specialty foods occupying no 
more than 10,000 square feet of floor area. Any retail component is incidental and accessory to the 
manufacturing use. Small-scale manufacturing businesses are intended to be allowed when the use can 
be compatible with adjacent uses. The environmental performance standards of Article 9 will apply to 
ensure there are no objectionable off-site impacts concerning noise, vibration, odors, and glare to 
nearby commercial businesses or residential uses.   

[Ord. 5894, 10/14/17] 

(2) Use Examples. Types of uses include, but are not limited to: sugar and confectionary, fruit and 
vegetable preserving and specialty foods, bakeries and tortilla manufacturing; microbreweries, 
microdistilleries, and wineries; artisan leather, glass, jewelry, cutlery, hand tools, wood, paper, ceramic, 
textile and yarn products; musical instruments, pens, pencils, sporting and athletic goods, toys, brooms 
and brushes, buttons, costume novelties, and other miscellaneous small-scale manufacturing industries. 

 (3) Exceptions.  

(a) Manufacturing of goods to be sold primarily on site and to the general public is classified as Retail 

Sales and Service.  [Ord. 5832, 4/9/14] 
 
22.050 Railroad Yards. 
 

(1) Railroad yards are areas that contain multiple railroad tracks used for railcar switching, assembling of 
trains, and transshipment of goods from other transportation modes to or from trains. 
   [Ord. 5742, 7/14/10] 

 
22.055 Technological Production.  

 
(1) Research and development, production, processing, assembling, or packaging of products that rely upon 

research and technological innovation. 
  
(2) Use Examples. Types of uses include, but are not limited to: manufacturing research instruments, 
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electronic products, and surgical and medical instruments.  

 
(3) Exceptions:  

(a) This category excludes uses that require state or federal air quality discharge permits (except for 
parking). 

 
22.060 Warehousing and Distribution. 
 

(1) Warehousing and Distribution businesses receive, store or move goods for themselves or other firms. 
Goods are generally delivered to other firms or the final consumer, except for some will-call pickups. 
There is little on-site sales activity with the customer present.  [Ord. 5742, 7/14/10] 

 
(2) Use Examples. Types of uses include, but are not limited to: separate warehouses used by retail stores 

such as furniture and appliance stores; household moving and general freight storage; cold-storage 
plants, including frozen-food lockers; major wholesale distribution centers; trucks or trucking 
terminals; bus barns and rail barns; parcel services; major post offices; the overnight or long-term 
storage of vehicles or equipment (e.g., RV storage, contractor equipment storage) as the primary use; 
grain terminals; and the stockpiling of sand, gravel, or other aggregate materials. 

 
(3) Exceptions. 

(b) Uses that involve the transfer or storage of solid or liquid wastes are classified as Waste and 
Recycling Related uses. 

(c) Mini-warehouses are classified as Self-Serve Storage uses. 
 
 
22.070 Waste and Recycling Related. 

 

(1) Waste and Recycling related uses receive solid or liquid wastes from others for disposal on the site or 
for transfer to another location, collect sanitary wastes, or manufacture or produce goods or energy 
from the biological decomposition of organic material. Waste-Related uses also include uses that 
receive hazardous wastes from others.       [Ord. 5742, 7/14/10] 

 

(2) Use Examples. Types of uses include, but are not limited to: sanitary landfills, limited use landfills, 
waste composting, energy recovery plants, sewer treatment plants, portable sanitary collection 
equipment storage and pumping, and hazardous waste collection sites. 

 

(3) Exceptions. 

(a) Disposal of dirt, concrete, asphalt, and similar non-decomposable materials is considered a fill. 

(b) Sewer pipes that serve a development are considered a Basic Utility. 
 
22.080 Wholesale Sales. 
 

(1) Wholesale Sales businesses sell, lease, or rent products primarily intended for industrial, institutional, 
or commercial businesses. The uses emphasize on-site sales or order taking and often include display 
areas. Businesses may or may not be open to the general public, but sales to the general public are 
limited. Products may be picked up on-site or delivered to the customer.  

 [Ord. 5742, 7/14/10] 
 

(2) Use Examples. Types of uses include, but are not limited to: the sale or rental of machinery, equipment, 
heavy trucks, building materials, special trade tools, welding supplies, machine parts, electrical supplies, 
janitorial supplies, restaurant equipment, and store fixtures; mail-order houses; and wholesalers of 
food, clothing, auto parts, or building hardware. 

 

(3) Exceptions. 
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(a) Firms that engage primarily in sales to the general public or on a membership basis are classified 
as Retail Sales and Service. 

(b) Firms that primarily store goods with little on-site business activity are classified as Warehousing 
and Distribution. 

 

*** 
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I. INTRODUCTION

The East Albany Plan (EAP) project is producing a range of recommended actions and projects to help implement 

the preferred concept for this large study area. 

This memorandum presents a range of funding mechanisms that might be useful in implementing public 

improvements and incentivizing development in the area. 

The recommended action items in the EAP will carry a range of projected costs and timelines for completion. Funding 

sources discussed here are all subject to different revenue generating potential, competitive processes, and 

timelines. 

II. PUBLIC IMPROVEMENT PROJECTS

Preliminary improvement projects and cost estimates have been generated to implement the preferred alternative 

concept for the East Albany study area.  Figure 1 provides a summary of major project categories and preliminary 

cost estimates. As this project proceeds, additional and more precise estimates for public improvement costs will be 

produced. 

FIGURE 1: CATEGORIES OF PUBLIC IMPROVEMENTS AND PRELIMINARY COST ESTIMATES, PREFERRED ALTERNATIVE 

The preliminary estimated costs for identified projects is estimated in the hundreds of millions of dollars. This does 

not include a refined estimate of the cost of transportation projects which are a significant additional expense, rather 

an estimated per mile cost has been used for a ROM. Additional improvement categories such as parks and open 

space have not yet been quantified. 

Of the other categories, the greatest estimated costs for projects impacting the plan area are water system 

improvements, with the estimated cost of sewer and storm improvements being roughly similar. 

Category

Water Infrastructure 92.7 M

Sewer Infrastructure 50.1 M

Stormwater Infrastructure 51.8 M

Transportation $16 -$20 M / Mile

Parks and Open Space

* Estimated costs  are prel iminary and rough order of magnitude (ROM)

Source: Kel ler Assoc. (Water, Sewer, Storm); Johnson Econ (Transp.)

Estimated Cost*

Unknown
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III. POTENTIAL FUNDING MECHANISMS

The extensive infrastructure improvements needed to serve the build out of the preferred EAP concept will carry 

high costs. These improvements are likely to be completed in phases over the planning period, allowing for phased 

funding as well.  This section identifies potential funding sources for public improvements. 

1. System Development Charges

The City of Albany has established system development changes (SDCs) for water, sewer, parks, and transportation 

that apply to new development.  The SDCs generated with extensive new development expected in the plan area 

have the potential to generate significant revenue for making additional improvements. It is also important to note 

the following: 

• SDCs are calculated differently for each system category, and land use type, based on adopted

methodology.

• A share of the SDCs is dedicated to reimbursement of past and existing infrastructure projects and would

not be wholly available to new projects in the Plan area.

• The magnitude of SDC generation will depend on the eventual build-out of the plan area, including density

and types of land uses, number of housing units, etc.

Rough order-of-magnitude estimates of SDCs indicate that the estimated growth of roughly 6,500 new housing 

units in the plan area could generate roughly $85 million in total residential SDCs (an average of $13,000 per unit). 

FIGURE 2: ESTIMATED RESIDENTIAL SDCS FROM BUILD OUT (6,500 NEW UNITS), PREFERRED ALTERNATIVE 

*SDC estimates assume a 50-50 mix single-dwelling and multi-dwelling development. Parks SDC’s are calculated using an
1,800 SF, 3-bedroom home. Transportation SDCs used the current rate for duplex which is in the middle of the rates.
Source: City of Albany, Johnson Economics

The magnitude of SDCs from new Commercial and Industrial land uses is more difficult to calculate, because rates 

change depending on the nature of new businesses, number of plumbing features, water usage, etc. Very broad 

estimates based on the estimated buildable lands remaining in commercial and industrial categories indicate that 

SDCs from build out are likely to total an additional $50M to $100M over time. 

Residential SDC SDC/Unit Est. SDC Revenue

Parks $1,770 $11,505,000

Water $2,453 $15,944,500

Sewer $5,055 $32,857,500

Transp. $3,783 $24,589,500

Total: $13,061 $84,896,500
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2. Tax Increment Financing

The Tax Increment Financing (TIF) mechanism can be a powerful tool for generating dedicated funding for making 

public improvements within an identified district. 

TIF works by “freezing” the current property tax base in the TIF district and assigning the future tax growth to the 

district itself to pursue projects identified in an adopted Plan. 

The current local taxing jurisdictions (the city, county, schools, fire districts, etc.) continue to receive tax revenue on 

the “frozen” tax base throughout the life of the district.  However, as the property tax base within the district grows 

over time, the tax revenue on the new assessed value (above the frozen base) accrues to the TIF district to fund its 

activities.   

In a successful district, the public improvements incentivize new private development that greatly increases the tax 

base over time.  At the end of the TIF district’s duration, all taxing jurisdictions enjoy a tax base that is higher than 

might have occurred without the facilitation of the TIF projects. 

Urban Renewal funds must generally be used for physical improvements to infrastructure and property, which may 

be public or private.  In support of these goals, the TIF agency can contribute to related actions such as direct 

acquisition or pre-development phases (feasibility and design). 

These projects can include participating in public/private partnerships with developers for constructing projects, 

completing off-site public improvements that benefit and encourage new development in the area, or to acquire key 

sites.  The funds can also be used for staff to administer these programs or for example leveraged to pay for SDC 

credits used to incentivize development through a development agreement. 

TIF Districts must undergo a feasibility and planning process to determine the boundaries, projects, and revenue 

potential of the district, and it must be adopted in an TIF plan. 

Albany TIF Capacity 

Albany has a current TIF District, the Central Albany Revitalization Area (CARA) in the downtown area. As a city of 

over 50,000 in population, Albany is limited to having no more than 15% of its current Taxable Assessed Value (TAV) 

and 15% of its total acreage in TIF districts.  The CARA, adopted in 2001, covers an estimated 8.7% of the City’s 

current acreage, and 8.2% of the City’s TAV.  

FIGURE 3: ESTIMATED TIF USAGE AND REMAINING CAPACITY, CITY OF ALBANY 

Acreage Acres % TAV TAV % 

Estimated City Total (2022) 11,329 100% $4,006,839,384 100% 

CARA 986 8.7% $331,329,723 8.3% 

Remaining Capacity 713 6.3% $269,696,185 6.7% 

Total TIF Capacity 1699 15.0% $601,025,908 15.0% 

Source: City of Albany, Linn County Assessor, Johnson Economics 
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The remaining capacity to create or expand TIF districts in Albany is estimated to be over 700 acres, however this 

area is smaller than the large East Albany study area. If TIF were to be used in the plan area, the boundary of the 

district should be designed to capture the most important public improvement projects, as well as areas of 

anticipated future growth in order to generate sufficent TIF revenue from new development to fund these projects. 

Nevertheless, the remaining capacity is sizable and could greatly contribute to funding for the area. 

3. Local Improvement District

Improvement districts assign all or a portion of the cost of infrastructure improvements on the properties that will 

directly benefit from them.  These costs to property owners are in addition to the standard assessed property taxes, 

but typically substitute for SDCs.  A local improvement district (LID) is a method for a group of property owners to 

pay for improvements that will provide collective benefits to them all.  Oregon law authorizes local governments to 

establish LID’s and they are common in Oregon. 

The South Hillsboro neighborhood is an example of a large expansion area in Oregon that used an LID to help finance 

improvements to open the area for development.  Property owners, including large land developers, were given the 

option to join the LID, paying an assessment at once, or over a set number of years.  Property owners who opted not 

to join the LID would pay transportation SDCs at the eventual time of development of their property.   

One challenge in utilizing a LID is that the cost of system development is ultimately borne by the property owners in 

addition to standard assessed property taxes.  While it may be logical for the property owners to pay for 

improvements that will directly benefit them, it can nonetheless hamper future development in an area by adding 

burdensome costs prior to achieving the proposed development. 

The cost of the LID is typically assessed immediately, and a lien placed on the impacted properties, though payments 

may be city-financed and paid off over time.  This mechanism is likely to be burdensome to current landowners if 

they do not have an immediate buyer/future developer identified. 

Albany LIDs 

Albany allows for LIDs created either by the property owners benefiting from an improvement, or by the City. The 

LID assessment may be paid at once by the property owner, or over 10 years with interest. The size of the East Albany 

study area could allow for multiple smaller LIDs focused on financing particular public improvements. An approach 

that allows a large land developer (i.e. a homebuilder) to pay the LID assessment allows the cost to be capitalized in 

to the prices for future residents, thus avoiding the shock to residents of receiving the one-time assessment after 

purchase. 

4. Bond or Levy

General Obligation Bond: General Obligation (GO) bonds are secured by a taxing jurisdiction’s ability to levy an 

increased property tax sufficient to pay the bond. The additional property tax is dedicated solely to repaying the 

bonds and cannot be used for other purposes. The amount and rate of the tax are “unlimited” so a jurisdiction may 
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levy whatever amount is necessary to collect enough taxes to pay the bonds. They are usually issued as long-term, 

fixed-rate bonds, but they can be issued as short-term bonds, or variable rate bonds as well. 

GO bonds must be approved by a majority of voters and may only be issued to finance capital costs associated with 

the acquisition, construction, improvement, remodeling, furnishing, equipping, maintenance, or repairing of real or 

personal property. 

The total amount of general obligation bonds that a jurisdiction has outstanding is limited to three percent of the 

jurisdiction’s real market value, with the exception of bonds that finance LID improvements, water supply, treatment 

or distribution; sanitary or storm sewage collection or treatment; hospitals or infirmaries; gas, power or lighting; or 

off-street motor vehicle parking facilities. 

Albany currently has a GO Bond with a levy rate of $0.2399 per $1,000 of assessed value. That bond was approved 

in 2015 to pay for public safety facilities. There is estimated to be significant remaining bonding capacity available. 

Local Option Levy: A local option levy is a time-limited property tax (five years for operations and 10 years for capital 

projects), that is subject to voter approval.  It is levied in addition to a taxing jurisdiction’s permanent rate to pay for 

specified programs or investments. Local option levies are issued as a rate, rather than an amount, meaning that 

actual revenues may fluctuate from year to year with new development.  Levies may be used for programs or 

operations, in addition to capital projects. 

Levies are subject to the limitations imposed by Measures 5 and 50, meaning new or increased levies can increase 

the risk of ‘compression’ for other overlapping taxing districts and for the levy itself. 

Albany currently has a Local Option Levy assessment at a levy rate of $1.15 per $1,000 of assessed value. This levy 

pays for fire, police, and ambulance operations and was renewed in 2020 for five years. Because new levies require 

voter approval, a well laid out set of popular projects to undertake is helpful to gain support. 

5. Construction Excise Tax (for Affordable Housing)

This tool may be used to achieve new development in the study area if it includes affordable housing.  The 

construction excise tax (CET) is a tax on construction activity of new structures or additional square footage to an 

existing structure in order to provide a source of funding used to incentivize housing affordable at 80% of AMI or 

less.  Cities or counties may levy a CET on residential construction of up to 1% of the permit value, or on commercial 

and industrial construction with no limit on the rate.   

The allowable uses for CET revenue are set forth in state statute as follows: 

• 4% for administrative costs, and of the remainder:

• 50% must be used for developer incentives (i.e. fee and SDC waivers, tax abatements, etc.) for affordable

housing

• 35% for affordable housing programs, flexibly defined
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• 15% to Oregon Housing and Community Services (OHCS) for homeownership programs (which is allocated

back to the taxing jurisdiction to administer)

• Commercial CET:  At least 50% of revenue must go towards housing-related programs; remainder is

unrestricted

The CET is a straightforward to administer, with 4% of funds to cover the added administration costs.  This 

administrative set-aside can also help pay the administration costs for related policies adopted for use with this 

program, such as fee and SDC waivers or tax abatements. 

The required use of funds ensures that the funding is used to incentivize development and housing and can’t be 

diverted or diluted with competing uses.  While this funding is most typically used to benefit households with 

incomes at 80% AMI or less, the funds from a commercial CET allow for more flexibility to apply to middle-income 

housing. 

The CET does raise costs for developers, however it can be offset by providing other development-based incentives 

described in the following section.  This source also requires time to accumulate substantial funds in low-

development environments.  

This tool is currently under consideration in Albany as part of the Albany Housing Implementation Plan project. 

IV. DEVELOPMENT INCENTIVES AND TOOLS

The following are market-based strategies which can provide incentives to encourage developers to build in new 

projects in the community.  In general, these incentives help to reduce some of the costs of development that the 

public sector can impact.  While the bulk of development costs are set by private market labor and materials costs, 

these steps can provide incentives on the margin to facilitate development. 

All of these incentives come at some cost to the public through waived revenue from fees and taxes and/or staff 

costs.  Therefore, these programs should be carefully calibrated to balance revenue loss vs. public benefit.  Policies 

should reflect what development types are most important to incentivize in each location. 

The following strategies are among a larger set of recommendations that have been discussed in detail as part of 

the on-going Albany Housing Implementation Plan (HIP) project. Through that project, many of these tools will be 

recommended and potentially adopted, making them available to encourage development in the East Albany Plan 

area. 

Though those tools and strategies (including some of the funding sources discussed above) apply mainly to 

residential development, we refer readers to that project and the HIP documents in order to find more detail on 

these tools: www.cityofalbany.net/cd/housing/hip. 

The following is a brief discussion of two of the main incentives identified as High priority in the HIP report: 
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SDC or Fee Reductions or Deferrals 

Reduction, exemption, or deferment of SDCs or development fees directly reduces the soft costs of development to 

applicants for desired development types.   

Development fees are not regulated by state law and cities have significant leeway to waive, reduce, or defer these 

fees.  The City can adopt policies for what types of development are desirable enough for public goals to warrant 

forgoing these fees.  Also, fee waivers can be limited to a certain ceiling.  In most cases, fees amount to a smaller 

cost to the developer than SDCs and therefore are a more modest incentive. 

SDCs face more statutory limitations and other hurdles to implementation.  Most notably, the city may only assess 

a portion of SDCs, which are also assessed by a range of overlapping jurisdictions such as the county, school districts, 

fire district, and other special districts.  Cities can reduce their portion of SDCs or negotiate with partner agencies 

for greater reductions. 

SDC Reductions. One approach to reducing SDCs for residential development is to scale the SDC methodologies to 

the dwelling size, which Albany has implemented for single-dwelling units. In general, SDC methodologies are 

intended to be commensurate with the cost or impact to the system. Smaller housing types typically have lower 

impacts to the system, as their smaller footprint and lower occupancy results in lower needs for water, sewer, and 

transportation facilities. 

Generally, the reductions should be applied to housing and commercial types that demonstrate a similar reduction 

in demand for services or impacts (e.g. smaller units, multi-dwelling units, housing types, walkable storefronts that 

generate less traffic, etc.)  However, state law does not directly address reductions that are not justified on these 

bases.  Recently, state law has alluded to SDC reductions for affordable housing that do not directly address an 

accompanying reduction in services, and many cities exempt certain development from SDCs including ADU’s and 

affordable housing. Waiving SDCs may require a City to backfill lost revenues or to update its SDC methodology to 

recapture reduced or waived SDCs from remaining development.  Financing of SDCs allows the developer to defer 

this cost until the project is near complete or complete, and the City may set a low interest rate. 

SDCs and fees can add significant cost to a development project and reducing them can reduce development costs 

by 3% or more.  These reductions can be a significant factor in the cost of development and financing. The reduction 

of SDCs will impact system development revenue for public improvements, but by spurring development may 

increase other types of revenue such as TIF in the long run.  Because SDC revenues are needed to expand or make 

system improvements, participants in the HIP planning process have been supportive of using other funding sources 

to pay for SDC-fee reductions or exemptions for identified housing types.  

Tax Exemptions and Abatements 

Tax exemptions or abatements offer another financial incentive to developers that can improve the long-term 

economic performance of a property and improve its viability.  This can be a substantial incentive, but the City and/or 

County will forego taxes on the property, generally for ten years.  Other taxing jurisdictions are not included unless 

they agree to participate. 
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Tax exemption programs are authorized by the state for specific purposes: 

• Vertical Housing Tax Exemption:  This program is meant to encourage vertical mixed-use buildings in areas

where they might be viable, typically downtowns or town centers.  The program allows for a partial tax

exemption for the built space, above the ground floor.  Affordable housing is not required, but inclusion of

affordable units can increase the tax benefits.  The city must adopt a defined Vertical Housing Development

Zone in which the exemption will apply.

• Multiple-Unit Housing Exemption:  This program is aimed at preserving, rehabilitating or constructing

multi-unit housing within a transit-oriented to town core area.  As with the Vertical Housing program, an

area must be designated for the program to apply.  This program may apply to market-rate housing, with

additional benefits for workforce or low-income units.

• Non-Profit Low-Income Housing:  This program is aimed at encouraging subsidized affordable housing

development and can be applied more broadly geographically.  Units must be affordable at 60% of Area

Median Income to be eligible.  This program applies to non-profit agencies that are often one the few

sources of subsidized housing in many communities.

Implementation of tax exemption programs requires adoption by local officials and establishment of program goals 

and policies.   They can be a good incentive to focus housing development in key areas and encourage more density 

and mixed uses in town centers. 

* * * 

As noted, we refer readers to the HIP project (www.cityofalbany.net/cd/housing/hip) and accompanying documents 

for more detail on the long list of regulatory and other tools being recommended to spur development, which will 

also be applicable in the East Albany Study area.  
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