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Notice of Public Hearing 
Appeal of a Modification to Site Plan Review  

and Floodplain Development Review 

Files: SP-10-20 and FP-01-20 August 10, 2020 
 

HEARING INFORMATION 
Review Body: Planning Commission 

Hearing Date: Monday, August 31, 2020 

Hearing Time: 5:15 p.m. 

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

At 5:15 p.m., join with the GoToMeeting app on your computer, tablet, or 
smartphone (using your device’s microphone and speakers):  

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

You can use your microphone or dial in using your phone: 
Phone: 571-317-3122 
Access Code: 498-239-709 

 APPLICATION INFORMATION 
Application Description: Appeal of a staff decision to approve a modification to previously approved 

Site Plan Review with Floodplain Development Review for construction of 
a multi-family housing project with associated site improvements (parking, 
landscaping, common open space areas) 

Files: SP-10-20 and FP-01-20 
(Related Files: RL-11-18, SP-01-19, WG-01-19 and FP-01-19) 

Review Body: Planning Commission 

Property Owner/Applicant: Willamette River View Holdings, LLC 
3545 Deerfield Drive South 
Salem, OR 97302 

Applicant’s Representative: Zach Pelz 
AKS Engineering & Forestry, LLC 

https://www.gotomeet.me/CommunityDevelopmentCityofAlbany/pc
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3700 River Road N, Suite 1 
Keizer, OR 97303 

Representative’s Assistant: Paige Luehrs 
AKS Engineering & Forestry, LLC 
3700 River Road N, Suite 1 
Keizer, OR 97303 

Address/Location 595 Geary Street NE; 1905, 1925, 1935 & 2275 Linn Avenue NE; and 533 
Alco Street NE 

Map/Tax Lot: Linn County Assessor’s Map No. 11S-03W-05BD Tax Lot 300 

Zoning: RM (Residential Medium Density) 

The Planning Division has received an appeal of the staff decision to approve the application referenced above 
and has scheduled a public hearing before the Planning Commission. We are mailing notice of this public 
hearing to participants entitled to notice and to property owners within 1,000 feet of the subject site. 

A copy of the application, all documents, and evidence submitted by or on behalf of the applicant, and 
applicable criteria are available for inspection by appointment only at the Albany Community Development 
Department, Planning Division. Copies can be provided by mail upon request at a reasonable cost or 
electronically at no charge. The staff report will be available by 5:00 p.m. on Monday, August 24, 2020, and on 
the City's web site at:  

http://www.cityofalbany.net/departments/community-development/planning/all-projects.  

Should you wish to discuss this case with a planner, please contact Project Planner Melissa Anderson at 
melissa.anderson@cityofalbany.net or 541-704-2319, or Planning Manager David Martineau at 541-917-7561. 
Submit any written comments to the Planning Division; PO Box 490; Albany, OR  97321. Any person who 
submits written comments or testifies at a public hearing will receive a copy of the Notice of Decision 

YOUR COMMENTS 
We invite your comments, either in writing prior to the day of the public hearing or virtually at the hearing. 
Your comments will be considered when the Planning Commission makes a decision on this application. All 
testimony and evidence must be directed toward the approval standards for this application listed in this notice. 
Failure to raise an issue by letter or in person before the close of the record or the final evidentiary hearing, or 
failure to provide statements or evidence with sufficient detail to allow the Planning Commission an adequate 
opportunity to respond to each issue raised, precludes an appeal based on that issue. 

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

Written comments will be received by City staff until 5:00 p.m. on Friday, August 28, 2020. To appear virtually 
during a public hearing, register by emailing cdaa@cityofalbany.net before 3:00 p.m. on the day of the meeting 
with your name and if you are speaking for, against, or neutral on the project. During public testimony, the 
chair will call upon those who have registered to speak first, followed by any others.  

http://www.cityofalbany.net/departments/community-development/planning/all-projects
mailto:melissa.anderson@cityofalbany.net
mailto:cdaa@cityofalbany.net


SP-10-20, et al Public Notice August 10, 2020 Page 3 of 5 

The public hearing will occur on Monday, August 31, 2020, at 5:15 p.m., and the Planning Commission will 
open the public hearing. The public hearing will begin with a declaration of any ex parte contacts (contacts that 
occurred outside of the public hearing) or any conflict of interest by the decision-makers. This will be followed 
by the staff report from the planning staff. Then the applicant will testify. Following this, written comments 
received from the public will then be entered into the record. This will be followed by calling upon those who 
registered to speak in support of the application. After those in favor of the application are finished, testimony 
from those who registered to speak in opposition will begin. This will be followed by testimony from people 
who neither favor nor oppose the application. Following this, a calling upon anyone else who wishes to testify 
either in support, in opposition, or neutral will be made. The applicant will then be able to respond to the public 
comments. The decision-makers are free to ask questions of any person who has testified, or of staff, at any 
point during the hearing. Once all comments are recorded as part of the meeting and the applicant responds, 
the Planning Commission will close the public hearing and deliberate on the application. 

If additional documents or evidence are provided by any party, the City may allow a continuance, or leave the 
record open, to allow the parties a reasonable opportunity to respond. Any continuance or extension of the 
record requested by an applicant shall result in a corresponding extension of the 120-day time limitations of 
Oregon Revised Statute (ORS) 227.178. 

If the hearing is continued or the record is left open, the chairperson will announce the date, time, and place 
for the resumption of the hearing and/or what limitations exist on further testimony or submittal of written 
materials. If the hearing and record are closed, the decision-makers will begin deliberations and/or will 
announce the time, date, and place when the decision will be made. 

If you have a disability that requires accommodation, please notify the Human Resources Department in 
advance by calling 541-917-7500. 

APPEALS 
Within five days of the Planning Commission’s final decision on this application, the Community Development 
Director will provide written notice of decision to the applicant and any other parties entitled to notice. 

The Planning Commission’s decision may be appealed to the Oregon Land Use Board of Appeals (LUBA) if a 
person with standing files a Notice of Intent to Appeal not later than 21 days after the notice of decision is 
mailed [ADC 1.520(2)]. 

APPROVAL STANDARDS FOR THIS APPLICATION 
Modification of Approved Site Plan Review, Albany Development Code (ADC) 1.226: 
1.226 Modification of Approved Site Plan Review and Conditional Use Applications. When a property 

owner wants to make changes to the approved plans and the approval has not expired, the following 
procedures shall be used to review the proposed modifications. 

(1) Definitions: When “property owner” is used here, it means the property owner, or the property 
owner’s authorized agent. When “site plan” is used here, it means the site plan approved 
through either a Site Plan Review application or review of a Conditional Use application. 

(2) The property owner must submit an application to modify the approved site plan that identifies 
the areas of the plan or approval proposed to be modified. The application fee will be 
determined by the Director and will be based on the scope of the modification(s) and review. 
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(3) The review body shall be the same one that granted the final approval for which modification 
is sought. The same procedures shall be used as for the original approval. The Development 
Code regulations in effect at the time the application for modification is submitted will be used 
to review the proposed modification(s). 

(4) Only the area proposed to be modified will be reviewed. 

(5) A modification shall not be filed:  

(a) as a substitute for an appeal, or  

(b) to seek the reduction or elimination of a condition of approval for infrastructure requirements, 
or  

(c) to provide a new timeline for appealing a previously-accepted infrastructure obligation, or 

(d) to apply for a substantially new proposal, or  

(e) if it would have significant additional impacts on surrounding properties. 

If any of the above conditions exist, a new application must be submitted. 

(6) The modified plan must compensate for any negative effects caused by the requested changes 
from approved plans such that the intent of the original approval is still met. 

(7) The modification(s) shall be consistent with the approved site plan. If the review body 
determines that the modified site plan meets the standards in 1.226 (6) and is consistent with 
the original approval as outlined in 1.226 (8), a modification to the site plan may be allowed. If 
the modified site plan is consistent with the approved site plan and meets the review criteria 
specified in this section, the modified plan shall be approved. If the review body determines 
that the modified site plan is not consistent with the original approval, then approval of the site 
plan will be denied. If a new application is submitted, it will be subject to the Development 
Code standards in effect at the time the new application is submitted. 

(8) The review body’s determination on consistency shall be based on a comparison of the 
approved site plan and the modified site plan, taking into account: 

(a) The land use category; 

(b) The size and scale of the proposed building(s); 

(c) Traffic and other off-site impacts;  

(d) Compatibility with surrounding development; 

(e) Capacity of available infrastructure; and 

(f) Unusual obstacles and opportunities associated with the property. 

The modified site plan will be found to be consistent with the approved site plan if the review 
body determines that there are no greater adverse impacts, or, if additional adverse impacts are 
identified, they have been adequately mitigated. 

(9) Conditions of approval: 

(a) When reviewing a modified site plan that has different impacts than the approved site plan, 
the decision-maker may modify conditions or impose new ones. Only conditions related to 
the impact of the modified site plan may be imposed on the modified site plan approval. 
“Impact” means characteristics of the development such as traffic, wastewater discharge, 
noise, etc. 

(b) The original conditions of approval imposed for the approved site plan may remain in effect 
or be increased as necessary to address additional impact. Conditions related to improving 
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existing infrastructure or building new infrastructure (such as streets, sewers, etc.) may be 
reduced only if the modification substantially reduces the infrastructure burden created by the 
development.  

(10) The property owner may choose to either accept approval of the modified site plan or to retain 
the original approval. If the property owner accepts approval of the modified site plan and any 
conditions that may be imposed, the property owner must give written notice to the Planning 
Division within 10 days of the date on the notice of decision for approval of the modified site 
plan. If the property owner accepts approval of the modified site plan, the new approval 
supersedes and voids the original approval. 

If the property owner does not provide the required written notice of acceptance, or if the 
review body does not approve the modified site plan, the project shall continue to be subject 
to the original conditions of approval and timelines. 

(11) When first granted, a site plan or conditional use approval is valid for three years [ADC 1.080]. 
When a modified site plan is approved and accepted, the approval is valid for one year beyond 
the date that the original site plan approval would have expired. (For example, if the original 
approval would have expired on July 1, 2001, the approval of the modified site plan is extended 
to July 1, 2002.) 

Any subsequent modification of the site plan will be subject to the time limit established at the 
time the first modification was approved. The approval can be valid for only a total of four 
years, including the first three-year period and the one-year extension received with an 
approved modification to an approved site plan or conditional use.  
 

Floodplain Review Criteria, ADC 6.100, 6.110 & 6.111 

Additional review standards for this Modification of Site Plan Review are found in ADC Articles 1, 
2, 3, 6, 8, 9 & 12. 
 

Attachments: 
1. Location Map 
2. Applicant’s Summary 
3. Site Plan 
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I. Executive Summary  
AKS Engineering & Forestry, LLC; on behalf of Willamette River View Holdings II, LLC (Applicant—formerly 
Willamette River View Holdings, LLC) is submitting this application for a modification of an approved Site 
Plan Review application (SP-01-19) for The Banks multifamily residential development. The project is 
generally located at 595 Geary Street NE in Albany. The site is comprised of a single tax lot resulting from 
a lot consolidation/replat application that was reviewed and approved concurrent with the original Site 
Plan Review (SP-01-19).  
 
SP-01-19 received approval for Site Plan Review (SPR), a Willamette River Greenway permit, a Floodplain 
Development Permit, and Tree Felling permit. Per Section 1.226(4) of the Albany Development Code, this 
application involves only a modification to the SPR approval. Subsequently, the City’s review and decision 
authority is limited to changes to the SPR.  
 
This application involves the following changes to the approved Site Plan summarized in Table 1: 
 
Table 1: Site Modifications 

Site Characteristic Approved Site Plan 
SP-01-19 Modified Site Plan Net Change Code Requirement 

Total Units 105 120 +15 158 

Density 17 Units/Acre 19 Units/Acre +2 Units/Acre 25 Units/Acre 

Maximum Building 
Height 39’ 36’ 2’” -2’ 8” 45’ 

Parking 217 spaces 218 spaces +1 space 209 spaces (minimum) 

Common Open Space 44,772 SF 47,427 SF +2,655 SF 30,548 SF 

Lot Coverage of Building 
Pads 16.2% 16.5% +0.3% 70% maximum (buildings 

and pavement) 
Lot Coverage of Parking 
& Driveways 28.4% 27% -1.4% 70% maximum (buildings 

and pavement) 

Total Lot Coverage 44.6% 43.5% -1.1% 70% maximum 

 
The requested modification offers a number of improvements over the Approved Site Plan that will allow 
the Applicant to better address the City’s shortage of needed housing. The proposed increase in the 
number of homes will generate a necessary increase in rental income without unduly increasing the rental 
rates. This increase in revenue is necessary to help mitigate a substantial increase in project construction 
and operational costs. Greater standardization of building types in the modified site plan helps to 
significantly defray construction costs. A more standard building type and a smaller overall floor area for 
each new home also helps to reduce the overall building footprint and impervious area on the site. The 
result is more open space and common area for improved recreational and stormwater management 
outcomes. Another benefit of the proposed modification is greater opportunity for river view homes, 
which will ensure that more residents enjoy the visual benefit of the river. While the scope of the review 
of this application is limited to the specific elements of the site plan that are being modified, the 
application narrative responds to all applicable criteria as well as to all criteria reviewed under SP-01-19 
so that the record is clear on the full scope of the City’s decision authority in this case. 
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Additionally, this application is for “needed housing” as that term is defined in Oregon Revised Statute 
(ORS) 197.303(1), because it provides for attached and detached single family housing and is on buildable 
land. See Group B, LLC v City of Corvallis, ___Or Land Use Board of Appeals (LUBA) ___ (LUBA No. 2015-
019, August 25, 2016), holding that multifamily housing on buildable land is needed housing; See Walter 
v City of Eugene, ___; or LUBA___ (LUBA No. 2016-024, June 30, 2016). ORS 197.307(4) requires a local 
government to apply only clear and objective standards, conditions, and procedures to needed housing 
applications. Clear and objective standards and conditions may not contain subjective, value-laden 
analyses. Rogue Valley Assoc. of Realtors v City of Ashland, 35 Or LUBA 139, 158, aff’d 158 Or App 1, 970 
P2d 685(1999). The City has not taken an exception to needed housing under ORS 197.303(3). ORS 
197.831 places the burden on local governments to demonstrate that standards and conditions placed on 
needed housing applications can be imposed only in a clear and objective manner. 

The Applicant may choose to accept discretionary standards. This application addresses all standards and 
conditions. The Applicant reserves the right to object to the application of standards or conditions other 
than those that are clear and objective and does not waive its right to assert that the needed housing 
statutes apply to this application.  

II. Site Description/Setting 
The subject property is approximately ±6.32 acres in size (Linn County Assessor’s Map 11S03W05BD, Tax 
Lot 300). The property has ±96 feet of frontage on Geary Street NE, ±131 feet of frontage on Chicago 
Street NE, ±370 feet of frontage on Linn Avenue NE, and less than 100 feet of frontage on Alco Street NE. 
All abutting streets are classified as local streets where they are adjacent to the subject property, though 
Geary Street NE becomes a minor collector one block south of the site at Willamette Avenue NE. The site 
is zoned Residential Medium Density (RM), carries a Medium Density Residential Comprehensive Plan 
designation, and is within the Willamette River Greenway Overlay District. A portion of the site is in the 
Floodplain Development Overlay as defined by the 100-year floodplain.  

The property is identified as the “Permawood Site” in the Albany Development Code (ADC). The site abuts 
public parks and open space to the east and the west. Eads Park is to the east of the site across Alco Street 
NE and is improved with playground equipment. Property to the north of Eads Park and abutting the site 
to the east is unimproved open space. Bowman Park is to the west and is improved with a public boat 
launch. Property to the south of the site is in the RS-5 zoning district and is predominately characterized 
by single family homes. The site is mostly undeveloped though there are two single family homes that are 
located along the site’s Linn Avenue NE frontage. These homes are planned to be removed prior to the 
construction of the multifamily homes that are the subject of this application.  

While the site is currently zoned for residential use, past uses of the site included industrial uses, such as 
a manufacturing facility for roof tiles, a warehouse, cabinet shop, and a cement plant. This application for 
a modification of an approved site plan review includes new multifamily homes that will help the City of 
Albany accommodate residential population growth, in the manner prescribed in the City’s 
Comprehensive Plan and Zoning Map, and will ensure enhanced complementarity between adjacent 
residential uses as compared with the former industrial uses on this site. 
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	ZONING DISTRICTS
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	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 effic...
	(1)  Section 3.220 bonus provisions may reduce minimum lot size and area, such as alley access.
	(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 2.365 and 2.370.
	(5)  Except for single-family homes (attached and detached) or duplexes, which must have a minimum setback of 3 feet for one-story dwellings and 5 feet for two-story dwellings.
	(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(1).
	(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.
	(9)  Lot coverage for single-family detached development shall only include the area of the lot covered by buildings or structures.
	(10)  See Table 2 for garages with alley access.
	(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 propose...
	(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.
	(13)  Ten or more units require open space. See Section 8.220.
	(14)  See Section 8.240 for standards.
	(15)  When multiple-family developments abut a single-family use or zone, the setback shall be one foot for each foot of building height. See Section 8.270(1).
	(16)  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.

	SETBACKS
	3.250  Parking and Other Restrictions in Setback or Yard Areas.
	(1)  Vehicles in daily use may not park in the front yard, except on the paved driveway leading to a garage, carport or a driveway that provides required parking spaces. Trailers, boats, campers, and other vehicles not in daily use may not park in the...
	(2)  Required parking spaces, driveways or travel aisles for residential development shall not be located in a required front or interior setback except that circular driveways providing drop-off service to the front door and driveways providing acce...

	3.260  General Exceptions to Setback Requirements. The following intrusions may encroach into required setbacks provided that the conditions and limitations indicated are adhered to:
	(1)  Depressed Areas. In any district, open work fences, berms, hedges, guard railings, or other landscaping or architectural devices for safety protection around depressed areas, ramps, stairs, or retaining walls, may be located in required setbacks,...
	(2)  Projecting Building Features. The following building features may encroach up to five feet into the required front setback and up to two feet into the required interior setbacks:
	(a)  Awnings, eaves, buttresses, architectural appendages (such as, but not limited to, bay windows, planters, cantilevered stairways).
	(b)  Chimneys and fireplaces provided they do not exceed eight feet in width.
	(c)  Porches, steps, platforms or landings, raised patios, decks or other similar structures over 30 inches in height. (Structures, patios or concrete pads 30 inches or less in height are not subject to setback provisions).
	(d)  Signs conforming to applicable ordinance requirements.


	3.270  Setbacks for Attached Single-Family Dwellings. The interior setback requirements for attached single-family units shall be zero where the units adjoin; however, all other setbacks shall conform to this Code.
	3.310  Special Willamette River Setback & Height Restrictions. Except for water-related and water-dependent uses (see definitions Article 22); all construction must be located outside the floodway line as defined for a 100-year storm. Development stru...
	The angle of this plane shall be as follows:
	(1)  For river-oriented uses, the angle shall be 30 degrees.
	(2)  For non river-oriented uses, the angle shall be 15 degrees.


	OFF-STREET PARKING AND LOADING REQUIREMENTS
	3.350  Minimum Space Requirements. Off-street parking shall be provided for all residential development in the amounts indicated in Article 9, Section 9.020, Table 1. All parking lots in residential districts must comply with applicable requirements i...

	OUTSIDE STORAGE
	3.380  General. In any district, outside storage or display of materials, junk, parts, or merchandise shall not be permitted in required front setbacks or buffer areas.
	3.390  Screening of Refuse Containers. The following standards apply to all residential development, except for one- and two-family dwellings. Any refuse container or refuse disposal area which would otherwise be visible from a public street, customer...


	ARTICLE 5 MIXED USE ZONING DISTRICTS
	SETBACKS
	5.205  Special Willamette River Setbacks Inside the Waterfront Zone. Setbacks for buildings south of the Willamette River shall meet the following minimum setbacks from the top of the river bank (Figure 5-1):
	(1)  35 feet for a building two stories or less, and
	(2)  45 feet for a building three or more stories.

	5.207  Exceptions to the Willamette River Setback Standards. For the following properties, the language in Sections 5.200 and 5.205 shall not apply. Willamette River setback provisions for these properties are set forth below.
	Common Name   Assessor’s Property Identification Number
	Willamette Seed Site  11S-03W-6DC #100
	Permawood Site  11S-03W-5BD #200, #300 and 11S-03W-5CA #1001, #1100, #6805
	“Buzzsaw”   Site 11S-03W-6CD #11500
	For these properties, the minimum setback for buildings and parking on the river side of property along the river is:
	Area    Minimum Setback
	West of Lafayette  5 feet
	East of Lafayette  15 feet

	For the purpose of establishing setbacks on property along the Willamette River, the river will be treated as a front lot line. The minimum setbacks outlined above will be measured from the most inland of the:
	(1) Property line along the river, or
	(2) City multi-use path easement, or
	(3) Top of the river embankment.

	Fences on the river side of property along the river will be located south of the most inland of the:
	(1) Property line along the river, or
	(2) City multi-use path easement, or
	(3) Top of the river embankment.




	ARTICLE 6  NATURAL RESOURCE DISTRICTS
	FLOODPLAIN
	6.093  Floodplain Development Permit Required. A Floodplain Development Permit is required prior to initiating floodplain development activities, as defined in Section 6.075, in the Special Flood Hazard Area. This Article cannot anticipate all develop...
	All development activities that require a Floodplain Development Permit shall be processed in accordance with ADC Section 1.200, Land Use Application Procedures. When ambiguity exists concerning the appropriate classification of a particular activity...
	A.  The following activities will be processed through a Type I procedure as established in ADC 1.320:
	(1)  Any structure 200 square feet or more.
	(2)  Any substantial improvement to an existing structure as defined in this code.
	(3)  Placement of a recreational vehicle more than 180 consecutive days, as described in 6.124(2)-(3).
	(4)  Solid fences and walls that require a permit as listed in Section 6.125.
	(5)  Any site improvement for development in the floodplain pursuant to Section 6.110 that is not exempt under Section 6.094 and does not already require a permit elsewhere in this Section of the Code.

	B.  The following activities will be processed through a Type I-L procedure as established in ADC 1.330:
	(1)  Any development in the floodway allowed by Sections 6.100-6.101.
	(2)  Grading, excavation, fill, and paving pursuant to Section 6.111 that cumulatively impacts more than 50 cubic yards of the native elevation and contours of the site or that otherwise requires a permit per this Article, and any associated retaining...
	(3)  Mining and drilling operations that result in sledge, slag, or other materials remaining in the Special Flood Hazard area will be considered fill for the purposes of this Article, and will be reviewed through the applicable criteria in Section 6....
	(4)  Additions or expansions of Continuous Storage Operations pursuant to Section 6.112.
	(5)  New Continuous Storage Operations pursuant to Section 6.112.
	(6)  Land Divisions of 19 lots or less pursuant to Section 6.110.

	C.  The following activities will be processed through a Type II procedure as established in ADC 1.350:
	(1)  Any alteration of a Watercourse, pursuant to 6.101 and the applicable criteria in Section 6.111.

	D.  The following will be processed through a Type III procedure as established in ADC 1.360:
	(1)  Land Divisions of 20 or more lots, Cluster Developments and Planned Developments pursuant to Section 6.110.
	(2)  Manufactured home parks pursuant to Section 6.110 will be reviewed through the Manufactured Home Park application process.


	6.095  General Information Requirements. In addition to the information required in other sections of this code, the application for any development proposed in the Special Flood Hazard Area (100-year floodplain) must include the following information:
	(1)  Elevations of the original contours.
	(2)  Final elevations of proposed fills and excavations.
	(3)  Base flood (100-year flood) elevations of the site based on North American Vertical Datum (NAVD) 1988.
	(4)  Location of any designated floodway and base flood boundary. If no floodway is designated, estimate the location of the floodway boundary per Section 6.100
	(5)  Location of any designated wetlands and/or wildlife habitat (if applicable).
	(6)  Proposed elevation in relation to mean sea level of the lowest floor (including basement) of all structures (if applicable).
	(7)  Description of the extent to which a watercourse will be altered or relocated as a result of proposed development (if applicable).
	(8)  If floodproofing is required, the proposed description and elevation of floodproofing.
	(9)  Elevation certificate. The base flood elevation shall be determined based on the applicable flood insurance study and flood profile. A copy of the flood profile with the base flood elevation identified on the flood profile shall be included with ...


	PROVISIONS FOR FLOOD HAZARD REDUCTION
	6.100  Floodway Restrictions. No development is allowed in any floodway except when the review body finds that the development will not result in any increase in flood levels during the occurrence of the 100-year flood. The finding shall be based upon...
	(1)  The development does not involve the construction of permanent or habitable structures (including fences).
	(2)  The development is a public or private park or recreational use or municipal utility use.
	(3)  The development is a water-dependent structure such as a dock, pier, bridge, or floating marina.
	For temporary storage of materials or equipment:
	(4)  The temporary storage or processing of materials will not become buoyant, flammable, hazardous explosive or otherwise potentially injurious to human, animal or plant life in times of flooding.
	(5)  The temporary storage of material or equipment are not subject to major damage by floods and is firmly anchored to prevent flotation or is readily removable from the area within the time available after flood warning.
	If a floodway boundary is not designated on an official FEMA map available to the City, the floodway boundary can be estimated from available data and new studies. Proposed development along the estimated floodway boundary shall not result in an incr...

	6.101  Alteration of a Watercourse. A Watercourse is considered altered when any changes occur within its banks, including installation of new culverts and bridges, or size modifications to existing culverts and bridges.
	(1)  No development shall diminish the flood-carrying capacity of a watercourse.
	(2)  Subject to the foregoing regulation, no person shall alter or relocate a watercourse without necessary approval from the Floodplain Administrator.
	(3)  Prior to approval, the applicant shall provide a 30-day written notice to the City, any adjacent community, the Natural Hazards Program of the Oregon Department of Land Conservation and Development, and the DSL.
	(4)  The applicant shall be responsible for ensuring necessary maintenance of the altered or relocated portion of said watercourse so that the flood carrying capacity is not diminished.

	6.110  Site Improvement, Land Division and Manufactured Home Park Standards. Site improvements, land divisions, and manufactured home parks in the Special Flood Hazard Area (100-year floodplain) shall be reviewed by the Planning Division as a part of ...
	In addition to the general review criteria for site improvements, land divisions and manufactured home parks, applications that propose actual development within the Special Flood Hazard Area shall also be subject to the following standards:
	All proposed new development and land divisions shall be consistent with the need to minimize flood damage and ensure that building sites will be reasonably safe from flooding.
	All new development and land division proposals shall have utilities and facilities such as sewer, gas, electrical, and water systems located and constructed to minimize flood damage.
	(3)  On-site waste disposal systems shall be located and constructed to avoid functional impairment, or contamination from them, during flooding.
	(4)  All development proposals shall have adequate drainage provided to reduce exposure to flood damage.
	(5)  Any lot created for development purposes must have adequate area created outside of the floodway to maintain a buildable site area meeting the minimum requirements of this Article.
	(6)  Any new public or private street providing access to a residential development shall have a roadway crown elevation not lower than one foot below the 100-year flood elevation.
	(7)  All development proposals shall show the location of the 100-year flood contour line followed by the date the flood elevation was established. When elevation data is not available, either through the Flood Insurance Study or from another authorit...
	(8)  In addition to the general review criteria applicable to manufactured home parks in Article 10, applications that propose actual development within a Special Flood Hazard Area shall include an evacuation plan indicating alternate vehicular access...

	6.111  Grading, Fill, Excavation, and Paving, A floodplain development permit is required for grading, fill, excavation, and paving in the Special Flood Hazard Area (100-year floodplain), except activities exempted in Section 6.094 of this Article. No...
	(1)  Provisions have been made to maintain adequate flood-carrying capacity of existing watercourses, including future maintenance of that capacity.
	(2)  The proposal will be approved only where adequate provisions for stormwater runoff have been made that are consistent with the Public Works Engineering standards, or as otherwise approved by the City Engineer.
	(3)  The proposal will not increase the existing velocity of flood flows so as to exceed the erosive velocity limits of soils in the flood area.
	(4)  No grading, fill, excavation, or paving will be permitted over an existing public storm drain, sanitary sewer, or water line unless it can be demonstrated to the satisfaction of the City Engineer that the proposed grading, fill, excavation, or pa...
	(5)  In areas where no floodway has been designated on the applicable FIRM, grading will not be permitted unless it is demonstrated by the applicant that the cumulative effect of the proposed grading, fill, excavation, or paving when combined with all...
	(6)  The applicant shall notify the City of Albany, any adjacent community, and the Natural Hazards Mitigation Office of the Oregon Department of Land Conservation and Development of any proposed grading, fill, excavation, or paving activity that will...
	(7)  All drainage facilities shall be designed to carry waters to the nearest practicable watercourse approved by the designee as a safe place to deposit such waters. Erosion of ground in the area of discharge shall be prevented by installation of non...
	(8)  Building pads shall have a drainage gradient of two percent toward approved drainage facilities, unless waived by the Building Official or designee.

	6.112  Continuous Storage Operations. The regulation of storage in the flood fringe focuses on long-term storage activities associated with continuous operations as defined in this Article.
	A continuous storage operation is allowed if it can be shown that:
	(1)  The materials or equipment will not be flammable, hazardous, explosive or otherwise potentially injurious to human, animal, or plant life in times of flooding; and
	(2)  The materials or equipment are not subject to major damage by flood and are firmly anchored to prevent flotation or is readily removable from the area within the time available after flood warning.

	6.113  Critical Facility Standards. Construction of new critical facilities, and additions to critical facilities built after September 29, 2010, shall be, to the maximum extent feasible, located outside the limits of the Special Flood Hazard Area (10...
	Construction of new critical facilities shall be permissible within the Special Flood Hazard Area if no feasible alternative site is available. Critical facilities constructed within the Special Flood Hazard Area shall have the lowest floor elevated ...
	(***)
	6.121  Flood Hazard Reduction Standards for Structures. All applicable flood hazard reduction measures are required and must be certified as required in 6.120 (1) and (10) above to at least meet the following standards (these standards do not apply to...
	(1)  In all structures that will not be floodproofed, as described in 6.121(2), fully enclosed areas below the lowest floor (crawl spaces, parking areas or building access) and lower than 1 foot above the 100-year flood level must meet or exceed the f...
	(a)  At least two openings, having a total net area of not less than one square inch for every square foot of enclosed area subject to flooding, shall be provided.
	(b)  The bottom of all openings shall be no higher than one foot above grade.
	(c)  Openings may be equipped with screens, louvers, or other coverings or devices, provided that they permit the automatic entry and exit of floodwaters.
	(d)  The interior grade below the BFE must not be more than two (2) feet below the lowest adjacent exterior grade.
	(e)  The height of the below-grade area, measured from the interior grade to the top of the foundation wall must not exceed four (4) feet at any point.
	(f)  There must be an adequate drainage system that removes floodwaters from the interior area. The enclosed area should be drained within a reasonable time after a flood event.
	(g)  It will be used solely for parking vehicles, limited storage, or access to the building and will never be used for human habitation.
	(h)  The property owner of the building shall sign and record on the title to the property a nonconversion agreement, guaranteeing not to improve, finish, or otherwise convert the enclosed area below the lowest floor and lower than 1-foot above the 10...

	(2)  Nonresidential construction meeting the certification requirements of 6.120 (1) and (10) can have the lowest floor and attendant utility and sanitary facilities located lower than one foot above the 100-year flood elevation if all of the followin...
	(a)  The structure is floodproofed so that areas lower than one foot above the 100-year flood level are watertight with walls substantially impermeable to the passage of water.
	(b)  The structure has structural components capable of resisting hydrostatic and hydrodynamic loads and effects of buoyancy.
	(c)  The applicant is notified that flood insurance premiums will be based on rates that are one foot below the floodproofed level.
	(d)  The applicant files a certification by a registered professional engineer or architect that the design and methods of construction are in accordance with accepted standards of practice for meeting provisions of this subsection based on their deve...
	(e)  Applicants supply a Maintenance Plan for the entire structure to include but not limited to: exterior envelope of structure; all penetrations to the exterior of the structure; all shields, gates, barriers, or components designed to provide floodp...
	(f)  Applicants supply an Emergency Action Plan (EAP) for the installation and sealing of the structure prior to a flooding event that clearly identifies what triggers the EAP and who is responsible for enacting the EAP.


	6.122  Accessory Buildings. Accessory structures in Special Flood Hazard Areas (100-year floodplain) that represent a minimal investment are exempt from the standards of ADC 6.120 and 6.121. The following standards and all other regulations that apply...
	(1)  Accessory structures shall not be used for human habitation.
	(2)  Accessory structures shall be designed to have low flood damage potential.
	(3)  Accessory structures shall be constructed and placed on the building site so as to offer the minimum resistance to the flow of floodwaters.
	(4)  Accessory structures shall be firmly anchored to prevent flotation that may result in damage to other structures.
	(5)  Service facilities such as electrical and heating equipment shall be elevated and/or floodproofed.


	WILLAMETTE RIVER GREENWAY
	6.520  Procedure. Except for land use developments and uses exempted in Section 6.530 below, an application for development approval in the Willamette River Greenway District will be approved under the Type II procedure. Approval of a Willamette River...
	(***)
	6.540  Criteria. An application for a Willamette River Greenway use development will be granted if the review body finds that the proposal conforms to the following applicable criteria:
	(1)  Lands designated on the Comprehensive Plan as Open Space are preserved and maintained in open space use.
	(2)  Significant air, water and land resources including but not limited to natural and scenic areas, viewpoints, vistas, fish and wildlife habitats, etc. in and adjacent to the Willamette River Greenway are protected, preserved, restored, or enhanced...
	(3)  Areas of annual flooding, floodplains, and wetlands are preserved in their natural state to the maximum possible extent to protect water retention, overflow, and other natural functions.
	(4)  The natural vegetative fringe along the river is maintained to the maximum extent that is practical in order to assure scenic quality, protection of wildlife, and protection from erosion.
	(5)  The harvesting of timber will be done in a manner which ensures that wildlife habitat and the natural scenic qualities of the Willamette River Greenway are maintained or will be restored.
	(6)  The proposed development, change, or intensification of use is compatible with existing uses on the site and the surrounding area and provides the maximum possible landscaped area, open space, or vegetation between the activity and the river.
	(7)  Extraction of aggregate deposits shall be conducted in a manner designed to minimize adverse effects on water quality, fish and wildlife, vegetation, bank stabilization, stream flow, visual quality, noise and safety, and necessary reclamation wil...
	(8)  Any public recreational use of facility will be developed, maintained, and operated in such a way as to minimize adverse effects on adjacent properties.
	(9)  Building setbacks from the floodway line shall be determined by the setback and height plane as defined in Sections 5.200 and 5.205 of this Code.
	(10)  Public access will be provided to and along the Willamette River by appropriate legal means for all development in conformance with plans approved by the City.

	(***)


	ARTICLE 8  DESIGN STANDARDS
	MULTIPLE-FAMILY DEVELOPMENT
	8.200  Purpose. These sections are intended to set standards for quality designs in new multiple-family developments. Good design results when buildings are visually compatible with one another and adjacent neighborhoods and contribute to a residentia...
	8.205  Applicability.
	(1)  Except as specified in ADC Section 8.110(2), the standards of ADC Sections 8.220 through 8.300 apply to the development of new Multiple Family residential buildings (accessory buildings are exempt).
	(2)  The standards of ADC Sections 8.220 through 8.300 apply to new buildings with Units Above or Attached to a Business (see ADC Section 22.310) as follows:
	(a)  Dwelling units located on the first story facing a street line are subject to all standards in this section that apply within the relevant zoning district.
	(b)  In addition, certain standards are applicable to the development of units above or behind a business, where noted.

	(3)  Except as required to meet building code, fire code, or other regulations, expansions, and modifications to existing buildings and sites must not decrease conformance with these standards.
	(4)  Unless otherwise specified, these standards apply in all zoning districts.

	(***)
	8.220  Recreation and Open Space Areas. In all new multiple family developments, a portion of the land not covered by buildings and parking shall be of adequate size and shape and in the proper location to be functional for outdoor recreation and rela...
	(1)  Common Space. For projects of 10 or more units, common open space shall be required at a ratio of 0.25 square feet for each 1.0 square feet of living space. In lieu of the common space standards below, new construction of ten or more units in the...
	(a)  Areas designated as common space shall be at least 500 square feet in size with no horizontal dimension less than 20 feet. The space shall be functional or protect natural features, and shall include one or more of the following types of uses:
	•  swimming pools, spas, and adjacent patios and decks
	•  developed and equipped adult recreation areas
	•  sports courts (tennis, handball, volleyball, etc.)
	•  community centers
	•  food and ornamental gardens
	•  lawn, deck or hard surface areas in which user amenities such as trees, shrubs, pathways, covered picnic tables, benches, and drinking fountains have been placed
	•  natural areas
	(b)  Developments shall provide a mix of passive and active recreational uses from the above list if the open space can accommodate more than one use.
	(c)  Indoor or covered recreational space may count towards 50 percent of the common open space requirement.
	(d)  No more than 20 percent of the common space requirement shall be on land with slopes greater than 20 percent.
	(e)  Areas Excluded. Streets and parking areas, including areas required to satisfy parking lot landscape standards, shall not be applied toward the minimum usable open space requirement. Required setback areas may be applied toward the minimum usable...
	(f)  Designated on Site Plan. Areas provided to satisfy the minimum common space requirement shall be so designated on the development site plan and shall be reserved as common space. Adult recreation areas shall not be allowed in any required setback...
	(g)  Open Space and Recreation Area Credit. A credit, not to exceed 25 percent of the common space requirements, may be granted if there is direct access by a pedestrian path, not exceeding 1/4 mile, from the proposed multiple-family developments to a...
	(h)  Approved vegetated post-construction stormwater quality facilities are allowed in common open space areas.

	(2)  Children’s Play Areas. Multiple family developments larger than ten units (excluding one-bedroom and studio units) shall designate one or more children’s play areas. Developments located in the CB, HD, DMU, LE, WF, and MUR zoning districts are ex...
	(a)  Children’s play areas shall be placed within 300 feet of the units they are intended to serve. More than one play area may be needed in larger developments.
	(b)  No horizontal dimension of a children’s play area shall be less than 20 feet.
	(c)  Placement of children’s play areas shall not be allowed in any required setback and shall be centrally located.
	(d)  Children’s play areas may be part of the common open space area but do not count toward the use requirement as outlined in Section 8.220(1)(a).


	(***)
	8.230  Private Open Space. In all newly constructed multiple family developments except in the CB, HD, DMU, WF, and LE zoning district and assisted-living and nursing home developments, private open space shall be provided as follows:
	(1)  At-Grade Dwellings. Dwellings located at finished grade, or within five feet of finished grade, shall provide at least 96 square feet of private open space per unit, with no dimension less than eight feet. Private open space for at-grade dwelling...
	(2)  Above-Grade Dwellings. Dwellings located more than five feet from finished grade shall provide a minimum of 80 square feet of private open space per dwelling unit (such as a yard, deck or porch), with no dimension less than six feet. Private open...
	(3)  Access to Private Open Space. All private open space shall be directly accessible from the dwelling unit through a doorway.
	(4)  Privacy Requirements. Private open space, excluding front porches, shall be physically and visually separated from common open space.

	8.240  Maximum Setbacks for Street Orientation. In all zoning districts except HD, CB, DMU, and WF, new multiple family developments shall meet the following maximum setback standards. New multiple-family development in the HD, CB, DMU and WF zoning d...
	(1)  On sites with 100 feet or more of frontage on a collector or local public street, at least 50 percent of the site width shall be occupied by a building(s) placed no further than 25 feet from the front lot line. See Figure 8-6, Building A.
	(2)  On sites with less than 100 feet of frontage on a collector or local public street, at least 40 percent of the site width shall be occupied by a building(s) placed no further than 25 feet from the front lot line. See Figure 8-6, Building B.
	(3)  As used in these standards, “site width” does not include significant natural resources as mapped by the City, delineated wetlands, slopes greater than 20 percent, recorded easements, required fire lanes and other similar non-buildable areas as d...

	8.250  Functional Design and Building Details. These standards are intended to promote functional design and building details in new construction that contribute to a high-quality living environment for residents and enhance compatibility with the nei...
	(1)  The design of new buildings shall avoid long, flat, uninterrupted walls or roof planes. Changes in wall plane and height, and the inclusion of elements such as balconies, porches, arbors, dormers, gables and other human-scale design elements such...
	(2)  Buildings shall be massed so individual units or the common main entrance is clearly identifiable from the private or public street that provides access unless the units are located on upper floors above non-residential uses.
	(3)  Stairways shall be incorporated into the building design. External stairways, when necessary, should be recessed into the building, sided using the same siding materials as the building, or otherwise incorporated into the building architecture.
	(4)  Building facades shall be broken up to give the appearance of a collection of smaller buildings.

	(***)
	8.260  Building Orientation and Entries. These standards are intended to promote building and site design that contributes positively to a sense of neighborhood and to the overall streetscape by carefully relating building mass, entries, and yards to ...
	(1)  As many of the dwelling unit entries as possible shall face public local residential streets and along the internal street system of larger scale developments. Internal units may face a courtyard or plaza, but not a parking lot. The use of front ...
	(2)  Building entries and entries to individual units shall be clearly defined, visible for safety purposes, and easily accessible. Arches, gateways, entry courts, and awnings are encouraged to shelter entries.
	(3)  Individual entries are encouraged; the use of long access balconies and/or corridors that are monotonous and impersonal are discouraged.
	(4)  The primary entrance(s) of ground floor units of residential building(s) located within 25 feet of a local street may face the street. Primary entrances may provide access to individual units, clusters of units, courtyard dwellings, or common lob...
	•  On corner lots, the main building entrance(s) may face either of the streets or be oriented to the corner.
	•  For buildings that have more than one entrance serving multiple units, only one entrance must meet this requirement.


	8.270  Transition to Lower Density Uses. The following design standards shall be incorporated into the design of multiple-family housing to create transitions between multiple-family developments and nearby, lower-density residential development, in o...
	(1)  When abutting single-family homes, buildings shall be set back at least one foot for each foot in building height from the property line. Building height is measured from the average grade to the top of the wall facing the property line or to the...
	(2)  Smaller-scale buildings should be sited in the area immediately adjacent to single-family zoning districts, and larger-scale buildings sited at the interior of the development or adjacent to other multiple-family developments.
	(3)  Parking and maneuvering areas, driveways, active recreation areas, loading areas and dumpsters should not be located between multiple family buildings and abutting single-family homes.

	8.280  Pedestrian Connections. Pedestrian circulation systems shall be designed to provide clear and identifiable connections within the multiple-family development and to adjacent uses and public streets/sidewalks.
	(1)  Each multiple-family development shall contain an internal pedestrian circulation system that makes clear, easily identifiable and safe connections between individual units and parking and shared open space areas. All pedestrian ways shall comply...
	(2)  The pedestrian circulation system shall be designed to provide safe crossings of streets and driveways. Reflective striping should be used at crossings to emphasize the crossing under low light and inclement weather conditions.
	(3)  Safe, convenient, and attractive pedestrian connections shall be provided between the multiple-family development and adjacent uses such as parks, schools, retail areas, bus stops, and other pedestrian ways. Connections shall be made to all adjac...

	8.290  Vehicle Circulation System. On-site circulation shall be clearly identifiable, safe, pedestrian-friendly and interconnected. Development in the HD, DMU, CB and WF zoning districts on sites under three acres is exempt from these standards.
	(1)  Internal vehicle circulation system of a multiple-family development shall be a continuation of the adjacent public street pattern wherever possible and promote street connectivity. Elements of the public street system that shall be emphasized in...
	(2)  The vehicle circulation system and building pattern shall mimic a traditional local street network and break the development into numerous smaller blocks with all of the public street system elements highlighted above. Private streets are accepta...
	(3)  The streets that form the primary internal circulation system may include parallel parking and accessways to parking bays or courts but should not be lined with head-in parking spaces.
	(4)  Interior roadways shall be designed to slow traffic speeds. This can be achieved by meandering the roadway, keeping road widths to a minimum, allowing parallel parking, and planting street trees to visually narrow the road.

	8.300  Parking. Multiple-family development shall provide attractive street frontages and visual compatibility with neighborhoods by minimizing the placement of parking lots along public streets. See Article 9 for additional parking lot standards. The...
	(1)  Parking lots, carports, and garages shall not be sited between multiple-family buildings and the public local street unless site size and configuration make this impossible. Where available, private access to parking is encouraged.
	(2)  Parking areas shall be broken into numerous small parking bays and landscaped to minimize their visual impact. Large, uninterrupted rows of parking are prohibited. Required parking must be located within 100 feet of the building entrance for each...



	ARTICLE 9  ON-SITE DEVELOPMENT AND ENVIRONMENTAL STANDARDS
	OFF-STREET PARKING
	9.020  Space Requirements. Off-street parking and loading must be provided for all development in the amounts indicated in the table below subject to any applicable reductions permitted in this Article. All required parking must be developed in accord...
	(1)  Calculating Floor Area for Parking. The area measured is the combined floor area of each level of a building exclusive of vent shafts, courtyards, stairwells, elevator shafts, restrooms, storage rooms and rooms designed and used for the purpose o...
	(2)  Employees. The number of employees shall include those working on the premises, plus proprietors, during the largest shift at peak season.
	(3)  Fractional Space Requirements shall be counted to the nearest whole space; half spaces will be rounded up.
	(4)  Unspecified Uses and Alternative Standards. When a use is not specifically listed in Table 9-1: Parking Requirements, the Director will determine if the use is similar to a listed use in terms of parking needs. When a use is not similar to a use ...
	(5)  Off-street parking for one use shall not be considered as providing parking facilities for any other use except through the provisions of Section 9.080, Joint Use of Parking Facilities.
	(6)  Downtown Assessment District. Parking spaces are not required for uses located within the Downtown Off-Street Assessment District as established by separate ordinance. (A map of the district is located at the end of this Article as Figure 9-2.) H...
	(7)  Maximum Parking in the ES, Elm Street Medical District. Parking provided with new development in the ES zone shall be only the minimum required. No additional off-street parking will be allowed for development in this district.
	(8)  Site Plan Review may be required for new parking areas or expansions to existing parking areas unless specified in Section 2.430.
	(9)  Temporary uses of less than 120 days, as defined in AMC Chapter 5.10 Transient and Itinerant Merchants and Vendors, are not required to meet the standards in this section.

	(***)
	9.090  Parking Plan. A parking plan, drawn to scale, must accompany land use applications. Depending on the nature and magnitude of the development, it may be possible to show the needed parking information on the site plan (See Section 8.120). The pl...
	(1)  Delineation of individual parking spaces, including handicapped parking spaces.
	(2)  Loading areas and docks.
	(3)  Circulation area necessary to serve spaces.
	(4)  Location of bicycle and motorcycle parking areas.
	(5)  Access to streets, alleys, and properties to be served.
	(6)  Curb cuts.
	(7)  Type of landscaping, fencing or other screening materials.
	(8)  Abutting land uses.
	(9)  Grading, drainage, post-construction stormwater quality facilities, surfacing, and subgrading details.
	(10)  Location of lighting fixtures.
	(11)  Delineation of all structures and obstacles to circulation on the site.
	(12)  Specifications of signs and bumper guards.
	(13)  Location of planter bays when required.
	(14)  Proposed number of employees and amount of floor area applicable to the parking requirements for the proposed use.

	9.120  Parking Area Improvement Standards. All public or private parking areas, loading areas and outdoor vehicle sales areas must be improved based on the following standards:
	(1)  General. All parking spaces must be improved in accordance with these standards and available for use at the time of project completion.
	(2)  Other Requirements. All parking areas shall conform to the setback, clear vision, landscaping, and buffering/screening provisions of this Code.
	(3)  Surfacing. All required parking, including travel aisles and access, shall have a durable, dust-free surface of asphalt, cement concrete, or other materials approved by the Director. Parking lot surfacing shall not encroach upon the public right-...
	(4)  Drainage. All parking lots must provide a drainage system to dispose of the runoff generated by the impervious surface. Post-construction stormwater quality facilities are required per Title 12 of the Albany Municipal Code when applicable. Provis...
	(5)  Perimeter Curb. Perimeter curbing is required for protection of landscaped areas and pedestrian walkways, and to prevent runoff onto adjacent properties. All parking areas except those required in conjunction with a single- or two-family dwelling...
	(6)  Wheel Bumper. All parking stalls fronting a sidewalk, alleyway, street or property line, except for those required in conjunction with a single- or two-family dwelling, shall provide a secured wheel bumper at least six inches high and at least si...
	(7)  Turnaround. Except for single-family and duplex dwellings, groups of more than two parking spaces must be located and served by an aisle or turnaround so that their use will require no backing movements or other maneuvering in a street right-of-w...
	(8)  Striping. Lots containing more than two parking spaces must have all required spaces permanently and clearly striped. Stripes must be at least four inches wide. When motorcycle parking, compact, or handicapped parking spaces are provided, they sh...
	(9)  Connecting to Adjacent Parking Areas. Where an existing or proposed parking area is adjacent to a developed or undeveloped site within the same zoning district, any modifications to the parking areas must be designed to connect to the existing or...
	(10)  Parking Lot Landscaping. Parking lots shall be landscaped according to the standards in Section 9.150.
	(11)  Compact Car Parking. No more than 40 percent of parking spaces provided may be designated for compact cars. Compact spaces must be signed and/or the space painted with the words “Compact Car Only.”
	(12)  Parking Accessible to the Disabled. All parking areas must provide accessible parking spaces in conformance with the Oregon Structural Specialty Code.
	(13)  Bicycle Parking. Bicycle parking space requirements are as follows:
	(a)  For multiple-family dwellings (three or more units) and units above or attached to a business – one space per four units.
	(***)
	Bicycle parking spaces shall meet the following standards:
	(e)  Required spaces should be visible and not hidden, and must be located as near as possible to building entrances used by automobile occupants. Within the HD, CB, CMU, and WF zoning districts, bicycle parking may be located on a public sidewalk wit...
	(f)  Each required bicycle parking space must have a parking rack securely fastened to the ground. Parking racks must support each bicycle at a minimum of two points, including at least one point on the frame, and must allow the frame and at least one...
	(g)  Bicycle parking areas must provide at least three feet of clearance around all three sides of a fully-loaded bicycle rack and have an overhead clearance of at least seven feet.
	(h)  At least one-half of required bicycle parking spaces must be sheltered. Spaces must be protected from precipitation by a roof overhang or a separate roof at least seven feet tall. Bicycle parking spaces within roofed buildings and bike lockers ar...

	(14)  Lighting. Any lights provided to illuminate any public or private parking area or vehicle sales area must be arranged to reflect the light away from any abutting or adjacent properties.
	(15)  Pedestrian Access. Walkways and accessways shall be provided in all new off-street parking lots and additions to connect sidewalks adjacent to new development to the entrances of new buildings. All new public walkways and handicapped accessible ...
	(16)  When employee parking is designated in new developments, parking for carpools and vanpools shall be provided and located near the employee entrances to buildings.

	(***)
	9.130  Off-Street Parking Lot Design. All off-street parking lots must be designed in accordance with City standards for stalls and aisles as set forth in Table 9-2: Parking Lot Design and supplemental drawings. Stall dimensions are measured from insi...
	(1)  Compact spaces shall be at least 8 feet wide by 16 feet long.
	(2)  Accessible spaces shall be a minimum of 9 feet wide and 17 feet long and designed in accordance with the Oregon Structural Specialty Code (OSSC). An adjacent access aisle must be provided that is at least eight feet wide and 17 feet long for a va...
	(3)  Stall Width. Long-term parking spaces must be at least 8.5 feet wide. Parking stalls for grocery stores or adjacent to planter islands must be at least 9.5 feet wide.
	(4)  Minimum Aisle Widths. Aisles for two-way traffic and emergency vehicle operations must be at least 24 feet wide. One-way aisles and one-way emergency vehicle access must be at least 20 feet wide.
	(5)  The design of driveways and on-site maneuvering and loading areas for commercial and industrial developments shall include 20 feet of storage length for entering and exiting vehicles, in order to prevent vehicles from backing into the flow of tra...


	LANDSCAPING
	9.140  General Requirements. Landscaping requirements by type of use are listed below:
	(1)  Landscaping Required – Residential. All front setbacks (exclusive of accessways and other permitted intrusions) must be landscaped or have landscaping guaranteed in accordance with ADC 9.190 before an occupancy permit will be issued or final buil...
	(a)  One tree at least six feet tall.
	(b)  Four one-gallon shrubs or accent plants.
	(c)  The remaining area treated with attractive ground cover (e.g., lawn, bark, rock, ivy, and evergreen shrubs).

	(***)

	9.150  Parking Lot Landscaping. The purpose of landscaping in parking lots is to provide shade, reduce stormwater runoff, and direct traffic. Incorporation of approved vegetated post-construction stormwater quality facilities in landscaped areas is en...
	(1)  Planter Bays. Parking areas shall be divided into bays of not more than 12 parking spaces. At both ends of each parking bay, there shall be curbed planters at least five feet wide, excluding the curb. Gaps in the curb may be allowed for connectio...
	(2)  Entryway Landscaping. Both sides of a parking lot entrance shall be bordered by a minimum five-foot-wide landscape planter strip meeting the same landscaping provisions as planter bays, except that no sight-obscuring trees or shrubs are permitted.
	(3)  Parking Space Buffers. Parking areas shall be separated from the exterior wall of a structure by pedestrian walkways or loading areas or by a five-foot strip of landscaping materials.
	(4)  Alternate Plan. An alternate plan may be submitted that provides landscaping of at least five percent of the total parking area exclusive of required landscaped yard areas and that separates parking areas of more than 100 spaces into clusters div...
	(***)

	9.160  Irrigation of Required Landscaping. All required landscaped areas must be provided with an irrigation system unless a licensed landscape architect, landscape construction professional, or certified nurseryman submits written verification that t...
	9.170  Identification of Existing Trees. In all proposed developments, existing trees over 25 inches in circumference (8 inches in diameter) as measured 4.5 feet above mean ground level from the base of the trunk shall be noted on all development plan...
	9.180  Landscape Plans. With the exceptions noted below, all development applications involving buildings and parking areas must include landscape plans. The following uses are required to meet the landscaping requirements of this code but are not req...
	(1)  Single-family dwellings, duplexes, and triplexes.
	(2)  Accessory buildings.
	(3)  Changes internal to an existing structure.
	(4)  Building additions involving less than 500 square feet.

	(***)

	TREE PROTECTION
	9.207  Applicability. Site Plan Review approval is required for the felling of 5 or more trees larger than 25 inches in circumference (approximately 8 inches in diameter) on a lot or property in contiguous single ownership in excess of 20,000 square f...
	The following activities are exempt from site plan review if they meet the applicable requirements of the Significant Natural Resource overlay districts in Article 6:
	(1)  The action of any City official or of any public utility necessary to remove or alleviate an immediate danger to life or property; to restore utility service or to reopen a public street to traffic.
	(2)  Felling of any tree that is defined as a nuisance under the Albany Municipal Code.
	(3)  Any felling necessary to maintain streets or public or private utilities within a public right-of-way or utility easement provided the Tree Commission or City Forester approved the proposed tree felling.
	(4)  Felling of trees planted as Christmas trees.
	(5)  Felling of trees on property under a Forest Stewardship Plan approved by the Oregon Department of Forestry.

	9.208  Tree Felling Criteria. The following review criteria replace the Site Plan Review criteria found elsewhere in this code for the purpose of reviewing tree felling. A Site Plan Review for tree felling will be processed as a Type I-L land use deci...
	(1)  The Community Development Director or his/her designee shall approve a Site Plan Review for tree felling when the applicant demonstrates that the felling of the tree(s) is warranted because of the condition of the tree(s) with respect to disease,...
	(2)  For property where a site plan review, conditional use or land division application has been approved or is currently under review, the Community Development Director, City Forester, or his/her designee shall approve site plan review when the app...
	(a)  It is necessary to fell tree(s) in order to construct proposed improvements in accordance with an approved site plan review or conditional use review, or to otherwise utilize the applicant’s property in a manner consistent with its zoning, this c...
	(b)  The proposed felling is consistent with State standards, City ordinances, and the proposed felling does not negatively impact the environmental quality of the area, including but not limited to: the protection of nearby trees and windbreaks; wild...
	(c)  The uniqueness, size, maturity, structure, and historic value of the trees have been considered and all other options for tree preservation have been exhausted. The Director may require that trees determined to be unique in species, size, maturit...
	(d)  Tree felling in Significant Natural Resource Overlay Districts meets the applicable requirements in Article 6.

	(3)  For property where tree felling has not been approved as part of a site plan review, conditional use, or land division application, the Community Development Director or his/her designee shall approve a tree felling permit, if the review criteria...
	(a)  Trees shall be retained in significantly large areas and dense stands so as to ensure against wind throw.
	(b)  Wooded areas that will likely provide an attractive on-site amenity to occupants of future developments shall be retained.
	(c)  Wooded areas associated with natural drainage ways and water areas will be maintained to preserve riparian habitat and minimize erosion. The wooded area to be retained shall be at least 10 feet in width or as required elsewhere in this Code.
	(d)  Wooded areas along ridges and hilltops will be retained for their scenic and wildlife value.
	(e)  Tree felling on developable areas will be avoided to retain the wooded character of future building sites and so preserve housing and design options for future City residents.
	(f)  Wooded areas along property lines shall be retained at a minimum width of ten feet to provide buffers from adjacent properties.
	(g)  The plan for tree felling shall be consistent with the preservation of the site’s future development potential and zoning.

	(4)  The Director may attach conditions to the approval of the tree felling permit to ensure the replacement of trees and landscape or otherwise reduce the effects of the felling, and may require an improvement assurance to ensure all conditions are m...
	(5)  Precautions shall be made to protect residual trees and tree roots from damaging agents during and after the removal process. The following tree protection specifications should be followed to the maximum extent feasible for all projects with pro...
	(a)  Within the drip line of any protected existing tree, there shall be no cut or fill over a four-inch depth unless a qualified arborist or forester has evaluated and approved the disturbance.
	(b)  Prior to and during construction, an orange fence shall be erected around all protected existing trees that is a minimum of 4 feet tall, secured with metal T-posts, no closer than six feet from the trunk or within the drip line, whichever is grea...
	(c)  During the construction stage of development, the applicant shall prevent the cleaning of equipment or material or the storage and disposal of waste material such as paints, oils, solvents, asphalt, concrete, motor oil, or any other material harm...
	(d)  No damaging attachment, wires, signs or permits may be fastened to any protected tree.
	(e)  Large property areas containing protected trees and separated from construction or land clearing areas, road rights-of-way and utility easements may be “ribboned off,” rather than erecting protective fencing around each tree as required in subsec...
	(f)  The installation of utilities, irrigation lines or any underground fixture requiring excavation deeper than six inches shall be accomplished by boring under the root system of protected existing trees at a minimum depth of 24 inches. The auger di...



	BUFFERING AND SCREENING
	9.210  General Requirements/Matrix. In order to reduce the impacts on adjacent uses of a different type, buffering and screening are required in accordance with the matrix that follows Section 9.300. The property owner of each proposed development is ...
	(***)
	9.230  Occupancy. A buffer area may only be occupied by utilities, screening, sidewalks, bikeways, landscaping, and approved vegetated post-construction stormwater quality facilities. No buildings, access ways or parking areas are allowed in a buffer ...
	9.240  Buffering. The minimum improvements within a buffer area consist of the following:
	(1)  At least one row of trees. These trees will be not less than ten feet high at the time of planting for deciduous trees and spaced not more than 30 feet apart and five feet high at the time of planting for evergreen trees and spaced not more than ...
	(2)  At least five five-gallon shrubs or ten one-gallon shrubs for each 1,000 square feet of required buffer area.
	(3)  The remaining area treated with attractive ground cover (e.g., lawn, bark, rock, ivy, evergreen shrubs).

	9.250  Screening. Where screening is required or provided, the following standards apply in addition to conditions (1) and (3) above:
	(1)  One row of evergreen shrubs that will grow to form a continuous hedge at least four feet tall within two years of planting, or
	(2)  A fence or masonry wall at least five feet tall constructed to provide a uniform sight-obscuring screen, or
	(3)  An earth berm combined with evergreen plantings or a fence that forms a sight and noise buffer at least six feet tall within two years of installation.

	9.260  Clear Vision. Buffering and screening provisions are superseded by the clear vision requirements of Section 12.180 and by the fence and wall height restrictions of the zone when applicable.
	9.270  Landscape Plan. In lieu of these standards a detailed landscape plan, which provides the same degree of desired buffering utilizing alternative designs, may be submitted for approval.


	ARTICLE 12  PUBLIC IMPROVEMENTS
	STREETS
	12.060  General Provisions. No development may occur unless it has frontage on or approved access to a public street currently open to traffic. A currently non-open public right-of-way may be opened by improving it to City standards.
	Streets shall be connected to reduce travel distance, provide multiple travel routes, and promote the use of alternative modes. Street patterns have a greater long-range effect on land use patterns, than do parcel patterns or building location.
	Streets (including alleys) within and adjacent to a development shall be improved in accordance with the standards in this Article. In addition, any new street or additional street width planned as a portion of an approved street plan shall be dedica...
	When the City Engineer determines that a required street improvement would not be timely, the City Engineer may accept a Petition for Improvement/Waiver of Remonstrance for a future assessment district.
	The City Engineer may approve adjustments to the required street right-of-way and planter widths when necessary to accommodate approved street-side post-construction stormwater quality facilities.
	12.070  Creation of Streets. Streets are usually created by approval of a subdivision or partition plat. However, the City Council may also approve creation of a street by acceptance of a deed. If creating a street unintentionally results in a land pa...
	(***)
	12.100  Access to Public Streets. With the exceptions noted in Section 1.070, the location and improvement of an access point onto a public street shall be included in the review of a development proposal. In addition, the following specific requireme...
	(1)  Approaches and driveways to City streets and alleys must be paved and constructed in accordance with the Standard Construction Specifications. Driveways serving more than one property shall be paved the full length of the shared portion.
	(2)  Driveways for single- and two-family dwellings must have a minimum width of 10 feet and a maximum width of 24 feet (not to exceed the width of the driveway curb cut) and minimum separation of 5 feet.
	Up to four multiple-family units that front on a public street may have separate driveways. The driveways shall meet the same standards as for single- and two-family dwellings.
	Driveways for all other uses must have widths of 12-16 feet for one-lane (one-way) driveways, 24-32 feet for two-lane driveways, and 36 feet for three-lane driveways. Three-lane driveways must have designated lanes and turning movements. Industrial d...
	(3)  All driveways must be located as far as practical from a street intersection, and in no instance shall the distance from an intersection be less than the following, as measured from the nearest curb return radius:
	Arterial Street 4 0 feet
	Collector Street  20 feet
	Local Street  10 feet
	At intersections with bulbouts or post-construction stormwater quality curb extensions incorporated into the curb return the measurement will be made from the nearest curb return radius. When different classes of streets intersect, the distance requi...
	(4)  The location, width, and number of accesses to a public street may be limited for developments that are subject to site plan review. All development that proposes access to an arterial street is subject to site plan review and the design requirem...
	(5)  Access points to a public street shall be the minimum necessary to provide reasonable access while not inhibiting the safe circulation and carrying capacity of the street.
	(6)  Properties with frontage on more than one street may be restricted to access on the street(s) of a lower classification through site plan, land division, or other review procedures.
	(7)  A common access point at a property line is encouraged and may be required in order to reduce the number of access points to streets. Construction of common access points must be preceded by recording of joint access and maintenance easements.
	(8)  With the exception of single-family residential development, approach grades must not exceed 10 percent slope within 20 feet of a public street. Driveways for single-family residential development shall comply with applicable fire and building co...
	(9)  Access to designated state highways is subject to the provisions of this Article in addition to requirements of the State Highway Division and State Department of Transportation. When regulations of the City and State conflict, the more restricti...
	(10)  For developments on property larger than five acres in contiguous ownership fronting on an arterial street or limited access highway, a frontage road may be required in order to provide a single access determined by the review body to be the mos...
	(11)  When access is allowed on an arterial street, efforts shall be made to locate it adjacent to the interior property line where it could be shared by the adjacent property.

	12.110  Street Location, Width and Grade. The location, width, and grade of all streets must conform to any approved transportation master plan or recorded subdivision plat. When location of a street is not shown in an approved street plan, the arrang...
	In addition, new streets may be required to be located where the City Engineer determines that additional access is needed to relieve or avoid access deficiencies on adjacent or nearby properties. In determining the location of new streets in a devel...
	(***)
	12.122  Local Residential Streets. There are two classes of local streets, based on projected traffic volumes. The applicant is responsible for demonstrating that each proposed street is designed for the appropriate traffic volume.
	Locating approved street-side post-construction stormwater quality facilities in the landscape strip is encouraged. To accommodate the facilities, the City Engineer may approve isolated reductions in roadway width for curb extensions and larger lands...
	(1)  Minor Local Streets. The minor local street design is intended to be the predominant street type in residential neighborhoods. A minor local street will have fewer than 1,000 average trips per day (ADT) when all future street connections are made...
	(2)  Network Local Streets. A network local street will have more than 1,000 ADT. The standard design is a 32-foot-wide paved surface with curb and gutter, a 6-foot landscape strip, and a 5-foot sidewalk on each side within a 56-foot right-of-way. A p...
	(4)  Residential Street Design for Constrained Sites. Natural features may constrain the standard local street design. Examples of such natural features include floodplains, steep slopes, drainageways, wetlands, riparian corridors, and tree groves. Th...

	12.140  Additional Rights-of-Way. A development project requiring land use approval is required to dedicate additional right-of-way if an existing street abutting or within the development does not meet the widths designated in Section 12.120. This pr...
	12.150  Future Extensions of Streets. When it is necessary to give access to or permit a future division of adjoining land, streets shall be extended to the adjoining tract. A barricade at the end of the street shall be installed and paid for by the p...
	12.160  Street Alignment. As far as practical, streets shall be dedicated and constructed in alignment with existing streets. Arterial and collector streets shall have continuous alignments without offset or staggered intersections. In no case shall s...
	12.170  Intersections. Streets must intersect as nearly as possible at right angles. Proposed intersection of two streets at an acute angle of less than 75 degrees is not allowed. An oblique street should be curved approaching an intersection to provi...
	12.180  Clear Vision Area. A clear vision area must be maintained at each access to a public street and on each corner of property at the intersection of two streets or a street and a railroad. No fence, wall, hedge, sign, or other planting or structu...
	(1)  The clear vision area provisions do not apply to the following:
	(a)  a public utility pole,
	(b)  a tree trimmed (to the trunk) to a line at least eight feet above the level of the intersection,
	(c)  another plant species of open growth habit that is not planted in the form of a hedge and that is planted and trimmed to leave at all seasons a clear and unobstructed cross-view,
	(d)  a supporting member or appurtenance to a permanent building lawfully existing on the date this standard becomes effective,
	(e)  an official warning sign or signal,
	(f)  the post section of a pole sign when there are no more than two posts and any post is less than eight inches in diameter, and
	(g)  existing or new buildings that meet the minimum setbacks.

	(2)  A clear vision area consists of a triangular area
	(a)  For residential local streets and driveways, two sides of the clear vision area are lot lines or a driveway for a distance specified in Table 12-4 below, with a third line running diagonally across the non-intersecting ends of the two sides (see ...


	(***)
	12.200  Street Abutting New Development. Sections of existing streets that directly abut a new development and do not meet City standards shall be constructed to City standards. The City Engineer may approve construction of a partial-width street, pro...
	A future improvement assurance, as described in Section 12.600, may be accepted by the City when the City Engineer determines that the street improvement would not be timely.
	(***)

	SIDEWALKS
	12.290  Requirement. All development for which land use applications are required by Section 1.060 must include sidewalks adjacent to public streets. This requirement also applies to new single-family houses and duplexes if they are located on arteria...
	Sidewalks shall be built when arterial and collector streets are constructed and at the discretion of the City Engineer during their reconstruction. This provision shall also apply to local streets that serve commercial and multi-family development. ...
	(***)

	BIKEWAYS
	12.330  Master Bikeways Plan. The City’s adopted Master Bikeways Plan is in the Comprehensive Plan.
	12.340  Provisions for Bikeways. Developments adjoining or containing proposed bikeways identified on the adopted Master Bikeways Plan shall include provisions for the future extension of such bikeways. Land use approvals issued for planned developmen...
	In the case of arterial or collector streets, bike lanes shall be built during their construction, and considered during their reconstruction. This provision shall also apply to local streets in other than single-family residential developments.

	WATER
	12.410  When Public Water is Available. All new development, including a single-family residence, must extend and connect to the public water system when service is available within 150 feet of the property. Fire hydrants, mains, and related appurtena...

	SANITARY SEWERS
	12.470  When Public Sewer is Available. All new development must extend and connect to the public sewer system when service is available within 300 feet of the property.
	(***)
	12.490  Extension Along Property Frontage and Within Interior. Sewer collection mains must be extended along the full length of the property's frontage along the right-of-way or to a point identified by the City Engineer as necessary to accommodate li...
	12.500  Sewer Plan Approval. Preliminary sewer plans and systems must be submitted to the City Engineer as part of the tentative plat or Site Plan Review application. These plans must provide enough information to enable the City Engineer to determine...

	STORM DRAINAGE
	12.535  Storm Drainage Plan Approval. Preliminary storm drainage management plans and systems must be submitted to the City Engineer as part of the Tentative Plat or Site Plan Review application. These plans must provide enough information to enable t...
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	CITY OF ALBANY DEVELOPMENT CODE
	ARTICLE 1  ADMINISTRATION AND PROCEDURES
	APPLICATION PROCEDURES
	1.226  Modification of Approved Site Plan Review and Conditional Use Applications. When a property owner wants to make changes to the approved plans and the approval has not expired, the following procedures shall be used to review the proposed modifi...
	(1)  Definitions: When “property owner” is used here, it means the property owner, or the property owner’s authorized agent. When “site plan” is used here, it means the site plan approved through either a Site Plan Review application or review of a Co...
	(2)  The property owner must submit an application to modify the approved site plan that identifies the areas of the plan or approval proposed to be modified. The application fee will be determined by the Director and will be based on the scope of the...
	(3)  The review body shall be the same one that granted the final approval for which modification is sought. The same procedures shall be used as for the original approval. The Development Code regulations in effect at the time the application for mo...
	(4)  Only the area proposed to be modified will be reviewed.
	(5)  A modification shall not be filed:
	(a)  as a substitute for an appeal, or
	(b)  to seek the reduction or elimination of a condition of approval for infrastructure requirements, or
	(c)  to provide a new timeline for appealing a previously-accepted infrastructure obligation, or
	(d)  to apply for a substantially new proposal, or
	(e)  if it would have significant additional impacts on surrounding properties. If any of the above conditions exist, a new application must be submitted.

	(6)  The modified plan must compensate for any negative effects caused by the requested changes from approved plans such that the intent of the original approval is still met.
	(7)  The modification(s) shall be consistent with the approved site plan. If the review body determines that the modified site plan meets the standards in 1.226 (6) and is consistent with the original approval as outlined in 1.226 (8), a modification ...
	(8)  The review body’s determination on consistency shall be based on a comparison of the approved site plan and the modified site plan, taking into account:
	(a)  The land use category;
	(b)  The size and scale of the proposed building(s);
	(c)  Traffic and other off-site impacts;
	(d)  Compatibility with surrounding development;
	(e)  Capacity of available infrastructure; and
	(f)  Unusual obstacles and opportunities associated with the property. The modified site plan will be found to be consistent with the approved site plan if the review body determines that there are no greater adverse impacts, or, if additional adverse...

	(9)  Conditions of approval:
	(a)  When reviewing a modified site plan that has different impacts than the approved site plan, the decision-maker may modify conditions or impose new ones. Only conditions related to the impact of the modified site plan may be imposed on the modifie...
	(b)  The original conditions of approval imposed for the approved site plan may remain in effect or be increased as necessary to address additional impact. Conditions related to improving existing infrastructure or building new infrastructure (such as...

	(10)  The property owner may choose to either accept approval of the modified site plan or to retain the original approval. If the property owner accepts approval of the modified site plan and any conditions that may be imposed, the property owner mus...
	(11)  When first granted, a site plan or conditional use approval is valid for three years [ADC 1.080]. When a modified site plan is approved and accepted, the approval is valid for one year beyond the date that the original site plan approval would h...



	ARTICLE 2  REVIEW CRITERIA
	SITE PLAN REVIEW
	2.430  Applicability. In general, Site Plan Review is intended for all new development within the city that specifically requires Site Plan Review as listed in Articles 3, 4 and 5. It applies to new construction, additions or expansions, site modifica...
	(1)  Any development that requires Site Plan Review, unless specifically exempt in Section 1.070.
	(2)  A change of use or reuse of a building or site when the use is allowed through Site Plan Review, and that requires construction of three or more new parking spaces, additional loading areas, or that modifies site circulation or access.
	(3)  Building additions or use expansions greater than 2,000 square feet or greater than 50 percent of existing building area, whichever is less, or any expansion that requires three or more new parking spaces, additional loading areas, or modifies si...
	(4)  New parking areas or expansions to existing parking areas greater than 1,000 square feet or modifications that change site circulation or access.
	(5)  Temporary placement of a manufactured home for: (a) night watchman; (b) business office space during construction or remodeling; (c) building

	2.450  Review Criteria. Site Plan Review approval will be granted if the review body finds that the application conforms with the Albany Development Code and meets all of the following criteria that are applicable to the proposed development.
	(1)  Public utilities can accommodate the proposed development.
	(2)  The proposed post-construction stormwater quality facilities (private and/or public) can accommodate the proposed development, consistent with Title 12 of the Albany Municipal Code.
	(3)  The transportation system can safely and adequately accommodate the proposed development.
	(4)  Parking areas and entrance-exit points are designed to facilitate traffic and pedestrian safety and avoid congestion.
	(5)  The design and operating characteristics of the proposed development are reasonably compatible with surrounding development and land uses, and any negative impacts have been sufficiently minimized.
	(6)  Activities and developments within special purpose districts must comply with the regulations described in Articles 4 (Airport Approach), 6 (Natural Resources), and 7 (Historic), as applicable.
	(7)  The site is in compliance with prior land use approvals.
	(8)  Sites that have lost their nonconforming status must be brought into compliance, and may be brought into compliance incrementally in accordance with Section 2.370.



	ARTICLE 3  RESIDENTIAL ZONING DISTRICTS
	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:
	(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. Development may not exceed...

	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 ...

	SCHEDULE OF PERMITTED USES
	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 des...
	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 t...

	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 effic...
	(1)  Section 3.220 bonus provisions may reduce minimum lot size and area, such as alley access.
	(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 2.365 and 2.370.
	(5)  Except for single-family homes (attached and detached) or duplexes, which must have a minimum setback of 3 feet for one-story dwellings and 5 feet for two-story dwellings.
	(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(1).
	(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.
	(9)  Lot coverage for single-family detached development shall only include the area of the lot covered by buildings or structures.
	(10)  See Table 2 for garages with alley access.
	(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 propose...
	(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.
	(13)  Ten or more units require open space. See Section 8.220.
	(14)  See Section 8.240 for standards.
	(15)  When multiple-family developments abut a single-family use or zone, the setback shall be one foot for each foot of building height. See Section 8.270(1).
	(16)  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.

	SETBACKS
	3.250  Parking and Other Restrictions in Setback or Yard Areas.
	(1)  Vehicles in daily use may not park in the front yard, except on the paved driveway leading to a garage, carport or a driveway that provides required parking spaces. Trailers, boats, campers, and other vehicles not in daily use may not park in the...
	(2)  Required parking spaces, driveways or travel aisles for residential development shall not be located in a required front or interior setback except that circular driveways providing drop-off service to the front door and driveways providing acce...

	3.260  General Exceptions to Setback Requirements. The following intrusions may encroach into required setbacks provided that the conditions and limitations indicated are adhered to:
	(1)  Depressed Areas. In any district, open work fences, berms, hedges, guard railings, or other landscaping or architectural devices for safety protection around depressed areas, ramps, stairs, or retaining walls, may be located in required setbacks,...
	(2)  Projecting Building Features. The following building features may encroach up to five feet into the required front setback and up to two feet into the required interior setbacks:
	(a)  Awnings, eaves, buttresses, architectural appendages (such as, but not limited to, bay windows, planters, cantilevered stairways).
	(b)  Chimneys and fireplaces provided they do not exceed eight feet in width.
	(c)  Porches, steps, platforms or landings, raised patios, decks or other similar structures over 30 inches in height. (Structures, patios or concrete pads 30 inches or less in height are not subject to setback provisions).
	(d)  Signs conforming to applicable ordinance requirements.


	3.270  Setbacks for Attached Single-Family Dwellings. The interior setback requirements for attached single-family units shall be zero where the units adjoin; however, all other setbacks shall conform to this Code.
	3.310  Special Willamette River Setback & Height Restrictions. Except for water-related and water-dependent uses (see definitions Article 22); all construction must be located outside the floodway line as defined for a 100-year storm. Development stru...
	The angle of this plane shall be as follows:
	(1)  For river-oriented uses, the angle shall be 30 degrees.
	(2)  For non river-oriented uses, the angle shall be 15 degrees.


	OFF-STREET PARKING AND LOADING REQUIREMENTS
	3.350  Minimum Space Requirements. Off-street parking shall be provided for all residential development in the amounts indicated in Article 9, Section 9.020, Table 1. All parking lots in residential districts must comply with applicable requirements i...

	OUTSIDE STORAGE
	3.380  General. In any district, outside storage or display of materials, junk, parts, or merchandise shall not be permitted in required front setbacks or buffer areas.
	3.390  Screening of Refuse Containers. The following standards apply to all residential development, except for one- and two-family dwellings. Any refuse container or refuse disposal area which would otherwise be visible from a public street, customer...


	ARTICLE 5 MIXED USE ZONING DISTRICTS
	SETBACKS
	5.205  Special Willamette River Setbacks Inside the Waterfront Zone. Setbacks for buildings south of the Willamette River shall meet the following minimum setbacks from the top of the river bank (Figure 5-1):
	(1)  35 feet for a building two stories or less, and
	(2)  45 feet for a building three or more stories.

	5.207  Exceptions to the Willamette River Setback Standards. For the following properties, the language in Sections 5.200 and 5.205 shall not apply. Willamette River setback provisions for these properties are set forth below.
	Common Name   Assessor’s Property Identification Number
	Willamette Seed Site  11S-03W-6DC #100
	Permawood Site  11S-03W-5BD #200, #300 and 11S-03W-5CA #1001, #1100, #6805
	“Buzzsaw”   Site 11S-03W-6CD #11500
	For these properties, the minimum setback for buildings and parking on the river side of property along the river is:
	Area    Minimum Setback
	West of Lafayette  5 feet
	East of Lafayette  15 feet

	For the purpose of establishing setbacks on property along the Willamette River, the river will be treated as a front lot line. The minimum setbacks outlined above will be measured from the most inland of the:
	(1) Property line along the river, or
	(2) City multi-use path easement, or
	(3) Top of the river embankment.

	Fences on the river side of property along the river will be located south of the most inland of the:
	(1) Property line along the river, or
	(2) City multi-use path easement, or
	(3) Top of the river embankment.




	ARTICLE 6  NATURAL RESOURCE DISTRICTS
	FLOODPLAIN
	6.093  Floodplain Development Permit Required. A Floodplain Development Permit is required prior to initiating floodplain development activities, as defined in Section 6.075, in the Special Flood Hazard Area. This Article cannot anticipate all develop...
	All development activities that require a Floodplain Development Permit shall be processed in accordance with ADC Section 1.200, Land Use Application Procedures. When ambiguity exists concerning the appropriate classification of a particular activity...
	A.  The following activities will be processed through a Type I procedure as established in ADC 1.320:
	(1)  Any structure 200 square feet or more.
	(2)  Any substantial improvement to an existing structure as defined in this code.
	(3)  Placement of a recreational vehicle more than 180 consecutive days, as described in 6.124(2)-(3).
	(4)  Solid fences and walls that require a permit as listed in Section 6.125.
	(5)  Any site improvement for development in the floodplain pursuant to Section 6.110 that is not exempt under Section 6.094 and does not already require a permit elsewhere in this Section of the Code.

	B.  The following activities will be processed through a Type I-L procedure as established in ADC 1.330:
	(1)  Any development in the floodway allowed by Sections 6.100-6.101.
	(2)  Grading, excavation, fill, and paving pursuant to Section 6.111 that cumulatively impacts more than 50 cubic yards of the native elevation and contours of the site or that otherwise requires a permit per this Article, and any associated retaining...
	(3)  Mining and drilling operations that result in sledge, slag, or other materials remaining in the Special Flood Hazard area will be considered fill for the purposes of this Article, and will be reviewed through the applicable criteria in Section 6....
	(4)  Additions or expansions of Continuous Storage Operations pursuant to Section 6.112.
	(5)  New Continuous Storage Operations pursuant to Section 6.112.
	(6)  Land Divisions of 19 lots or less pursuant to Section 6.110.

	C.  The following activities will be processed through a Type II procedure as established in ADC 1.350:
	(1)  Any alteration of a Watercourse, pursuant to 6.101 and the applicable criteria in Section 6.111.

	D.  The following will be processed through a Type III procedure as established in ADC 1.360:
	(1)  Land Divisions of 20 or more lots, Cluster Developments and Planned Developments pursuant to Section 6.110.
	(2)  Manufactured home parks pursuant to Section 6.110 will be reviewed through the Manufactured Home Park application process.


	6.095  General Information Requirements. In addition to the information required in other sections of this code, the application for any development proposed in the Special Flood Hazard Area (100-year floodplain) must include the following information:
	(1)  Elevations of the original contours.
	(2)  Final elevations of proposed fills and excavations.
	(3)  Base flood (100-year flood) elevations of the site based on North American Vertical Datum (NAVD) 1988.
	(4)  Location of any designated floodway and base flood boundary. If no floodway is designated, estimate the location of the floodway boundary per Section 6.100
	(5)  Location of any designated wetlands and/or wildlife habitat (if applicable).
	(6)  Proposed elevation in relation to mean sea level of the lowest floor (including basement) of all structures (if applicable).
	(7)  Description of the extent to which a watercourse will be altered or relocated as a result of proposed development (if applicable).
	(8)  If floodproofing is required, the proposed description and elevation of floodproofing.
	(9)  Elevation certificate. The base flood elevation shall be determined based on the applicable flood insurance study and flood profile. A copy of the flood profile with the base flood elevation identified on the flood profile shall be included with ...


	PROVISIONS FOR FLOOD HAZARD REDUCTION
	6.100  Floodway Restrictions. No development is allowed in any floodway except when the review body finds that the development will not result in any increase in flood levels during the occurrence of the 100-year flood. The finding shall be based upon...
	(1)  The development does not involve the construction of permanent or habitable structures (including fences).
	(2)  The development is a public or private park or recreational use or municipal utility use.
	(3)  The development is a water-dependent structure such as a dock, pier, bridge, or floating marina.
	For temporary storage of materials or equipment:
	(4)  The temporary storage or processing of materials will not become buoyant, flammable, hazardous explosive or otherwise potentially injurious to human, animal or plant life in times of flooding.
	(5)  The temporary storage of material or equipment are not subject to major damage by floods and is firmly anchored to prevent flotation or is readily removable from the area within the time available after flood warning.
	If a floodway boundary is not designated on an official FEMA map available to the City, the floodway boundary can be estimated from available data and new studies. Proposed development along the estimated floodway boundary shall not result in an incr...

	6.101  Alteration of a Watercourse. A Watercourse is considered altered when any changes occur within its banks, including installation of new culverts and bridges, or size modifications to existing culverts and bridges.
	(1)  No development shall diminish the flood-carrying capacity of a watercourse.
	(2)  Subject to the foregoing regulation, no person shall alter or relocate a watercourse without necessary approval from the Floodplain Administrator.
	(3)  Prior to approval, the applicant shall provide a 30-day written notice to the City, any adjacent community, the Natural Hazards Program of the Oregon Department of Land Conservation and Development, and the DSL.
	(4)  The applicant shall be responsible for ensuring necessary maintenance of the altered or relocated portion of said watercourse so that the flood carrying capacity is not diminished.

	6.110  Site Improvement, Land Division and Manufactured Home Park Standards. Site improvements, land divisions, and manufactured home parks in the Special Flood Hazard Area (100-year floodplain) shall be reviewed by the Planning Division as a part of ...
	In addition to the general review criteria for site improvements, land divisions and manufactured home parks, applications that propose actual development within the Special Flood Hazard Area shall also be subject to the following standards:
	All proposed new development and land divisions shall be consistent with the need to minimize flood damage and ensure that building sites will be reasonably safe from flooding.
	All new development and land division proposals shall have utilities and facilities such as sewer, gas, electrical, and water systems located and constructed to minimize flood damage.
	(3)  On-site waste disposal systems shall be located and constructed to avoid functional impairment, or contamination from them, during flooding.
	(4)  All development proposals shall have adequate drainage provided to reduce exposure to flood damage.
	(5)  Any lot created for development purposes must have adequate area created outside of the floodway to maintain a buildable site area meeting the minimum requirements of this Article.
	(6)  Any new public or private street providing access to a residential development shall have a roadway crown elevation not lower than one foot below the 100-year flood elevation.
	(7)  All development proposals shall show the location of the 100-year flood contour line followed by the date the flood elevation was established. When elevation data is not available, either through the Flood Insurance Study or from another authorit...
	(8)  In addition to the general review criteria applicable to manufactured home parks in Article 10, applications that propose actual development within a Special Flood Hazard Area shall include an evacuation plan indicating alternate vehicular access...

	6.111  Grading, Fill, Excavation, and Paving, A floodplain development permit is required for grading, fill, excavation, and paving in the Special Flood Hazard Area (100-year floodplain), except activities exempted in Section 6.094 of this Article. No...
	(1)  Provisions have been made to maintain adequate flood-carrying capacity of existing watercourses, including future maintenance of that capacity.
	(2)  The proposal will be approved only where adequate provisions for stormwater runoff have been made that are consistent with the Public Works Engineering standards, or as otherwise approved by the City Engineer.
	(3)  The proposal will not increase the existing velocity of flood flows so as to exceed the erosive velocity limits of soils in the flood area.
	(4)  No grading, fill, excavation, or paving will be permitted over an existing public storm drain, sanitary sewer, or water line unless it can be demonstrated to the satisfaction of the City Engineer that the proposed grading, fill, excavation, or pa...
	(5)  In areas where no floodway has been designated on the applicable FIRM, grading will not be permitted unless it is demonstrated by the applicant that the cumulative effect of the proposed grading, fill, excavation, or paving when combined with all...
	(6)  The applicant shall notify the City of Albany, any adjacent community, and the Natural Hazards Mitigation Office of the Oregon Department of Land Conservation and Development of any proposed grading, fill, excavation, or paving activity that will...
	(7)  All drainage facilities shall be designed to carry waters to the nearest practicable watercourse approved by the designee as a safe place to deposit such waters. Erosion of ground in the area of discharge shall be prevented by installation of non...
	(8)  Building pads shall have a drainage gradient of two percent toward approved drainage facilities, unless waived by the Building Official or designee.

	6.112  Continuous Storage Operations. The regulation of storage in the flood fringe focuses on long-term storage activities associated with continuous operations as defined in this Article.
	A continuous storage operation is allowed if it can be shown that:
	(1)  The materials or equipment will not be flammable, hazardous, explosive or otherwise potentially injurious to human, animal, or plant life in times of flooding; and
	(2)  The materials or equipment are not subject to major damage by flood and are firmly anchored to prevent flotation or is readily removable from the area within the time available after flood warning.

	6.113  Critical Facility Standards. Construction of new critical facilities, and additions to critical facilities built after September 29, 2010, shall be, to the maximum extent feasible, located outside the limits of the Special Flood Hazard Area (10...
	Construction of new critical facilities shall be permissible within the Special Flood Hazard Area if no feasible alternative site is available. Critical facilities constructed within the Special Flood Hazard Area shall have the lowest floor elevated ...
	(***)
	6.121  Flood Hazard Reduction Standards for Structures. All applicable flood hazard reduction measures are required and must be certified as required in 6.120 (1) and (10) above to at least meet the following standards (these standards do not apply to...
	(1)  In all structures that will not be floodproofed, as described in 6.121(2), fully enclosed areas below the lowest floor (crawl spaces, parking areas or building access) and lower than 1 foot above the 100-year flood level must meet or exceed the f...
	(a)  At least two openings, having a total net area of not less than one square inch for every square foot of enclosed area subject to flooding, shall be provided.
	(b)  The bottom of all openings shall be no higher than one foot above grade.
	(c)  Openings may be equipped with screens, louvers, or other coverings or devices, provided that they permit the automatic entry and exit of floodwaters.
	(d)  The interior grade below the BFE must not be more than two (2) feet below the lowest adjacent exterior grade.
	(e)  The height of the below-grade area, measured from the interior grade to the top of the foundation wall must not exceed four (4) feet at any point.
	(f)  There must be an adequate drainage system that removes floodwaters from the interior area. The enclosed area should be drained within a reasonable time after a flood event.
	(g)  It will be used solely for parking vehicles, limited storage, or access to the building and will never be used for human habitation.
	(h)  The property owner of the building shall sign and record on the title to the property a nonconversion agreement, guaranteeing not to improve, finish, or otherwise convert the enclosed area below the lowest floor and lower than 1-foot above the 10...

	(2)  Nonresidential construction meeting the certification requirements of 6.120 (1) and (10) can have the lowest floor and attendant utility and sanitary facilities located lower than one foot above the 100-year flood elevation if all of the followin...
	(a)  The structure is floodproofed so that areas lower than one foot above the 100-year flood level are watertight with walls substantially impermeable to the passage of water.
	(b)  The structure has structural components capable of resisting hydrostatic and hydrodynamic loads and effects of buoyancy.
	(c)  The applicant is notified that flood insurance premiums will be based on rates that are one foot below the floodproofed level.
	(d)  The applicant files a certification by a registered professional engineer or architect that the design and methods of construction are in accordance with accepted standards of practice for meeting provisions of this subsection based on their deve...
	(e)  Applicants supply a Maintenance Plan for the entire structure to include but not limited to: exterior envelope of structure; all penetrations to the exterior of the structure; all shields, gates, barriers, or components designed to provide floodp...
	(f)  Applicants supply an Emergency Action Plan (EAP) for the installation and sealing of the structure prior to a flooding event that clearly identifies what triggers the EAP and who is responsible for enacting the EAP.


	6.122  Accessory Buildings. Accessory structures in Special Flood Hazard Areas (100-year floodplain) that represent a minimal investment are exempt from the standards of ADC 6.120 and 6.121. The following standards and all other regulations that apply...
	(1)  Accessory structures shall not be used for human habitation.
	(2)  Accessory structures shall be designed to have low flood damage potential.
	(3)  Accessory structures shall be constructed and placed on the building site so as to offer the minimum resistance to the flow of floodwaters.
	(4)  Accessory structures shall be firmly anchored to prevent flotation that may result in damage to other structures.
	(5)  Service facilities such as electrical and heating equipment shall be elevated and/or floodproofed.


	WILLAMETTE RIVER GREENWAY
	6.520  Procedure. Except for land use developments and uses exempted in Section 6.530 below, an application for development approval in the Willamette River Greenway District will be approved under the Type II procedure. Approval of a Willamette River...
	(***)
	6.540  Criteria. An application for a Willamette River Greenway use development will be granted if the review body finds that the proposal conforms to the following applicable criteria:
	(1)  Lands designated on the Comprehensive Plan as Open Space are preserved and maintained in open space use.
	(2)  Significant air, water and land resources including but not limited to natural and scenic areas, viewpoints, vistas, fish and wildlife habitats, etc. in and adjacent to the Willamette River Greenway are protected, preserved, restored, or enhanced...
	(3)  Areas of annual flooding, floodplains, and wetlands are preserved in their natural state to the maximum possible extent to protect water retention, overflow, and other natural functions.
	(4)  The natural vegetative fringe along the river is maintained to the maximum extent that is practical in order to assure scenic quality, protection of wildlife, and protection from erosion.
	(5)  The harvesting of timber will be done in a manner which ensures that wildlife habitat and the natural scenic qualities of the Willamette River Greenway are maintained or will be restored.
	(6)  The proposed development, change, or intensification of use is compatible with existing uses on the site and the surrounding area and provides the maximum possible landscaped area, open space, or vegetation between the activity and the river.
	(7)  Extraction of aggregate deposits shall be conducted in a manner designed to minimize adverse effects on water quality, fish and wildlife, vegetation, bank stabilization, stream flow, visual quality, noise and safety, and necessary reclamation wil...
	(8)  Any public recreational use of facility will be developed, maintained, and operated in such a way as to minimize adverse effects on adjacent properties.
	(9)  Building setbacks from the floodway line shall be determined by the setback and height plane as defined in Sections 5.200 and 5.205 of this Code.
	(10)  Public access will be provided to and along the Willamette River by appropriate legal means for all development in conformance with plans approved by the City.

	(***)


	ARTICLE 8  DESIGN STANDARDS
	MULTIPLE-FAMILY DEVELOPMENT
	8.200  Purpose. These sections are intended to set standards for quality designs in new multiple-family developments. Good design results when buildings are visually compatible with one another and adjacent neighborhoods and contribute to a residentia...
	8.205  Applicability.
	(1)  Except as specified in ADC Section 8.110(2), the standards of ADC Sections 8.220 through 8.300 apply to the development of new Multiple Family residential buildings (accessory buildings are exempt).
	(2)  The standards of ADC Sections 8.220 through 8.300 apply to new buildings with Units Above or Attached to a Business (see ADC Section 22.310) as follows:
	(a)  Dwelling units located on the first story facing a street line are subject to all standards in this section that apply within the relevant zoning district.
	(b)  In addition, certain standards are applicable to the development of units above or behind a business, where noted.

	(3)  Except as required to meet building code, fire code, or other regulations, expansions, and modifications to existing buildings and sites must not decrease conformance with these standards.
	(4)  Unless otherwise specified, these standards apply in all zoning districts.

	(***)
	8.220  Recreation and Open Space Areas. In all new multiple family developments, a portion of the land not covered by buildings and parking shall be of adequate size and shape and in the proper location to be functional for outdoor recreation and rela...
	(1)  Common Space. For projects of 10 or more units, common open space shall be required at a ratio of 0.25 square feet for each 1.0 square feet of living space. In lieu of the common space standards below, new construction of ten or more units in the...
	(a)  Areas designated as common space shall be at least 500 square feet in size with no horizontal dimension less than 20 feet. The space shall be functional or protect natural features, and shall include one or more of the following types of uses:
	•  swimming pools, spas, and adjacent patios and decks
	•  developed and equipped adult recreation areas
	•  sports courts (tennis, handball, volleyball, etc.)
	•  community centers
	•  food and ornamental gardens
	•  lawn, deck or hard surface areas in which user amenities such as trees, shrubs, pathways, covered picnic tables, benches, and drinking fountains have been placed
	•  natural areas
	(b)  Developments shall provide a mix of passive and active recreational uses from the above list if the open space can accommodate more than one use.
	(c)  Indoor or covered recreational space may count towards 50 percent of the common open space requirement.
	(d)  No more than 20 percent of the common space requirement shall be on land with slopes greater than 20 percent.
	(e)  Areas Excluded. Streets and parking areas, including areas required to satisfy parking lot landscape standards, shall not be applied toward the minimum usable open space requirement. Required setback areas may be applied toward the minimum usable...
	(f)  Designated on Site Plan. Areas provided to satisfy the minimum common space requirement shall be so designated on the development site plan and shall be reserved as common space. Adult recreation areas shall not be allowed in any required setback...
	(g)  Open Space and Recreation Area Credit. A credit, not to exceed 25 percent of the common space requirements, may be granted if there is direct access by a pedestrian path, not exceeding 1/4 mile, from the proposed multiple-family developments to a...
	(h)  Approved vegetated post-construction stormwater quality facilities are allowed in common open space areas.

	(2)  Children’s Play Areas. Multiple family developments larger than ten units (excluding one-bedroom and studio units) shall designate one or more children’s play areas. Developments located in the CB, HD, DMU, LE, WF, and MUR zoning districts are ex...
	(a)  Children’s play areas shall be placed within 300 feet of the units they are intended to serve. More than one play area may be needed in larger developments.
	(b)  No horizontal dimension of a children’s play area shall be less than 20 feet.
	(c)  Placement of children’s play areas shall not be allowed in any required setback and shall be centrally located.
	(d)  Children’s play areas may be part of the common open space area but do not count toward the use requirement as outlined in Section 8.220(1)(a).


	(***)
	8.230  Private Open Space. In all newly constructed multiple family developments except in the CB, HD, DMU, WF, and LE zoning district and assisted-living and nursing home developments, private open space shall be provided as follows:
	(1)  At-Grade Dwellings. Dwellings located at finished grade, or within five feet of finished grade, shall provide at least 96 square feet of private open space per unit, with no dimension less than eight feet. Private open space for at-grade dwelling...
	(2)  Above-Grade Dwellings. Dwellings located more than five feet from finished grade shall provide a minimum of 80 square feet of private open space per dwelling unit (such as a yard, deck or porch), with no dimension less than six feet. Private open...
	(3)  Access to Private Open Space. All private open space shall be directly accessible from the dwelling unit through a doorway.
	(4)  Privacy Requirements. Private open space, excluding front porches, shall be physically and visually separated from common open space.

	8.240  Maximum Setbacks for Street Orientation. In all zoning districts except HD, CB, DMU, and WF, new multiple family developments shall meet the following maximum setback standards. New multiple-family development in the HD, CB, DMU and WF zoning d...
	(1)  On sites with 100 feet or more of frontage on a collector or local public street, at least 50 percent of the site width shall be occupied by a building(s) placed no further than 25 feet from the front lot line. See Figure 8-6, Building A.
	(2)  On sites with less than 100 feet of frontage on a collector or local public street, at least 40 percent of the site width shall be occupied by a building(s) placed no further than 25 feet from the front lot line. See Figure 8-6, Building B.
	(3)  As used in these standards, “site width” does not include significant natural resources as mapped by the City, delineated wetlands, slopes greater than 20 percent, recorded easements, required fire lanes and other similar non-buildable areas as d...

	8.250  Functional Design and Building Details. These standards are intended to promote functional design and building details in new construction that contribute to a high-quality living environment for residents and enhance compatibility with the nei...
	(1)  The design of new buildings shall avoid long, flat, uninterrupted walls or roof planes. Changes in wall plane and height, and the inclusion of elements such as balconies, porches, arbors, dormers, gables and other human-scale design elements such...
	(2)  Buildings shall be massed so individual units or the common main entrance is clearly identifiable from the private or public street that provides access unless the units are located on upper floors above non-residential uses.
	(3)  Stairways shall be incorporated into the building design. External stairways, when necessary, should be recessed into the building, sided using the same siding materials as the building, or otherwise incorporated into the building architecture.
	(4)  Building facades shall be broken up to give the appearance of a collection of smaller buildings.

	(***)
	8.260  Building Orientation and Entries. These standards are intended to promote building and site design that contributes positively to a sense of neighborhood and to the overall streetscape by carefully relating building mass, entries, and yards to ...
	(1)  As many of the dwelling unit entries as possible shall face public local residential streets and along the internal street system of larger scale developments. Internal units may face a courtyard or plaza, but not a parking lot. The use of front ...
	(2)  Building entries and entries to individual units shall be clearly defined, visible for safety purposes, and easily accessible. Arches, gateways, entry courts, and awnings are encouraged to shelter entries.
	(3)  Individual entries are encouraged; the use of long access balconies and/or corridors that are monotonous and impersonal are discouraged.
	(4)  The primary entrance(s) of ground floor units of residential building(s) located within 25 feet of a local street may face the street. Primary entrances may provide access to individual units, clusters of units, courtyard dwellings, or common lob...
	•  On corner lots, the main building entrance(s) may face either of the streets or be oriented to the corner.
	•  For buildings that have more than one entrance serving multiple units, only one entrance must meet this requirement.


	8.270  Transition to Lower Density Uses. The following design standards shall be incorporated into the design of multiple-family housing to create transitions between multiple-family developments and nearby, lower-density residential development, in o...
	(1)  When abutting single-family homes, buildings shall be set back at least one foot for each foot in building height from the property line. Building height is measured from the average grade to the top of the wall facing the property line or to the...
	(2)  Smaller-scale buildings should be sited in the area immediately adjacent to single-family zoning districts, and larger-scale buildings sited at the interior of the development or adjacent to other multiple-family developments.
	(3)  Parking and maneuvering areas, driveways, active recreation areas, loading areas and dumpsters should not be located between multiple family buildings and abutting single-family homes.

	8.280  Pedestrian Connections. Pedestrian circulation systems shall be designed to provide clear and identifiable connections within the multiple-family development and to adjacent uses and public streets/sidewalks.
	(1)  Each multiple-family development shall contain an internal pedestrian circulation system that makes clear, easily identifiable and safe connections between individual units and parking and shared open space areas. All pedestrian ways shall comply...
	(2)  The pedestrian circulation system shall be designed to provide safe crossings of streets and driveways. Reflective striping should be used at crossings to emphasize the crossing under low light and inclement weather conditions.
	(3)  Safe, convenient, and attractive pedestrian connections shall be provided between the multiple-family development and adjacent uses such as parks, schools, retail areas, bus stops, and other pedestrian ways. Connections shall be made to all adjac...

	8.290  Vehicle Circulation System. On-site circulation shall be clearly identifiable, safe, pedestrian-friendly and interconnected. Development in the HD, DMU, CB and WF zoning districts on sites under three acres is exempt from these standards.
	(1)  Internal vehicle circulation system of a multiple-family development shall be a continuation of the adjacent public street pattern wherever possible and promote street connectivity. Elements of the public street system that shall be emphasized in...
	(2)  The vehicle circulation system and building pattern shall mimic a traditional local street network and break the development into numerous smaller blocks with all of the public street system elements highlighted above. Private streets are accepta...
	(3)  The streets that form the primary internal circulation system may include parallel parking and accessways to parking bays or courts but should not be lined with head-in parking spaces.
	(4)  Interior roadways shall be designed to slow traffic speeds. This can be achieved by meandering the roadway, keeping road widths to a minimum, allowing parallel parking, and planting street trees to visually narrow the road.

	8.300  Parking. Multiple-family development shall provide attractive street frontages and visual compatibility with neighborhoods by minimizing the placement of parking lots along public streets. See Article 9 for additional parking lot standards. The...
	(1)  Parking lots, carports, and garages shall not be sited between multiple-family buildings and the public local street unless site size and configuration make this impossible. Where available, private access to parking is encouraged.
	(2)  Parking areas shall be broken into numerous small parking bays and landscaped to minimize their visual impact. Large, uninterrupted rows of parking are prohibited. Required parking must be located within 100 feet of the building entrance for each...



	ARTICLE 9  ON-SITE DEVELOPMENT AND ENVIRONMENTAL STANDARDS
	OFF-STREET PARKING
	9.020  Space Requirements. Off-street parking and loading must be provided for all development in the amounts indicated in the table below subject to any applicable reductions permitted in this Article. All required parking must be developed in accord...
	(1)  Calculating Floor Area for Parking. The area measured is the combined floor area of each level of a building exclusive of vent shafts, courtyards, stairwells, elevator shafts, restrooms, storage rooms and rooms designed and used for the purpose o...
	(2)  Employees. The number of employees shall include those working on the premises, plus proprietors, during the largest shift at peak season.
	(3)  Fractional Space Requirements shall be counted to the nearest whole space; half spaces will be rounded up.
	(4)  Unspecified Uses and Alternative Standards. When a use is not specifically listed in Table 9-1: Parking Requirements, the Director will determine if the use is similar to a listed use in terms of parking needs. When a use is not similar to a use ...
	(5)  Off-street parking for one use shall not be considered as providing parking facilities for any other use except through the provisions of Section 9.080, Joint Use of Parking Facilities.
	(6)  Downtown Assessment District. Parking spaces are not required for uses located within the Downtown Off-Street Assessment District as established by separate ordinance. (A map of the district is located at the end of this Article as Figure 9-2.) H...
	(7)  Maximum Parking in the ES, Elm Street Medical District. Parking provided with new development in the ES zone shall be only the minimum required. No additional off-street parking will be allowed for development in this district.
	(8)  Site Plan Review may be required for new parking areas or expansions to existing parking areas unless specified in Section 2.430.
	(9)  Temporary uses of less than 120 days, as defined in AMC Chapter 5.10 Transient and Itinerant Merchants and Vendors, are not required to meet the standards in this section.

	(***)
	9.090  Parking Plan. A parking plan, drawn to scale, must accompany land use applications. Depending on the nature and magnitude of the development, it may be possible to show the needed parking information on the site plan (See Section 8.120). The pl...
	(1)  Delineation of individual parking spaces, including handicapped parking spaces.
	(2)  Loading areas and docks.
	(3)  Circulation area necessary to serve spaces.
	(4)  Location of bicycle and motorcycle parking areas.
	(5)  Access to streets, alleys, and properties to be served.
	(6)  Curb cuts.
	(7)  Type of landscaping, fencing or other screening materials.
	(8)  Abutting land uses.
	(9)  Grading, drainage, post-construction stormwater quality facilities, surfacing, and subgrading details.
	(10)  Location of lighting fixtures.
	(11)  Delineation of all structures and obstacles to circulation on the site.
	(12)  Specifications of signs and bumper guards.
	(13)  Location of planter bays when required.
	(14)  Proposed number of employees and amount of floor area applicable to the parking requirements for the proposed use.

	9.120  Parking Area Improvement Standards. All public or private parking areas, loading areas and outdoor vehicle sales areas must be improved based on the following standards:
	(1)  General. All parking spaces must be improved in accordance with these standards and available for use at the time of project completion.
	(2)  Other Requirements. All parking areas shall conform to the setback, clear vision, landscaping, and buffering/screening provisions of this Code.
	(3)  Surfacing. All required parking, including travel aisles and access, shall have a durable, dust-free surface of asphalt, cement concrete, or other materials approved by the Director. Parking lot surfacing shall not encroach upon the public right-...
	(4)  Drainage. All parking lots must provide a drainage system to dispose of the runoff generated by the impervious surface. Post-construction stormwater quality facilities are required per Title 12 of the Albany Municipal Code when applicable. Provis...
	(5)  Perimeter Curb. Perimeter curbing is required for protection of landscaped areas and pedestrian walkways, and to prevent runoff onto adjacent properties. All parking areas except those required in conjunction with a single- or two-family dwelling...
	(6)  Wheel Bumper. All parking stalls fronting a sidewalk, alleyway, street or property line, except for those required in conjunction with a single- or two-family dwelling, shall provide a secured wheel bumper at least six inches high and at least si...
	(7)  Turnaround. Except for single-family and duplex dwellings, groups of more than two parking spaces must be located and served by an aisle or turnaround so that their use will require no backing movements or other maneuvering in a street right-of-w...
	(8)  Striping. Lots containing more than two parking spaces must have all required spaces permanently and clearly striped. Stripes must be at least four inches wide. When motorcycle parking, compact, or handicapped parking spaces are provided, they sh...
	(9)  Connecting to Adjacent Parking Areas. Where an existing or proposed parking area is adjacent to a developed or undeveloped site within the same zoning district, any modifications to the parking areas must be designed to connect to the existing or...
	(10)  Parking Lot Landscaping. Parking lots shall be landscaped according to the standards in Section 9.150.
	(11)  Compact Car Parking. No more than 40 percent of parking spaces provided may be designated for compact cars. Compact spaces must be signed and/or the space painted with the words “Compact Car Only.”
	(12)  Parking Accessible to the Disabled. All parking areas must provide accessible parking spaces in conformance with the Oregon Structural Specialty Code.
	(13)  Bicycle Parking. Bicycle parking space requirements are as follows:
	(a)  For multiple-family dwellings (three or more units) and units above or attached to a business – one space per four units.
	(***)
	Bicycle parking spaces shall meet the following standards:
	(e)  Required spaces should be visible and not hidden, and must be located as near as possible to building entrances used by automobile occupants. Within the HD, CB, CMU, and WF zoning districts, bicycle parking may be located on a public sidewalk wit...
	(f)  Each required bicycle parking space must have a parking rack securely fastened to the ground. Parking racks must support each bicycle at a minimum of two points, including at least one point on the frame, and must allow the frame and at least one...
	(g)  Bicycle parking areas must provide at least three feet of clearance around all three sides of a fully-loaded bicycle rack and have an overhead clearance of at least seven feet.
	(h)  At least one-half of required bicycle parking spaces must be sheltered. Spaces must be protected from precipitation by a roof overhang or a separate roof at least seven feet tall. Bicycle parking spaces within roofed buildings and bike lockers ar...

	(14)  Lighting. Any lights provided to illuminate any public or private parking area or vehicle sales area must be arranged to reflect the light away from any abutting or adjacent properties.
	(15)  Pedestrian Access. Walkways and accessways shall be provided in all new off-street parking lots and additions to connect sidewalks adjacent to new development to the entrances of new buildings. All new public walkways and handicapped accessible ...
	(16)  When employee parking is designated in new developments, parking for carpools and vanpools shall be provided and located near the employee entrances to buildings.

	(***)
	9.130  Off-Street Parking Lot Design. All off-street parking lots must be designed in accordance with City standards for stalls and aisles as set forth in Table 9-2: Parking Lot Design and supplemental drawings. Stall dimensions are measured from insi...
	(1)  Compact spaces shall be at least 8 feet wide by 16 feet long.
	(2)  Accessible spaces shall be a minimum of 9 feet wide and 17 feet long and designed in accordance with the Oregon Structural Specialty Code (OSSC). An adjacent access aisle must be provided that is at least eight feet wide and 17 feet long for a va...
	(3)  Stall Width. Long-term parking spaces must be at least 8.5 feet wide. Parking stalls for grocery stores or adjacent to planter islands must be at least 9.5 feet wide.
	(4)  Minimum Aisle Widths. Aisles for two-way traffic and emergency vehicle operations must be at least 24 feet wide. One-way aisles and one-way emergency vehicle access must be at least 20 feet wide.
	(5)  The design of driveways and on-site maneuvering and loading areas for commercial and industrial developments shall include 20 feet of storage length for entering and exiting vehicles, in order to prevent vehicles from backing into the flow of tra...


	LANDSCAPING
	9.140  General Requirements. Landscaping requirements by type of use are listed below:
	(1)  Landscaping Required – Residential. All front setbacks (exclusive of accessways and other permitted intrusions) must be landscaped or have landscaping guaranteed in accordance with ADC 9.190 before an occupancy permit will be issued or final buil...
	(a)  One tree at least six feet tall.
	(b)  Four one-gallon shrubs or accent plants.
	(c)  The remaining area treated with attractive ground cover (e.g., lawn, bark, rock, ivy, and evergreen shrubs).

	(***)

	9.150  Parking Lot Landscaping. The purpose of landscaping in parking lots is to provide shade, reduce stormwater runoff, and direct traffic. Incorporation of approved vegetated post-construction stormwater quality facilities in landscaped areas is en...
	(1)  Planter Bays. Parking areas shall be divided into bays of not more than 12 parking spaces. At both ends of each parking bay, there shall be curbed planters at least five feet wide, excluding the curb. Gaps in the curb may be allowed for connectio...
	(2)  Entryway Landscaping. Both sides of a parking lot entrance shall be bordered by a minimum five-foot-wide landscape planter strip meeting the same landscaping provisions as planter bays, except that no sight-obscuring trees or shrubs are permitted.
	(3)  Parking Space Buffers. Parking areas shall be separated from the exterior wall of a structure by pedestrian walkways or loading areas or by a five-foot strip of landscaping materials.
	(4)  Alternate Plan. An alternate plan may be submitted that provides landscaping of at least five percent of the total parking area exclusive of required landscaped yard areas and that separates parking areas of more than 100 spaces into clusters div...
	(***)

	9.160  Irrigation of Required Landscaping. All required landscaped areas must be provided with an irrigation system unless a licensed landscape architect, landscape construction professional, or certified nurseryman submits written verification that t...
	9.170  Identification of Existing Trees. In all proposed developments, existing trees over 25 inches in circumference (8 inches in diameter) as measured 4.5 feet above mean ground level from the base of the trunk shall be noted on all development plan...
	9.180  Landscape Plans. With the exceptions noted below, all development applications involving buildings and parking areas must include landscape plans. The following uses are required to meet the landscaping requirements of this code but are not req...
	(1)  Single-family dwellings, duplexes, and triplexes.
	(2)  Accessory buildings.
	(3)  Changes internal to an existing structure.
	(4)  Building additions involving less than 500 square feet.

	(***)

	TREE PROTECTION
	9.207  Applicability. Site Plan Review approval is required for the felling of 5 or more trees larger than 25 inches in circumference (approximately 8 inches in diameter) on a lot or property in contiguous single ownership in excess of 20,000 square f...
	The following activities are exempt from site plan review if they meet the applicable requirements of the Significant Natural Resource overlay districts in Article 6:
	(1)  The action of any City official or of any public utility necessary to remove or alleviate an immediate danger to life or property; to restore utility service or to reopen a public street to traffic.
	(2)  Felling of any tree that is defined as a nuisance under the Albany Municipal Code.
	(3)  Any felling necessary to maintain streets or public or private utilities within a public right-of-way or utility easement provided the Tree Commission or City Forester approved the proposed tree felling.
	(4)  Felling of trees planted as Christmas trees.
	(5)  Felling of trees on property under a Forest Stewardship Plan approved by the Oregon Department of Forestry.

	9.208  Tree Felling Criteria. The following review criteria replace the Site Plan Review criteria found elsewhere in this code for the purpose of reviewing tree felling. A Site Plan Review for tree felling will be processed as a Type I-L land use deci...
	(1)  The Community Development Director or his/her designee shall approve a Site Plan Review for tree felling when the applicant demonstrates that the felling of the tree(s) is warranted because of the condition of the tree(s) with respect to disease,...
	(2)  For property where a site plan review, conditional use or land division application has been approved or is currently under review, the Community Development Director, City Forester, or his/her designee shall approve site plan review when the app...
	(a)  It is necessary to fell tree(s) in order to construct proposed improvements in accordance with an approved site plan review or conditional use review, or to otherwise utilize the applicant’s property in a manner consistent with its zoning, this c...
	(b)  The proposed felling is consistent with State standards, City ordinances, and the proposed felling does not negatively impact the environmental quality of the area, including but not limited to: the protection of nearby trees and windbreaks; wild...
	(c)  The uniqueness, size, maturity, structure, and historic value of the trees have been considered and all other options for tree preservation have been exhausted. The Director may require that trees determined to be unique in species, size, maturit...
	(d)  Tree felling in Significant Natural Resource Overlay Districts meets the applicable requirements in Article 6.

	(3)  For property where tree felling has not been approved as part of a site plan review, conditional use, or land division application, the Community Development Director or his/her designee shall approve a tree felling permit, if the review criteria...
	(a)  Trees shall be retained in significantly large areas and dense stands so as to ensure against wind throw.
	(b)  Wooded areas that will likely provide an attractive on-site amenity to occupants of future developments shall be retained.
	(c)  Wooded areas associated with natural drainage ways and water areas will be maintained to preserve riparian habitat and minimize erosion. The wooded area to be retained shall be at least 10 feet in width or as required elsewhere in this Code.
	(d)  Wooded areas along ridges and hilltops will be retained for their scenic and wildlife value.
	(e)  Tree felling on developable areas will be avoided to retain the wooded character of future building sites and so preserve housing and design options for future City residents.
	(f)  Wooded areas along property lines shall be retained at a minimum width of ten feet to provide buffers from adjacent properties.
	(g)  The plan for tree felling shall be consistent with the preservation of the site’s future development potential and zoning.

	(4)  The Director may attach conditions to the approval of the tree felling permit to ensure the replacement of trees and landscape or otherwise reduce the effects of the felling, and may require an improvement assurance to ensure all conditions are m...
	(5)  Precautions shall be made to protect residual trees and tree roots from damaging agents during and after the removal process. The following tree protection specifications should be followed to the maximum extent feasible for all projects with pro...
	(a)  Within the drip line of any protected existing tree, there shall be no cut or fill over a four-inch depth unless a qualified arborist or forester has evaluated and approved the disturbance.
	(b)  Prior to and during construction, an orange fence shall be erected around all protected existing trees that is a minimum of 4 feet tall, secured with metal T-posts, no closer than six feet from the trunk or within the drip line, whichever is grea...
	(c)  During the construction stage of development, the applicant shall prevent the cleaning of equipment or material or the storage and disposal of waste material such as paints, oils, solvents, asphalt, concrete, motor oil, or any other material harm...
	(d)  No damaging attachment, wires, signs or permits may be fastened to any protected tree.
	(e)  Large property areas containing protected trees and separated from construction or land clearing areas, road rights-of-way and utility easements may be “ribboned off,” rather than erecting protective fencing around each tree as required in subsec...
	(f)  The installation of utilities, irrigation lines or any underground fixture requiring excavation deeper than six inches shall be accomplished by boring under the root system of protected existing trees at a minimum depth of 24 inches. The auger di...



	BUFFERING AND SCREENING
	9.210  General Requirements/Matrix. In order to reduce the impacts on adjacent uses of a different type, buffering and screening are required in accordance with the matrix that follows Section 9.300. The property owner of each proposed development is ...
	(***)
	9.230  Occupancy. A buffer area may only be occupied by utilities, screening, sidewalks, bikeways, landscaping, and approved vegetated post-construction stormwater quality facilities. No buildings, access ways or parking areas are allowed in a buffer ...
	9.240  Buffering. The minimum improvements within a buffer area consist of the following:
	(1)  At least one row of trees. These trees will be not less than ten feet high at the time of planting for deciduous trees and spaced not more than 30 feet apart and five feet high at the time of planting for evergreen trees and spaced not more than ...
	(2)  At least five five-gallon shrubs or ten one-gallon shrubs for each 1,000 square feet of required buffer area.
	(3)  The remaining area treated with attractive ground cover (e.g., lawn, bark, rock, ivy, evergreen shrubs).

	9.250  Screening. Where screening is required or provided, the following standards apply in addition to conditions (1) and (3) above:
	(1)  One row of evergreen shrubs that will grow to form a continuous hedge at least four feet tall within two years of planting, or
	(2)  A fence or masonry wall at least five feet tall constructed to provide a uniform sight-obscuring screen, or
	(3)  An earth berm combined with evergreen plantings or a fence that forms a sight and noise buffer at least six feet tall within two years of installation.

	9.260  Clear Vision. Buffering and screening provisions are superseded by the clear vision requirements of Section 12.180 and by the fence and wall height restrictions of the zone when applicable.
	9.270  Landscape Plan. In lieu of these standards a detailed landscape plan, which provides the same degree of desired buffering utilizing alternative designs, may be submitted for approval.


	ARTICLE 12  PUBLIC IMPROVEMENTS
	STREETS
	12.060  General Provisions. No development may occur unless it has frontage on or approved access to a public street currently open to traffic. A currently non-open public right-of-way may be opened by improving it to City standards.
	Streets shall be connected to reduce travel distance, provide multiple travel routes, and promote the use of alternative modes. Street patterns have a greater long-range effect on land use patterns, than do parcel patterns or building location.
	Streets (including alleys) within and adjacent to a development shall be improved in accordance with the standards in this Article. In addition, any new street or additional street width planned as a portion of an approved street plan shall be dedica...
	When the City Engineer determines that a required street improvement would not be timely, the City Engineer may accept a Petition for Improvement/Waiver of Remonstrance for a future assessment district.
	The City Engineer may approve adjustments to the required street right-of-way and planter widths when necessary to accommodate approved street-side post-construction stormwater quality facilities.
	12.070  Creation of Streets. Streets are usually created by approval of a subdivision or partition plat. However, the City Council may also approve creation of a street by acceptance of a deed. If creating a street unintentionally results in a land pa...
	(***)
	12.100  Access to Public Streets. With the exceptions noted in Section 1.070, the location and improvement of an access point onto a public street shall be included in the review of a development proposal. In addition, the following specific requireme...
	(1)  Approaches and driveways to City streets and alleys must be paved and constructed in accordance with the Standard Construction Specifications. Driveways serving more than one property shall be paved the full length of the shared portion.
	(2)  Driveways for single- and two-family dwellings must have a minimum width of 10 feet and a maximum width of 24 feet (not to exceed the width of the driveway curb cut) and minimum separation of 5 feet.
	Up to four multiple-family units that front on a public street may have separate driveways. The driveways shall meet the same standards as for single- and two-family dwellings.
	Driveways for all other uses must have widths of 12-16 feet for one-lane (one-way) driveways, 24-32 feet for two-lane driveways, and 36 feet for three-lane driveways. Three-lane driveways must have designated lanes and turning movements. Industrial d...
	(3)  All driveways must be located as far as practical from a street intersection, and in no instance shall the distance from an intersection be less than the following, as measured from the nearest curb return radius:
	Arterial Street 4 0 feet
	Collector Street  20 feet
	Local Street  10 feet
	At intersections with bulbouts or post-construction stormwater quality curb extensions incorporated into the curb return the measurement will be made from the nearest curb return radius. When different classes of streets intersect, the distance requi...
	(4)  The location, width, and number of accesses to a public street may be limited for developments that are subject to site plan review. All development that proposes access to an arterial street is subject to site plan review and the design requirem...
	(5)  Access points to a public street shall be the minimum necessary to provide reasonable access while not inhibiting the safe circulation and carrying capacity of the street.
	(6)  Properties with frontage on more than one street may be restricted to access on the street(s) of a lower classification through site plan, land division, or other review procedures.
	(7)  A common access point at a property line is encouraged and may be required in order to reduce the number of access points to streets. Construction of common access points must be preceded by recording of joint access and maintenance easements.
	(8)  With the exception of single-family residential development, approach grades must not exceed 10 percent slope within 20 feet of a public street. Driveways for single-family residential development shall comply with applicable fire and building co...
	(9)  Access to designated state highways is subject to the provisions of this Article in addition to requirements of the State Highway Division and State Department of Transportation. When regulations of the City and State conflict, the more restricti...
	(10)  For developments on property larger than five acres in contiguous ownership fronting on an arterial street or limited access highway, a frontage road may be required in order to provide a single access determined by the review body to be the mos...
	(11)  When access is allowed on an arterial street, efforts shall be made to locate it adjacent to the interior property line where it could be shared by the adjacent property.

	12.110  Street Location, Width and Grade. The location, width, and grade of all streets must conform to any approved transportation master plan or recorded subdivision plat. When location of a street is not shown in an approved street plan, the arrang...
	In addition, new streets may be required to be located where the City Engineer determines that additional access is needed to relieve or avoid access deficiencies on adjacent or nearby properties. In determining the location of new streets in a devel...
	(***)
	12.122  Local Residential Streets. There are two classes of local streets, based on projected traffic volumes. The applicant is responsible for demonstrating that each proposed street is designed for the appropriate traffic volume.
	Locating approved street-side post-construction stormwater quality facilities in the landscape strip is encouraged. To accommodate the facilities, the City Engineer may approve isolated reductions in roadway width for curb extensions and larger lands...
	(1)  Minor Local Streets. The minor local street design is intended to be the predominant street type in residential neighborhoods. A minor local street will have fewer than 1,000 average trips per day (ADT) when all future street connections are made...
	(2)  Network Local Streets. A network local street will have more than 1,000 ADT. The standard design is a 32-foot-wide paved surface with curb and gutter, a 6-foot landscape strip, and a 5-foot sidewalk on each side within a 56-foot right-of-way. A p...
	(4)  Residential Street Design for Constrained Sites. Natural features may constrain the standard local street design. Examples of such natural features include floodplains, steep slopes, drainageways, wetlands, riparian corridors, and tree groves. Th...

	12.140  Additional Rights-of-Way. A development project requiring land use approval is required to dedicate additional right-of-way if an existing street abutting or within the development does not meet the widths designated in Section 12.120. This pr...
	12.150  Future Extensions of Streets. When it is necessary to give access to or permit a future division of adjoining land, streets shall be extended to the adjoining tract. A barricade at the end of the street shall be installed and paid for by the p...
	12.160  Street Alignment. As far as practical, streets shall be dedicated and constructed in alignment with existing streets. Arterial and collector streets shall have continuous alignments without offset or staggered intersections. In no case shall s...
	12.170  Intersections. Streets must intersect as nearly as possible at right angles. Proposed intersection of two streets at an acute angle of less than 75 degrees is not allowed. An oblique street should be curved approaching an intersection to provi...
	12.180  Clear Vision Area. A clear vision area must be maintained at each access to a public street and on each corner of property at the intersection of two streets or a street and a railroad. No fence, wall, hedge, sign, or other planting or structu...
	(1)  The clear vision area provisions do not apply to the following:
	(a)  a public utility pole,
	(b)  a tree trimmed (to the trunk) to a line at least eight feet above the level of the intersection,
	(c)  another plant species of open growth habit that is not planted in the form of a hedge and that is planted and trimmed to leave at all seasons a clear and unobstructed cross-view,
	(d)  a supporting member or appurtenance to a permanent building lawfully existing on the date this standard becomes effective,
	(e)  an official warning sign or signal,
	(f)  the post section of a pole sign when there are no more than two posts and any post is less than eight inches in diameter, and
	(g)  existing or new buildings that meet the minimum setbacks.

	(2)  A clear vision area consists of a triangular area
	(a)  For residential local streets and driveways, two sides of the clear vision area are lot lines or a driveway for a distance specified in Table 12-4 below, with a third line running diagonally across the non-intersecting ends of the two sides (see ...


	(***)
	12.200  Street Abutting New Development. Sections of existing streets that directly abut a new development and do not meet City standards shall be constructed to City standards. The City Engineer may approve construction of a partial-width street, pro...
	A future improvement assurance, as described in Section 12.600, may be accepted by the City when the City Engineer determines that the street improvement would not be timely.
	(***)

	SIDEWALKS
	12.290  Requirement. All development for which land use applications are required by Section 1.060 must include sidewalks adjacent to public streets. This requirement also applies to new single-family houses and duplexes if they are located on arteria...
	Sidewalks shall be built when arterial and collector streets are constructed and at the discretion of the City Engineer during their reconstruction. This provision shall also apply to local streets that serve commercial and multi-family development. ...
	(***)

	BIKEWAYS
	12.330  Master Bikeways Plan. The City’s adopted Master Bikeways Plan is in the Comprehensive Plan.
	12.340  Provisions for Bikeways. Developments adjoining or containing proposed bikeways identified on the adopted Master Bikeways Plan shall include provisions for the future extension of such bikeways. Land use approvals issued for planned developmen...
	In the case of arterial or collector streets, bike lanes shall be built during their construction, and considered during their reconstruction. This provision shall also apply to local streets in other than single-family residential developments.

	WATER
	12.410  When Public Water is Available. All new development, including a single-family residence, must extend and connect to the public water system when service is available within 150 feet of the property. Fire hydrants, mains, and related appurtena...

	SANITARY SEWERS
	12.470  When Public Sewer is Available. All new development must extend and connect to the public sewer system when service is available within 300 feet of the property.
	(***)
	12.490  Extension Along Property Frontage and Within Interior. Sewer collection mains must be extended along the full length of the property's frontage along the right-of-way or to a point identified by the City Engineer as necessary to accommodate li...
	12.500  Sewer Plan Approval. Preliminary sewer plans and systems must be submitted to the City Engineer as part of the tentative plat or Site Plan Review application. These plans must provide enough information to enable the City Engineer to determine...

	STORM DRAINAGE
	12.535  Storm Drainage Plan Approval. Preliminary storm drainage management plans and systems must be submitted to the City Engineer as part of the Tentative Plat or Site Plan Review application. These plans must provide enough information to enable t...
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	CITY OF ALBANY DEVELOPMENT CODE
	ARTICLE 1  ADMINISTRATION AND PROCEDURES
	APPLICATION PROCEDURES
	1.226  Modification of Approved Site Plan Review and Conditional Use Applications. When a property owner wants to make changes to the approved plans and the approval has not expired, the following procedures shall be used to review the proposed modifi...
	(1)  Definitions: When “property owner” is used here, it means the property owner, or the property owner’s authorized agent. When “site plan” is used here, it means the site plan approved through either a Site Plan Review application or review of a Co...
	(2)  The property owner must submit an application to modify the approved site plan that identifies the areas of the plan or approval proposed to be modified. The application fee will be determined by the Director and will be based on the scope of the...
	(3)  The review body shall be the same one that granted the final approval for which modification is sought. The same procedures shall be used as for the original approval. The Development Code regulations in effect at the time the application for mo...
	(4)  Only the area proposed to be modified will be reviewed.
	(5)  A modification shall not be filed:
	(a)  as a substitute for an appeal, or
	(b)  to seek the reduction or elimination of a condition of approval for infrastructure requirements, or
	(c)  to provide a new timeline for appealing a previously-accepted infrastructure obligation, or
	(d)  to apply for a substantially new proposal, or
	(e)  if it would have significant additional impacts on surrounding properties. If any of the above conditions exist, a new application must be submitted.

	(6)  The modified plan must compensate for any negative effects caused by the requested changes from approved plans such that the intent of the original approval is still met.
	(7)  The modification(s) shall be consistent with the approved site plan. If the review body determines that the modified site plan meets the standards in 1.226 (6) and is consistent with the original approval as outlined in 1.226 (8), a modification ...
	(8)  The review body’s determination on consistency shall be based on a comparison of the approved site plan and the modified site plan, taking into account:
	(a)  The land use category;
	(b)  The size and scale of the proposed building(s);
	(c)  Traffic and other off-site impacts;
	(d)  Compatibility with surrounding development;
	(e)  Capacity of available infrastructure; and
	(f)  Unusual obstacles and opportunities associated with the property. The modified site plan will be found to be consistent with the approved site plan if the review body determines that there are no greater adverse impacts, or, if additional adverse...

	(9)  Conditions of approval:
	(a)  When reviewing a modified site plan that has different impacts than the approved site plan, the decision-maker may modify conditions or impose new ones. Only conditions related to the impact of the modified site plan may be imposed on the modifie...
	(b)  The original conditions of approval imposed for the approved site plan may remain in effect or be increased as necessary to address additional impact. Conditions related to improving existing infrastructure or building new infrastructure (such as...

	(10)  The property owner may choose to either accept approval of the modified site plan or to retain the original approval. If the property owner accepts approval of the modified site plan and any conditions that may be imposed, the property owner mus...
	(11)  When first granted, a site plan or conditional use approval is valid for three years [ADC 1.080]. When a modified site plan is approved and accepted, the approval is valid for one year beyond the date that the original site plan approval would h...



	ARTICLE 2  REVIEW CRITERIA
	SITE PLAN REVIEW
	2.430  Applicability. In general, Site Plan Review is intended for all new development within the city that specifically requires Site Plan Review as listed in Articles 3, 4 and 5. It applies to new construction, additions or expansions, site modifica...
	(1)  Any development that requires Site Plan Review, unless specifically exempt in Section 1.070.
	(2)  A change of use or reuse of a building or site when the use is allowed through Site Plan Review, and that requires construction of three or more new parking spaces, additional loading areas, or that modifies site circulation or access.
	(3)  Building additions or use expansions greater than 2,000 square feet or greater than 50 percent of existing building area, whichever is less, or any expansion that requires three or more new parking spaces, additional loading areas, or modifies si...
	(4)  New parking areas or expansions to existing parking areas greater than 1,000 square feet or modifications that change site circulation or access.
	(5)  Temporary placement of a manufactured home for: (a) night watchman; (b) business office space during construction or remodeling; (c) building

	2.450  Review Criteria. Site Plan Review approval will be granted if the review body finds that the application conforms with the Albany Development Code and meets all of the following criteria that are applicable to the proposed development.
	(1)  Public utilities can accommodate the proposed development.
	(2)  The proposed post-construction stormwater quality facilities (private and/or public) can accommodate the proposed development, consistent with Title 12 of the Albany Municipal Code.
	(3)  The transportation system can safely and adequately accommodate the proposed development.
	(4)  Parking areas and entrance-exit points are designed to facilitate traffic and pedestrian safety and avoid congestion.
	(5)  The design and operating characteristics of the proposed development are reasonably compatible with surrounding development and land uses, and any negative impacts have been sufficiently minimized.
	(6)  Activities and developments within special purpose districts must comply with the regulations described in Articles 4 (Airport Approach), 6 (Natural Resources), and 7 (Historic), as applicable.
	(7)  The site is in compliance with prior land use approvals.
	(8)  Sites that have lost their nonconforming status must be brought into compliance, and may be brought into compliance incrementally in accordance with Section 2.370.



	ARTICLE 3  RESIDENTIAL ZONING DISTRICTS
	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:
	(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. Development may not exceed...

	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 ...

	SCHEDULE OF PERMITTED USES
	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 des...
	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 t...

	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 effic...
	(1)  Section 3.220 bonus provisions may reduce minimum lot size and area, such as alley access.
	(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 2.365 and 2.370.
	(5)  Except for single-family homes (attached and detached) or duplexes, which must have a minimum setback of 3 feet for one-story dwellings and 5 feet for two-story dwellings.
	(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(1).
	(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.
	(9)  Lot coverage for single-family detached development shall only include the area of the lot covered by buildings or structures.
	(10)  See Table 2 for garages with alley access.
	(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 propose...
	(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.
	(13)  Ten or more units require open space. See Section 8.220.
	(14)  See Section 8.240 for standards.
	(15)  When multiple-family developments abut a single-family use or zone, the setback shall be one foot for each foot of building height. See Section 8.270(1).
	(16)  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.

	SETBACKS
	3.250  Parking and Other Restrictions in Setback or Yard Areas.
	(1)  Vehicles in daily use may not park in the front yard, except on the paved driveway leading to a garage, carport or a driveway that provides required parking spaces. Trailers, boats, campers, and other vehicles not in daily use may not park in the...
	(2)  Required parking spaces, driveways or travel aisles for residential development shall not be located in a required front or interior setback except that circular driveways providing drop-off service to the front door and driveways providing acce...

	3.260  General Exceptions to Setback Requirements. The following intrusions may encroach into required setbacks provided that the conditions and limitations indicated are adhered to:
	(1)  Depressed Areas. In any district, open work fences, berms, hedges, guard railings, or other landscaping or architectural devices for safety protection around depressed areas, ramps, stairs, or retaining walls, may be located in required setbacks,...
	(2)  Projecting Building Features. The following building features may encroach up to five feet into the required front setback and up to two feet into the required interior setbacks:
	(a)  Awnings, eaves, buttresses, architectural appendages (such as, but not limited to, bay windows, planters, cantilevered stairways).
	(b)  Chimneys and fireplaces provided they do not exceed eight feet in width.
	(c)  Porches, steps, platforms or landings, raised patios, decks or other similar structures over 30 inches in height. (Structures, patios or concrete pads 30 inches or less in height are not subject to setback provisions).
	(d)  Signs conforming to applicable ordinance requirements.


	3.270  Setbacks for Attached Single-Family Dwellings. The interior setback requirements for attached single-family units shall be zero where the units adjoin; however, all other setbacks shall conform to this Code.
	3.310  Special Willamette River Setback & Height Restrictions. Except for water-related and water-dependent uses (see definitions Article 22); all construction must be located outside the floodway line as defined for a 100-year storm. Development stru...
	The angle of this plane shall be as follows:
	(1)  For river-oriented uses, the angle shall be 30 degrees.
	(2)  For non river-oriented uses, the angle shall be 15 degrees.


	OFF-STREET PARKING AND LOADING REQUIREMENTS
	3.350  Minimum Space Requirements. Off-street parking shall be provided for all residential development in the amounts indicated in Article 9, Section 9.020, Table 1. All parking lots in residential districts must comply with applicable requirements i...

	OUTSIDE STORAGE
	3.380  General. In any district, outside storage or display of materials, junk, parts, or merchandise shall not be permitted in required front setbacks or buffer areas.
	3.390  Screening of Refuse Containers. The following standards apply to all residential development, except for one- and two-family dwellings. Any refuse container or refuse disposal area which would otherwise be visible from a public street, customer...


	ARTICLE 5 MIXED USE ZONING DISTRICTS
	SETBACKS
	5.205  Special Willamette River Setbacks Inside the Waterfront Zone. Setbacks for buildings south of the Willamette River shall meet the following minimum setbacks from the top of the river bank (Figure 5-1):
	(1)  35 feet for a building two stories or less, and
	(2)  45 feet for a building three or more stories.

	5.207  Exceptions to the Willamette River Setback Standards. For the following properties, the language in Sections 5.200 and 5.205 shall not apply. Willamette River setback provisions for these properties are set forth below.
	Common Name   Assessor’s Property Identification Number
	Willamette Seed Site  11S-03W-6DC #100
	Permawood Site  11S-03W-5BD #200, #300 and 11S-03W-5CA #1001, #1100, #6805
	“Buzzsaw”   Site 11S-03W-6CD #11500
	For these properties, the minimum setback for buildings and parking on the river side of property along the river is:
	Area    Minimum Setback
	West of Lafayette  5 feet
	East of Lafayette  15 feet

	For the purpose of establishing setbacks on property along the Willamette River, the river will be treated as a front lot line. The minimum setbacks outlined above will be measured from the most inland of the:
	(1) Property line along the river, or
	(2) City multi-use path easement, or
	(3) Top of the river embankment.

	Fences on the river side of property along the river will be located south of the most inland of the:
	(1) Property line along the river, or
	(2) City multi-use path easement, or
	(3) Top of the river embankment.




	ARTICLE 6  NATURAL RESOURCE DISTRICTS
	FLOODPLAIN
	6.093  Floodplain Development Permit Required. A Floodplain Development Permit is required prior to initiating floodplain development activities, as defined in Section 6.075, in the Special Flood Hazard Area. This Article cannot anticipate all develop...
	All development activities that require a Floodplain Development Permit shall be processed in accordance with ADC Section 1.200, Land Use Application Procedures. When ambiguity exists concerning the appropriate classification of a particular activity...
	A.  The following activities will be processed through a Type I procedure as established in ADC 1.320:
	(1)  Any structure 200 square feet or more.
	(2)  Any substantial improvement to an existing structure as defined in this code.
	(3)  Placement of a recreational vehicle more than 180 consecutive days, as described in 6.124(2)-(3).
	(4)  Solid fences and walls that require a permit as listed in Section 6.125.
	(5)  Any site improvement for development in the floodplain pursuant to Section 6.110 that is not exempt under Section 6.094 and does not already require a permit elsewhere in this Section of the Code.

	B.  The following activities will be processed through a Type I-L procedure as established in ADC 1.330:
	(1)  Any development in the floodway allowed by Sections 6.100-6.101.
	(2)  Grading, excavation, fill, and paving pursuant to Section 6.111 that cumulatively impacts more than 50 cubic yards of the native elevation and contours of the site or that otherwise requires a permit per this Article, and any associated retaining...
	(3)  Mining and drilling operations that result in sledge, slag, or other materials remaining in the Special Flood Hazard area will be considered fill for the purposes of this Article, and will be reviewed through the applicable criteria in Section 6....
	(4)  Additions or expansions of Continuous Storage Operations pursuant to Section 6.112.
	(5)  New Continuous Storage Operations pursuant to Section 6.112.
	(6)  Land Divisions of 19 lots or less pursuant to Section 6.110.

	C.  The following activities will be processed through a Type II procedure as established in ADC 1.350:
	(1)  Any alteration of a Watercourse, pursuant to 6.101 and the applicable criteria in Section 6.111.

	D.  The following will be processed through a Type III procedure as established in ADC 1.360:
	(1)  Land Divisions of 20 or more lots, Cluster Developments and Planned Developments pursuant to Section 6.110.
	(2)  Manufactured home parks pursuant to Section 6.110 will be reviewed through the Manufactured Home Park application process.


	6.095  General Information Requirements. In addition to the information required in other sections of this code, the application for any development proposed in the Special Flood Hazard Area (100-year floodplain) must include the following information:
	(1)  Elevations of the original contours.
	(2)  Final elevations of proposed fills and excavations.
	(3)  Base flood (100-year flood) elevations of the site based on North American Vertical Datum (NAVD) 1988.
	(4)  Location of any designated floodway and base flood boundary. If no floodway is designated, estimate the location of the floodway boundary per Section 6.100
	(5)  Location of any designated wetlands and/or wildlife habitat (if applicable).
	(6)  Proposed elevation in relation to mean sea level of the lowest floor (including basement) of all structures (if applicable).
	(7)  Description of the extent to which a watercourse will be altered or relocated as a result of proposed development (if applicable).
	(8)  If floodproofing is required, the proposed description and elevation of floodproofing.
	(9)  Elevation certificate. The base flood elevation shall be determined based on the applicable flood insurance study and flood profile. A copy of the flood profile with the base flood elevation identified on the flood profile shall be included with ...


	PROVISIONS FOR FLOOD HAZARD REDUCTION
	6.100  Floodway Restrictions. No development is allowed in any floodway except when the review body finds that the development will not result in any increase in flood levels during the occurrence of the 100-year flood. The finding shall be based upon...
	(1)  The development does not involve the construction of permanent or habitable structures (including fences).
	(2)  The development is a public or private park or recreational use or municipal utility use.
	(3)  The development is a water-dependent structure such as a dock, pier, bridge, or floating marina.
	For temporary storage of materials or equipment:
	(4)  The temporary storage or processing of materials will not become buoyant, flammable, hazardous explosive or otherwise potentially injurious to human, animal or plant life in times of flooding.
	(5)  The temporary storage of material or equipment are not subject to major damage by floods and is firmly anchored to prevent flotation or is readily removable from the area within the time available after flood warning.
	If a floodway boundary is not designated on an official FEMA map available to the City, the floodway boundary can be estimated from available data and new studies. Proposed development along the estimated floodway boundary shall not result in an incr...

	6.101  Alteration of a Watercourse. A Watercourse is considered altered when any changes occur within its banks, including installation of new culverts and bridges, or size modifications to existing culverts and bridges.
	(1)  No development shall diminish the flood-carrying capacity of a watercourse.
	(2)  Subject to the foregoing regulation, no person shall alter or relocate a watercourse without necessary approval from the Floodplain Administrator.
	(3)  Prior to approval, the applicant shall provide a 30-day written notice to the City, any adjacent community, the Natural Hazards Program of the Oregon Department of Land Conservation and Development, and the DSL.
	(4)  The applicant shall be responsible for ensuring necessary maintenance of the altered or relocated portion of said watercourse so that the flood carrying capacity is not diminished.

	6.110  Site Improvement, Land Division and Manufactured Home Park Standards. Site improvements, land divisions, and manufactured home parks in the Special Flood Hazard Area (100-year floodplain) shall be reviewed by the Planning Division as a part of ...
	In addition to the general review criteria for site improvements, land divisions and manufactured home parks, applications that propose actual development within the Special Flood Hazard Area shall also be subject to the following standards:
	All proposed new development and land divisions shall be consistent with the need to minimize flood damage and ensure that building sites will be reasonably safe from flooding.
	All new development and land division proposals shall have utilities and facilities such as sewer, gas, electrical, and water systems located and constructed to minimize flood damage.
	(3)  On-site waste disposal systems shall be located and constructed to avoid functional impairment, or contamination from them, during flooding.
	(4)  All development proposals shall have adequate drainage provided to reduce exposure to flood damage.
	(5)  Any lot created for development purposes must have adequate area created outside of the floodway to maintain a buildable site area meeting the minimum requirements of this Article.
	(6)  Any new public or private street providing access to a residential development shall have a roadway crown elevation not lower than one foot below the 100-year flood elevation.
	(7)  All development proposals shall show the location of the 100-year flood contour line followed by the date the flood elevation was established. When elevation data is not available, either through the Flood Insurance Study or from another authorit...
	(8)  In addition to the general review criteria applicable to manufactured home parks in Article 10, applications that propose actual development within a Special Flood Hazard Area shall include an evacuation plan indicating alternate vehicular access...

	6.111  Grading, Fill, Excavation, and Paving, A floodplain development permit is required for grading, fill, excavation, and paving in the Special Flood Hazard Area (100-year floodplain), except activities exempted in Section 6.094 of this Article. No...
	(1)  Provisions have been made to maintain adequate flood-carrying capacity of existing watercourses, including future maintenance of that capacity.
	(2)  The proposal will be approved only where adequate provisions for stormwater runoff have been made that are consistent with the Public Works Engineering standards, or as otherwise approved by the City Engineer.
	(3)  The proposal will not increase the existing velocity of flood flows so as to exceed the erosive velocity limits of soils in the flood area.
	(4)  No grading, fill, excavation, or paving will be permitted over an existing public storm drain, sanitary sewer, or water line unless it can be demonstrated to the satisfaction of the City Engineer that the proposed grading, fill, excavation, or pa...
	(5)  In areas where no floodway has been designated on the applicable FIRM, grading will not be permitted unless it is demonstrated by the applicant that the cumulative effect of the proposed grading, fill, excavation, or paving when combined with all...
	(6)  The applicant shall notify the City of Albany, any adjacent community, and the Natural Hazards Mitigation Office of the Oregon Department of Land Conservation and Development of any proposed grading, fill, excavation, or paving activity that will...
	(7)  All drainage facilities shall be designed to carry waters to the nearest practicable watercourse approved by the designee as a safe place to deposit such waters. Erosion of ground in the area of discharge shall be prevented by installation of non...
	(8)  Building pads shall have a drainage gradient of two percent toward approved drainage facilities, unless waived by the Building Official or designee.

	6.112  Continuous Storage Operations. The regulation of storage in the flood fringe focuses on long-term storage activities associated with continuous operations as defined in this Article.
	A continuous storage operation is allowed if it can be shown that:
	(1)  The materials or equipment will not be flammable, hazardous, explosive or otherwise potentially injurious to human, animal, or plant life in times of flooding; and
	(2)  The materials or equipment are not subject to major damage by flood and are firmly anchored to prevent flotation or is readily removable from the area within the time available after flood warning.

	6.113  Critical Facility Standards. Construction of new critical facilities, and additions to critical facilities built after September 29, 2010, shall be, to the maximum extent feasible, located outside the limits of the Special Flood Hazard Area (10...
	Construction of new critical facilities shall be permissible within the Special Flood Hazard Area if no feasible alternative site is available. Critical facilities constructed within the Special Flood Hazard Area shall have the lowest floor elevated ...
	(***)
	6.121  Flood Hazard Reduction Standards for Structures. All applicable flood hazard reduction measures are required and must be certified as required in 6.120 (1) and (10) above to at least meet the following standards (these standards do not apply to...
	(1)  In all structures that will not be floodproofed, as described in 6.121(2), fully enclosed areas below the lowest floor (crawl spaces, parking areas or building access) and lower than 1 foot above the 100-year flood level must meet or exceed the f...
	(a)  At least two openings, having a total net area of not less than one square inch for every square foot of enclosed area subject to flooding, shall be provided.
	(b)  The bottom of all openings shall be no higher than one foot above grade.
	(c)  Openings may be equipped with screens, louvers, or other coverings or devices, provided that they permit the automatic entry and exit of floodwaters.
	(d)  The interior grade below the BFE must not be more than two (2) feet below the lowest adjacent exterior grade.
	(e)  The height of the below-grade area, measured from the interior grade to the top of the foundation wall must not exceed four (4) feet at any point.
	(f)  There must be an adequate drainage system that removes floodwaters from the interior area. The enclosed area should be drained within a reasonable time after a flood event.
	(g)  It will be used solely for parking vehicles, limited storage, or access to the building and will never be used for human habitation.
	(h)  The property owner of the building shall sign and record on the title to the property a nonconversion agreement, guaranteeing not to improve, finish, or otherwise convert the enclosed area below the lowest floor and lower than 1-foot above the 10...

	(2)  Nonresidential construction meeting the certification requirements of 6.120 (1) and (10) can have the lowest floor and attendant utility and sanitary facilities located lower than one foot above the 100-year flood elevation if all of the followin...
	(a)  The structure is floodproofed so that areas lower than one foot above the 100-year flood level are watertight with walls substantially impermeable to the passage of water.
	(b)  The structure has structural components capable of resisting hydrostatic and hydrodynamic loads and effects of buoyancy.
	(c)  The applicant is notified that flood insurance premiums will be based on rates that are one foot below the floodproofed level.
	(d)  The applicant files a certification by a registered professional engineer or architect that the design and methods of construction are in accordance with accepted standards of practice for meeting provisions of this subsection based on their deve...
	(e)  Applicants supply a Maintenance Plan for the entire structure to include but not limited to: exterior envelope of structure; all penetrations to the exterior of the structure; all shields, gates, barriers, or components designed to provide floodp...
	(f)  Applicants supply an Emergency Action Plan (EAP) for the installation and sealing of the structure prior to a flooding event that clearly identifies what triggers the EAP and who is responsible for enacting the EAP.


	6.122  Accessory Buildings. Accessory structures in Special Flood Hazard Areas (100-year floodplain) that represent a minimal investment are exempt from the standards of ADC 6.120 and 6.121. The following standards and all other regulations that apply...
	(1)  Accessory structures shall not be used for human habitation.
	(2)  Accessory structures shall be designed to have low flood damage potential.
	(3)  Accessory structures shall be constructed and placed on the building site so as to offer the minimum resistance to the flow of floodwaters.
	(4)  Accessory structures shall be firmly anchored to prevent flotation that may result in damage to other structures.
	(5)  Service facilities such as electrical and heating equipment shall be elevated and/or floodproofed.


	WILLAMETTE RIVER GREENWAY
	6.520  Procedure. Except for land use developments and uses exempted in Section 6.530 below, an application for development approval in the Willamette River Greenway District will be approved under the Type II procedure. Approval of a Willamette River...
	(***)
	6.540  Criteria. An application for a Willamette River Greenway use development will be granted if the review body finds that the proposal conforms to the following applicable criteria:
	(1)  Lands designated on the Comprehensive Plan as Open Space are preserved and maintained in open space use.
	(2)  Significant air, water and land resources including but not limited to natural and scenic areas, viewpoints, vistas, fish and wildlife habitats, etc. in and adjacent to the Willamette River Greenway are protected, preserved, restored, or enhanced...
	(3)  Areas of annual flooding, floodplains, and wetlands are preserved in their natural state to the maximum possible extent to protect water retention, overflow, and other natural functions.
	(4)  The natural vegetative fringe along the river is maintained to the maximum extent that is practical in order to assure scenic quality, protection of wildlife, and protection from erosion.
	(5)  The harvesting of timber will be done in a manner which ensures that wildlife habitat and the natural scenic qualities of the Willamette River Greenway are maintained or will be restored.
	(6)  The proposed development, change, or intensification of use is compatible with existing uses on the site and the surrounding area and provides the maximum possible landscaped area, open space, or vegetation between the activity and the river.
	(7)  Extraction of aggregate deposits shall be conducted in a manner designed to minimize adverse effects on water quality, fish and wildlife, vegetation, bank stabilization, stream flow, visual quality, noise and safety, and necessary reclamation wil...
	(8)  Any public recreational use of facility will be developed, maintained, and operated in such a way as to minimize adverse effects on adjacent properties.
	(9)  Building setbacks from the floodway line shall be determined by the setback and height plane as defined in Sections 5.200 and 5.205 of this Code.
	(10)  Public access will be provided to and along the Willamette River by appropriate legal means for all development in conformance with plans approved by the City.

	(***)


	ARTICLE 8  DESIGN STANDARDS
	MULTIPLE-FAMILY DEVELOPMENT
	8.200  Purpose. These sections are intended to set standards for quality designs in new multiple-family developments. Good design results when buildings are visually compatible with one another and adjacent neighborhoods and contribute to a residentia...
	8.205  Applicability.
	(1)  Except as specified in ADC Section 8.110(2), the standards of ADC Sections 8.220 through 8.300 apply to the development of new Multiple Family residential buildings (accessory buildings are exempt).
	(2)  The standards of ADC Sections 8.220 through 8.300 apply to new buildings with Units Above or Attached to a Business (see ADC Section 22.310) as follows:
	(a)  Dwelling units located on the first story facing a street line are subject to all standards in this section that apply within the relevant zoning district.
	(b)  In addition, certain standards are applicable to the development of units above or behind a business, where noted.

	(3)  Except as required to meet building code, fire code, or other regulations, expansions, and modifications to existing buildings and sites must not decrease conformance with these standards.
	(4)  Unless otherwise specified, these standards apply in all zoning districts.

	(***)
	8.220  Recreation and Open Space Areas. In all new multiple family developments, a portion of the land not covered by buildings and parking shall be of adequate size and shape and in the proper location to be functional for outdoor recreation and rela...
	(1)  Common Space. For projects of 10 or more units, common open space shall be required at a ratio of 0.25 square feet for each 1.0 square feet of living space. In lieu of the common space standards below, new construction of ten or more units in the...
	(a)  Areas designated as common space shall be at least 500 square feet in size with no horizontal dimension less than 20 feet. The space shall be functional or protect natural features, and shall include one or more of the following types of uses:
	•  swimming pools, spas, and adjacent patios and decks
	•  developed and equipped adult recreation areas
	•  sports courts (tennis, handball, volleyball, etc.)
	•  community centers
	•  food and ornamental gardens
	•  lawn, deck or hard surface areas in which user amenities such as trees, shrubs, pathways, covered picnic tables, benches, and drinking fountains have been placed
	•  natural areas
	(b)  Developments shall provide a mix of passive and active recreational uses from the above list if the open space can accommodate more than one use.
	(c)  Indoor or covered recreational space may count towards 50 percent of the common open space requirement.
	(d)  No more than 20 percent of the common space requirement shall be on land with slopes greater than 20 percent.
	(e)  Areas Excluded. Streets and parking areas, including areas required to satisfy parking lot landscape standards, shall not be applied toward the minimum usable open space requirement. Required setback areas may be applied toward the minimum usable...
	(f)  Designated on Site Plan. Areas provided to satisfy the minimum common space requirement shall be so designated on the development site plan and shall be reserved as common space. Adult recreation areas shall not be allowed in any required setback...
	(g)  Open Space and Recreation Area Credit. A credit, not to exceed 25 percent of the common space requirements, may be granted if there is direct access by a pedestrian path, not exceeding 1/4 mile, from the proposed multiple-family developments to a...
	(h)  Approved vegetated post-construction stormwater quality facilities are allowed in common open space areas.

	(2)  Children’s Play Areas. Multiple family developments larger than ten units (excluding one-bedroom and studio units) shall designate one or more children’s play areas. Developments located in the CB, HD, DMU, LE, WF, and MUR zoning districts are ex...
	(a)  Children’s play areas shall be placed within 300 feet of the units they are intended to serve. More than one play area may be needed in larger developments.
	(b)  No horizontal dimension of a children’s play area shall be less than 20 feet.
	(c)  Placement of children’s play areas shall not be allowed in any required setback and shall be centrally located.
	(d)  Children’s play areas may be part of the common open space area but do not count toward the use requirement as outlined in Section 8.220(1)(a).


	(***)
	8.230  Private Open Space. In all newly constructed multiple family developments except in the CB, HD, DMU, WF, and LE zoning district and assisted-living and nursing home developments, private open space shall be provided as follows:
	(1)  At-Grade Dwellings. Dwellings located at finished grade, or within five feet of finished grade, shall provide at least 96 square feet of private open space per unit, with no dimension less than eight feet. Private open space for at-grade dwelling...
	(2)  Above-Grade Dwellings. Dwellings located more than five feet from finished grade shall provide a minimum of 80 square feet of private open space per dwelling unit (such as a yard, deck or porch), with no dimension less than six feet. Private open...
	(3)  Access to Private Open Space. All private open space shall be directly accessible from the dwelling unit through a doorway.
	(4)  Privacy Requirements. Private open space, excluding front porches, shall be physically and visually separated from common open space.

	8.240  Maximum Setbacks for Street Orientation. In all zoning districts except HD, CB, DMU, and WF, new multiple family developments shall meet the following maximum setback standards. New multiple-family development in the HD, CB, DMU and WF zoning d...
	(1)  On sites with 100 feet or more of frontage on a collector or local public street, at least 50 percent of the site width shall be occupied by a building(s) placed no further than 25 feet from the front lot line. See Figure 8-6, Building A.
	(2)  On sites with less than 100 feet of frontage on a collector or local public street, at least 40 percent of the site width shall be occupied by a building(s) placed no further than 25 feet from the front lot line. See Figure 8-6, Building B.
	(3)  As used in these standards, “site width” does not include significant natural resources as mapped by the City, delineated wetlands, slopes greater than 20 percent, recorded easements, required fire lanes and other similar non-buildable areas as d...

	8.250  Functional Design and Building Details. These standards are intended to promote functional design and building details in new construction that contribute to a high-quality living environment for residents and enhance compatibility with the nei...
	(1)  The design of new buildings shall avoid long, flat, uninterrupted walls or roof planes. Changes in wall plane and height, and the inclusion of elements such as balconies, porches, arbors, dormers, gables and other human-scale design elements such...
	(2)  Buildings shall be massed so individual units or the common main entrance is clearly identifiable from the private or public street that provides access unless the units are located on upper floors above non-residential uses.
	(3)  Stairways shall be incorporated into the building design. External stairways, when necessary, should be recessed into the building, sided using the same siding materials as the building, or otherwise incorporated into the building architecture.
	(4)  Building facades shall be broken up to give the appearance of a collection of smaller buildings.

	(***)
	8.260  Building Orientation and Entries. These standards are intended to promote building and site design that contributes positively to a sense of neighborhood and to the overall streetscape by carefully relating building mass, entries, and yards to ...
	(1)  As many of the dwelling unit entries as possible shall face public local residential streets and along the internal street system of larger scale developments. Internal units may face a courtyard or plaza, but not a parking lot. The use of front ...
	(2)  Building entries and entries to individual units shall be clearly defined, visible for safety purposes, and easily accessible. Arches, gateways, entry courts, and awnings are encouraged to shelter entries.
	(3)  Individual entries are encouraged; the use of long access balconies and/or corridors that are monotonous and impersonal are discouraged.
	(4)  The primary entrance(s) of ground floor units of residential building(s) located within 25 feet of a local street may face the street. Primary entrances may provide access to individual units, clusters of units, courtyard dwellings, or common lob...
	•  On corner lots, the main building entrance(s) may face either of the streets or be oriented to the corner.
	•  For buildings that have more than one entrance serving multiple units, only one entrance must meet this requirement.


	8.270  Transition to Lower Density Uses. The following design standards shall be incorporated into the design of multiple-family housing to create transitions between multiple-family developments and nearby, lower-density residential development, in o...
	(1)  When abutting single-family homes, buildings shall be set back at least one foot for each foot in building height from the property line. Building height is measured from the average grade to the top of the wall facing the property line or to the...
	(2)  Smaller-scale buildings should be sited in the area immediately adjacent to single-family zoning districts, and larger-scale buildings sited at the interior of the development or adjacent to other multiple-family developments.
	(3)  Parking and maneuvering areas, driveways, active recreation areas, loading areas and dumpsters should not be located between multiple family buildings and abutting single-family homes.

	8.280  Pedestrian Connections. Pedestrian circulation systems shall be designed to provide clear and identifiable connections within the multiple-family development and to adjacent uses and public streets/sidewalks.
	(1)  Each multiple-family development shall contain an internal pedestrian circulation system that makes clear, easily identifiable and safe connections between individual units and parking and shared open space areas. All pedestrian ways shall comply...
	(2)  The pedestrian circulation system shall be designed to provide safe crossings of streets and driveways. Reflective striping should be used at crossings to emphasize the crossing under low light and inclement weather conditions.
	(3)  Safe, convenient, and attractive pedestrian connections shall be provided between the multiple-family development and adjacent uses such as parks, schools, retail areas, bus stops, and other pedestrian ways. Connections shall be made to all adjac...

	8.290  Vehicle Circulation System. On-site circulation shall be clearly identifiable, safe, pedestrian-friendly and interconnected. Development in the HD, DMU, CB and WF zoning districts on sites under three acres is exempt from these standards.
	(1)  Internal vehicle circulation system of a multiple-family development shall be a continuation of the adjacent public street pattern wherever possible and promote street connectivity. Elements of the public street system that shall be emphasized in...
	(2)  The vehicle circulation system and building pattern shall mimic a traditional local street network and break the development into numerous smaller blocks with all of the public street system elements highlighted above. Private streets are accepta...
	(3)  The streets that form the primary internal circulation system may include parallel parking and accessways to parking bays or courts but should not be lined with head-in parking spaces.
	(4)  Interior roadways shall be designed to slow traffic speeds. This can be achieved by meandering the roadway, keeping road widths to a minimum, allowing parallel parking, and planting street trees to visually narrow the road.

	8.300  Parking. Multiple-family development shall provide attractive street frontages and visual compatibility with neighborhoods by minimizing the placement of parking lots along public streets. See Article 9 for additional parking lot standards. The...
	(1)  Parking lots, carports, and garages shall not be sited between multiple-family buildings and the public local street unless site size and configuration make this impossible. Where available, private access to parking is encouraged.
	(2)  Parking areas shall be broken into numerous small parking bays and landscaped to minimize their visual impact. Large, uninterrupted rows of parking are prohibited. Required parking must be located within 100 feet of the building entrance for each...



	ARTICLE 9  ON-SITE DEVELOPMENT AND ENVIRONMENTAL STANDARDS
	OFF-STREET PARKING
	9.020  Space Requirements. Off-street parking and loading must be provided for all development in the amounts indicated in the table below subject to any applicable reductions permitted in this Article. All required parking must be developed in accord...
	(1)  Calculating Floor Area for Parking. The area measured is the combined floor area of each level of a building exclusive of vent shafts, courtyards, stairwells, elevator shafts, restrooms, storage rooms and rooms designed and used for the purpose o...
	(2)  Employees. The number of employees shall include those working on the premises, plus proprietors, during the largest shift at peak season.
	(3)  Fractional Space Requirements shall be counted to the nearest whole space; half spaces will be rounded up.
	(4)  Unspecified Uses and Alternative Standards. When a use is not specifically listed in Table 9-1: Parking Requirements, the Director will determine if the use is similar to a listed use in terms of parking needs. When a use is not similar to a use ...
	(5)  Off-street parking for one use shall not be considered as providing parking facilities for any other use except through the provisions of Section 9.080, Joint Use of Parking Facilities.
	(6)  Downtown Assessment District. Parking spaces are not required for uses located within the Downtown Off-Street Assessment District as established by separate ordinance. (A map of the district is located at the end of this Article as Figure 9-2.) H...
	(7)  Maximum Parking in the ES, Elm Street Medical District. Parking provided with new development in the ES zone shall be only the minimum required. No additional off-street parking will be allowed for development in this district.
	(8)  Site Plan Review may be required for new parking areas or expansions to existing parking areas unless specified in Section 2.430.
	(9)  Temporary uses of less than 120 days, as defined in AMC Chapter 5.10 Transient and Itinerant Merchants and Vendors, are not required to meet the standards in this section.

	(***)
	9.090  Parking Plan. A parking plan, drawn to scale, must accompany land use applications. Depending on the nature and magnitude of the development, it may be possible to show the needed parking information on the site plan (See Section 8.120). The pl...
	(1)  Delineation of individual parking spaces, including handicapped parking spaces.
	(2)  Loading areas and docks.
	(3)  Circulation area necessary to serve spaces.
	(4)  Location of bicycle and motorcycle parking areas.
	(5)  Access to streets, alleys, and properties to be served.
	(6)  Curb cuts.
	(7)  Type of landscaping, fencing or other screening materials.
	(8)  Abutting land uses.
	(9)  Grading, drainage, post-construction stormwater quality facilities, surfacing, and subgrading details.
	(10)  Location of lighting fixtures.
	(11)  Delineation of all structures and obstacles to circulation on the site.
	(12)  Specifications of signs and bumper guards.
	(13)  Location of planter bays when required.
	(14)  Proposed number of employees and amount of floor area applicable to the parking requirements for the proposed use.

	9.120  Parking Area Improvement Standards. All public or private parking areas, loading areas and outdoor vehicle sales areas must be improved based on the following standards:
	(1)  General. All parking spaces must be improved in accordance with these standards and available for use at the time of project completion.
	(2)  Other Requirements. All parking areas shall conform to the setback, clear vision, landscaping, and buffering/screening provisions of this Code.
	(3)  Surfacing. All required parking, including travel aisles and access, shall have a durable, dust-free surface of asphalt, cement concrete, or other materials approved by the Director. Parking lot surfacing shall not encroach upon the public right-...
	(4)  Drainage. All parking lots must provide a drainage system to dispose of the runoff generated by the impervious surface. Post-construction stormwater quality facilities are required per Title 12 of the Albany Municipal Code when applicable. Provis...
	(5)  Perimeter Curb. Perimeter curbing is required for protection of landscaped areas and pedestrian walkways, and to prevent runoff onto adjacent properties. All parking areas except those required in conjunction with a single- or two-family dwelling...
	(6)  Wheel Bumper. All parking stalls fronting a sidewalk, alleyway, street or property line, except for those required in conjunction with a single- or two-family dwelling, shall provide a secured wheel bumper at least six inches high and at least si...
	(7)  Turnaround. Except for single-family and duplex dwellings, groups of more than two parking spaces must be located and served by an aisle or turnaround so that their use will require no backing movements or other maneuvering in a street right-of-w...
	(8)  Striping. Lots containing more than two parking spaces must have all required spaces permanently and clearly striped. Stripes must be at least four inches wide. When motorcycle parking, compact, or handicapped parking spaces are provided, they sh...
	(9)  Connecting to Adjacent Parking Areas. Where an existing or proposed parking area is adjacent to a developed or undeveloped site within the same zoning district, any modifications to the parking areas must be designed to connect to the existing or...
	(10)  Parking Lot Landscaping. Parking lots shall be landscaped according to the standards in Section 9.150.
	(11)  Compact Car Parking. No more than 40 percent of parking spaces provided may be designated for compact cars. Compact spaces must be signed and/or the space painted with the words “Compact Car Only.”
	(12)  Parking Accessible to the Disabled. All parking areas must provide accessible parking spaces in conformance with the Oregon Structural Specialty Code.
	(13)  Bicycle Parking. Bicycle parking space requirements are as follows:
	(a)  For multiple-family dwellings (three or more units) and units above or attached to a business – one space per four units.
	(***)
	Bicycle parking spaces shall meet the following standards:
	(e)  Required spaces should be visible and not hidden, and must be located as near as possible to building entrances used by automobile occupants. Within the HD, CB, CMU, and WF zoning districts, bicycle parking may be located on a public sidewalk wit...
	(f)  Each required bicycle parking space must have a parking rack securely fastened to the ground. Parking racks must support each bicycle at a minimum of two points, including at least one point on the frame, and must allow the frame and at least one...
	(g)  Bicycle parking areas must provide at least three feet of clearance around all three sides of a fully-loaded bicycle rack and have an overhead clearance of at least seven feet.
	(h)  At least one-half of required bicycle parking spaces must be sheltered. Spaces must be protected from precipitation by a roof overhang or a separate roof at least seven feet tall. Bicycle parking spaces within roofed buildings and bike lockers ar...

	(14)  Lighting. Any lights provided to illuminate any public or private parking area or vehicle sales area must be arranged to reflect the light away from any abutting or adjacent properties.
	(15)  Pedestrian Access. Walkways and accessways shall be provided in all new off-street parking lots and additions to connect sidewalks adjacent to new development to the entrances of new buildings. All new public walkways and handicapped accessible ...
	(16)  When employee parking is designated in new developments, parking for carpools and vanpools shall be provided and located near the employee entrances to buildings.

	(***)
	9.130  Off-Street Parking Lot Design. All off-street parking lots must be designed in accordance with City standards for stalls and aisles as set forth in Table 9-2: Parking Lot Design and supplemental drawings. Stall dimensions are measured from insi...
	(1)  Compact spaces shall be at least 8 feet wide by 16 feet long.
	(2)  Accessible spaces shall be a minimum of 9 feet wide and 17 feet long and designed in accordance with the Oregon Structural Specialty Code (OSSC). An adjacent access aisle must be provided that is at least eight feet wide and 17 feet long for a va...
	(3)  Stall Width. Long-term parking spaces must be at least 8.5 feet wide. Parking stalls for grocery stores or adjacent to planter islands must be at least 9.5 feet wide.
	(4)  Minimum Aisle Widths. Aisles for two-way traffic and emergency vehicle operations must be at least 24 feet wide. One-way aisles and one-way emergency vehicle access must be at least 20 feet wide.
	(5)  The design of driveways and on-site maneuvering and loading areas for commercial and industrial developments shall include 20 feet of storage length for entering and exiting vehicles, in order to prevent vehicles from backing into the flow of tra...


	LANDSCAPING
	9.140  General Requirements. Landscaping requirements by type of use are listed below:
	(1)  Landscaping Required – Residential. All front setbacks (exclusive of accessways and other permitted intrusions) must be landscaped or have landscaping guaranteed in accordance with ADC 9.190 before an occupancy permit will be issued or final buil...
	(a)  One tree at least six feet tall.
	(b)  Four one-gallon shrubs or accent plants.
	(c)  The remaining area treated with attractive ground cover (e.g., lawn, bark, rock, ivy, and evergreen shrubs).

	(***)

	9.150  Parking Lot Landscaping. The purpose of landscaping in parking lots is to provide shade, reduce stormwater runoff, and direct traffic. Incorporation of approved vegetated post-construction stormwater quality facilities in landscaped areas is en...
	(1)  Planter Bays. Parking areas shall be divided into bays of not more than 12 parking spaces. At both ends of each parking bay, there shall be curbed planters at least five feet wide, excluding the curb. Gaps in the curb may be allowed for connectio...
	(2)  Entryway Landscaping. Both sides of a parking lot entrance shall be bordered by a minimum five-foot-wide landscape planter strip meeting the same landscaping provisions as planter bays, except that no sight-obscuring trees or shrubs are permitted.
	(3)  Parking Space Buffers. Parking areas shall be separated from the exterior wall of a structure by pedestrian walkways or loading areas or by a five-foot strip of landscaping materials.
	(4)  Alternate Plan. An alternate plan may be submitted that provides landscaping of at least five percent of the total parking area exclusive of required landscaped yard areas and that separates parking areas of more than 100 spaces into clusters div...
	(***)

	9.160  Irrigation of Required Landscaping. All required landscaped areas must be provided with an irrigation system unless a licensed landscape architect, landscape construction professional, or certified nurseryman submits written verification that t...
	9.170  Identification of Existing Trees. In all proposed developments, existing trees over 25 inches in circumference (8 inches in diameter) as measured 4.5 feet above mean ground level from the base of the trunk shall be noted on all development plan...
	9.180  Landscape Plans. With the exceptions noted below, all development applications involving buildings and parking areas must include landscape plans. The following uses are required to meet the landscaping requirements of this code but are not req...
	(1)  Single-family dwellings, duplexes, and triplexes.
	(2)  Accessory buildings.
	(3)  Changes internal to an existing structure.
	(4)  Building additions involving less than 500 square feet.

	(***)

	TREE PROTECTION
	9.207  Applicability. Site Plan Review approval is required for the felling of 5 or more trees larger than 25 inches in circumference (approximately 8 inches in diameter) on a lot or property in contiguous single ownership in excess of 20,000 square f...
	The following activities are exempt from site plan review if they meet the applicable requirements of the Significant Natural Resource overlay districts in Article 6:
	(1)  The action of any City official or of any public utility necessary to remove or alleviate an immediate danger to life or property; to restore utility service or to reopen a public street to traffic.
	(2)  Felling of any tree that is defined as a nuisance under the Albany Municipal Code.
	(3)  Any felling necessary to maintain streets or public or private utilities within a public right-of-way or utility easement provided the Tree Commission or City Forester approved the proposed tree felling.
	(4)  Felling of trees planted as Christmas trees.
	(5)  Felling of trees on property under a Forest Stewardship Plan approved by the Oregon Department of Forestry.

	9.208  Tree Felling Criteria. The following review criteria replace the Site Plan Review criteria found elsewhere in this code for the purpose of reviewing tree felling. A Site Plan Review for tree felling will be processed as a Type I-L land use deci...
	(1)  The Community Development Director or his/her designee shall approve a Site Plan Review for tree felling when the applicant demonstrates that the felling of the tree(s) is warranted because of the condition of the tree(s) with respect to disease,...
	(2)  For property where a site plan review, conditional use or land division application has been approved or is currently under review, the Community Development Director, City Forester, or his/her designee shall approve site plan review when the app...
	(a)  It is necessary to fell tree(s) in order to construct proposed improvements in accordance with an approved site plan review or conditional use review, or to otherwise utilize the applicant’s property in a manner consistent with its zoning, this c...
	(b)  The proposed felling is consistent with State standards, City ordinances, and the proposed felling does not negatively impact the environmental quality of the area, including but not limited to: the protection of nearby trees and windbreaks; wild...
	(c)  The uniqueness, size, maturity, structure, and historic value of the trees have been considered and all other options for tree preservation have been exhausted. The Director may require that trees determined to be unique in species, size, maturit...
	(d)  Tree felling in Significant Natural Resource Overlay Districts meets the applicable requirements in Article 6.

	(3)  For property where tree felling has not been approved as part of a site plan review, conditional use, or land division application, the Community Development Director or his/her designee shall approve a tree felling permit, if the review criteria...
	(a)  Trees shall be retained in significantly large areas and dense stands so as to ensure against wind throw.
	(b)  Wooded areas that will likely provide an attractive on-site amenity to occupants of future developments shall be retained.
	(c)  Wooded areas associated with natural drainage ways and water areas will be maintained to preserve riparian habitat and minimize erosion. The wooded area to be retained shall be at least 10 feet in width or as required elsewhere in this Code.
	(d)  Wooded areas along ridges and hilltops will be retained for their scenic and wildlife value.
	(e)  Tree felling on developable areas will be avoided to retain the wooded character of future building sites and so preserve housing and design options for future City residents.
	(f)  Wooded areas along property lines shall be retained at a minimum width of ten feet to provide buffers from adjacent properties.
	(g)  The plan for tree felling shall be consistent with the preservation of the site’s future development potential and zoning.

	(4)  The Director may attach conditions to the approval of the tree felling permit to ensure the replacement of trees and landscape or otherwise reduce the effects of the felling, and may require an improvement assurance to ensure all conditions are m...
	(5)  Precautions shall be made to protect residual trees and tree roots from damaging agents during and after the removal process. The following tree protection specifications should be followed to the maximum extent feasible for all projects with pro...
	(a)  Within the drip line of any protected existing tree, there shall be no cut or fill over a four-inch depth unless a qualified arborist or forester has evaluated and approved the disturbance.
	(b)  Prior to and during construction, an orange fence shall be erected around all protected existing trees that is a minimum of 4 feet tall, secured with metal T-posts, no closer than six feet from the trunk or within the drip line, whichever is grea...
	(c)  During the construction stage of development, the applicant shall prevent the cleaning of equipment or material or the storage and disposal of waste material such as paints, oils, solvents, asphalt, concrete, motor oil, or any other material harm...
	(d)  No damaging attachment, wires, signs or permits may be fastened to any protected tree.
	(e)  Large property areas containing protected trees and separated from construction or land clearing areas, road rights-of-way and utility easements may be “ribboned off,” rather than erecting protective fencing around each tree as required in subsec...
	(f)  The installation of utilities, irrigation lines or any underground fixture requiring excavation deeper than six inches shall be accomplished by boring under the root system of protected existing trees at a minimum depth of 24 inches. The auger di...



	BUFFERING AND SCREENING
	9.210  General Requirements/Matrix. In order to reduce the impacts on adjacent uses of a different type, buffering and screening are required in accordance with the matrix that follows Section 9.300. The property owner of each proposed development is ...
	(***)
	9.230  Occupancy. A buffer area may only be occupied by utilities, screening, sidewalks, bikeways, landscaping, and approved vegetated post-construction stormwater quality facilities. No buildings, access ways or parking areas are allowed in a buffer ...
	9.240  Buffering. The minimum improvements within a buffer area consist of the following:
	(1)  At least one row of trees. These trees will be not less than ten feet high at the time of planting for deciduous trees and spaced not more than 30 feet apart and five feet high at the time of planting for evergreen trees and spaced not more than ...
	(2)  At least five five-gallon shrubs or ten one-gallon shrubs for each 1,000 square feet of required buffer area.
	(3)  The remaining area treated with attractive ground cover (e.g., lawn, bark, rock, ivy, evergreen shrubs).

	9.250  Screening. Where screening is required or provided, the following standards apply in addition to conditions (1) and (3) above:
	(1)  One row of evergreen shrubs that will grow to form a continuous hedge at least four feet tall within two years of planting, or
	(2)  A fence or masonry wall at least five feet tall constructed to provide a uniform sight-obscuring screen, or
	(3)  An earth berm combined with evergreen plantings or a fence that forms a sight and noise buffer at least six feet tall within two years of installation.

	9.260  Clear Vision. Buffering and screening provisions are superseded by the clear vision requirements of Section 12.180 and by the fence and wall height restrictions of the zone when applicable.
	9.270  Landscape Plan. In lieu of these standards a detailed landscape plan, which provides the same degree of desired buffering utilizing alternative designs, may be submitted for approval.


	ARTICLE 12  PUBLIC IMPROVEMENTS
	STREETS
	12.060  General Provisions. No development may occur unless it has frontage on or approved access to a public street currently open to traffic. A currently non-open public right-of-way may be opened by improving it to City standards.
	Streets shall be connected to reduce travel distance, provide multiple travel routes, and promote the use of alternative modes. Street patterns have a greater long-range effect on land use patterns, than do parcel patterns or building location.
	Streets (including alleys) within and adjacent to a development shall be improved in accordance with the standards in this Article. In addition, any new street or additional street width planned as a portion of an approved street plan shall be dedica...
	When the City Engineer determines that a required street improvement would not be timely, the City Engineer may accept a Petition for Improvement/Waiver of Remonstrance for a future assessment district.
	The City Engineer may approve adjustments to the required street right-of-way and planter widths when necessary to accommodate approved street-side post-construction stormwater quality facilities.
	12.070  Creation of Streets. Streets are usually created by approval of a subdivision or partition plat. However, the City Council may also approve creation of a street by acceptance of a deed. If creating a street unintentionally results in a land pa...
	(***)
	12.100  Access to Public Streets. With the exceptions noted in Section 1.070, the location and improvement of an access point onto a public street shall be included in the review of a development proposal. In addition, the following specific requireme...
	(1)  Approaches and driveways to City streets and alleys must be paved and constructed in accordance with the Standard Construction Specifications. Driveways serving more than one property shall be paved the full length of the shared portion.
	(2)  Driveways for single- and two-family dwellings must have a minimum width of 10 feet and a maximum width of 24 feet (not to exceed the width of the driveway curb cut) and minimum separation of 5 feet.
	Up to four multiple-family units that front on a public street may have separate driveways. The driveways shall meet the same standards as for single- and two-family dwellings.
	Driveways for all other uses must have widths of 12-16 feet for one-lane (one-way) driveways, 24-32 feet for two-lane driveways, and 36 feet for three-lane driveways. Three-lane driveways must have designated lanes and turning movements. Industrial d...
	(3)  All driveways must be located as far as practical from a street intersection, and in no instance shall the distance from an intersection be less than the following, as measured from the nearest curb return radius:
	Arterial Street 4 0 feet
	Collector Street  20 feet
	Local Street  10 feet
	At intersections with bulbouts or post-construction stormwater quality curb extensions incorporated into the curb return the measurement will be made from the nearest curb return radius. When different classes of streets intersect, the distance requi...
	(4)  The location, width, and number of accesses to a public street may be limited for developments that are subject to site plan review. All development that proposes access to an arterial street is subject to site plan review and the design requirem...
	(5)  Access points to a public street shall be the minimum necessary to provide reasonable access while not inhibiting the safe circulation and carrying capacity of the street.
	(6)  Properties with frontage on more than one street may be restricted to access on the street(s) of a lower classification through site plan, land division, or other review procedures.
	(7)  A common access point at a property line is encouraged and may be required in order to reduce the number of access points to streets. Construction of common access points must be preceded by recording of joint access and maintenance easements.
	(8)  With the exception of single-family residential development, approach grades must not exceed 10 percent slope within 20 feet of a public street. Driveways for single-family residential development shall comply with applicable fire and building co...
	(9)  Access to designated state highways is subject to the provisions of this Article in addition to requirements of the State Highway Division and State Department of Transportation. When regulations of the City and State conflict, the more restricti...
	(10)  For developments on property larger than five acres in contiguous ownership fronting on an arterial street or limited access highway, a frontage road may be required in order to provide a single access determined by the review body to be the mos...
	(11)  When access is allowed on an arterial street, efforts shall be made to locate it adjacent to the interior property line where it could be shared by the adjacent property.

	12.110  Street Location, Width and Grade. The location, width, and grade of all streets must conform to any approved transportation master plan or recorded subdivision plat. When location of a street is not shown in an approved street plan, the arrang...
	In addition, new streets may be required to be located where the City Engineer determines that additional access is needed to relieve or avoid access deficiencies on adjacent or nearby properties. In determining the location of new streets in a devel...
	(***)
	12.122  Local Residential Streets. There are two classes of local streets, based on projected traffic volumes. The applicant is responsible for demonstrating that each proposed street is designed for the appropriate traffic volume.
	Locating approved street-side post-construction stormwater quality facilities in the landscape strip is encouraged. To accommodate the facilities, the City Engineer may approve isolated reductions in roadway width for curb extensions and larger lands...
	(1)  Minor Local Streets. The minor local street design is intended to be the predominant street type in residential neighborhoods. A minor local street will have fewer than 1,000 average trips per day (ADT) when all future street connections are made...
	(2)  Network Local Streets. A network local street will have more than 1,000 ADT. The standard design is a 32-foot-wide paved surface with curb and gutter, a 6-foot landscape strip, and a 5-foot sidewalk on each side within a 56-foot right-of-way. A p...
	(4)  Residential Street Design for Constrained Sites. Natural features may constrain the standard local street design. Examples of such natural features include floodplains, steep slopes, drainageways, wetlands, riparian corridors, and tree groves. Th...

	12.140  Additional Rights-of-Way. A development project requiring land use approval is required to dedicate additional right-of-way if an existing street abutting or within the development does not meet the widths designated in Section 12.120. This pr...
	12.150  Future Extensions of Streets. When it is necessary to give access to or permit a future division of adjoining land, streets shall be extended to the adjoining tract. A barricade at the end of the street shall be installed and paid for by the p...
	12.160  Street Alignment. As far as practical, streets shall be dedicated and constructed in alignment with existing streets. Arterial and collector streets shall have continuous alignments without offset or staggered intersections. In no case shall s...
	12.170  Intersections. Streets must intersect as nearly as possible at right angles. Proposed intersection of two streets at an acute angle of less than 75 degrees is not allowed. An oblique street should be curved approaching an intersection to provi...
	12.180  Clear Vision Area. A clear vision area must be maintained at each access to a public street and on each corner of property at the intersection of two streets or a street and a railroad. No fence, wall, hedge, sign, or other planting or structu...
	(1)  The clear vision area provisions do not apply to the following:
	(a)  a public utility pole,
	(b)  a tree trimmed (to the trunk) to a line at least eight feet above the level of the intersection,
	(c)  another plant species of open growth habit that is not planted in the form of a hedge and that is planted and trimmed to leave at all seasons a clear and unobstructed cross-view,
	(d)  a supporting member or appurtenance to a permanent building lawfully existing on the date this standard becomes effective,
	(e)  an official warning sign or signal,
	(f)  the post section of a pole sign when there are no more than two posts and any post is less than eight inches in diameter, and
	(g)  existing or new buildings that meet the minimum setbacks.

	(2)  A clear vision area consists of a triangular area
	(a)  For residential local streets and driveways, two sides of the clear vision area are lot lines or a driveway for a distance specified in Table 12-4 below, with a third line running diagonally across the non-intersecting ends of the two sides (see ...


	(***)
	12.200  Street Abutting New Development. Sections of existing streets that directly abut a new development and do not meet City standards shall be constructed to City standards. The City Engineer may approve construction of a partial-width street, pro...
	A future improvement assurance, as described in Section 12.600, may be accepted by the City when the City Engineer determines that the street improvement would not be timely.
	(***)

	SIDEWALKS
	12.290  Requirement. All development for which land use applications are required by Section 1.060 must include sidewalks adjacent to public streets. This requirement also applies to new single-family houses and duplexes if they are located on arteria...
	Sidewalks shall be built when arterial and collector streets are constructed and at the discretion of the City Engineer during their reconstruction. This provision shall also apply to local streets that serve commercial and multi-family development. ...
	(***)

	BIKEWAYS
	12.330  Master Bikeways Plan. The City’s adopted Master Bikeways Plan is in the Comprehensive Plan.
	12.340  Provisions for Bikeways. Developments adjoining or containing proposed bikeways identified on the adopted Master Bikeways Plan shall include provisions for the future extension of such bikeways. Land use approvals issued for planned developmen...
	In the case of arterial or collector streets, bike lanes shall be built during their construction, and considered during their reconstruction. This provision shall also apply to local streets in other than single-family residential developments.

	WATER
	12.410  When Public Water is Available. All new development, including a single-family residence, must extend and connect to the public water system when service is available within 150 feet of the property. Fire hydrants, mains, and related appurtena...

	SANITARY SEWERS
	12.470  When Public Sewer is Available. All new development must extend and connect to the public sewer system when service is available within 300 feet of the property.
	(***)
	12.490  Extension Along Property Frontage and Within Interior. Sewer collection mains must be extended along the full length of the property's frontage along the right-of-way or to a point identified by the City Engineer as necessary to accommodate li...
	12.500  Sewer Plan Approval. Preliminary sewer plans and systems must be submitted to the City Engineer as part of the tentative plat or Site Plan Review application. These plans must provide enough information to enable the City Engineer to determine...

	STORM DRAINAGE
	12.535  Storm Drainage Plan Approval. Preliminary storm drainage management plans and systems must be submitted to the City Engineer as part of the Tentative Plat or Site Plan Review application. These plans must provide enough information to enable t...
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	CITY OF ALBANY DEVELOPMENT CODE
	ARTICLE 1  ADMINISTRATION AND PROCEDURES
	APPLICATION PROCEDURES
	1.226  Modification of Approved Site Plan Review and Conditional Use Applications. When a property owner wants to make changes to the approved plans and the approval has not expired, the following procedures shall be used to review the proposed modifi...
	(1)  Definitions: When “property owner” is used here, it means the property owner, or the property owner’s authorized agent. When “site plan” is used here, it means the site plan approved through either a Site Plan Review application or review of a Co...
	(2)  The property owner must submit an application to modify the approved site plan that identifies the areas of the plan or approval proposed to be modified. The application fee will be determined by the Director and will be based on the scope of the...
	(3)  The review body shall be the same one that granted the final approval for which modification is sought. The same procedures shall be used as for the original approval. The Development Code regulations in effect at the time the application for mo...
	(4)  Only the area proposed to be modified will be reviewed.
	(5)  A modification shall not be filed:
	(a)  as a substitute for an appeal, or
	(b)  to seek the reduction or elimination of a condition of approval for infrastructure requirements, or
	(c)  to provide a new timeline for appealing a previously-accepted infrastructure obligation, or
	(d)  to apply for a substantially new proposal, or
	(e)  if it would have significant additional impacts on surrounding properties. If any of the above conditions exist, a new application must be submitted.

	(6)  The modified plan must compensate for any negative effects caused by the requested changes from approved plans such that the intent of the original approval is still met.
	(7)  The modification(s) shall be consistent with the approved site plan. If the review body determines that the modified site plan meets the standards in 1.226 (6) and is consistent with the original approval as outlined in 1.226 (8), a modification ...
	(8)  The review body’s determination on consistency shall be based on a comparison of the approved site plan and the modified site plan, taking into account:
	(a)  The land use category;
	(b)  The size and scale of the proposed building(s);
	(c)  Traffic and other off-site impacts;
	(d)  Compatibility with surrounding development;
	(e)  Capacity of available infrastructure; and
	(f)  Unusual obstacles and opportunities associated with the property. The modified site plan will be found to be consistent with the approved site plan if the review body determines that there are no greater adverse impacts, or, if additional adverse...

	(9)  Conditions of approval:
	(a)  When reviewing a modified site plan that has different impacts than the approved site plan, the decision-maker may modify conditions or impose new ones. Only conditions related to the impact of the modified site plan may be imposed on the modifie...
	(b)  The original conditions of approval imposed for the approved site plan may remain in effect or be increased as necessary to address additional impact. Conditions related to improving existing infrastructure or building new infrastructure (such as...

	(10)  The property owner may choose to either accept approval of the modified site plan or to retain the original approval. If the property owner accepts approval of the modified site plan and any conditions that may be imposed, the property owner mus...
	(11)  When first granted, a site plan or conditional use approval is valid for three years [ADC 1.080]. When a modified site plan is approved and accepted, the approval is valid for one year beyond the date that the original site plan approval would h...



	ARTICLE 2  REVIEW CRITERIA
	SITE PLAN REVIEW
	2.430  Applicability. In general, Site Plan Review is intended for all new development within the city that specifically requires Site Plan Review as listed in Articles 3, 4 and 5. It applies to new construction, additions or expansions, site modifica...
	(1)  Any development that requires Site Plan Review, unless specifically exempt in Section 1.070.
	(2)  A change of use or reuse of a building or site when the use is allowed through Site Plan Review, and that requires construction of three or more new parking spaces, additional loading areas, or that modifies site circulation or access.
	(3)  Building additions or use expansions greater than 2,000 square feet or greater than 50 percent of existing building area, whichever is less, or any expansion that requires three or more new parking spaces, additional loading areas, or modifies si...
	(4)  New parking areas or expansions to existing parking areas greater than 1,000 square feet or modifications that change site circulation or access.
	(5)  Temporary placement of a manufactured home for: (a) night watchman; (b) business office space during construction or remodeling; (c) building

	2.450  Review Criteria. Site Plan Review approval will be granted if the review body finds that the application conforms with the Albany Development Code and meets all of the following criteria that are applicable to the proposed development.
	(1)  Public utilities can accommodate the proposed development.
	(2)  The proposed post-construction stormwater quality facilities (private and/or public) can accommodate the proposed development, consistent with Title 12 of the Albany Municipal Code.
	(3)  The transportation system can safely and adequately accommodate the proposed development.
	(4)  Parking areas and entrance-exit points are designed to facilitate traffic and pedestrian safety and avoid congestion.
	(5)  The design and operating characteristics of the proposed development are reasonably compatible with surrounding development and land uses, and any negative impacts have been sufficiently minimized.
	(6)  Activities and developments within special purpose districts must comply with the regulations described in Articles 4 (Airport Approach), 6 (Natural Resources), and 7 (Historic), as applicable.
	(7)  The site is in compliance with prior land use approvals.
	(8)  Sites that have lost their nonconforming status must be brought into compliance, and may be brought into compliance incrementally in accordance with Section 2.370.



	ARTICLE 3  RESIDENTIAL ZONING DISTRICTS
	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:
	(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. Development may not exceed...

	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 ...

	SCHEDULE OF PERMITTED USES
	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 des...
	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 t...

	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 effic...
	(1)  Section 3.220 bonus provisions may reduce minimum lot size and area, such as alley access.
	(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 2.365 and 2.370.
	(5)  Except for single-family homes (attached and detached) or duplexes, which must have a minimum setback of 3 feet for one-story dwellings and 5 feet for two-story dwellings.
	(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(1).
	(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.
	(9)  Lot coverage for single-family detached development shall only include the area of the lot covered by buildings or structures.
	(10)  See Table 2 for garages with alley access.
	(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 propose...
	(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.
	(13)  Ten or more units require open space. See Section 8.220.
	(14)  See Section 8.240 for standards.
	(15)  When multiple-family developments abut a single-family use or zone, the setback shall be one foot for each foot of building height. See Section 8.270(1).
	(16)  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.

	SETBACKS
	3.250  Parking and Other Restrictions in Setback or Yard Areas.
	(1)  Vehicles in daily use may not park in the front yard, except on the paved driveway leading to a garage, carport or a driveway that provides required parking spaces. Trailers, boats, campers, and other vehicles not in daily use may not park in the...
	(2)  Required parking spaces, driveways or travel aisles for residential development shall not be located in a required front or interior setback except that circular driveways providing drop-off service to the front door and driveways providing acce...

	3.260  General Exceptions to Setback Requirements. The following intrusions may encroach into required setbacks provided that the conditions and limitations indicated are adhered to:
	(1)  Depressed Areas. In any district, open work fences, berms, hedges, guard railings, or other landscaping or architectural devices for safety protection around depressed areas, ramps, stairs, or retaining walls, may be located in required setbacks,...
	(2)  Projecting Building Features. The following building features may encroach up to five feet into the required front setback and up to two feet into the required interior setbacks:
	(a)  Awnings, eaves, buttresses, architectural appendages (such as, but not limited to, bay windows, planters, cantilevered stairways).
	(b)  Chimneys and fireplaces provided they do not exceed eight feet in width.
	(c)  Porches, steps, platforms or landings, raised patios, decks or other similar structures over 30 inches in height. (Structures, patios or concrete pads 30 inches or less in height are not subject to setback provisions).
	(d)  Signs conforming to applicable ordinance requirements.


	3.270  Setbacks for Attached Single-Family Dwellings. The interior setback requirements for attached single-family units shall be zero where the units adjoin; however, all other setbacks shall conform to this Code.
	3.310  Special Willamette River Setback & Height Restrictions. Except for water-related and water-dependent uses (see definitions Article 22); all construction must be located outside the floodway line as defined for a 100-year storm. Development stru...
	The angle of this plane shall be as follows:
	(1)  For river-oriented uses, the angle shall be 30 degrees.
	(2)  For non river-oriented uses, the angle shall be 15 degrees.


	OFF-STREET PARKING AND LOADING REQUIREMENTS
	3.350  Minimum Space Requirements. Off-street parking shall be provided for all residential development in the amounts indicated in Article 9, Section 9.020, Table 1. All parking lots in residential districts must comply with applicable requirements i...

	OUTSIDE STORAGE
	3.380  General. In any district, outside storage or display of materials, junk, parts, or merchandise shall not be permitted in required front setbacks or buffer areas.
	3.390  Screening of Refuse Containers. The following standards apply to all residential development, except for one- and two-family dwellings. Any refuse container or refuse disposal area which would otherwise be visible from a public street, customer...


	ARTICLE 5 MIXED USE ZONING DISTRICTS
	SETBACKS
	5.205  Special Willamette River Setbacks Inside the Waterfront Zone. Setbacks for buildings south of the Willamette River shall meet the following minimum setbacks from the top of the river bank (Figure 5-1):
	(1)  35 feet for a building two stories or less, and
	(2)  45 feet for a building three or more stories.

	5.207  Exceptions to the Willamette River Setback Standards. For the following properties, the language in Sections 5.200 and 5.205 shall not apply. Willamette River setback provisions for these properties are set forth below.
	Common Name   Assessor’s Property Identification Number
	Willamette Seed Site  11S-03W-6DC #100
	Permawood Site  11S-03W-5BD #200, #300 and 11S-03W-5CA #1001, #1100, #6805
	“Buzzsaw”   Site 11S-03W-6CD #11500
	For these properties, the minimum setback for buildings and parking on the river side of property along the river is:
	Area    Minimum Setback
	West of Lafayette  5 feet
	East of Lafayette  15 feet

	For the purpose of establishing setbacks on property along the Willamette River, the river will be treated as a front lot line. The minimum setbacks outlined above will be measured from the most inland of the:
	(1) Property line along the river, or
	(2) City multi-use path easement, or
	(3) Top of the river embankment.

	Fences on the river side of property along the river will be located south of the most inland of the:
	(1) Property line along the river, or
	(2) City multi-use path easement, or
	(3) Top of the river embankment.




	ARTICLE 6  NATURAL RESOURCE DISTRICTS
	FLOODPLAIN
	6.093  Floodplain Development Permit Required. A Floodplain Development Permit is required prior to initiating floodplain development activities, as defined in Section 6.075, in the Special Flood Hazard Area. This Article cannot anticipate all develop...
	All development activities that require a Floodplain Development Permit shall be processed in accordance with ADC Section 1.200, Land Use Application Procedures. When ambiguity exists concerning the appropriate classification of a particular activity...
	A.  The following activities will be processed through a Type I procedure as established in ADC 1.320:
	(1)  Any structure 200 square feet or more.
	(2)  Any substantial improvement to an existing structure as defined in this code.
	(3)  Placement of a recreational vehicle more than 180 consecutive days, as described in 6.124(2)-(3).
	(4)  Solid fences and walls that require a permit as listed in Section 6.125.
	(5)  Any site improvement for development in the floodplain pursuant to Section 6.110 that is not exempt under Section 6.094 and does not already require a permit elsewhere in this Section of the Code.

	B.  The following activities will be processed through a Type I-L procedure as established in ADC 1.330:
	(1)  Any development in the floodway allowed by Sections 6.100-6.101.
	(2)  Grading, excavation, fill, and paving pursuant to Section 6.111 that cumulatively impacts more than 50 cubic yards of the native elevation and contours of the site or that otherwise requires a permit per this Article, and any associated retaining...
	(3)  Mining and drilling operations that result in sledge, slag, or other materials remaining in the Special Flood Hazard area will be considered fill for the purposes of this Article, and will be reviewed through the applicable criteria in Section 6....
	(4)  Additions or expansions of Continuous Storage Operations pursuant to Section 6.112.
	(5)  New Continuous Storage Operations pursuant to Section 6.112.
	(6)  Land Divisions of 19 lots or less pursuant to Section 6.110.

	C.  The following activities will be processed through a Type II procedure as established in ADC 1.350:
	(1)  Any alteration of a Watercourse, pursuant to 6.101 and the applicable criteria in Section 6.111.

	D.  The following will be processed through a Type III procedure as established in ADC 1.360:
	(1)  Land Divisions of 20 or more lots, Cluster Developments and Planned Developments pursuant to Section 6.110.
	(2)  Manufactured home parks pursuant to Section 6.110 will be reviewed through the Manufactured Home Park application process.


	6.095  General Information Requirements. In addition to the information required in other sections of this code, the application for any development proposed in the Special Flood Hazard Area (100-year floodplain) must include the following information:
	(1)  Elevations of the original contours.
	(2)  Final elevations of proposed fills and excavations.
	(3)  Base flood (100-year flood) elevations of the site based on North American Vertical Datum (NAVD) 1988.
	(4)  Location of any designated floodway and base flood boundary. If no floodway is designated, estimate the location of the floodway boundary per Section 6.100
	(5)  Location of any designated wetlands and/or wildlife habitat (if applicable).
	(6)  Proposed elevation in relation to mean sea level of the lowest floor (including basement) of all structures (if applicable).
	(7)  Description of the extent to which a watercourse will be altered or relocated as a result of proposed development (if applicable).
	(8)  If floodproofing is required, the proposed description and elevation of floodproofing.
	(9)  Elevation certificate. The base flood elevation shall be determined based on the applicable flood insurance study and flood profile. A copy of the flood profile with the base flood elevation identified on the flood profile shall be included with ...


	PROVISIONS FOR FLOOD HAZARD REDUCTION
	6.100  Floodway Restrictions. No development is allowed in any floodway except when the review body finds that the development will not result in any increase in flood levels during the occurrence of the 100-year flood. The finding shall be based upon...
	(1)  The development does not involve the construction of permanent or habitable structures (including fences).
	(2)  The development is a public or private park or recreational use or municipal utility use.
	(3)  The development is a water-dependent structure such as a dock, pier, bridge, or floating marina.
	For temporary storage of materials or equipment:
	(4)  The temporary storage or processing of materials will not become buoyant, flammable, hazardous explosive or otherwise potentially injurious to human, animal or plant life in times of flooding.
	(5)  The temporary storage of material or equipment are not subject to major damage by floods and is firmly anchored to prevent flotation or is readily removable from the area within the time available after flood warning.
	If a floodway boundary is not designated on an official FEMA map available to the City, the floodway boundary can be estimated from available data and new studies. Proposed development along the estimated floodway boundary shall not result in an incr...

	6.101  Alteration of a Watercourse. A Watercourse is considered altered when any changes occur within its banks, including installation of new culverts and bridges, or size modifications to existing culverts and bridges.
	(1)  No development shall diminish the flood-carrying capacity of a watercourse.
	(2)  Subject to the foregoing regulation, no person shall alter or relocate a watercourse without necessary approval from the Floodplain Administrator.
	(3)  Prior to approval, the applicant shall provide a 30-day written notice to the City, any adjacent community, the Natural Hazards Program of the Oregon Department of Land Conservation and Development, and the DSL.
	(4)  The applicant shall be responsible for ensuring necessary maintenance of the altered or relocated portion of said watercourse so that the flood carrying capacity is not diminished.

	6.110  Site Improvement, Land Division and Manufactured Home Park Standards. Site improvements, land divisions, and manufactured home parks in the Special Flood Hazard Area (100-year floodplain) shall be reviewed by the Planning Division as a part of ...
	In addition to the general review criteria for site improvements, land divisions and manufactured home parks, applications that propose actual development within the Special Flood Hazard Area shall also be subject to the following standards:
	All proposed new development and land divisions shall be consistent with the need to minimize flood damage and ensure that building sites will be reasonably safe from flooding.
	All new development and land division proposals shall have utilities and facilities such as sewer, gas, electrical, and water systems located and constructed to minimize flood damage.
	(3)  On-site waste disposal systems shall be located and constructed to avoid functional impairment, or contamination from them, during flooding.
	(4)  All development proposals shall have adequate drainage provided to reduce exposure to flood damage.
	(5)  Any lot created for development purposes must have adequate area created outside of the floodway to maintain a buildable site area meeting the minimum requirements of this Article.
	(6)  Any new public or private street providing access to a residential development shall have a roadway crown elevation not lower than one foot below the 100-year flood elevation.
	(7)  All development proposals shall show the location of the 100-year flood contour line followed by the date the flood elevation was established. When elevation data is not available, either through the Flood Insurance Study or from another authorit...
	(8)  In addition to the general review criteria applicable to manufactured home parks in Article 10, applications that propose actual development within a Special Flood Hazard Area shall include an evacuation plan indicating alternate vehicular access...

	6.111  Grading, Fill, Excavation, and Paving, A floodplain development permit is required for grading, fill, excavation, and paving in the Special Flood Hazard Area (100-year floodplain), except activities exempted in Section 6.094 of this Article. No...
	(1)  Provisions have been made to maintain adequate flood-carrying capacity of existing watercourses, including future maintenance of that capacity.
	(2)  The proposal will be approved only where adequate provisions for stormwater runoff have been made that are consistent with the Public Works Engineering standards, or as otherwise approved by the City Engineer.
	(3)  The proposal will not increase the existing velocity of flood flows so as to exceed the erosive velocity limits of soils in the flood area.
	(4)  No grading, fill, excavation, or paving will be permitted over an existing public storm drain, sanitary sewer, or water line unless it can be demonstrated to the satisfaction of the City Engineer that the proposed grading, fill, excavation, or pa...
	(5)  In areas where no floodway has been designated on the applicable FIRM, grading will not be permitted unless it is demonstrated by the applicant that the cumulative effect of the proposed grading, fill, excavation, or paving when combined with all...
	(6)  The applicant shall notify the City of Albany, any adjacent community, and the Natural Hazards Mitigation Office of the Oregon Department of Land Conservation and Development of any proposed grading, fill, excavation, or paving activity that will...
	(7)  All drainage facilities shall be designed to carry waters to the nearest practicable watercourse approved by the designee as a safe place to deposit such waters. Erosion of ground in the area of discharge shall be prevented by installation of non...
	(8)  Building pads shall have a drainage gradient of two percent toward approved drainage facilities, unless waived by the Building Official or designee.

	6.112  Continuous Storage Operations. The regulation of storage in the flood fringe focuses on long-term storage activities associated with continuous operations as defined in this Article.
	A continuous storage operation is allowed if it can be shown that:
	(1)  The materials or equipment will not be flammable, hazardous, explosive or otherwise potentially injurious to human, animal, or plant life in times of flooding; and
	(2)  The materials or equipment are not subject to major damage by flood and are firmly anchored to prevent flotation or is readily removable from the area within the time available after flood warning.

	6.113  Critical Facility Standards. Construction of new critical facilities, and additions to critical facilities built after September 29, 2010, shall be, to the maximum extent feasible, located outside the limits of the Special Flood Hazard Area (10...
	Construction of new critical facilities shall be permissible within the Special Flood Hazard Area if no feasible alternative site is available. Critical facilities constructed within the Special Flood Hazard Area shall have the lowest floor elevated ...
	(***)
	6.121  Flood Hazard Reduction Standards for Structures. All applicable flood hazard reduction measures are required and must be certified as required in 6.120 (1) and (10) above to at least meet the following standards (these standards do not apply to...
	(1)  In all structures that will not be floodproofed, as described in 6.121(2), fully enclosed areas below the lowest floor (crawl spaces, parking areas or building access) and lower than 1 foot above the 100-year flood level must meet or exceed the f...
	(a)  At least two openings, having a total net area of not less than one square inch for every square foot of enclosed area subject to flooding, shall be provided.
	(b)  The bottom of all openings shall be no higher than one foot above grade.
	(c)  Openings may be equipped with screens, louvers, or other coverings or devices, provided that they permit the automatic entry and exit of floodwaters.
	(d)  The interior grade below the BFE must not be more than two (2) feet below the lowest adjacent exterior grade.
	(e)  The height of the below-grade area, measured from the interior grade to the top of the foundation wall must not exceed four (4) feet at any point.
	(f)  There must be an adequate drainage system that removes floodwaters from the interior area. The enclosed area should be drained within a reasonable time after a flood event.
	(g)  It will be used solely for parking vehicles, limited storage, or access to the building and will never be used for human habitation.
	(h)  The property owner of the building shall sign and record on the title to the property a nonconversion agreement, guaranteeing not to improve, finish, or otherwise convert the enclosed area below the lowest floor and lower than 1-foot above the 10...

	(2)  Nonresidential construction meeting the certification requirements of 6.120 (1) and (10) can have the lowest floor and attendant utility and sanitary facilities located lower than one foot above the 100-year flood elevation if all of the followin...
	(a)  The structure is floodproofed so that areas lower than one foot above the 100-year flood level are watertight with walls substantially impermeable to the passage of water.
	(b)  The structure has structural components capable of resisting hydrostatic and hydrodynamic loads and effects of buoyancy.
	(c)  The applicant is notified that flood insurance premiums will be based on rates that are one foot below the floodproofed level.
	(d)  The applicant files a certification by a registered professional engineer or architect that the design and methods of construction are in accordance with accepted standards of practice for meeting provisions of this subsection based on their deve...
	(e)  Applicants supply a Maintenance Plan for the entire structure to include but not limited to: exterior envelope of structure; all penetrations to the exterior of the structure; all shields, gates, barriers, or components designed to provide floodp...
	(f)  Applicants supply an Emergency Action Plan (EAP) for the installation and sealing of the structure prior to a flooding event that clearly identifies what triggers the EAP and who is responsible for enacting the EAP.


	6.122  Accessory Buildings. Accessory structures in Special Flood Hazard Areas (100-year floodplain) that represent a minimal investment are exempt from the standards of ADC 6.120 and 6.121. The following standards and all other regulations that apply...
	(1)  Accessory structures shall not be used for human habitation.
	(2)  Accessory structures shall be designed to have low flood damage potential.
	(3)  Accessory structures shall be constructed and placed on the building site so as to offer the minimum resistance to the flow of floodwaters.
	(4)  Accessory structures shall be firmly anchored to prevent flotation that may result in damage to other structures.
	(5)  Service facilities such as electrical and heating equipment shall be elevated and/or floodproofed.


	WILLAMETTE RIVER GREENWAY
	6.520  Procedure. Except for land use developments and uses exempted in Section 6.530 below, an application for development approval in the Willamette River Greenway District will be approved under the Type II procedure. Approval of a Willamette River...
	(***)
	6.540  Criteria. An application for a Willamette River Greenway use development will be granted if the review body finds that the proposal conforms to the following applicable criteria:
	(1)  Lands designated on the Comprehensive Plan as Open Space are preserved and maintained in open space use.
	(2)  Significant air, water and land resources including but not limited to natural and scenic areas, viewpoints, vistas, fish and wildlife habitats, etc. in and adjacent to the Willamette River Greenway are protected, preserved, restored, or enhanced...
	(3)  Areas of annual flooding, floodplains, and wetlands are preserved in their natural state to the maximum possible extent to protect water retention, overflow, and other natural functions.
	(4)  The natural vegetative fringe along the river is maintained to the maximum extent that is practical in order to assure scenic quality, protection of wildlife, and protection from erosion.
	(5)  The harvesting of timber will be done in a manner which ensures that wildlife habitat and the natural scenic qualities of the Willamette River Greenway are maintained or will be restored.
	(6)  The proposed development, change, or intensification of use is compatible with existing uses on the site and the surrounding area and provides the maximum possible landscaped area, open space, or vegetation between the activity and the river.
	(7)  Extraction of aggregate deposits shall be conducted in a manner designed to minimize adverse effects on water quality, fish and wildlife, vegetation, bank stabilization, stream flow, visual quality, noise and safety, and necessary reclamation wil...
	(8)  Any public recreational use of facility will be developed, maintained, and operated in such a way as to minimize adverse effects on adjacent properties.
	(9)  Building setbacks from the floodway line shall be determined by the setback and height plane as defined in Sections 5.200 and 5.205 of this Code.
	(10)  Public access will be provided to and along the Willamette River by appropriate legal means for all development in conformance with plans approved by the City.

	(***)


	ARTICLE 8  DESIGN STANDARDS
	MULTIPLE-FAMILY DEVELOPMENT
	8.200  Purpose. These sections are intended to set standards for quality designs in new multiple-family developments. Good design results when buildings are visually compatible with one another and adjacent neighborhoods and contribute to a residentia...
	8.205  Applicability.
	(1)  Except as specified in ADC Section 8.110(2), the standards of ADC Sections 8.220 through 8.300 apply to the development of new Multiple Family residential buildings (accessory buildings are exempt).
	(2)  The standards of ADC Sections 8.220 through 8.300 apply to new buildings with Units Above or Attached to a Business (see ADC Section 22.310) as follows:
	(a)  Dwelling units located on the first story facing a street line are subject to all standards in this section that apply within the relevant zoning district.
	(b)  In addition, certain standards are applicable to the development of units above or behind a business, where noted.

	(3)  Except as required to meet building code, fire code, or other regulations, expansions, and modifications to existing buildings and sites must not decrease conformance with these standards.
	(4)  Unless otherwise specified, these standards apply in all zoning districts.

	(***)
	8.220  Recreation and Open Space Areas. In all new multiple family developments, a portion of the land not covered by buildings and parking shall be of adequate size and shape and in the proper location to be functional for outdoor recreation and rela...
	(1)  Common Space. For projects of 10 or more units, common open space shall be required at a ratio of 0.25 square feet for each 1.0 square feet of living space. In lieu of the common space standards below, new construction of ten or more units in the...
	(a)  Areas designated as common space shall be at least 500 square feet in size with no horizontal dimension less than 20 feet. The space shall be functional or protect natural features, and shall include one or more of the following types of uses:
	•  swimming pools, spas, and adjacent patios and decks
	•  developed and equipped adult recreation areas
	•  sports courts (tennis, handball, volleyball, etc.)
	•  community centers
	•  food and ornamental gardens
	•  lawn, deck or hard surface areas in which user amenities such as trees, shrubs, pathways, covered picnic tables, benches, and drinking fountains have been placed
	•  natural areas
	(b)  Developments shall provide a mix of passive and active recreational uses from the above list if the open space can accommodate more than one use.
	(c)  Indoor or covered recreational space may count towards 50 percent of the common open space requirement.
	(d)  No more than 20 percent of the common space requirement shall be on land with slopes greater than 20 percent.
	(e)  Areas Excluded. Streets and parking areas, including areas required to satisfy parking lot landscape standards, shall not be applied toward the minimum usable open space requirement. Required setback areas may be applied toward the minimum usable...
	(f)  Designated on Site Plan. Areas provided to satisfy the minimum common space requirement shall be so designated on the development site plan and shall be reserved as common space. Adult recreation areas shall not be allowed in any required setback...
	(g)  Open Space and Recreation Area Credit. A credit, not to exceed 25 percent of the common space requirements, may be granted if there is direct access by a pedestrian path, not exceeding 1/4 mile, from the proposed multiple-family developments to a...
	(h)  Approved vegetated post-construction stormwater quality facilities are allowed in common open space areas.

	(2)  Children’s Play Areas. Multiple family developments larger than ten units (excluding one-bedroom and studio units) shall designate one or more children’s play areas. Developments located in the CB, HD, DMU, LE, WF, and MUR zoning districts are ex...
	(a)  Children’s play areas shall be placed within 300 feet of the units they are intended to serve. More than one play area may be needed in larger developments.
	(b)  No horizontal dimension of a children’s play area shall be less than 20 feet.
	(c)  Placement of children’s play areas shall not be allowed in any required setback and shall be centrally located.
	(d)  Children’s play areas may be part of the common open space area but do not count toward the use requirement as outlined in Section 8.220(1)(a).


	(***)
	8.230  Private Open Space. In all newly constructed multiple family developments except in the CB, HD, DMU, WF, and LE zoning district and assisted-living and nursing home developments, private open space shall be provided as follows:
	(1)  At-Grade Dwellings. Dwellings located at finished grade, or within five feet of finished grade, shall provide at least 96 square feet of private open space per unit, with no dimension less than eight feet. Private open space for at-grade dwelling...
	(2)  Above-Grade Dwellings. Dwellings located more than five feet from finished grade shall provide a minimum of 80 square feet of private open space per dwelling unit (such as a yard, deck or porch), with no dimension less than six feet. Private open...
	(3)  Access to Private Open Space. All private open space shall be directly accessible from the dwelling unit through a doorway.
	(4)  Privacy Requirements. Private open space, excluding front porches, shall be physically and visually separated from common open space.

	8.240  Maximum Setbacks for Street Orientation. In all zoning districts except HD, CB, DMU, and WF, new multiple family developments shall meet the following maximum setback standards. New multiple-family development in the HD, CB, DMU and WF zoning d...
	(1)  On sites with 100 feet or more of frontage on a collector or local public street, at least 50 percent of the site width shall be occupied by a building(s) placed no further than 25 feet from the front lot line. See Figure 8-6, Building A.
	(2)  On sites with less than 100 feet of frontage on a collector or local public street, at least 40 percent of the site width shall be occupied by a building(s) placed no further than 25 feet from the front lot line. See Figure 8-6, Building B.
	(3)  As used in these standards, “site width” does not include significant natural resources as mapped by the City, delineated wetlands, slopes greater than 20 percent, recorded easements, required fire lanes and other similar non-buildable areas as d...

	8.250  Functional Design and Building Details. These standards are intended to promote functional design and building details in new construction that contribute to a high-quality living environment for residents and enhance compatibility with the nei...
	(1)  The design of new buildings shall avoid long, flat, uninterrupted walls or roof planes. Changes in wall plane and height, and the inclusion of elements such as balconies, porches, arbors, dormers, gables and other human-scale design elements such...
	(2)  Buildings shall be massed so individual units or the common main entrance is clearly identifiable from the private or public street that provides access unless the units are located on upper floors above non-residential uses.
	(3)  Stairways shall be incorporated into the building design. External stairways, when necessary, should be recessed into the building, sided using the same siding materials as the building, or otherwise incorporated into the building architecture.
	(4)  Building facades shall be broken up to give the appearance of a collection of smaller buildings.

	(***)
	8.260  Building Orientation and Entries. These standards are intended to promote building and site design that contributes positively to a sense of neighborhood and to the overall streetscape by carefully relating building mass, entries, and yards to ...
	(1)  As many of the dwelling unit entries as possible shall face public local residential streets and along the internal street system of larger scale developments. Internal units may face a courtyard or plaza, but not a parking lot. The use of front ...
	(2)  Building entries and entries to individual units shall be clearly defined, visible for safety purposes, and easily accessible. Arches, gateways, entry courts, and awnings are encouraged to shelter entries.
	(3)  Individual entries are encouraged; the use of long access balconies and/or corridors that are monotonous and impersonal are discouraged.
	(4)  The primary entrance(s) of ground floor units of residential building(s) located within 25 feet of a local street may face the street. Primary entrances may provide access to individual units, clusters of units, courtyard dwellings, or common lob...
	•  On corner lots, the main building entrance(s) may face either of the streets or be oriented to the corner.
	•  For buildings that have more than one entrance serving multiple units, only one entrance must meet this requirement.


	8.270  Transition to Lower Density Uses. The following design standards shall be incorporated into the design of multiple-family housing to create transitions between multiple-family developments and nearby, lower-density residential development, in o...
	(1)  When abutting single-family homes, buildings shall be set back at least one foot for each foot in building height from the property line. Building height is measured from the average grade to the top of the wall facing the property line or to the...
	(2)  Smaller-scale buildings should be sited in the area immediately adjacent to single-family zoning districts, and larger-scale buildings sited at the interior of the development or adjacent to other multiple-family developments.
	(3)  Parking and maneuvering areas, driveways, active recreation areas, loading areas and dumpsters should not be located between multiple family buildings and abutting single-family homes.

	8.280  Pedestrian Connections. Pedestrian circulation systems shall be designed to provide clear and identifiable connections within the multiple-family development and to adjacent uses and public streets/sidewalks.
	(1)  Each multiple-family development shall contain an internal pedestrian circulation system that makes clear, easily identifiable and safe connections between individual units and parking and shared open space areas. All pedestrian ways shall comply...
	(2)  The pedestrian circulation system shall be designed to provide safe crossings of streets and driveways. Reflective striping should be used at crossings to emphasize the crossing under low light and inclement weather conditions.
	(3)  Safe, convenient, and attractive pedestrian connections shall be provided between the multiple-family development and adjacent uses such as parks, schools, retail areas, bus stops, and other pedestrian ways. Connections shall be made to all adjac...

	8.290  Vehicle Circulation System. On-site circulation shall be clearly identifiable, safe, pedestrian-friendly and interconnected. Development in the HD, DMU, CB and WF zoning districts on sites under three acres is exempt from these standards.
	(1)  Internal vehicle circulation system of a multiple-family development shall be a continuation of the adjacent public street pattern wherever possible and promote street connectivity. Elements of the public street system that shall be emphasized in...
	(2)  The vehicle circulation system and building pattern shall mimic a traditional local street network and break the development into numerous smaller blocks with all of the public street system elements highlighted above. Private streets are accepta...
	(3)  The streets that form the primary internal circulation system may include parallel parking and accessways to parking bays or courts but should not be lined with head-in parking spaces.
	(4)  Interior roadways shall be designed to slow traffic speeds. This can be achieved by meandering the roadway, keeping road widths to a minimum, allowing parallel parking, and planting street trees to visually narrow the road.

	8.300  Parking. Multiple-family development shall provide attractive street frontages and visual compatibility with neighborhoods by minimizing the placement of parking lots along public streets. See Article 9 for additional parking lot standards. The...
	(1)  Parking lots, carports, and garages shall not be sited between multiple-family buildings and the public local street unless site size and configuration make this impossible. Where available, private access to parking is encouraged.
	(2)  Parking areas shall be broken into numerous small parking bays and landscaped to minimize their visual impact. Large, uninterrupted rows of parking are prohibited. Required parking must be located within 100 feet of the building entrance for each...



	ARTICLE 9  ON-SITE DEVELOPMENT AND ENVIRONMENTAL STANDARDS
	OFF-STREET PARKING
	9.020  Space Requirements. Off-street parking and loading must be provided for all development in the amounts indicated in the table below subject to any applicable reductions permitted in this Article. All required parking must be developed in accord...
	(1)  Calculating Floor Area for Parking. The area measured is the combined floor area of each level of a building exclusive of vent shafts, courtyards, stairwells, elevator shafts, restrooms, storage rooms and rooms designed and used for the purpose o...
	(2)  Employees. The number of employees shall include those working on the premises, plus proprietors, during the largest shift at peak season.
	(3)  Fractional Space Requirements shall be counted to the nearest whole space; half spaces will be rounded up.
	(4)  Unspecified Uses and Alternative Standards. When a use is not specifically listed in Table 9-1: Parking Requirements, the Director will determine if the use is similar to a listed use in terms of parking needs. When a use is not similar to a use ...
	(5)  Off-street parking for one use shall not be considered as providing parking facilities for any other use except through the provisions of Section 9.080, Joint Use of Parking Facilities.
	(6)  Downtown Assessment District. Parking spaces are not required for uses located within the Downtown Off-Street Assessment District as established by separate ordinance. (A map of the district is located at the end of this Article as Figure 9-2.) H...
	(7)  Maximum Parking in the ES, Elm Street Medical District. Parking provided with new development in the ES zone shall be only the minimum required. No additional off-street parking will be allowed for development in this district.
	(8)  Site Plan Review may be required for new parking areas or expansions to existing parking areas unless specified in Section 2.430.
	(9)  Temporary uses of less than 120 days, as defined in AMC Chapter 5.10 Transient and Itinerant Merchants and Vendors, are not required to meet the standards in this section.

	(***)
	9.090  Parking Plan. A parking plan, drawn to scale, must accompany land use applications. Depending on the nature and magnitude of the development, it may be possible to show the needed parking information on the site plan (See Section 8.120). The pl...
	(1)  Delineation of individual parking spaces, including handicapped parking spaces.
	(2)  Loading areas and docks.
	(3)  Circulation area necessary to serve spaces.
	(4)  Location of bicycle and motorcycle parking areas.
	(5)  Access to streets, alleys, and properties to be served.
	(6)  Curb cuts.
	(7)  Type of landscaping, fencing or other screening materials.
	(8)  Abutting land uses.
	(9)  Grading, drainage, post-construction stormwater quality facilities, surfacing, and subgrading details.
	(10)  Location of lighting fixtures.
	(11)  Delineation of all structures and obstacles to circulation on the site.
	(12)  Specifications of signs and bumper guards.
	(13)  Location of planter bays when required.
	(14)  Proposed number of employees and amount of floor area applicable to the parking requirements for the proposed use.

	9.120  Parking Area Improvement Standards. All public or private parking areas, loading areas and outdoor vehicle sales areas must be improved based on the following standards:
	(1)  General. All parking spaces must be improved in accordance with these standards and available for use at the time of project completion.
	(2)  Other Requirements. All parking areas shall conform to the setback, clear vision, landscaping, and buffering/screening provisions of this Code.
	(3)  Surfacing. All required parking, including travel aisles and access, shall have a durable, dust-free surface of asphalt, cement concrete, or other materials approved by the Director. Parking lot surfacing shall not encroach upon the public right-...
	(4)  Drainage. All parking lots must provide a drainage system to dispose of the runoff generated by the impervious surface. Post-construction stormwater quality facilities are required per Title 12 of the Albany Municipal Code when applicable. Provis...
	(5)  Perimeter Curb. Perimeter curbing is required for protection of landscaped areas and pedestrian walkways, and to prevent runoff onto adjacent properties. All parking areas except those required in conjunction with a single- or two-family dwelling...
	(6)  Wheel Bumper. All parking stalls fronting a sidewalk, alleyway, street or property line, except for those required in conjunction with a single- or two-family dwelling, shall provide a secured wheel bumper at least six inches high and at least si...
	(7)  Turnaround. Except for single-family and duplex dwellings, groups of more than two parking spaces must be located and served by an aisle or turnaround so that their use will require no backing movements or other maneuvering in a street right-of-w...
	(8)  Striping. Lots containing more than two parking spaces must have all required spaces permanently and clearly striped. Stripes must be at least four inches wide. When motorcycle parking, compact, or handicapped parking spaces are provided, they sh...
	(9)  Connecting to Adjacent Parking Areas. Where an existing or proposed parking area is adjacent to a developed or undeveloped site within the same zoning district, any modifications to the parking areas must be designed to connect to the existing or...
	(10)  Parking Lot Landscaping. Parking lots shall be landscaped according to the standards in Section 9.150.
	(11)  Compact Car Parking. No more than 40 percent of parking spaces provided may be designated for compact cars. Compact spaces must be signed and/or the space painted with the words “Compact Car Only.”
	(12)  Parking Accessible to the Disabled. All parking areas must provide accessible parking spaces in conformance with the Oregon Structural Specialty Code.
	(13)  Bicycle Parking. Bicycle parking space requirements are as follows:
	(a)  For multiple-family dwellings (three or more units) and units above or attached to a business – one space per four units.
	(***)
	Bicycle parking spaces shall meet the following standards:
	(e)  Required spaces should be visible and not hidden, and must be located as near as possible to building entrances used by automobile occupants. Within the HD, CB, CMU, and WF zoning districts, bicycle parking may be located on a public sidewalk wit...
	(f)  Each required bicycle parking space must have a parking rack securely fastened to the ground. Parking racks must support each bicycle at a minimum of two points, including at least one point on the frame, and must allow the frame and at least one...
	(g)  Bicycle parking areas must provide at least three feet of clearance around all three sides of a fully-loaded bicycle rack and have an overhead clearance of at least seven feet.
	(h)  At least one-half of required bicycle parking spaces must be sheltered. Spaces must be protected from precipitation by a roof overhang or a separate roof at least seven feet tall. Bicycle parking spaces within roofed buildings and bike lockers ar...

	(14)  Lighting. Any lights provided to illuminate any public or private parking area or vehicle sales area must be arranged to reflect the light away from any abutting or adjacent properties.
	(15)  Pedestrian Access. Walkways and accessways shall be provided in all new off-street parking lots and additions to connect sidewalks adjacent to new development to the entrances of new buildings. All new public walkways and handicapped accessible ...
	(16)  When employee parking is designated in new developments, parking for carpools and vanpools shall be provided and located near the employee entrances to buildings.

	(***)
	9.130  Off-Street Parking Lot Design. All off-street parking lots must be designed in accordance with City standards for stalls and aisles as set forth in Table 9-2: Parking Lot Design and supplemental drawings. Stall dimensions are measured from insi...
	(1)  Compact spaces shall be at least 8 feet wide by 16 feet long.
	(2)  Accessible spaces shall be a minimum of 9 feet wide and 17 feet long and designed in accordance with the Oregon Structural Specialty Code (OSSC). An adjacent access aisle must be provided that is at least eight feet wide and 17 feet long for a va...
	(3)  Stall Width. Long-term parking spaces must be at least 8.5 feet wide. Parking stalls for grocery stores or adjacent to planter islands must be at least 9.5 feet wide.
	(4)  Minimum Aisle Widths. Aisles for two-way traffic and emergency vehicle operations must be at least 24 feet wide. One-way aisles and one-way emergency vehicle access must be at least 20 feet wide.
	(5)  The design of driveways and on-site maneuvering and loading areas for commercial and industrial developments shall include 20 feet of storage length for entering and exiting vehicles, in order to prevent vehicles from backing into the flow of tra...


	LANDSCAPING
	9.140  General Requirements. Landscaping requirements by type of use are listed below:
	(1)  Landscaping Required – Residential. All front setbacks (exclusive of accessways and other permitted intrusions) must be landscaped or have landscaping guaranteed in accordance with ADC 9.190 before an occupancy permit will be issued or final buil...
	(a)  One tree at least six feet tall.
	(b)  Four one-gallon shrubs or accent plants.
	(c)  The remaining area treated with attractive ground cover (e.g., lawn, bark, rock, ivy, and evergreen shrubs).

	(***)

	9.150  Parking Lot Landscaping. The purpose of landscaping in parking lots is to provide shade, reduce stormwater runoff, and direct traffic. Incorporation of approved vegetated post-construction stormwater quality facilities in landscaped areas is en...
	(1)  Planter Bays. Parking areas shall be divided into bays of not more than 12 parking spaces. At both ends of each parking bay, there shall be curbed planters at least five feet wide, excluding the curb. Gaps in the curb may be allowed for connectio...
	(2)  Entryway Landscaping. Both sides of a parking lot entrance shall be bordered by a minimum five-foot-wide landscape planter strip meeting the same landscaping provisions as planter bays, except that no sight-obscuring trees or shrubs are permitted.
	(3)  Parking Space Buffers. Parking areas shall be separated from the exterior wall of a structure by pedestrian walkways or loading areas or by a five-foot strip of landscaping materials.
	(4)  Alternate Plan. An alternate plan may be submitted that provides landscaping of at least five percent of the total parking area exclusive of required landscaped yard areas and that separates parking areas of more than 100 spaces into clusters div...
	(***)

	9.160  Irrigation of Required Landscaping. All required landscaped areas must be provided with an irrigation system unless a licensed landscape architect, landscape construction professional, or certified nurseryman submits written verification that t...
	9.170  Identification of Existing Trees. In all proposed developments, existing trees over 25 inches in circumference (8 inches in diameter) as measured 4.5 feet above mean ground level from the base of the trunk shall be noted on all development plan...
	9.180  Landscape Plans. With the exceptions noted below, all development applications involving buildings and parking areas must include landscape plans. The following uses are required to meet the landscaping requirements of this code but are not req...
	(1)  Single-family dwellings, duplexes, and triplexes.
	(2)  Accessory buildings.
	(3)  Changes internal to an existing structure.
	(4)  Building additions involving less than 500 square feet.

	(***)

	TREE PROTECTION
	9.207  Applicability. Site Plan Review approval is required for the felling of 5 or more trees larger than 25 inches in circumference (approximately 8 inches in diameter) on a lot or property in contiguous single ownership in excess of 20,000 square f...
	The following activities are exempt from site plan review if they meet the applicable requirements of the Significant Natural Resource overlay districts in Article 6:
	(1)  The action of any City official or of any public utility necessary to remove or alleviate an immediate danger to life or property; to restore utility service or to reopen a public street to traffic.
	(2)  Felling of any tree that is defined as a nuisance under the Albany Municipal Code.
	(3)  Any felling necessary to maintain streets or public or private utilities within a public right-of-way or utility easement provided the Tree Commission or City Forester approved the proposed tree felling.
	(4)  Felling of trees planted as Christmas trees.
	(5)  Felling of trees on property under a Forest Stewardship Plan approved by the Oregon Department of Forestry.

	9.208  Tree Felling Criteria. The following review criteria replace the Site Plan Review criteria found elsewhere in this code for the purpose of reviewing tree felling. A Site Plan Review for tree felling will be processed as a Type I-L land use deci...
	(1)  The Community Development Director or his/her designee shall approve a Site Plan Review for tree felling when the applicant demonstrates that the felling of the tree(s) is warranted because of the condition of the tree(s) with respect to disease,...
	(2)  For property where a site plan review, conditional use or land division application has been approved or is currently under review, the Community Development Director, City Forester, or his/her designee shall approve site plan review when the app...
	(a)  It is necessary to fell tree(s) in order to construct proposed improvements in accordance with an approved site plan review or conditional use review, or to otherwise utilize the applicant’s property in a manner consistent with its zoning, this c...
	(b)  The proposed felling is consistent with State standards, City ordinances, and the proposed felling does not negatively impact the environmental quality of the area, including but not limited to: the protection of nearby trees and windbreaks; wild...
	(c)  The uniqueness, size, maturity, structure, and historic value of the trees have been considered and all other options for tree preservation have been exhausted. The Director may require that trees determined to be unique in species, size, maturit...
	(d)  Tree felling in Significant Natural Resource Overlay Districts meets the applicable requirements in Article 6.

	(3)  For property where tree felling has not been approved as part of a site plan review, conditional use, or land division application, the Community Development Director or his/her designee shall approve a tree felling permit, if the review criteria...
	(a)  Trees shall be retained in significantly large areas and dense stands so as to ensure against wind throw.
	(b)  Wooded areas that will likely provide an attractive on-site amenity to occupants of future developments shall be retained.
	(c)  Wooded areas associated with natural drainage ways and water areas will be maintained to preserve riparian habitat and minimize erosion. The wooded area to be retained shall be at least 10 feet in width or as required elsewhere in this Code.
	(d)  Wooded areas along ridges and hilltops will be retained for their scenic and wildlife value.
	(e)  Tree felling on developable areas will be avoided to retain the wooded character of future building sites and so preserve housing and design options for future City residents.
	(f)  Wooded areas along property lines shall be retained at a minimum width of ten feet to provide buffers from adjacent properties.
	(g)  The plan for tree felling shall be consistent with the preservation of the site’s future development potential and zoning.

	(4)  The Director may attach conditions to the approval of the tree felling permit to ensure the replacement of trees and landscape or otherwise reduce the effects of the felling, and may require an improvement assurance to ensure all conditions are m...
	(5)  Precautions shall be made to protect residual trees and tree roots from damaging agents during and after the removal process. The following tree protection specifications should be followed to the maximum extent feasible for all projects with pro...
	(a)  Within the drip line of any protected existing tree, there shall be no cut or fill over a four-inch depth unless a qualified arborist or forester has evaluated and approved the disturbance.
	(b)  Prior to and during construction, an orange fence shall be erected around all protected existing trees that is a minimum of 4 feet tall, secured with metal T-posts, no closer than six feet from the trunk or within the drip line, whichever is grea...
	(c)  During the construction stage of development, the applicant shall prevent the cleaning of equipment or material or the storage and disposal of waste material such as paints, oils, solvents, asphalt, concrete, motor oil, or any other material harm...
	(d)  No damaging attachment, wires, signs or permits may be fastened to any protected tree.
	(e)  Large property areas containing protected trees and separated from construction or land clearing areas, road rights-of-way and utility easements may be “ribboned off,” rather than erecting protective fencing around each tree as required in subsec...
	(f)  The installation of utilities, irrigation lines or any underground fixture requiring excavation deeper than six inches shall be accomplished by boring under the root system of protected existing trees at a minimum depth of 24 inches. The auger di...



	BUFFERING AND SCREENING
	9.210  General Requirements/Matrix. In order to reduce the impacts on adjacent uses of a different type, buffering and screening are required in accordance with the matrix that follows Section 9.300. The property owner of each proposed development is ...
	(***)
	9.230  Occupancy. A buffer area may only be occupied by utilities, screening, sidewalks, bikeways, landscaping, and approved vegetated post-construction stormwater quality facilities. No buildings, access ways or parking areas are allowed in a buffer ...
	9.240  Buffering. The minimum improvements within a buffer area consist of the following:
	(1)  At least one row of trees. These trees will be not less than ten feet high at the time of planting for deciduous trees and spaced not more than 30 feet apart and five feet high at the time of planting for evergreen trees and spaced not more than ...
	(2)  At least five five-gallon shrubs or ten one-gallon shrubs for each 1,000 square feet of required buffer area.
	(3)  The remaining area treated with attractive ground cover (e.g., lawn, bark, rock, ivy, evergreen shrubs).

	9.250  Screening. Where screening is required or provided, the following standards apply in addition to conditions (1) and (3) above:
	(1)  One row of evergreen shrubs that will grow to form a continuous hedge at least four feet tall within two years of planting, or
	(2)  A fence or masonry wall at least five feet tall constructed to provide a uniform sight-obscuring screen, or
	(3)  An earth berm combined with evergreen plantings or a fence that forms a sight and noise buffer at least six feet tall within two years of installation.

	9.260  Clear Vision. Buffering and screening provisions are superseded by the clear vision requirements of Section 12.180 and by the fence and wall height restrictions of the zone when applicable.
	9.270  Landscape Plan. In lieu of these standards a detailed landscape plan, which provides the same degree of desired buffering utilizing alternative designs, may be submitted for approval.


	ARTICLE 12  PUBLIC IMPROVEMENTS
	STREETS
	12.060  General Provisions. No development may occur unless it has frontage on or approved access to a public street currently open to traffic. A currently non-open public right-of-way may be opened by improving it to City standards.
	Streets shall be connected to reduce travel distance, provide multiple travel routes, and promote the use of alternative modes. Street patterns have a greater long-range effect on land use patterns, than do parcel patterns or building location.
	Streets (including alleys) within and adjacent to a development shall be improved in accordance with the standards in this Article. In addition, any new street or additional street width planned as a portion of an approved street plan shall be dedica...
	When the City Engineer determines that a required street improvement would not be timely, the City Engineer may accept a Petition for Improvement/Waiver of Remonstrance for a future assessment district.
	The City Engineer may approve adjustments to the required street right-of-way and planter widths when necessary to accommodate approved street-side post-construction stormwater quality facilities.
	12.070  Creation of Streets. Streets are usually created by approval of a subdivision or partition plat. However, the City Council may also approve creation of a street by acceptance of a deed. If creating a street unintentionally results in a land pa...
	(***)
	12.100  Access to Public Streets. With the exceptions noted in Section 1.070, the location and improvement of an access point onto a public street shall be included in the review of a development proposal. In addition, the following specific requireme...
	(1)  Approaches and driveways to City streets and alleys must be paved and constructed in accordance with the Standard Construction Specifications. Driveways serving more than one property shall be paved the full length of the shared portion.
	(2)  Driveways for single- and two-family dwellings must have a minimum width of 10 feet and a maximum width of 24 feet (not to exceed the width of the driveway curb cut) and minimum separation of 5 feet.
	Up to four multiple-family units that front on a public street may have separate driveways. The driveways shall meet the same standards as for single- and two-family dwellings.
	Driveways for all other uses must have widths of 12-16 feet for one-lane (one-way) driveways, 24-32 feet for two-lane driveways, and 36 feet for three-lane driveways. Three-lane driveways must have designated lanes and turning movements. Industrial d...
	(3)  All driveways must be located as far as practical from a street intersection, and in no instance shall the distance from an intersection be less than the following, as measured from the nearest curb return radius:
	Arterial Street 4 0 feet
	Collector Street  20 feet
	Local Street  10 feet
	At intersections with bulbouts or post-construction stormwater quality curb extensions incorporated into the curb return the measurement will be made from the nearest curb return radius. When different classes of streets intersect, the distance requi...
	(4)  The location, width, and number of accesses to a public street may be limited for developments that are subject to site plan review. All development that proposes access to an arterial street is subject to site plan review and the design requirem...
	(5)  Access points to a public street shall be the minimum necessary to provide reasonable access while not inhibiting the safe circulation and carrying capacity of the street.
	(6)  Properties with frontage on more than one street may be restricted to access on the street(s) of a lower classification through site plan, land division, or other review procedures.
	(7)  A common access point at a property line is encouraged and may be required in order to reduce the number of access points to streets. Construction of common access points must be preceded by recording of joint access and maintenance easements.
	(8)  With the exception of single-family residential development, approach grades must not exceed 10 percent slope within 20 feet of a public street. Driveways for single-family residential development shall comply with applicable fire and building co...
	(9)  Access to designated state highways is subject to the provisions of this Article in addition to requirements of the State Highway Division and State Department of Transportation. When regulations of the City and State conflict, the more restricti...
	(10)  For developments on property larger than five acres in contiguous ownership fronting on an arterial street or limited access highway, a frontage road may be required in order to provide a single access determined by the review body to be the mos...
	(11)  When access is allowed on an arterial street, efforts shall be made to locate it adjacent to the interior property line where it could be shared by the adjacent property.

	12.110  Street Location, Width and Grade. The location, width, and grade of all streets must conform to any approved transportation master plan or recorded subdivision plat. When location of a street is not shown in an approved street plan, the arrang...
	In addition, new streets may be required to be located where the City Engineer determines that additional access is needed to relieve or avoid access deficiencies on adjacent or nearby properties. In determining the location of new streets in a devel...
	(***)
	12.122  Local Residential Streets. There are two classes of local streets, based on projected traffic volumes. The applicant is responsible for demonstrating that each proposed street is designed for the appropriate traffic volume.
	Locating approved street-side post-construction stormwater quality facilities in the landscape strip is encouraged. To accommodate the facilities, the City Engineer may approve isolated reductions in roadway width for curb extensions and larger lands...
	(1)  Minor Local Streets. The minor local street design is intended to be the predominant street type in residential neighborhoods. A minor local street will have fewer than 1,000 average trips per day (ADT) when all future street connections are made...
	(2)  Network Local Streets. A network local street will have more than 1,000 ADT. The standard design is a 32-foot-wide paved surface with curb and gutter, a 6-foot landscape strip, and a 5-foot sidewalk on each side within a 56-foot right-of-way. A p...
	(4)  Residential Street Design for Constrained Sites. Natural features may constrain the standard local street design. Examples of such natural features include floodplains, steep slopes, drainageways, wetlands, riparian corridors, and tree groves. Th...

	12.140  Additional Rights-of-Way. A development project requiring land use approval is required to dedicate additional right-of-way if an existing street abutting or within the development does not meet the widths designated in Section 12.120. This pr...
	12.150  Future Extensions of Streets. When it is necessary to give access to or permit a future division of adjoining land, streets shall be extended to the adjoining tract. A barricade at the end of the street shall be installed and paid for by the p...
	12.160  Street Alignment. As far as practical, streets shall be dedicated and constructed in alignment with existing streets. Arterial and collector streets shall have continuous alignments without offset or staggered intersections. In no case shall s...
	12.170  Intersections. Streets must intersect as nearly as possible at right angles. Proposed intersection of two streets at an acute angle of less than 75 degrees is not allowed. An oblique street should be curved approaching an intersection to provi...
	12.180  Clear Vision Area. A clear vision area must be maintained at each access to a public street and on each corner of property at the intersection of two streets or a street and a railroad. No fence, wall, hedge, sign, or other planting or structu...
	(1)  The clear vision area provisions do not apply to the following:
	(a)  a public utility pole,
	(b)  a tree trimmed (to the trunk) to a line at least eight feet above the level of the intersection,
	(c)  another plant species of open growth habit that is not planted in the form of a hedge and that is planted and trimmed to leave at all seasons a clear and unobstructed cross-view,
	(d)  a supporting member or appurtenance to a permanent building lawfully existing on the date this standard becomes effective,
	(e)  an official warning sign or signal,
	(f)  the post section of a pole sign when there are no more than two posts and any post is less than eight inches in diameter, and
	(g)  existing or new buildings that meet the minimum setbacks.

	(2)  A clear vision area consists of a triangular area
	(a)  For residential local streets and driveways, two sides of the clear vision area are lot lines or a driveway for a distance specified in Table 12-4 below, with a third line running diagonally across the non-intersecting ends of the two sides (see ...


	(***)
	12.200  Street Abutting New Development. Sections of existing streets that directly abut a new development and do not meet City standards shall be constructed to City standards. The City Engineer may approve construction of a partial-width street, pro...
	A future improvement assurance, as described in Section 12.600, may be accepted by the City when the City Engineer determines that the street improvement would not be timely.
	(***)

	SIDEWALKS
	12.290  Requirement. All development for which land use applications are required by Section 1.060 must include sidewalks adjacent to public streets. This requirement also applies to new single-family houses and duplexes if they are located on arteria...
	Sidewalks shall be built when arterial and collector streets are constructed and at the discretion of the City Engineer during their reconstruction. This provision shall also apply to local streets that serve commercial and multi-family development. ...
	(***)

	BIKEWAYS
	12.330  Master Bikeways Plan. The City’s adopted Master Bikeways Plan is in the Comprehensive Plan.
	12.340  Provisions for Bikeways. Developments adjoining or containing proposed bikeways identified on the adopted Master Bikeways Plan shall include provisions for the future extension of such bikeways. Land use approvals issued for planned developmen...
	In the case of arterial or collector streets, bike lanes shall be built during their construction, and considered during their reconstruction. This provision shall also apply to local streets in other than single-family residential developments.

	WATER
	12.410  When Public Water is Available. All new development, including a single-family residence, must extend and connect to the public water system when service is available within 150 feet of the property. Fire hydrants, mains, and related appurtena...

	SANITARY SEWERS
	12.470  When Public Sewer is Available. All new development must extend and connect to the public sewer system when service is available within 300 feet of the property.
	(***)
	12.490  Extension Along Property Frontage and Within Interior. Sewer collection mains must be extended along the full length of the property's frontage along the right-of-way or to a point identified by the City Engineer as necessary to accommodate li...
	12.500  Sewer Plan Approval. Preliminary sewer plans and systems must be submitted to the City Engineer as part of the tentative plat or Site Plan Review application. These plans must provide enough information to enable the City Engineer to determine...

	STORM DRAINAGE
	12.535  Storm Drainage Plan Approval. Preliminary storm drainage management plans and systems must be submitted to the City Engineer as part of the Tentative Plat or Site Plan Review application. These plans must provide enough information to enable t...
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	CITY OF ALBANY DEVELOPMENT CODE
	ARTICLE 1  ADMINISTRATION AND PROCEDURES
	APPLICATION PROCEDURES
	1.226  Modification of Approved Site Plan Review and Conditional Use Applications. When a property owner wants to make changes to the approved plans and the approval has not expired, the following procedures shall be used to review the proposed modifi...
	(1)  Definitions: When “property owner” is used here, it means the property owner, or the property owner’s authorized agent. When “site plan” is used here, it means the site plan approved through either a Site Plan Review application or review of a Co...
	(2)  The property owner must submit an application to modify the approved site plan that identifies the areas of the plan or approval proposed to be modified. The application fee will be determined by the Director and will be based on the scope of the...
	(3)  The review body shall be the same one that granted the final approval for which modification is sought. The same procedures shall be used as for the original approval. The Development Code regulations in effect at the time the application for mo...
	(4)  Only the area proposed to be modified will be reviewed.
	(5)  A modification shall not be filed:
	(a)  as a substitute for an appeal, or
	(b)  to seek the reduction or elimination of a condition of approval for infrastructure requirements, or
	(c)  to provide a new timeline for appealing a previously-accepted infrastructure obligation, or
	(d)  to apply for a substantially new proposal, or
	(e)  if it would have significant additional impacts on surrounding properties. If any of the above conditions exist, a new application must be submitted.

	(6)  The modified plan must compensate for any negative effects caused by the requested changes from approved plans such that the intent of the original approval is still met.
	(7)  The modification(s) shall be consistent with the approved site plan. If the review body determines that the modified site plan meets the standards in 1.226 (6) and is consistent with the original approval as outlined in 1.226 (8), a modification ...
	(8)  The review body’s determination on consistency shall be based on a comparison of the approved site plan and the modified site plan, taking into account:
	(a)  The land use category;
	(b)  The size and scale of the proposed building(s);
	(c)  Traffic and other off-site impacts;
	(d)  Compatibility with surrounding development;
	(e)  Capacity of available infrastructure; and
	(f)  Unusual obstacles and opportunities associated with the property. The modified site plan will be found to be consistent with the approved site plan if the review body determines that there are no greater adverse impacts, or, if additional adverse...

	(9)  Conditions of approval:
	(a)  When reviewing a modified site plan that has different impacts than the approved site plan, the decision-maker may modify conditions or impose new ones. Only conditions related to the impact of the modified site plan may be imposed on the modifie...
	(b)  The original conditions of approval imposed for the approved site plan may remain in effect or be increased as necessary to address additional impact. Conditions related to improving existing infrastructure or building new infrastructure (such as...

	(10)  The property owner may choose to either accept approval of the modified site plan or to retain the original approval. If the property owner accepts approval of the modified site plan and any conditions that may be imposed, the property owner mus...
	(11)  When first granted, a site plan or conditional use approval is valid for three years [ADC 1.080]. When a modified site plan is approved and accepted, the approval is valid for one year beyond the date that the original site plan approval would h...



	ARTICLE 2  REVIEW CRITERIA
	SITE PLAN REVIEW
	2.430  Applicability. In general, Site Plan Review is intended for all new development within the city that specifically requires Site Plan Review as listed in Articles 3, 4 and 5. It applies to new construction, additions or expansions, site modifica...
	(1)  Any development that requires Site Plan Review, unless specifically exempt in Section 1.070.
	(2)  A change of use or reuse of a building or site when the use is allowed through Site Plan Review, and that requires construction of three or more new parking spaces, additional loading areas, or that modifies site circulation or access.
	(3)  Building additions or use expansions greater than 2,000 square feet or greater than 50 percent of existing building area, whichever is less, or any expansion that requires three or more new parking spaces, additional loading areas, or modifies si...
	(4)  New parking areas or expansions to existing parking areas greater than 1,000 square feet or modifications that change site circulation or access.
	(5)  Temporary placement of a manufactured home for: (a) night watchman; (b) business office space during construction or remodeling; (c) building

	2.450  Review Criteria. Site Plan Review approval will be granted if the review body finds that the application conforms with the Albany Development Code and meets all of the following criteria that are applicable to the proposed development.
	(1)  Public utilities can accommodate the proposed development.
	(2)  The proposed post-construction stormwater quality facilities (private and/or public) can accommodate the proposed development, consistent with Title 12 of the Albany Municipal Code.
	(3)  The transportation system can safely and adequately accommodate the proposed development.
	(4)  Parking areas and entrance-exit points are designed to facilitate traffic and pedestrian safety and avoid congestion.
	(5)  The design and operating characteristics of the proposed development are reasonably compatible with surrounding development and land uses, and any negative impacts have been sufficiently minimized.
	(6)  Activities and developments within special purpose districts must comply with the regulations described in Articles 4 (Airport Approach), 6 (Natural Resources), and 7 (Historic), as applicable.
	(7)  The site is in compliance with prior land use approvals.
	(8)  Sites that have lost their nonconforming status must be brought into compliance, and may be brought into compliance incrementally in accordance with Section 2.370.



	ARTICLE 3  RESIDENTIAL ZONING DISTRICTS
	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:
	(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. Development may not exceed...

	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 ...

	SCHEDULE OF PERMITTED USES
	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 des...
	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 t...

	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 effic...
	(1)  Section 3.220 bonus provisions may reduce minimum lot size and area, such as alley access.
	(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 2.365 and 2.370.
	(5)  Except for single-family homes (attached and detached) or duplexes, which must have a minimum setback of 3 feet for one-story dwellings and 5 feet for two-story dwellings.
	(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(1).
	(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.
	(9)  Lot coverage for single-family detached development shall only include the area of the lot covered by buildings or structures.
	(10)  See Table 2 for garages with alley access.
	(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 propose...
	(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.
	(13)  Ten or more units require open space. See Section 8.220.
	(14)  See Section 8.240 for standards.
	(15)  When multiple-family developments abut a single-family use or zone, the setback shall be one foot for each foot of building height. See Section 8.270(1).
	(16)  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.

	SETBACKS
	3.250  Parking and Other Restrictions in Setback or Yard Areas.
	(1)  Vehicles in daily use may not park in the front yard, except on the paved driveway leading to a garage, carport or a driveway that provides required parking spaces. Trailers, boats, campers, and other vehicles not in daily use may not park in the...
	(2)  Required parking spaces, driveways or travel aisles for residential development shall not be located in a required front or interior setback except that circular driveways providing drop-off service to the front door and driveways providing acce...

	3.260  General Exceptions to Setback Requirements. The following intrusions may encroach into required setbacks provided that the conditions and limitations indicated are adhered to:
	(1)  Depressed Areas. In any district, open work fences, berms, hedges, guard railings, or other landscaping or architectural devices for safety protection around depressed areas, ramps, stairs, or retaining walls, may be located in required setbacks,...
	(2)  Projecting Building Features. The following building features may encroach up to five feet into the required front setback and up to two feet into the required interior setbacks:
	(a)  Awnings, eaves, buttresses, architectural appendages (such as, but not limited to, bay windows, planters, cantilevered stairways).
	(b)  Chimneys and fireplaces provided they do not exceed eight feet in width.
	(c)  Porches, steps, platforms or landings, raised patios, decks or other similar structures over 30 inches in height. (Structures, patios or concrete pads 30 inches or less in height are not subject to setback provisions).
	(d)  Signs conforming to applicable ordinance requirements.


	3.270  Setbacks for Attached Single-Family Dwellings. The interior setback requirements for attached single-family units shall be zero where the units adjoin; however, all other setbacks shall conform to this Code.
	3.310  Special Willamette River Setback & Height Restrictions. Except for water-related and water-dependent uses (see definitions Article 22); all construction must be located outside the floodway line as defined for a 100-year storm. Development stru...
	The angle of this plane shall be as follows:
	(1)  For river-oriented uses, the angle shall be 30 degrees.
	(2)  For non river-oriented uses, the angle shall be 15 degrees.


	OFF-STREET PARKING AND LOADING REQUIREMENTS
	3.350  Minimum Space Requirements. Off-street parking shall be provided for all residential development in the amounts indicated in Article 9, Section 9.020, Table 1. All parking lots in residential districts must comply with applicable requirements i...

	OUTSIDE STORAGE
	3.380  General. In any district, outside storage or display of materials, junk, parts, or merchandise shall not be permitted in required front setbacks or buffer areas.
	3.390  Screening of Refuse Containers. The following standards apply to all residential development, except for one- and two-family dwellings. Any refuse container or refuse disposal area which would otherwise be visible from a public street, customer...


	ARTICLE 5 MIXED USE ZONING DISTRICTS
	SETBACKS
	5.205  Special Willamette River Setbacks Inside the Waterfront Zone. Setbacks for buildings south of the Willamette River shall meet the following minimum setbacks from the top of the river bank (Figure 5-1):
	(1)  35 feet for a building two stories or less, and
	(2)  45 feet for a building three or more stories.

	5.207  Exceptions to the Willamette River Setback Standards. For the following properties, the language in Sections 5.200 and 5.205 shall not apply. Willamette River setback provisions for these properties are set forth below.
	Common Name   Assessor’s Property Identification Number
	Willamette Seed Site  11S-03W-6DC #100
	Permawood Site  11S-03W-5BD #200, #300 and 11S-03W-5CA #1001, #1100, #6805
	“Buzzsaw”   Site 11S-03W-6CD #11500
	For these properties, the minimum setback for buildings and parking on the river side of property along the river is:
	Area    Minimum Setback
	West of Lafayette  5 feet
	East of Lafayette  15 feet

	For the purpose of establishing setbacks on property along the Willamette River, the river will be treated as a front lot line. The minimum setbacks outlined above will be measured from the most inland of the:
	(1) Property line along the river, or
	(2) City multi-use path easement, or
	(3) Top of the river embankment.

	Fences on the river side of property along the river will be located south of the most inland of the:
	(1) Property line along the river, or
	(2) City multi-use path easement, or
	(3) Top of the river embankment.




	ARTICLE 6  NATURAL RESOURCE DISTRICTS
	FLOODPLAIN
	6.093  Floodplain Development Permit Required. A Floodplain Development Permit is required prior to initiating floodplain development activities, as defined in Section 6.075, in the Special Flood Hazard Area. This Article cannot anticipate all develop...
	All development activities that require a Floodplain Development Permit shall be processed in accordance with ADC Section 1.200, Land Use Application Procedures. When ambiguity exists concerning the appropriate classification of a particular activity...
	A.  The following activities will be processed through a Type I procedure as established in ADC 1.320:
	(1)  Any structure 200 square feet or more.
	(2)  Any substantial improvement to an existing structure as defined in this code.
	(3)  Placement of a recreational vehicle more than 180 consecutive days, as described in 6.124(2)-(3).
	(4)  Solid fences and walls that require a permit as listed in Section 6.125.
	(5)  Any site improvement for development in the floodplain pursuant to Section 6.110 that is not exempt under Section 6.094 and does not already require a permit elsewhere in this Section of the Code.

	B.  The following activities will be processed through a Type I-L procedure as established in ADC 1.330:
	(1)  Any development in the floodway allowed by Sections 6.100-6.101.
	(2)  Grading, excavation, fill, and paving pursuant to Section 6.111 that cumulatively impacts more than 50 cubic yards of the native elevation and contours of the site or that otherwise requires a permit per this Article, and any associated retaining...
	(3)  Mining and drilling operations that result in sledge, slag, or other materials remaining in the Special Flood Hazard area will be considered fill for the purposes of this Article, and will be reviewed through the applicable criteria in Section 6....
	(4)  Additions or expansions of Continuous Storage Operations pursuant to Section 6.112.
	(5)  New Continuous Storage Operations pursuant to Section 6.112.
	(6)  Land Divisions of 19 lots or less pursuant to Section 6.110.

	C.  The following activities will be processed through a Type II procedure as established in ADC 1.350:
	(1)  Any alteration of a Watercourse, pursuant to 6.101 and the applicable criteria in Section 6.111.

	D.  The following will be processed through a Type III procedure as established in ADC 1.360:
	(1)  Land Divisions of 20 or more lots, Cluster Developments and Planned Developments pursuant to Section 6.110.
	(2)  Manufactured home parks pursuant to Section 6.110 will be reviewed through the Manufactured Home Park application process.


	6.095  General Information Requirements. In addition to the information required in other sections of this code, the application for any development proposed in the Special Flood Hazard Area (100-year floodplain) must include the following information:
	(1)  Elevations of the original contours.
	(2)  Final elevations of proposed fills and excavations.
	(3)  Base flood (100-year flood) elevations of the site based on North American Vertical Datum (NAVD) 1988.
	(4)  Location of any designated floodway and base flood boundary. If no floodway is designated, estimate the location of the floodway boundary per Section 6.100
	(5)  Location of any designated wetlands and/or wildlife habitat (if applicable).
	(6)  Proposed elevation in relation to mean sea level of the lowest floor (including basement) of all structures (if applicable).
	(7)  Description of the extent to which a watercourse will be altered or relocated as a result of proposed development (if applicable).
	(8)  If floodproofing is required, the proposed description and elevation of floodproofing.
	(9)  Elevation certificate. The base flood elevation shall be determined based on the applicable flood insurance study and flood profile. A copy of the flood profile with the base flood elevation identified on the flood profile shall be included with ...


	PROVISIONS FOR FLOOD HAZARD REDUCTION
	6.100  Floodway Restrictions. No development is allowed in any floodway except when the review body finds that the development will not result in any increase in flood levels during the occurrence of the 100-year flood. The finding shall be based upon...
	(1)  The development does not involve the construction of permanent or habitable structures (including fences).
	(2)  The development is a public or private park or recreational use or municipal utility use.
	(3)  The development is a water-dependent structure such as a dock, pier, bridge, or floating marina.
	For temporary storage of materials or equipment:
	(4)  The temporary storage or processing of materials will not become buoyant, flammable, hazardous explosive or otherwise potentially injurious to human, animal or plant life in times of flooding.
	(5)  The temporary storage of material or equipment are not subject to major damage by floods and is firmly anchored to prevent flotation or is readily removable from the area within the time available after flood warning.
	If a floodway boundary is not designated on an official FEMA map available to the City, the floodway boundary can be estimated from available data and new studies. Proposed development along the estimated floodway boundary shall not result in an incr...

	6.101  Alteration of a Watercourse. A Watercourse is considered altered when any changes occur within its banks, including installation of new culverts and bridges, or size modifications to existing culverts and bridges.
	(1)  No development shall diminish the flood-carrying capacity of a watercourse.
	(2)  Subject to the foregoing regulation, no person shall alter or relocate a watercourse without necessary approval from the Floodplain Administrator.
	(3)  Prior to approval, the applicant shall provide a 30-day written notice to the City, any adjacent community, the Natural Hazards Program of the Oregon Department of Land Conservation and Development, and the DSL.
	(4)  The applicant shall be responsible for ensuring necessary maintenance of the altered or relocated portion of said watercourse so that the flood carrying capacity is not diminished.

	6.110  Site Improvement, Land Division and Manufactured Home Park Standards. Site improvements, land divisions, and manufactured home parks in the Special Flood Hazard Area (100-year floodplain) shall be reviewed by the Planning Division as a part of ...
	In addition to the general review criteria for site improvements, land divisions and manufactured home parks, applications that propose actual development within the Special Flood Hazard Area shall also be subject to the following standards:
	All proposed new development and land divisions shall be consistent with the need to minimize flood damage and ensure that building sites will be reasonably safe from flooding.
	All new development and land division proposals shall have utilities and facilities such as sewer, gas, electrical, and water systems located and constructed to minimize flood damage.
	(3)  On-site waste disposal systems shall be located and constructed to avoid functional impairment, or contamination from them, during flooding.
	(4)  All development proposals shall have adequate drainage provided to reduce exposure to flood damage.
	(5)  Any lot created for development purposes must have adequate area created outside of the floodway to maintain a buildable site area meeting the minimum requirements of this Article.
	(6)  Any new public or private street providing access to a residential development shall have a roadway crown elevation not lower than one foot below the 100-year flood elevation.
	(7)  All development proposals shall show the location of the 100-year flood contour line followed by the date the flood elevation was established. When elevation data is not available, either through the Flood Insurance Study or from another authorit...
	(8)  In addition to the general review criteria applicable to manufactured home parks in Article 10, applications that propose actual development within a Special Flood Hazard Area shall include an evacuation plan indicating alternate vehicular access...

	6.111  Grading, Fill, Excavation, and Paving, A floodplain development permit is required for grading, fill, excavation, and paving in the Special Flood Hazard Area (100-year floodplain), except activities exempted in Section 6.094 of this Article. No...
	(1)  Provisions have been made to maintain adequate flood-carrying capacity of existing watercourses, including future maintenance of that capacity.
	(2)  The proposal will be approved only where adequate provisions for stormwater runoff have been made that are consistent with the Public Works Engineering standards, or as otherwise approved by the City Engineer.
	(3)  The proposal will not increase the existing velocity of flood flows so as to exceed the erosive velocity limits of soils in the flood area.
	(4)  No grading, fill, excavation, or paving will be permitted over an existing public storm drain, sanitary sewer, or water line unless it can be demonstrated to the satisfaction of the City Engineer that the proposed grading, fill, excavation, or pa...
	(5)  In areas where no floodway has been designated on the applicable FIRM, grading will not be permitted unless it is demonstrated by the applicant that the cumulative effect of the proposed grading, fill, excavation, or paving when combined with all...
	(6)  The applicant shall notify the City of Albany, any adjacent community, and the Natural Hazards Mitigation Office of the Oregon Department of Land Conservation and Development of any proposed grading, fill, excavation, or paving activity that will...
	(7)  All drainage facilities shall be designed to carry waters to the nearest practicable watercourse approved by the designee as a safe place to deposit such waters. Erosion of ground in the area of discharge shall be prevented by installation of non...
	(8)  Building pads shall have a drainage gradient of two percent toward approved drainage facilities, unless waived by the Building Official or designee.

	6.112  Continuous Storage Operations. The regulation of storage in the flood fringe focuses on long-term storage activities associated with continuous operations as defined in this Article.
	A continuous storage operation is allowed if it can be shown that:
	(1)  The materials or equipment will not be flammable, hazardous, explosive or otherwise potentially injurious to human, animal, or plant life in times of flooding; and
	(2)  The materials or equipment are not subject to major damage by flood and are firmly anchored to prevent flotation or is readily removable from the area within the time available after flood warning.

	6.113  Critical Facility Standards. Construction of new critical facilities, and additions to critical facilities built after September 29, 2010, shall be, to the maximum extent feasible, located outside the limits of the Special Flood Hazard Area (10...
	Construction of new critical facilities shall be permissible within the Special Flood Hazard Area if no feasible alternative site is available. Critical facilities constructed within the Special Flood Hazard Area shall have the lowest floor elevated ...
	(***)
	6.121  Flood Hazard Reduction Standards for Structures. All applicable flood hazard reduction measures are required and must be certified as required in 6.120 (1) and (10) above to at least meet the following standards (these standards do not apply to...
	(1)  In all structures that will not be floodproofed, as described in 6.121(2), fully enclosed areas below the lowest floor (crawl spaces, parking areas or building access) and lower than 1 foot above the 100-year flood level must meet or exceed the f...
	(a)  At least two openings, having a total net area of not less than one square inch for every square foot of enclosed area subject to flooding, shall be provided.
	(b)  The bottom of all openings shall be no higher than one foot above grade.
	(c)  Openings may be equipped with screens, louvers, or other coverings or devices, provided that they permit the automatic entry and exit of floodwaters.
	(d)  The interior grade below the BFE must not be more than two (2) feet below the lowest adjacent exterior grade.
	(e)  The height of the below-grade area, measured from the interior grade to the top of the foundation wall must not exceed four (4) feet at any point.
	(f)  There must be an adequate drainage system that removes floodwaters from the interior area. The enclosed area should be drained within a reasonable time after a flood event.
	(g)  It will be used solely for parking vehicles, limited storage, or access to the building and will never be used for human habitation.
	(h)  The property owner of the building shall sign and record on the title to the property a nonconversion agreement, guaranteeing not to improve, finish, or otherwise convert the enclosed area below the lowest floor and lower than 1-foot above the 10...

	(2)  Nonresidential construction meeting the certification requirements of 6.120 (1) and (10) can have the lowest floor and attendant utility and sanitary facilities located lower than one foot above the 100-year flood elevation if all of the followin...
	(a)  The structure is floodproofed so that areas lower than one foot above the 100-year flood level are watertight with walls substantially impermeable to the passage of water.
	(b)  The structure has structural components capable of resisting hydrostatic and hydrodynamic loads and effects of buoyancy.
	(c)  The applicant is notified that flood insurance premiums will be based on rates that are one foot below the floodproofed level.
	(d)  The applicant files a certification by a registered professional engineer or architect that the design and methods of construction are in accordance with accepted standards of practice for meeting provisions of this subsection based on their deve...
	(e)  Applicants supply a Maintenance Plan for the entire structure to include but not limited to: exterior envelope of structure; all penetrations to the exterior of the structure; all shields, gates, barriers, or components designed to provide floodp...
	(f)  Applicants supply an Emergency Action Plan (EAP) for the installation and sealing of the structure prior to a flooding event that clearly identifies what triggers the EAP and who is responsible for enacting the EAP.


	6.122  Accessory Buildings. Accessory structures in Special Flood Hazard Areas (100-year floodplain) that represent a minimal investment are exempt from the standards of ADC 6.120 and 6.121. The following standards and all other regulations that apply...
	(1)  Accessory structures shall not be used for human habitation.
	(2)  Accessory structures shall be designed to have low flood damage potential.
	(3)  Accessory structures shall be constructed and placed on the building site so as to offer the minimum resistance to the flow of floodwaters.
	(4)  Accessory structures shall be firmly anchored to prevent flotation that may result in damage to other structures.
	(5)  Service facilities such as electrical and heating equipment shall be elevated and/or floodproofed.


	WILLAMETTE RIVER GREENWAY
	6.520  Procedure. Except for land use developments and uses exempted in Section 6.530 below, an application for development approval in the Willamette River Greenway District will be approved under the Type II procedure. Approval of a Willamette River...
	(***)
	6.540  Criteria. An application for a Willamette River Greenway use development will be granted if the review body finds that the proposal conforms to the following applicable criteria:
	(1)  Lands designated on the Comprehensive Plan as Open Space are preserved and maintained in open space use.
	(2)  Significant air, water and land resources including but not limited to natural and scenic areas, viewpoints, vistas, fish and wildlife habitats, etc. in and adjacent to the Willamette River Greenway are protected, preserved, restored, or enhanced...
	(3)  Areas of annual flooding, floodplains, and wetlands are preserved in their natural state to the maximum possible extent to protect water retention, overflow, and other natural functions.
	(4)  The natural vegetative fringe along the river is maintained to the maximum extent that is practical in order to assure scenic quality, protection of wildlife, and protection from erosion.
	(5)  The harvesting of timber will be done in a manner which ensures that wildlife habitat and the natural scenic qualities of the Willamette River Greenway are maintained or will be restored.
	(6)  The proposed development, change, or intensification of use is compatible with existing uses on the site and the surrounding area and provides the maximum possible landscaped area, open space, or vegetation between the activity and the river.
	(7)  Extraction of aggregate deposits shall be conducted in a manner designed to minimize adverse effects on water quality, fish and wildlife, vegetation, bank stabilization, stream flow, visual quality, noise and safety, and necessary reclamation wil...
	(8)  Any public recreational use of facility will be developed, maintained, and operated in such a way as to minimize adverse effects on adjacent properties.
	(9)  Building setbacks from the floodway line shall be determined by the setback and height plane as defined in Sections 5.200 and 5.205 of this Code.
	(10)  Public access will be provided to and along the Willamette River by appropriate legal means for all development in conformance with plans approved by the City.

	(***)


	ARTICLE 8  DESIGN STANDARDS
	MULTIPLE-FAMILY DEVELOPMENT
	8.200  Purpose. These sections are intended to set standards for quality designs in new multiple-family developments. Good design results when buildings are visually compatible with one another and adjacent neighborhoods and contribute to a residentia...
	8.205  Applicability.
	(1)  Except as specified in ADC Section 8.110(2), the standards of ADC Sections 8.220 through 8.300 apply to the development of new Multiple Family residential buildings (accessory buildings are exempt).
	(2)  The standards of ADC Sections 8.220 through 8.300 apply to new buildings with Units Above or Attached to a Business (see ADC Section 22.310) as follows:
	(a)  Dwelling units located on the first story facing a street line are subject to all standards in this section that apply within the relevant zoning district.
	(b)  In addition, certain standards are applicable to the development of units above or behind a business, where noted.

	(3)  Except as required to meet building code, fire code, or other regulations, expansions, and modifications to existing buildings and sites must not decrease conformance with these standards.
	(4)  Unless otherwise specified, these standards apply in all zoning districts.

	(***)
	8.220  Recreation and Open Space Areas. In all new multiple family developments, a portion of the land not covered by buildings and parking shall be of adequate size and shape and in the proper location to be functional for outdoor recreation and rela...
	(1)  Common Space. For projects of 10 or more units, common open space shall be required at a ratio of 0.25 square feet for each 1.0 square feet of living space. In lieu of the common space standards below, new construction of ten or more units in the...
	(a)  Areas designated as common space shall be at least 500 square feet in size with no horizontal dimension less than 20 feet. The space shall be functional or protect natural features, and shall include one or more of the following types of uses:
	•  swimming pools, spas, and adjacent patios and decks
	•  developed and equipped adult recreation areas
	•  sports courts (tennis, handball, volleyball, etc.)
	•  community centers
	•  food and ornamental gardens
	•  lawn, deck or hard surface areas in which user amenities such as trees, shrubs, pathways, covered picnic tables, benches, and drinking fountains have been placed
	•  natural areas
	(b)  Developments shall provide a mix of passive and active recreational uses from the above list if the open space can accommodate more than one use.
	(c)  Indoor or covered recreational space may count towards 50 percent of the common open space requirement.
	(d)  No more than 20 percent of the common space requirement shall be on land with slopes greater than 20 percent.
	(e)  Areas Excluded. Streets and parking areas, including areas required to satisfy parking lot landscape standards, shall not be applied toward the minimum usable open space requirement. Required setback areas may be applied toward the minimum usable...
	(f)  Designated on Site Plan. Areas provided to satisfy the minimum common space requirement shall be so designated on the development site plan and shall be reserved as common space. Adult recreation areas shall not be allowed in any required setback...
	(g)  Open Space and Recreation Area Credit. A credit, not to exceed 25 percent of the common space requirements, may be granted if there is direct access by a pedestrian path, not exceeding 1/4 mile, from the proposed multiple-family developments to a...
	(h)  Approved vegetated post-construction stormwater quality facilities are allowed in common open space areas.

	(2)  Children’s Play Areas. Multiple family developments larger than ten units (excluding one-bedroom and studio units) shall designate one or more children’s play areas. Developments located in the CB, HD, DMU, LE, WF, and MUR zoning districts are ex...
	(a)  Children’s play areas shall be placed within 300 feet of the units they are intended to serve. More than one play area may be needed in larger developments.
	(b)  No horizontal dimension of a children’s play area shall be less than 20 feet.
	(c)  Placement of children’s play areas shall not be allowed in any required setback and shall be centrally located.
	(d)  Children’s play areas may be part of the common open space area but do not count toward the use requirement as outlined in Section 8.220(1)(a).


	(***)
	8.230  Private Open Space. In all newly constructed multiple family developments except in the CB, HD, DMU, WF, and LE zoning district and assisted-living and nursing home developments, private open space shall be provided as follows:
	(1)  At-Grade Dwellings. Dwellings located at finished grade, or within five feet of finished grade, shall provide at least 96 square feet of private open space per unit, with no dimension less than eight feet. Private open space for at-grade dwelling...
	(2)  Above-Grade Dwellings. Dwellings located more than five feet from finished grade shall provide a minimum of 80 square feet of private open space per dwelling unit (such as a yard, deck or porch), with no dimension less than six feet. Private open...
	(3)  Access to Private Open Space. All private open space shall be directly accessible from the dwelling unit through a doorway.
	(4)  Privacy Requirements. Private open space, excluding front porches, shall be physically and visually separated from common open space.

	8.240  Maximum Setbacks for Street Orientation. In all zoning districts except HD, CB, DMU, and WF, new multiple family developments shall meet the following maximum setback standards. New multiple-family development in the HD, CB, DMU and WF zoning d...
	(1)  On sites with 100 feet or more of frontage on a collector or local public street, at least 50 percent of the site width shall be occupied by a building(s) placed no further than 25 feet from the front lot line. See Figure 8-6, Building A.
	(2)  On sites with less than 100 feet of frontage on a collector or local public street, at least 40 percent of the site width shall be occupied by a building(s) placed no further than 25 feet from the front lot line. See Figure 8-6, Building B.
	(3)  As used in these standards, “site width” does not include significant natural resources as mapped by the City, delineated wetlands, slopes greater than 20 percent, recorded easements, required fire lanes and other similar non-buildable areas as d...

	8.250  Functional Design and Building Details. These standards are intended to promote functional design and building details in new construction that contribute to a high-quality living environment for residents and enhance compatibility with the nei...
	(1)  The design of new buildings shall avoid long, flat, uninterrupted walls or roof planes. Changes in wall plane and height, and the inclusion of elements such as balconies, porches, arbors, dormers, gables and other human-scale design elements such...
	(2)  Buildings shall be massed so individual units or the common main entrance is clearly identifiable from the private or public street that provides access unless the units are located on upper floors above non-residential uses.
	(3)  Stairways shall be incorporated into the building design. External stairways, when necessary, should be recessed into the building, sided using the same siding materials as the building, or otherwise incorporated into the building architecture.
	(4)  Building facades shall be broken up to give the appearance of a collection of smaller buildings.

	(***)
	8.260  Building Orientation and Entries. These standards are intended to promote building and site design that contributes positively to a sense of neighborhood and to the overall streetscape by carefully relating building mass, entries, and yards to ...
	(1)  As many of the dwelling unit entries as possible shall face public local residential streets and along the internal street system of larger scale developments. Internal units may face a courtyard or plaza, but not a parking lot. The use of front ...
	(2)  Building entries and entries to individual units shall be clearly defined, visible for safety purposes, and easily accessible. Arches, gateways, entry courts, and awnings are encouraged to shelter entries.
	(3)  Individual entries are encouraged; the use of long access balconies and/or corridors that are monotonous and impersonal are discouraged.
	(4)  The primary entrance(s) of ground floor units of residential building(s) located within 25 feet of a local street may face the street. Primary entrances may provide access to individual units, clusters of units, courtyard dwellings, or common lob...
	•  On corner lots, the main building entrance(s) may face either of the streets or be oriented to the corner.
	•  For buildings that have more than one entrance serving multiple units, only one entrance must meet this requirement.


	8.270  Transition to Lower Density Uses. The following design standards shall be incorporated into the design of multiple-family housing to create transitions between multiple-family developments and nearby, lower-density residential development, in o...
	(1)  When abutting single-family homes, buildings shall be set back at least one foot for each foot in building height from the property line. Building height is measured from the average grade to the top of the wall facing the property line or to the...
	(2)  Smaller-scale buildings should be sited in the area immediately adjacent to single-family zoning districts, and larger-scale buildings sited at the interior of the development or adjacent to other multiple-family developments.
	(3)  Parking and maneuvering areas, driveways, active recreation areas, loading areas and dumpsters should not be located between multiple family buildings and abutting single-family homes.

	8.280  Pedestrian Connections. Pedestrian circulation systems shall be designed to provide clear and identifiable connections within the multiple-family development and to adjacent uses and public streets/sidewalks.
	(1)  Each multiple-family development shall contain an internal pedestrian circulation system that makes clear, easily identifiable and safe connections between individual units and parking and shared open space areas. All pedestrian ways shall comply...
	(2)  The pedestrian circulation system shall be designed to provide safe crossings of streets and driveways. Reflective striping should be used at crossings to emphasize the crossing under low light and inclement weather conditions.
	(3)  Safe, convenient, and attractive pedestrian connections shall be provided between the multiple-family development and adjacent uses such as parks, schools, retail areas, bus stops, and other pedestrian ways. Connections shall be made to all adjac...

	8.290  Vehicle Circulation System. On-site circulation shall be clearly identifiable, safe, pedestrian-friendly and interconnected. Development in the HD, DMU, CB and WF zoning districts on sites under three acres is exempt from these standards.
	(1)  Internal vehicle circulation system of a multiple-family development shall be a continuation of the adjacent public street pattern wherever possible and promote street connectivity. Elements of the public street system that shall be emphasized in...
	(2)  The vehicle circulation system and building pattern shall mimic a traditional local street network and break the development into numerous smaller blocks with all of the public street system elements highlighted above. Private streets are accepta...
	(3)  The streets that form the primary internal circulation system may include parallel parking and accessways to parking bays or courts but should not be lined with head-in parking spaces.
	(4)  Interior roadways shall be designed to slow traffic speeds. This can be achieved by meandering the roadway, keeping road widths to a minimum, allowing parallel parking, and planting street trees to visually narrow the road.

	8.300  Parking. Multiple-family development shall provide attractive street frontages and visual compatibility with neighborhoods by minimizing the placement of parking lots along public streets. See Article 9 for additional parking lot standards. The...
	(1)  Parking lots, carports, and garages shall not be sited between multiple-family buildings and the public local street unless site size and configuration make this impossible. Where available, private access to parking is encouraged.
	(2)  Parking areas shall be broken into numerous small parking bays and landscaped to minimize their visual impact. Large, uninterrupted rows of parking are prohibited. Required parking must be located within 100 feet of the building entrance for each...



	ARTICLE 9  ON-SITE DEVELOPMENT AND ENVIRONMENTAL STANDARDS
	OFF-STREET PARKING
	9.020  Space Requirements. Off-street parking and loading must be provided for all development in the amounts indicated in the table below subject to any applicable reductions permitted in this Article. All required parking must be developed in accord...
	(1)  Calculating Floor Area for Parking. The area measured is the combined floor area of each level of a building exclusive of vent shafts, courtyards, stairwells, elevator shafts, restrooms, storage rooms and rooms designed and used for the purpose o...
	(2)  Employees. The number of employees shall include those working on the premises, plus proprietors, during the largest shift at peak season.
	(3)  Fractional Space Requirements shall be counted to the nearest whole space; half spaces will be rounded up.
	(4)  Unspecified Uses and Alternative Standards. When a use is not specifically listed in Table 9-1: Parking Requirements, the Director will determine if the use is similar to a listed use in terms of parking needs. When a use is not similar to a use ...
	(5)  Off-street parking for one use shall not be considered as providing parking facilities for any other use except through the provisions of Section 9.080, Joint Use of Parking Facilities.
	(6)  Downtown Assessment District. Parking spaces are not required for uses located within the Downtown Off-Street Assessment District as established by separate ordinance. (A map of the district is located at the end of this Article as Figure 9-2.) H...
	(7)  Maximum Parking in the ES, Elm Street Medical District. Parking provided with new development in the ES zone shall be only the minimum required. No additional off-street parking will be allowed for development in this district.
	(8)  Site Plan Review may be required for new parking areas or expansions to existing parking areas unless specified in Section 2.430.
	(9)  Temporary uses of less than 120 days, as defined in AMC Chapter 5.10 Transient and Itinerant Merchants and Vendors, are not required to meet the standards in this section.

	(***)
	9.090  Parking Plan. A parking plan, drawn to scale, must accompany land use applications. Depending on the nature and magnitude of the development, it may be possible to show the needed parking information on the site plan (See Section 8.120). The pl...
	(1)  Delineation of individual parking spaces, including handicapped parking spaces.
	(2)  Loading areas and docks.
	(3)  Circulation area necessary to serve spaces.
	(4)  Location of bicycle and motorcycle parking areas.
	(5)  Access to streets, alleys, and properties to be served.
	(6)  Curb cuts.
	(7)  Type of landscaping, fencing or other screening materials.
	(8)  Abutting land uses.
	(9)  Grading, drainage, post-construction stormwater quality facilities, surfacing, and subgrading details.
	(10)  Location of lighting fixtures.
	(11)  Delineation of all structures and obstacles to circulation on the site.
	(12)  Specifications of signs and bumper guards.
	(13)  Location of planter bays when required.
	(14)  Proposed number of employees and amount of floor area applicable to the parking requirements for the proposed use.

	9.120  Parking Area Improvement Standards. All public or private parking areas, loading areas and outdoor vehicle sales areas must be improved based on the following standards:
	(1)  General. All parking spaces must be improved in accordance with these standards and available for use at the time of project completion.
	(2)  Other Requirements. All parking areas shall conform to the setback, clear vision, landscaping, and buffering/screening provisions of this Code.
	(3)  Surfacing. All required parking, including travel aisles and access, shall have a durable, dust-free surface of asphalt, cement concrete, or other materials approved by the Director. Parking lot surfacing shall not encroach upon the public right-...
	(4)  Drainage. All parking lots must provide a drainage system to dispose of the runoff generated by the impervious surface. Post-construction stormwater quality facilities are required per Title 12 of the Albany Municipal Code when applicable. Provis...
	(5)  Perimeter Curb. Perimeter curbing is required for protection of landscaped areas and pedestrian walkways, and to prevent runoff onto adjacent properties. All parking areas except those required in conjunction with a single- or two-family dwelling...
	(6)  Wheel Bumper. All parking stalls fronting a sidewalk, alleyway, street or property line, except for those required in conjunction with a single- or two-family dwelling, shall provide a secured wheel bumper at least six inches high and at least si...
	(7)  Turnaround. Except for single-family and duplex dwellings, groups of more than two parking spaces must be located and served by an aisle or turnaround so that their use will require no backing movements or other maneuvering in a street right-of-w...
	(8)  Striping. Lots containing more than two parking spaces must have all required spaces permanently and clearly striped. Stripes must be at least four inches wide. When motorcycle parking, compact, or handicapped parking spaces are provided, they sh...
	(9)  Connecting to Adjacent Parking Areas. Where an existing or proposed parking area is adjacent to a developed or undeveloped site within the same zoning district, any modifications to the parking areas must be designed to connect to the existing or...
	(10)  Parking Lot Landscaping. Parking lots shall be landscaped according to the standards in Section 9.150.
	(11)  Compact Car Parking. No more than 40 percent of parking spaces provided may be designated for compact cars. Compact spaces must be signed and/or the space painted with the words “Compact Car Only.”
	(12)  Parking Accessible to the Disabled. All parking areas must provide accessible parking spaces in conformance with the Oregon Structural Specialty Code.
	(13)  Bicycle Parking. Bicycle parking space requirements are as follows:
	(a)  For multiple-family dwellings (three or more units) and units above or attached to a business – one space per four units.
	(***)
	Bicycle parking spaces shall meet the following standards:
	(e)  Required spaces should be visible and not hidden, and must be located as near as possible to building entrances used by automobile occupants. Within the HD, CB, CMU, and WF zoning districts, bicycle parking may be located on a public sidewalk wit...
	(f)  Each required bicycle parking space must have a parking rack securely fastened to the ground. Parking racks must support each bicycle at a minimum of two points, including at least one point on the frame, and must allow the frame and at least one...
	(g)  Bicycle parking areas must provide at least three feet of clearance around all three sides of a fully-loaded bicycle rack and have an overhead clearance of at least seven feet.
	(h)  At least one-half of required bicycle parking spaces must be sheltered. Spaces must be protected from precipitation by a roof overhang or a separate roof at least seven feet tall. Bicycle parking spaces within roofed buildings and bike lockers ar...

	(14)  Lighting. Any lights provided to illuminate any public or private parking area or vehicle sales area must be arranged to reflect the light away from any abutting or adjacent properties.
	(15)  Pedestrian Access. Walkways and accessways shall be provided in all new off-street parking lots and additions to connect sidewalks adjacent to new development to the entrances of new buildings. All new public walkways and handicapped accessible ...
	(16)  When employee parking is designated in new developments, parking for carpools and vanpools shall be provided and located near the employee entrances to buildings.

	(***)
	9.130  Off-Street Parking Lot Design. All off-street parking lots must be designed in accordance with City standards for stalls and aisles as set forth in Table 9-2: Parking Lot Design and supplemental drawings. Stall dimensions are measured from insi...
	(1)  Compact spaces shall be at least 8 feet wide by 16 feet long.
	(2)  Accessible spaces shall be a minimum of 9 feet wide and 17 feet long and designed in accordance with the Oregon Structural Specialty Code (OSSC). An adjacent access aisle must be provided that is at least eight feet wide and 17 feet long for a va...
	(3)  Stall Width. Long-term parking spaces must be at least 8.5 feet wide. Parking stalls for grocery stores or adjacent to planter islands must be at least 9.5 feet wide.
	(4)  Minimum Aisle Widths. Aisles for two-way traffic and emergency vehicle operations must be at least 24 feet wide. One-way aisles and one-way emergency vehicle access must be at least 20 feet wide.
	(5)  The design of driveways and on-site maneuvering and loading areas for commercial and industrial developments shall include 20 feet of storage length for entering and exiting vehicles, in order to prevent vehicles from backing into the flow of tra...


	LANDSCAPING
	9.140  General Requirements. Landscaping requirements by type of use are listed below:
	(1)  Landscaping Required – Residential. All front setbacks (exclusive of accessways and other permitted intrusions) must be landscaped or have landscaping guaranteed in accordance with ADC 9.190 before an occupancy permit will be issued or final buil...
	(a)  One tree at least six feet tall.
	(b)  Four one-gallon shrubs or accent plants.
	(c)  The remaining area treated with attractive ground cover (e.g., lawn, bark, rock, ivy, and evergreen shrubs).

	(***)

	9.150  Parking Lot Landscaping. The purpose of landscaping in parking lots is to provide shade, reduce stormwater runoff, and direct traffic. Incorporation of approved vegetated post-construction stormwater quality facilities in landscaped areas is en...
	(1)  Planter Bays. Parking areas shall be divided into bays of not more than 12 parking spaces. At both ends of each parking bay, there shall be curbed planters at least five feet wide, excluding the curb. Gaps in the curb may be allowed for connectio...
	(2)  Entryway Landscaping. Both sides of a parking lot entrance shall be bordered by a minimum five-foot-wide landscape planter strip meeting the same landscaping provisions as planter bays, except that no sight-obscuring trees or shrubs are permitted.
	(3)  Parking Space Buffers. Parking areas shall be separated from the exterior wall of a structure by pedestrian walkways or loading areas or by a five-foot strip of landscaping materials.
	(4)  Alternate Plan. An alternate plan may be submitted that provides landscaping of at least five percent of the total parking area exclusive of required landscaped yard areas and that separates parking areas of more than 100 spaces into clusters div...
	(***)

	9.160  Irrigation of Required Landscaping. All required landscaped areas must be provided with an irrigation system unless a licensed landscape architect, landscape construction professional, or certified nurseryman submits written verification that t...
	9.170  Identification of Existing Trees. In all proposed developments, existing trees over 25 inches in circumference (8 inches in diameter) as measured 4.5 feet above mean ground level from the base of the trunk shall be noted on all development plan...
	9.180  Landscape Plans. With the exceptions noted below, all development applications involving buildings and parking areas must include landscape plans. The following uses are required to meet the landscaping requirements of this code but are not req...
	(1)  Single-family dwellings, duplexes, and triplexes.
	(2)  Accessory buildings.
	(3)  Changes internal to an existing structure.
	(4)  Building additions involving less than 500 square feet.

	(***)

	TREE PROTECTION
	9.207  Applicability. Site Plan Review approval is required for the felling of 5 or more trees larger than 25 inches in circumference (approximately 8 inches in diameter) on a lot or property in contiguous single ownership in excess of 20,000 square f...
	The following activities are exempt from site plan review if they meet the applicable requirements of the Significant Natural Resource overlay districts in Article 6:
	(1)  The action of any City official or of any public utility necessary to remove or alleviate an immediate danger to life or property; to restore utility service or to reopen a public street to traffic.
	(2)  Felling of any tree that is defined as a nuisance under the Albany Municipal Code.
	(3)  Any felling necessary to maintain streets or public or private utilities within a public right-of-way or utility easement provided the Tree Commission or City Forester approved the proposed tree felling.
	(4)  Felling of trees planted as Christmas trees.
	(5)  Felling of trees on property under a Forest Stewardship Plan approved by the Oregon Department of Forestry.

	9.208  Tree Felling Criteria. The following review criteria replace the Site Plan Review criteria found elsewhere in this code for the purpose of reviewing tree felling. A Site Plan Review for tree felling will be processed as a Type I-L land use deci...
	(1)  The Community Development Director or his/her designee shall approve a Site Plan Review for tree felling when the applicant demonstrates that the felling of the tree(s) is warranted because of the condition of the tree(s) with respect to disease,...
	(2)  For property where a site plan review, conditional use or land division application has been approved or is currently under review, the Community Development Director, City Forester, or his/her designee shall approve site plan review when the app...
	(a)  It is necessary to fell tree(s) in order to construct proposed improvements in accordance with an approved site plan review or conditional use review, or to otherwise utilize the applicant’s property in a manner consistent with its zoning, this c...
	(b)  The proposed felling is consistent with State standards, City ordinances, and the proposed felling does not negatively impact the environmental quality of the area, including but not limited to: the protection of nearby trees and windbreaks; wild...
	(c)  The uniqueness, size, maturity, structure, and historic value of the trees have been considered and all other options for tree preservation have been exhausted. The Director may require that trees determined to be unique in species, size, maturit...
	(d)  Tree felling in Significant Natural Resource Overlay Districts meets the applicable requirements in Article 6.

	(3)  For property where tree felling has not been approved as part of a site plan review, conditional use, or land division application, the Community Development Director or his/her designee shall approve a tree felling permit, if the review criteria...
	(a)  Trees shall be retained in significantly large areas and dense stands so as to ensure against wind throw.
	(b)  Wooded areas that will likely provide an attractive on-site amenity to occupants of future developments shall be retained.
	(c)  Wooded areas associated with natural drainage ways and water areas will be maintained to preserve riparian habitat and minimize erosion. The wooded area to be retained shall be at least 10 feet in width or as required elsewhere in this Code.
	(d)  Wooded areas along ridges and hilltops will be retained for their scenic and wildlife value.
	(e)  Tree felling on developable areas will be avoided to retain the wooded character of future building sites and so preserve housing and design options for future City residents.
	(f)  Wooded areas along property lines shall be retained at a minimum width of ten feet to provide buffers from adjacent properties.
	(g)  The plan for tree felling shall be consistent with the preservation of the site’s future development potential and zoning.

	(4)  The Director may attach conditions to the approval of the tree felling permit to ensure the replacement of trees and landscape or otherwise reduce the effects of the felling, and may require an improvement assurance to ensure all conditions are m...
	(5)  Precautions shall be made to protect residual trees and tree roots from damaging agents during and after the removal process. The following tree protection specifications should be followed to the maximum extent feasible for all projects with pro...
	(a)  Within the drip line of any protected existing tree, there shall be no cut or fill over a four-inch depth unless a qualified arborist or forester has evaluated and approved the disturbance.
	(b)  Prior to and during construction, an orange fence shall be erected around all protected existing trees that is a minimum of 4 feet tall, secured with metal T-posts, no closer than six feet from the trunk or within the drip line, whichever is grea...
	(c)  During the construction stage of development, the applicant shall prevent the cleaning of equipment or material or the storage and disposal of waste material such as paints, oils, solvents, asphalt, concrete, motor oil, or any other material harm...
	(d)  No damaging attachment, wires, signs or permits may be fastened to any protected tree.
	(e)  Large property areas containing protected trees and separated from construction or land clearing areas, road rights-of-way and utility easements may be “ribboned off,” rather than erecting protective fencing around each tree as required in subsec...
	(f)  The installation of utilities, irrigation lines or any underground fixture requiring excavation deeper than six inches shall be accomplished by boring under the root system of protected existing trees at a minimum depth of 24 inches. The auger di...



	BUFFERING AND SCREENING
	9.210  General Requirements/Matrix. In order to reduce the impacts on adjacent uses of a different type, buffering and screening are required in accordance with the matrix that follows Section 9.300. The property owner of each proposed development is ...
	(***)
	9.230  Occupancy. A buffer area may only be occupied by utilities, screening, sidewalks, bikeways, landscaping, and approved vegetated post-construction stormwater quality facilities. No buildings, access ways or parking areas are allowed in a buffer ...
	9.240  Buffering. The minimum improvements within a buffer area consist of the following:
	(1)  At least one row of trees. These trees will be not less than ten feet high at the time of planting for deciduous trees and spaced not more than 30 feet apart and five feet high at the time of planting for evergreen trees and spaced not more than ...
	(2)  At least five five-gallon shrubs or ten one-gallon shrubs for each 1,000 square feet of required buffer area.
	(3)  The remaining area treated with attractive ground cover (e.g., lawn, bark, rock, ivy, evergreen shrubs).

	9.250  Screening. Where screening is required or provided, the following standards apply in addition to conditions (1) and (3) above:
	(1)  One row of evergreen shrubs that will grow to form a continuous hedge at least four feet tall within two years of planting, or
	(2)  A fence or masonry wall at least five feet tall constructed to provide a uniform sight-obscuring screen, or
	(3)  An earth berm combined with evergreen plantings or a fence that forms a sight and noise buffer at least six feet tall within two years of installation.

	9.260  Clear Vision. Buffering and screening provisions are superseded by the clear vision requirements of Section 12.180 and by the fence and wall height restrictions of the zone when applicable.
	9.270  Landscape Plan. In lieu of these standards a detailed landscape plan, which provides the same degree of desired buffering utilizing alternative designs, may be submitted for approval.


	ARTICLE 12  PUBLIC IMPROVEMENTS
	STREETS
	12.060  General Provisions. No development may occur unless it has frontage on or approved access to a public street currently open to traffic. A currently non-open public right-of-way may be opened by improving it to City standards.
	Streets shall be connected to reduce travel distance, provide multiple travel routes, and promote the use of alternative modes. Street patterns have a greater long-range effect on land use patterns, than do parcel patterns or building location.
	Streets (including alleys) within and adjacent to a development shall be improved in accordance with the standards in this Article. In addition, any new street or additional street width planned as a portion of an approved street plan shall be dedica...
	When the City Engineer determines that a required street improvement would not be timely, the City Engineer may accept a Petition for Improvement/Waiver of Remonstrance for a future assessment district.
	The City Engineer may approve adjustments to the required street right-of-way and planter widths when necessary to accommodate approved street-side post-construction stormwater quality facilities.
	12.070  Creation of Streets. Streets are usually created by approval of a subdivision or partition plat. However, the City Council may also approve creation of a street by acceptance of a deed. If creating a street unintentionally results in a land pa...
	(***)
	12.100  Access to Public Streets. With the exceptions noted in Section 1.070, the location and improvement of an access point onto a public street shall be included in the review of a development proposal. In addition, the following specific requireme...
	(1)  Approaches and driveways to City streets and alleys must be paved and constructed in accordance with the Standard Construction Specifications. Driveways serving more than one property shall be paved the full length of the shared portion.
	(2)  Driveways for single- and two-family dwellings must have a minimum width of 10 feet and a maximum width of 24 feet (not to exceed the width of the driveway curb cut) and minimum separation of 5 feet.
	Up to four multiple-family units that front on a public street may have separate driveways. The driveways shall meet the same standards as for single- and two-family dwellings.
	Driveways for all other uses must have widths of 12-16 feet for one-lane (one-way) driveways, 24-32 feet for two-lane driveways, and 36 feet for three-lane driveways. Three-lane driveways must have designated lanes and turning movements. Industrial d...
	(3)  All driveways must be located as far as practical from a street intersection, and in no instance shall the distance from an intersection be less than the following, as measured from the nearest curb return radius:
	Arterial Street 4 0 feet
	Collector Street  20 feet
	Local Street  10 feet
	At intersections with bulbouts or post-construction stormwater quality curb extensions incorporated into the curb return the measurement will be made from the nearest curb return radius. When different classes of streets intersect, the distance requi...
	(4)  The location, width, and number of accesses to a public street may be limited for developments that are subject to site plan review. All development that proposes access to an arterial street is subject to site plan review and the design requirem...
	(5)  Access points to a public street shall be the minimum necessary to provide reasonable access while not inhibiting the safe circulation and carrying capacity of the street.
	(6)  Properties with frontage on more than one street may be restricted to access on the street(s) of a lower classification through site plan, land division, or other review procedures.
	(7)  A common access point at a property line is encouraged and may be required in order to reduce the number of access points to streets. Construction of common access points must be preceded by recording of joint access and maintenance easements.
	(8)  With the exception of single-family residential development, approach grades must not exceed 10 percent slope within 20 feet of a public street. Driveways for single-family residential development shall comply with applicable fire and building co...
	(9)  Access to designated state highways is subject to the provisions of this Article in addition to requirements of the State Highway Division and State Department of Transportation. When regulations of the City and State conflict, the more restricti...
	(10)  For developments on property larger than five acres in contiguous ownership fronting on an arterial street or limited access highway, a frontage road may be required in order to provide a single access determined by the review body to be the mos...
	(11)  When access is allowed on an arterial street, efforts shall be made to locate it adjacent to the interior property line where it could be shared by the adjacent property.

	12.110  Street Location, Width and Grade. The location, width, and grade of all streets must conform to any approved transportation master plan or recorded subdivision plat. When location of a street is not shown in an approved street plan, the arrang...
	In addition, new streets may be required to be located where the City Engineer determines that additional access is needed to relieve or avoid access deficiencies on adjacent or nearby properties. In determining the location of new streets in a devel...
	(***)
	12.122  Local Residential Streets. There are two classes of local streets, based on projected traffic volumes. The applicant is responsible for demonstrating that each proposed street is designed for the appropriate traffic volume.
	Locating approved street-side post-construction stormwater quality facilities in the landscape strip is encouraged. To accommodate the facilities, the City Engineer may approve isolated reductions in roadway width for curb extensions and larger lands...
	(1)  Minor Local Streets. The minor local street design is intended to be the predominant street type in residential neighborhoods. A minor local street will have fewer than 1,000 average trips per day (ADT) when all future street connections are made...
	(2)  Network Local Streets. A network local street will have more than 1,000 ADT. The standard design is a 32-foot-wide paved surface with curb and gutter, a 6-foot landscape strip, and a 5-foot sidewalk on each side within a 56-foot right-of-way. A p...
	(4)  Residential Street Design for Constrained Sites. Natural features may constrain the standard local street design. Examples of such natural features include floodplains, steep slopes, drainageways, wetlands, riparian corridors, and tree groves. Th...

	12.140  Additional Rights-of-Way. A development project requiring land use approval is required to dedicate additional right-of-way if an existing street abutting or within the development does not meet the widths designated in Section 12.120. This pr...
	12.150  Future Extensions of Streets. When it is necessary to give access to or permit a future division of adjoining land, streets shall be extended to the adjoining tract. A barricade at the end of the street shall be installed and paid for by the p...
	12.160  Street Alignment. As far as practical, streets shall be dedicated and constructed in alignment with existing streets. Arterial and collector streets shall have continuous alignments without offset or staggered intersections. In no case shall s...
	12.170  Intersections. Streets must intersect as nearly as possible at right angles. Proposed intersection of two streets at an acute angle of less than 75 degrees is not allowed. An oblique street should be curved approaching an intersection to provi...
	12.180  Clear Vision Area. A clear vision area must be maintained at each access to a public street and on each corner of property at the intersection of two streets or a street and a railroad. No fence, wall, hedge, sign, or other planting or structu...
	(1)  The clear vision area provisions do not apply to the following:
	(a)  a public utility pole,
	(b)  a tree trimmed (to the trunk) to a line at least eight feet above the level of the intersection,
	(c)  another plant species of open growth habit that is not planted in the form of a hedge and that is planted and trimmed to leave at all seasons a clear and unobstructed cross-view,
	(d)  a supporting member or appurtenance to a permanent building lawfully existing on the date this standard becomes effective,
	(e)  an official warning sign or signal,
	(f)  the post section of a pole sign when there are no more than two posts and any post is less than eight inches in diameter, and
	(g)  existing or new buildings that meet the minimum setbacks.

	(2)  A clear vision area consists of a triangular area
	(a)  For residential local streets and driveways, two sides of the clear vision area are lot lines or a driveway for a distance specified in Table 12-4 below, with a third line running diagonally across the non-intersecting ends of the two sides (see ...


	(***)
	12.200  Street Abutting New Development. Sections of existing streets that directly abut a new development and do not meet City standards shall be constructed to City standards. The City Engineer may approve construction of a partial-width street, pro...
	A future improvement assurance, as described in Section 12.600, may be accepted by the City when the City Engineer determines that the street improvement would not be timely.
	(***)

	SIDEWALKS
	12.290  Requirement. All development for which land use applications are required by Section 1.060 must include sidewalks adjacent to public streets. This requirement also applies to new single-family houses and duplexes if they are located on arteria...
	Sidewalks shall be built when arterial and collector streets are constructed and at the discretion of the City Engineer during their reconstruction. This provision shall also apply to local streets that serve commercial and multi-family development. ...
	(***)

	BIKEWAYS
	12.330  Master Bikeways Plan. The City’s adopted Master Bikeways Plan is in the Comprehensive Plan.
	12.340  Provisions for Bikeways. Developments adjoining or containing proposed bikeways identified on the adopted Master Bikeways Plan shall include provisions for the future extension of such bikeways. Land use approvals issued for planned developmen...
	In the case of arterial or collector streets, bike lanes shall be built during their construction, and considered during their reconstruction. This provision shall also apply to local streets in other than single-family residential developments.

	WATER
	12.410  When Public Water is Available. All new development, including a single-family residence, must extend and connect to the public water system when service is available within 150 feet of the property. Fire hydrants, mains, and related appurtena...

	SANITARY SEWERS
	12.470  When Public Sewer is Available. All new development must extend and connect to the public sewer system when service is available within 300 feet of the property.
	(***)
	12.490  Extension Along Property Frontage and Within Interior. Sewer collection mains must be extended along the full length of the property's frontage along the right-of-way or to a point identified by the City Engineer as necessary to accommodate li...
	12.500  Sewer Plan Approval. Preliminary sewer plans and systems must be submitted to the City Engineer as part of the tentative plat or Site Plan Review application. These plans must provide enough information to enable the City Engineer to determine...

	STORM DRAINAGE
	12.535  Storm Drainage Plan Approval. Preliminary storm drainage management plans and systems must be submitted to the City Engineer as part of the Tentative Plat or Site Plan Review application. These plans must provide enough information to enable t...
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	CITY OF ALBANY DEVELOPMENT CODE
	ARTICLE 1  ADMINISTRATION AND PROCEDURES
	APPLICATION PROCEDURES
	1.226  Modification of Approved Site Plan Review and Conditional Use Applications. When a property owner wants to make changes to the approved plans and the approval has not expired, the following procedures shall be used to review the proposed modifi...
	(1)  Definitions: When “property owner” is used here, it means the property owner, or the property owner’s authorized agent. When “site plan” is used here, it means the site plan approved through either a Site Plan Review application or review of a Co...
	(2)  The property owner must submit an application to modify the approved site plan that identifies the areas of the plan or approval proposed to be modified. The application fee will be determined by the Director and will be based on the scope of the...
	(3)  The review body shall be the same one that granted the final approval for which modification is sought. The same procedures shall be used as for the original approval. The Development Code regulations in effect at the time the application for mo...
	(4)  Only the area proposed to be modified will be reviewed.
	(5)  A modification shall not be filed:
	(a)  as a substitute for an appeal, or
	(b)  to seek the reduction or elimination of a condition of approval for infrastructure requirements, or
	(c)  to provide a new timeline for appealing a previously-accepted infrastructure obligation, or
	(d)  to apply for a substantially new proposal, or
	(e)  if it would have significant additional impacts on surrounding properties. If any of the above conditions exist, a new application must be submitted.

	(6)  The modified plan must compensate for any negative effects caused by the requested changes from approved plans such that the intent of the original approval is still met.
	(7)  The modification(s) shall be consistent with the approved site plan. If the review body determines that the modified site plan meets the standards in 1.226 (6) and is consistent with the original approval as outlined in 1.226 (8), a modification ...
	(8)  The review body’s determination on consistency shall be based on a comparison of the approved site plan and the modified site plan, taking into account:
	(a)  The land use category;
	(b)  The size and scale of the proposed building(s);
	(c)  Traffic and other off-site impacts;
	(d)  Compatibility with surrounding development;
	(e)  Capacity of available infrastructure; and
	(f)  Unusual obstacles and opportunities associated with the property. The modified site plan will be found to be consistent with the approved site plan if the review body determines that there are no greater adverse impacts, or, if additional adverse...

	(9)  Conditions of approval:
	(a)  When reviewing a modified site plan that has different impacts than the approved site plan, the decision-maker may modify conditions or impose new ones. Only conditions related to the impact of the modified site plan may be imposed on the modifie...
	(b)  The original conditions of approval imposed for the approved site plan may remain in effect or be increased as necessary to address additional impact. Conditions related to improving existing infrastructure or building new infrastructure (such as...

	(10)  The property owner may choose to either accept approval of the modified site plan or to retain the original approval. If the property owner accepts approval of the modified site plan and any conditions that may be imposed, the property owner mus...
	(11)  When first granted, a site plan or conditional use approval is valid for three years [ADC 1.080]. When a modified site plan is approved and accepted, the approval is valid for one year beyond the date that the original site plan approval would h...



	ARTICLE 2  REVIEW CRITERIA
	SITE PLAN REVIEW
	2.430  Applicability. In general, Site Plan Review is intended for all new development within the city that specifically requires Site Plan Review as listed in Articles 3, 4 and 5. It applies to new construction, additions or expansions, site modifica...
	(1)  Any development that requires Site Plan Review, unless specifically exempt in Section 1.070.
	(2)  A change of use or reuse of a building or site when the use is allowed through Site Plan Review, and that requires construction of three or more new parking spaces, additional loading areas, or that modifies site circulation or access.
	(3)  Building additions or use expansions greater than 2,000 square feet or greater than 50 percent of existing building area, whichever is less, or any expansion that requires three or more new parking spaces, additional loading areas, or modifies si...
	(4)  New parking areas or expansions to existing parking areas greater than 1,000 square feet or modifications that change site circulation or access.
	(5)  Temporary placement of a manufactured home for: (a) night watchman; (b) business office space during construction or remodeling; (c) building

	2.450  Review Criteria. Site Plan Review approval will be granted if the review body finds that the application conforms with the Albany Development Code and meets all of the following criteria that are applicable to the proposed development.
	(1)  Public utilities can accommodate the proposed development.
	(2)  The proposed post-construction stormwater quality facilities (private and/or public) can accommodate the proposed development, consistent with Title 12 of the Albany Municipal Code.
	(3)  The transportation system can safely and adequately accommodate the proposed development.
	(4)  Parking areas and entrance-exit points are designed to facilitate traffic and pedestrian safety and avoid congestion.
	(5)  The design and operating characteristics of the proposed development are reasonably compatible with surrounding development and land uses, and any negative impacts have been sufficiently minimized.
	(6)  Activities and developments within special purpose districts must comply with the regulations described in Articles 4 (Airport Approach), 6 (Natural Resources), and 7 (Historic), as applicable.
	(7)  The site is in compliance with prior land use approvals.
	(8)  Sites that have lost their nonconforming status must be brought into compliance, and may be brought into compliance incrementally in accordance with Section 2.370.



	ARTICLE 3  RESIDENTIAL ZONING DISTRICTS
	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:
	(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. Development may not exceed...

	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 ...

	SCHEDULE OF PERMITTED USES
	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 des...
	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 t...

	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 effic...
	(1)  Section 3.220 bonus provisions may reduce minimum lot size and area, such as alley access.
	(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 2.365 and 2.370.
	(5)  Except for single-family homes (attached and detached) or duplexes, which must have a minimum setback of 3 feet for one-story dwellings and 5 feet for two-story dwellings.
	(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(1).
	(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.
	(9)  Lot coverage for single-family detached development shall only include the area of the lot covered by buildings or structures.
	(10)  See Table 2 for garages with alley access.
	(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 propose...
	(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.
	(13)  Ten or more units require open space. See Section 8.220.
	(14)  See Section 8.240 for standards.
	(15)  When multiple-family developments abut a single-family use or zone, the setback shall be one foot for each foot of building height. See Section 8.270(1).
	(16)  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.

	SETBACKS
	3.250  Parking and Other Restrictions in Setback or Yard Areas.
	(1)  Vehicles in daily use may not park in the front yard, except on the paved driveway leading to a garage, carport or a driveway that provides required parking spaces. Trailers, boats, campers, and other vehicles not in daily use may not park in the...
	(2)  Required parking spaces, driveways or travel aisles for residential development shall not be located in a required front or interior setback except that circular driveways providing drop-off service to the front door and driveways providing acce...

	3.260  General Exceptions to Setback Requirements. The following intrusions may encroach into required setbacks provided that the conditions and limitations indicated are adhered to:
	(1)  Depressed Areas. In any district, open work fences, berms, hedges, guard railings, or other landscaping or architectural devices for safety protection around depressed areas, ramps, stairs, or retaining walls, may be located in required setbacks,...
	(2)  Projecting Building Features. The following building features may encroach up to five feet into the required front setback and up to two feet into the required interior setbacks:
	(a)  Awnings, eaves, buttresses, architectural appendages (such as, but not limited to, bay windows, planters, cantilevered stairways).
	(b)  Chimneys and fireplaces provided they do not exceed eight feet in width.
	(c)  Porches, steps, platforms or landings, raised patios, decks or other similar structures over 30 inches in height. (Structures, patios or concrete pads 30 inches or less in height are not subject to setback provisions).
	(d)  Signs conforming to applicable ordinance requirements.


	3.270  Setbacks for Attached Single-Family Dwellings. The interior setback requirements for attached single-family units shall be zero where the units adjoin; however, all other setbacks shall conform to this Code.
	3.310  Special Willamette River Setback & Height Restrictions. Except for water-related and water-dependent uses (see definitions Article 22); all construction must be located outside the floodway line as defined for a 100-year storm. Development stru...
	The angle of this plane shall be as follows:
	(1)  For river-oriented uses, the angle shall be 30 degrees.
	(2)  For non river-oriented uses, the angle shall be 15 degrees.


	OFF-STREET PARKING AND LOADING REQUIREMENTS
	3.350  Minimum Space Requirements. Off-street parking shall be provided for all residential development in the amounts indicated in Article 9, Section 9.020, Table 1. All parking lots in residential districts must comply with applicable requirements i...

	OUTSIDE STORAGE
	3.380  General. In any district, outside storage or display of materials, junk, parts, or merchandise shall not be permitted in required front setbacks or buffer areas.
	3.390  Screening of Refuse Containers. The following standards apply to all residential development, except for one- and two-family dwellings. Any refuse container or refuse disposal area which would otherwise be visible from a public street, customer...


	ARTICLE 5 MIXED USE ZONING DISTRICTS
	SETBACKS
	5.205  Special Willamette River Setbacks Inside the Waterfront Zone. Setbacks for buildings south of the Willamette River shall meet the following minimum setbacks from the top of the river bank (Figure 5-1):
	(1)  35 feet for a building two stories or less, and
	(2)  45 feet for a building three or more stories.

	5.207  Exceptions to the Willamette River Setback Standards. For the following properties, the language in Sections 5.200 and 5.205 shall not apply. Willamette River setback provisions for these properties are set forth below.
	Common Name   Assessor’s Property Identification Number
	Willamette Seed Site  11S-03W-6DC #100
	Permawood Site  11S-03W-5BD #200, #300 and 11S-03W-5CA #1001, #1100, #6805
	“Buzzsaw”   Site 11S-03W-6CD #11500
	For these properties, the minimum setback for buildings and parking on the river side of property along the river is:
	Area    Minimum Setback
	West of Lafayette  5 feet
	East of Lafayette  15 feet

	For the purpose of establishing setbacks on property along the Willamette River, the river will be treated as a front lot line. The minimum setbacks outlined above will be measured from the most inland of the:
	(1) Property line along the river, or
	(2) City multi-use path easement, or
	(3) Top of the river embankment.

	Fences on the river side of property along the river will be located south of the most inland of the:
	(1) Property line along the river, or
	(2) City multi-use path easement, or
	(3) Top of the river embankment.




	ARTICLE 6  NATURAL RESOURCE DISTRICTS
	FLOODPLAIN
	6.093  Floodplain Development Permit Required. A Floodplain Development Permit is required prior to initiating floodplain development activities, as defined in Section 6.075, in the Special Flood Hazard Area. This Article cannot anticipate all develop...
	All development activities that require a Floodplain Development Permit shall be processed in accordance with ADC Section 1.200, Land Use Application Procedures. When ambiguity exists concerning the appropriate classification of a particular activity...
	A.  The following activities will be processed through a Type I procedure as established in ADC 1.320:
	(1)  Any structure 200 square feet or more.
	(2)  Any substantial improvement to an existing structure as defined in this code.
	(3)  Placement of a recreational vehicle more than 180 consecutive days, as described in 6.124(2)-(3).
	(4)  Solid fences and walls that require a permit as listed in Section 6.125.
	(5)  Any site improvement for development in the floodplain pursuant to Section 6.110 that is not exempt under Section 6.094 and does not already require a permit elsewhere in this Section of the Code.

	B.  The following activities will be processed through a Type I-L procedure as established in ADC 1.330:
	(1)  Any development in the floodway allowed by Sections 6.100-6.101.
	(2)  Grading, excavation, fill, and paving pursuant to Section 6.111 that cumulatively impacts more than 50 cubic yards of the native elevation and contours of the site or that otherwise requires a permit per this Article, and any associated retaining...
	(3)  Mining and drilling operations that result in sledge, slag, or other materials remaining in the Special Flood Hazard area will be considered fill for the purposes of this Article, and will be reviewed through the applicable criteria in Section 6....
	(4)  Additions or expansions of Continuous Storage Operations pursuant to Section 6.112.
	(5)  New Continuous Storage Operations pursuant to Section 6.112.
	(6)  Land Divisions of 19 lots or less pursuant to Section 6.110.

	C.  The following activities will be processed through a Type II procedure as established in ADC 1.350:
	(1)  Any alteration of a Watercourse, pursuant to 6.101 and the applicable criteria in Section 6.111.

	D.  The following will be processed through a Type III procedure as established in ADC 1.360:
	(1)  Land Divisions of 20 or more lots, Cluster Developments and Planned Developments pursuant to Section 6.110.
	(2)  Manufactured home parks pursuant to Section 6.110 will be reviewed through the Manufactured Home Park application process.


	6.095  General Information Requirements. In addition to the information required in other sections of this code, the application for any development proposed in the Special Flood Hazard Area (100-year floodplain) must include the following information:
	(1)  Elevations of the original contours.
	(2)  Final elevations of proposed fills and excavations.
	(3)  Base flood (100-year flood) elevations of the site based on North American Vertical Datum (NAVD) 1988.
	(4)  Location of any designated floodway and base flood boundary. If no floodway is designated, estimate the location of the floodway boundary per Section 6.100
	(5)  Location of any designated wetlands and/or wildlife habitat (if applicable).
	(6)  Proposed elevation in relation to mean sea level of the lowest floor (including basement) of all structures (if applicable).
	(7)  Description of the extent to which a watercourse will be altered or relocated as a result of proposed development (if applicable).
	(8)  If floodproofing is required, the proposed description and elevation of floodproofing.
	(9)  Elevation certificate. The base flood elevation shall be determined based on the applicable flood insurance study and flood profile. A copy of the flood profile with the base flood elevation identified on the flood profile shall be included with ...


	PROVISIONS FOR FLOOD HAZARD REDUCTION
	6.100  Floodway Restrictions. No development is allowed in any floodway except when the review body finds that the development will not result in any increase in flood levels during the occurrence of the 100-year flood. The finding shall be based upon...
	(1)  The development does not involve the construction of permanent or habitable structures (including fences).
	(2)  The development is a public or private park or recreational use or municipal utility use.
	(3)  The development is a water-dependent structure such as a dock, pier, bridge, or floating marina.
	For temporary storage of materials or equipment:
	(4)  The temporary storage or processing of materials will not become buoyant, flammable, hazardous explosive or otherwise potentially injurious to human, animal or plant life in times of flooding.
	(5)  The temporary storage of material or equipment are not subject to major damage by floods and is firmly anchored to prevent flotation or is readily removable from the area within the time available after flood warning.
	If a floodway boundary is not designated on an official FEMA map available to the City, the floodway boundary can be estimated from available data and new studies. Proposed development along the estimated floodway boundary shall not result in an incr...

	6.101  Alteration of a Watercourse. A Watercourse is considered altered when any changes occur within its banks, including installation of new culverts and bridges, or size modifications to existing culverts and bridges.
	(1)  No development shall diminish the flood-carrying capacity of a watercourse.
	(2)  Subject to the foregoing regulation, no person shall alter or relocate a watercourse without necessary approval from the Floodplain Administrator.
	(3)  Prior to approval, the applicant shall provide a 30-day written notice to the City, any adjacent community, the Natural Hazards Program of the Oregon Department of Land Conservation and Development, and the DSL.
	(4)  The applicant shall be responsible for ensuring necessary maintenance of the altered or relocated portion of said watercourse so that the flood carrying capacity is not diminished.

	6.110  Site Improvement, Land Division and Manufactured Home Park Standards. Site improvements, land divisions, and manufactured home parks in the Special Flood Hazard Area (100-year floodplain) shall be reviewed by the Planning Division as a part of ...
	In addition to the general review criteria for site improvements, land divisions and manufactured home parks, applications that propose actual development within the Special Flood Hazard Area shall also be subject to the following standards:
	All proposed new development and land divisions shall be consistent with the need to minimize flood damage and ensure that building sites will be reasonably safe from flooding.
	All new development and land division proposals shall have utilities and facilities such as sewer, gas, electrical, and water systems located and constructed to minimize flood damage.
	(3)  On-site waste disposal systems shall be located and constructed to avoid functional impairment, or contamination from them, during flooding.
	(4)  All development proposals shall have adequate drainage provided to reduce exposure to flood damage.
	(5)  Any lot created for development purposes must have adequate area created outside of the floodway to maintain a buildable site area meeting the minimum requirements of this Article.
	(6)  Any new public or private street providing access to a residential development shall have a roadway crown elevation not lower than one foot below the 100-year flood elevation.
	(7)  All development proposals shall show the location of the 100-year flood contour line followed by the date the flood elevation was established. When elevation data is not available, either through the Flood Insurance Study or from another authorit...
	(8)  In addition to the general review criteria applicable to manufactured home parks in Article 10, applications that propose actual development within a Special Flood Hazard Area shall include an evacuation plan indicating alternate vehicular access...

	6.111  Grading, Fill, Excavation, and Paving, A floodplain development permit is required for grading, fill, excavation, and paving in the Special Flood Hazard Area (100-year floodplain), except activities exempted in Section 6.094 of this Article. No...
	(1)  Provisions have been made to maintain adequate flood-carrying capacity of existing watercourses, including future maintenance of that capacity.
	(2)  The proposal will be approved only where adequate provisions for stormwater runoff have been made that are consistent with the Public Works Engineering standards, or as otherwise approved by the City Engineer.
	(3)  The proposal will not increase the existing velocity of flood flows so as to exceed the erosive velocity limits of soils in the flood area.
	(4)  No grading, fill, excavation, or paving will be permitted over an existing public storm drain, sanitary sewer, or water line unless it can be demonstrated to the satisfaction of the City Engineer that the proposed grading, fill, excavation, or pa...
	(5)  In areas where no floodway has been designated on the applicable FIRM, grading will not be permitted unless it is demonstrated by the applicant that the cumulative effect of the proposed grading, fill, excavation, or paving when combined with all...
	(6)  The applicant shall notify the City of Albany, any adjacent community, and the Natural Hazards Mitigation Office of the Oregon Department of Land Conservation and Development of any proposed grading, fill, excavation, or paving activity that will...
	(7)  All drainage facilities shall be designed to carry waters to the nearest practicable watercourse approved by the designee as a safe place to deposit such waters. Erosion of ground in the area of discharge shall be prevented by installation of non...
	(8)  Building pads shall have a drainage gradient of two percent toward approved drainage facilities, unless waived by the Building Official or designee.

	6.112  Continuous Storage Operations. The regulation of storage in the flood fringe focuses on long-term storage activities associated with continuous operations as defined in this Article.
	A continuous storage operation is allowed if it can be shown that:
	(1)  The materials or equipment will not be flammable, hazardous, explosive or otherwise potentially injurious to human, animal, or plant life in times of flooding; and
	(2)  The materials or equipment are not subject to major damage by flood and are firmly anchored to prevent flotation or is readily removable from the area within the time available after flood warning.

	6.113  Critical Facility Standards. Construction of new critical facilities, and additions to critical facilities built after September 29, 2010, shall be, to the maximum extent feasible, located outside the limits of the Special Flood Hazard Area (10...
	Construction of new critical facilities shall be permissible within the Special Flood Hazard Area if no feasible alternative site is available. Critical facilities constructed within the Special Flood Hazard Area shall have the lowest floor elevated ...
	(***)
	6.121  Flood Hazard Reduction Standards for Structures. All applicable flood hazard reduction measures are required and must be certified as required in 6.120 (1) and (10) above to at least meet the following standards (these standards do not apply to...
	(1)  In all structures that will not be floodproofed, as described in 6.121(2), fully enclosed areas below the lowest floor (crawl spaces, parking areas or building access) and lower than 1 foot above the 100-year flood level must meet or exceed the f...
	(a)  At least two openings, having a total net area of not less than one square inch for every square foot of enclosed area subject to flooding, shall be provided.
	(b)  The bottom of all openings shall be no higher than one foot above grade.
	(c)  Openings may be equipped with screens, louvers, or other coverings or devices, provided that they permit the automatic entry and exit of floodwaters.
	(d)  The interior grade below the BFE must not be more than two (2) feet below the lowest adjacent exterior grade.
	(e)  The height of the below-grade area, measured from the interior grade to the top of the foundation wall must not exceed four (4) feet at any point.
	(f)  There must be an adequate drainage system that removes floodwaters from the interior area. The enclosed area should be drained within a reasonable time after a flood event.
	(g)  It will be used solely for parking vehicles, limited storage, or access to the building and will never be used for human habitation.
	(h)  The property owner of the building shall sign and record on the title to the property a nonconversion agreement, guaranteeing not to improve, finish, or otherwise convert the enclosed area below the lowest floor and lower than 1-foot above the 10...

	(2)  Nonresidential construction meeting the certification requirements of 6.120 (1) and (10) can have the lowest floor and attendant utility and sanitary facilities located lower than one foot above the 100-year flood elevation if all of the followin...
	(a)  The structure is floodproofed so that areas lower than one foot above the 100-year flood level are watertight with walls substantially impermeable to the passage of water.
	(b)  The structure has structural components capable of resisting hydrostatic and hydrodynamic loads and effects of buoyancy.
	(c)  The applicant is notified that flood insurance premiums will be based on rates that are one foot below the floodproofed level.
	(d)  The applicant files a certification by a registered professional engineer or architect that the design and methods of construction are in accordance with accepted standards of practice for meeting provisions of this subsection based on their deve...
	(e)  Applicants supply a Maintenance Plan for the entire structure to include but not limited to: exterior envelope of structure; all penetrations to the exterior of the structure; all shields, gates, barriers, or components designed to provide floodp...
	(f)  Applicants supply an Emergency Action Plan (EAP) for the installation and sealing of the structure prior to a flooding event that clearly identifies what triggers the EAP and who is responsible for enacting the EAP.


	6.122  Accessory Buildings. Accessory structures in Special Flood Hazard Areas (100-year floodplain) that represent a minimal investment are exempt from the standards of ADC 6.120 and 6.121. The following standards and all other regulations that apply...
	(1)  Accessory structures shall not be used for human habitation.
	(2)  Accessory structures shall be designed to have low flood damage potential.
	(3)  Accessory structures shall be constructed and placed on the building site so as to offer the minimum resistance to the flow of floodwaters.
	(4)  Accessory structures shall be firmly anchored to prevent flotation that may result in damage to other structures.
	(5)  Service facilities such as electrical and heating equipment shall be elevated and/or floodproofed.


	WILLAMETTE RIVER GREENWAY
	6.520  Procedure. Except for land use developments and uses exempted in Section 6.530 below, an application for development approval in the Willamette River Greenway District will be approved under the Type II procedure. Approval of a Willamette River...
	(***)
	6.540  Criteria. An application for a Willamette River Greenway use development will be granted if the review body finds that the proposal conforms to the following applicable criteria:
	(1)  Lands designated on the Comprehensive Plan as Open Space are preserved and maintained in open space use.
	(2)  Significant air, water and land resources including but not limited to natural and scenic areas, viewpoints, vistas, fish and wildlife habitats, etc. in and adjacent to the Willamette River Greenway are protected, preserved, restored, or enhanced...
	(3)  Areas of annual flooding, floodplains, and wetlands are preserved in their natural state to the maximum possible extent to protect water retention, overflow, and other natural functions.
	(4)  The natural vegetative fringe along the river is maintained to the maximum extent that is practical in order to assure scenic quality, protection of wildlife, and protection from erosion.
	(5)  The harvesting of timber will be done in a manner which ensures that wildlife habitat and the natural scenic qualities of the Willamette River Greenway are maintained or will be restored.
	(6)  The proposed development, change, or intensification of use is compatible with existing uses on the site and the surrounding area and provides the maximum possible landscaped area, open space, or vegetation between the activity and the river.
	(7)  Extraction of aggregate deposits shall be conducted in a manner designed to minimize adverse effects on water quality, fish and wildlife, vegetation, bank stabilization, stream flow, visual quality, noise and safety, and necessary reclamation wil...
	(8)  Any public recreational use of facility will be developed, maintained, and operated in such a way as to minimize adverse effects on adjacent properties.
	(9)  Building setbacks from the floodway line shall be determined by the setback and height plane as defined in Sections 5.200 and 5.205 of this Code.
	(10)  Public access will be provided to and along the Willamette River by appropriate legal means for all development in conformance with plans approved by the City.

	(***)


	ARTICLE 8  DESIGN STANDARDS
	MULTIPLE-FAMILY DEVELOPMENT
	8.200  Purpose. These sections are intended to set standards for quality designs in new multiple-family developments. Good design results when buildings are visually compatible with one another and adjacent neighborhoods and contribute to a residentia...
	8.205  Applicability.
	(1)  Except as specified in ADC Section 8.110(2), the standards of ADC Sections 8.220 through 8.300 apply to the development of new Multiple Family residential buildings (accessory buildings are exempt).
	(2)  The standards of ADC Sections 8.220 through 8.300 apply to new buildings with Units Above or Attached to a Business (see ADC Section 22.310) as follows:
	(a)  Dwelling units located on the first story facing a street line are subject to all standards in this section that apply within the relevant zoning district.
	(b)  In addition, certain standards are applicable to the development of units above or behind a business, where noted.

	(3)  Except as required to meet building code, fire code, or other regulations, expansions, and modifications to existing buildings and sites must not decrease conformance with these standards.
	(4)  Unless otherwise specified, these standards apply in all zoning districts.

	(***)
	8.220  Recreation and Open Space Areas. In all new multiple family developments, a portion of the land not covered by buildings and parking shall be of adequate size and shape and in the proper location to be functional for outdoor recreation and rela...
	(1)  Common Space. For projects of 10 or more units, common open space shall be required at a ratio of 0.25 square feet for each 1.0 square feet of living space. In lieu of the common space standards below, new construction of ten or more units in the...
	(a)  Areas designated as common space shall be at least 500 square feet in size with no horizontal dimension less than 20 feet. The space shall be functional or protect natural features, and shall include one or more of the following types of uses:
	•  swimming pools, spas, and adjacent patios and decks
	•  developed and equipped adult recreation areas
	•  sports courts (tennis, handball, volleyball, etc.)
	•  community centers
	•  food and ornamental gardens
	•  lawn, deck or hard surface areas in which user amenities such as trees, shrubs, pathways, covered picnic tables, benches, and drinking fountains have been placed
	•  natural areas
	(b)  Developments shall provide a mix of passive and active recreational uses from the above list if the open space can accommodate more than one use.
	(c)  Indoor or covered recreational space may count towards 50 percent of the common open space requirement.
	(d)  No more than 20 percent of the common space requirement shall be on land with slopes greater than 20 percent.
	(e)  Areas Excluded. Streets and parking areas, including areas required to satisfy parking lot landscape standards, shall not be applied toward the minimum usable open space requirement. Required setback areas may be applied toward the minimum usable...
	(f)  Designated on Site Plan. Areas provided to satisfy the minimum common space requirement shall be so designated on the development site plan and shall be reserved as common space. Adult recreation areas shall not be allowed in any required setback...
	(g)  Open Space and Recreation Area Credit. A credit, not to exceed 25 percent of the common space requirements, may be granted if there is direct access by a pedestrian path, not exceeding 1/4 mile, from the proposed multiple-family developments to a...
	(h)  Approved vegetated post-construction stormwater quality facilities are allowed in common open space areas.

	(2)  Children’s Play Areas. Multiple family developments larger than ten units (excluding one-bedroom and studio units) shall designate one or more children’s play areas. Developments located in the CB, HD, DMU, LE, WF, and MUR zoning districts are ex...
	(a)  Children’s play areas shall be placed within 300 feet of the units they are intended to serve. More than one play area may be needed in larger developments.
	(b)  No horizontal dimension of a children’s play area shall be less than 20 feet.
	(c)  Placement of children’s play areas shall not be allowed in any required setback and shall be centrally located.
	(d)  Children’s play areas may be part of the common open space area but do not count toward the use requirement as outlined in Section 8.220(1)(a).


	(***)
	8.230  Private Open Space. In all newly constructed multiple family developments except in the CB, HD, DMU, WF, and LE zoning district and assisted-living and nursing home developments, private open space shall be provided as follows:
	(1)  At-Grade Dwellings. Dwellings located at finished grade, or within five feet of finished grade, shall provide at least 96 square feet of private open space per unit, with no dimension less than eight feet. Private open space for at-grade dwelling...
	(2)  Above-Grade Dwellings. Dwellings located more than five feet from finished grade shall provide a minimum of 80 square feet of private open space per dwelling unit (such as a yard, deck or porch), with no dimension less than six feet. Private open...
	(3)  Access to Private Open Space. All private open space shall be directly accessible from the dwelling unit through a doorway.
	(4)  Privacy Requirements. Private open space, excluding front porches, shall be physically and visually separated from common open space.

	8.240  Maximum Setbacks for Street Orientation. In all zoning districts except HD, CB, DMU, and WF, new multiple family developments shall meet the following maximum setback standards. New multiple-family development in the HD, CB, DMU and WF zoning d...
	(1)  On sites with 100 feet or more of frontage on a collector or local public street, at least 50 percent of the site width shall be occupied by a building(s) placed no further than 25 feet from the front lot line. See Figure 8-6, Building A.
	(2)  On sites with less than 100 feet of frontage on a collector or local public street, at least 40 percent of the site width shall be occupied by a building(s) placed no further than 25 feet from the front lot line. See Figure 8-6, Building B.
	(3)  As used in these standards, “site width” does not include significant natural resources as mapped by the City, delineated wetlands, slopes greater than 20 percent, recorded easements, required fire lanes and other similar non-buildable areas as d...

	8.250  Functional Design and Building Details. These standards are intended to promote functional design and building details in new construction that contribute to a high-quality living environment for residents and enhance compatibility with the nei...
	(1)  The design of new buildings shall avoid long, flat, uninterrupted walls or roof planes. Changes in wall plane and height, and the inclusion of elements such as balconies, porches, arbors, dormers, gables and other human-scale design elements such...
	(2)  Buildings shall be massed so individual units or the common main entrance is clearly identifiable from the private or public street that provides access unless the units are located on upper floors above non-residential uses.
	(3)  Stairways shall be incorporated into the building design. External stairways, when necessary, should be recessed into the building, sided using the same siding materials as the building, or otherwise incorporated into the building architecture.
	(4)  Building facades shall be broken up to give the appearance of a collection of smaller buildings.

	(***)
	8.260  Building Orientation and Entries. These standards are intended to promote building and site design that contributes positively to a sense of neighborhood and to the overall streetscape by carefully relating building mass, entries, and yards to ...
	(1)  As many of the dwelling unit entries as possible shall face public local residential streets and along the internal street system of larger scale developments. Internal units may face a courtyard or plaza, but not a parking lot. The use of front ...
	(2)  Building entries and entries to individual units shall be clearly defined, visible for safety purposes, and easily accessible. Arches, gateways, entry courts, and awnings are encouraged to shelter entries.
	(3)  Individual entries are encouraged; the use of long access balconies and/or corridors that are monotonous and impersonal are discouraged.
	(4)  The primary entrance(s) of ground floor units of residential building(s) located within 25 feet of a local street may face the street. Primary entrances may provide access to individual units, clusters of units, courtyard dwellings, or common lob...
	•  On corner lots, the main building entrance(s) may face either of the streets or be oriented to the corner.
	•  For buildings that have more than one entrance serving multiple units, only one entrance must meet this requirement.


	8.270  Transition to Lower Density Uses. The following design standards shall be incorporated into the design of multiple-family housing to create transitions between multiple-family developments and nearby, lower-density residential development, in o...
	(1)  When abutting single-family homes, buildings shall be set back at least one foot for each foot in building height from the property line. Building height is measured from the average grade to the top of the wall facing the property line or to the...
	(2)  Smaller-scale buildings should be sited in the area immediately adjacent to single-family zoning districts, and larger-scale buildings sited at the interior of the development or adjacent to other multiple-family developments.
	(3)  Parking and maneuvering areas, driveways, active recreation areas, loading areas and dumpsters should not be located between multiple family buildings and abutting single-family homes.

	8.280  Pedestrian Connections. Pedestrian circulation systems shall be designed to provide clear and identifiable connections within the multiple-family development and to adjacent uses and public streets/sidewalks.
	(1)  Each multiple-family development shall contain an internal pedestrian circulation system that makes clear, easily identifiable and safe connections between individual units and parking and shared open space areas. All pedestrian ways shall comply...
	(2)  The pedestrian circulation system shall be designed to provide safe crossings of streets and driveways. Reflective striping should be used at crossings to emphasize the crossing under low light and inclement weather conditions.
	(3)  Safe, convenient, and attractive pedestrian connections shall be provided between the multiple-family development and adjacent uses such as parks, schools, retail areas, bus stops, and other pedestrian ways. Connections shall be made to all adjac...

	8.290  Vehicle Circulation System. On-site circulation shall be clearly identifiable, safe, pedestrian-friendly and interconnected. Development in the HD, DMU, CB and WF zoning districts on sites under three acres is exempt from these standards.
	(1)  Internal vehicle circulation system of a multiple-family development shall be a continuation of the adjacent public street pattern wherever possible and promote street connectivity. Elements of the public street system that shall be emphasized in...
	(2)  The vehicle circulation system and building pattern shall mimic a traditional local street network and break the development into numerous smaller blocks with all of the public street system elements highlighted above. Private streets are accepta...
	(3)  The streets that form the primary internal circulation system may include parallel parking and accessways to parking bays or courts but should not be lined with head-in parking spaces.
	(4)  Interior roadways shall be designed to slow traffic speeds. This can be achieved by meandering the roadway, keeping road widths to a minimum, allowing parallel parking, and planting street trees to visually narrow the road.

	8.300  Parking. Multiple-family development shall provide attractive street frontages and visual compatibility with neighborhoods by minimizing the placement of parking lots along public streets. See Article 9 for additional parking lot standards. The...
	(1)  Parking lots, carports, and garages shall not be sited between multiple-family buildings and the public local street unless site size and configuration make this impossible. Where available, private access to parking is encouraged.
	(2)  Parking areas shall be broken into numerous small parking bays and landscaped to minimize their visual impact. Large, uninterrupted rows of parking are prohibited. Required parking must be located within 100 feet of the building entrance for each...



	ARTICLE 9  ON-SITE DEVELOPMENT AND ENVIRONMENTAL STANDARDS
	OFF-STREET PARKING
	9.020  Space Requirements. Off-street parking and loading must be provided for all development in the amounts indicated in the table below subject to any applicable reductions permitted in this Article. All required parking must be developed in accord...
	(1)  Calculating Floor Area for Parking. The area measured is the combined floor area of each level of a building exclusive of vent shafts, courtyards, stairwells, elevator shafts, restrooms, storage rooms and rooms designed and used for the purpose o...
	(2)  Employees. The number of employees shall include those working on the premises, plus proprietors, during the largest shift at peak season.
	(3)  Fractional Space Requirements shall be counted to the nearest whole space; half spaces will be rounded up.
	(4)  Unspecified Uses and Alternative Standards. When a use is not specifically listed in Table 9-1: Parking Requirements, the Director will determine if the use is similar to a listed use in terms of parking needs. When a use is not similar to a use ...
	(5)  Off-street parking for one use shall not be considered as providing parking facilities for any other use except through the provisions of Section 9.080, Joint Use of Parking Facilities.
	(6)  Downtown Assessment District. Parking spaces are not required for uses located within the Downtown Off-Street Assessment District as established by separate ordinance. (A map of the district is located at the end of this Article as Figure 9-2.) H...
	(7)  Maximum Parking in the ES, Elm Street Medical District. Parking provided with new development in the ES zone shall be only the minimum required. No additional off-street parking will be allowed for development in this district.
	(8)  Site Plan Review may be required for new parking areas or expansions to existing parking areas unless specified in Section 2.430.
	(9)  Temporary uses of less than 120 days, as defined in AMC Chapter 5.10 Transient and Itinerant Merchants and Vendors, are not required to meet the standards in this section.

	(***)
	9.090  Parking Plan. A parking plan, drawn to scale, must accompany land use applications. Depending on the nature and magnitude of the development, it may be possible to show the needed parking information on the site plan (See Section 8.120). The pl...
	(1)  Delineation of individual parking spaces, including handicapped parking spaces.
	(2)  Loading areas and docks.
	(3)  Circulation area necessary to serve spaces.
	(4)  Location of bicycle and motorcycle parking areas.
	(5)  Access to streets, alleys, and properties to be served.
	(6)  Curb cuts.
	(7)  Type of landscaping, fencing or other screening materials.
	(8)  Abutting land uses.
	(9)  Grading, drainage, post-construction stormwater quality facilities, surfacing, and subgrading details.
	(10)  Location of lighting fixtures.
	(11)  Delineation of all structures and obstacles to circulation on the site.
	(12)  Specifications of signs and bumper guards.
	(13)  Location of planter bays when required.
	(14)  Proposed number of employees and amount of floor area applicable to the parking requirements for the proposed use.

	9.120  Parking Area Improvement Standards. All public or private parking areas, loading areas and outdoor vehicle sales areas must be improved based on the following standards:
	(1)  General. All parking spaces must be improved in accordance with these standards and available for use at the time of project completion.
	(2)  Other Requirements. All parking areas shall conform to the setback, clear vision, landscaping, and buffering/screening provisions of this Code.
	(3)  Surfacing. All required parking, including travel aisles and access, shall have a durable, dust-free surface of asphalt, cement concrete, or other materials approved by the Director. Parking lot surfacing shall not encroach upon the public right-...
	(4)  Drainage. All parking lots must provide a drainage system to dispose of the runoff generated by the impervious surface. Post-construction stormwater quality facilities are required per Title 12 of the Albany Municipal Code when applicable. Provis...
	(5)  Perimeter Curb. Perimeter curbing is required for protection of landscaped areas and pedestrian walkways, and to prevent runoff onto adjacent properties. All parking areas except those required in conjunction with a single- or two-family dwelling...
	(6)  Wheel Bumper. All parking stalls fronting a sidewalk, alleyway, street or property line, except for those required in conjunction with a single- or two-family dwelling, shall provide a secured wheel bumper at least six inches high and at least si...
	(7)  Turnaround. Except for single-family and duplex dwellings, groups of more than two parking spaces must be located and served by an aisle or turnaround so that their use will require no backing movements or other maneuvering in a street right-of-w...
	(8)  Striping. Lots containing more than two parking spaces must have all required spaces permanently and clearly striped. Stripes must be at least four inches wide. When motorcycle parking, compact, or handicapped parking spaces are provided, they sh...
	(9)  Connecting to Adjacent Parking Areas. Where an existing or proposed parking area is adjacent to a developed or undeveloped site within the same zoning district, any modifications to the parking areas must be designed to connect to the existing or...
	(10)  Parking Lot Landscaping. Parking lots shall be landscaped according to the standards in Section 9.150.
	(11)  Compact Car Parking. No more than 40 percent of parking spaces provided may be designated for compact cars. Compact spaces must be signed and/or the space painted with the words “Compact Car Only.”
	(12)  Parking Accessible to the Disabled. All parking areas must provide accessible parking spaces in conformance with the Oregon Structural Specialty Code.
	(13)  Bicycle Parking. Bicycle parking space requirements are as follows:
	(a)  For multiple-family dwellings (three or more units) and units above or attached to a business – one space per four units.
	(***)
	Bicycle parking spaces shall meet the following standards:
	(e)  Required spaces should be visible and not hidden, and must be located as near as possible to building entrances used by automobile occupants. Within the HD, CB, CMU, and WF zoning districts, bicycle parking may be located on a public sidewalk wit...
	(f)  Each required bicycle parking space must have a parking rack securely fastened to the ground. Parking racks must support each bicycle at a minimum of two points, including at least one point on the frame, and must allow the frame and at least one...
	(g)  Bicycle parking areas must provide at least three feet of clearance around all three sides of a fully-loaded bicycle rack and have an overhead clearance of at least seven feet.
	(h)  At least one-half of required bicycle parking spaces must be sheltered. Spaces must be protected from precipitation by a roof overhang or a separate roof at least seven feet tall. Bicycle parking spaces within roofed buildings and bike lockers ar...

	(14)  Lighting. Any lights provided to illuminate any public or private parking area or vehicle sales area must be arranged to reflect the light away from any abutting or adjacent properties.
	(15)  Pedestrian Access. Walkways and accessways shall be provided in all new off-street parking lots and additions to connect sidewalks adjacent to new development to the entrances of new buildings. All new public walkways and handicapped accessible ...
	(16)  When employee parking is designated in new developments, parking for carpools and vanpools shall be provided and located near the employee entrances to buildings.

	(***)
	9.130  Off-Street Parking Lot Design. All off-street parking lots must be designed in accordance with City standards for stalls and aisles as set forth in Table 9-2: Parking Lot Design and supplemental drawings. Stall dimensions are measured from insi...
	(1)  Compact spaces shall be at least 8 feet wide by 16 feet long.
	(2)  Accessible spaces shall be a minimum of 9 feet wide and 17 feet long and designed in accordance with the Oregon Structural Specialty Code (OSSC). An adjacent access aisle must be provided that is at least eight feet wide and 17 feet long for a va...
	(3)  Stall Width. Long-term parking spaces must be at least 8.5 feet wide. Parking stalls for grocery stores or adjacent to planter islands must be at least 9.5 feet wide.
	(4)  Minimum Aisle Widths. Aisles for two-way traffic and emergency vehicle operations must be at least 24 feet wide. One-way aisles and one-way emergency vehicle access must be at least 20 feet wide.
	(5)  The design of driveways and on-site maneuvering and loading areas for commercial and industrial developments shall include 20 feet of storage length for entering and exiting vehicles, in order to prevent vehicles from backing into the flow of tra...


	LANDSCAPING
	9.140  General Requirements. Landscaping requirements by type of use are listed below:
	(1)  Landscaping Required – Residential. All front setbacks (exclusive of accessways and other permitted intrusions) must be landscaped or have landscaping guaranteed in accordance with ADC 9.190 before an occupancy permit will be issued or final buil...
	(a)  One tree at least six feet tall.
	(b)  Four one-gallon shrubs or accent plants.
	(c)  The remaining area treated with attractive ground cover (e.g., lawn, bark, rock, ivy, and evergreen shrubs).

	(***)

	9.150  Parking Lot Landscaping. The purpose of landscaping in parking lots is to provide shade, reduce stormwater runoff, and direct traffic. Incorporation of approved vegetated post-construction stormwater quality facilities in landscaped areas is en...
	(1)  Planter Bays. Parking areas shall be divided into bays of not more than 12 parking spaces. At both ends of each parking bay, there shall be curbed planters at least five feet wide, excluding the curb. Gaps in the curb may be allowed for connectio...
	(2)  Entryway Landscaping. Both sides of a parking lot entrance shall be bordered by a minimum five-foot-wide landscape planter strip meeting the same landscaping provisions as planter bays, except that no sight-obscuring trees or shrubs are permitted.
	(3)  Parking Space Buffers. Parking areas shall be separated from the exterior wall of a structure by pedestrian walkways or loading areas or by a five-foot strip of landscaping materials.
	(4)  Alternate Plan. An alternate plan may be submitted that provides landscaping of at least five percent of the total parking area exclusive of required landscaped yard areas and that separates parking areas of more than 100 spaces into clusters div...
	(***)

	9.160  Irrigation of Required Landscaping. All required landscaped areas must be provided with an irrigation system unless a licensed landscape architect, landscape construction professional, or certified nurseryman submits written verification that t...
	9.170  Identification of Existing Trees. In all proposed developments, existing trees over 25 inches in circumference (8 inches in diameter) as measured 4.5 feet above mean ground level from the base of the trunk shall be noted on all development plan...
	9.180  Landscape Plans. With the exceptions noted below, all development applications involving buildings and parking areas must include landscape plans. The following uses are required to meet the landscaping requirements of this code but are not req...
	(1)  Single-family dwellings, duplexes, and triplexes.
	(2)  Accessory buildings.
	(3)  Changes internal to an existing structure.
	(4)  Building additions involving less than 500 square feet.

	(***)

	TREE PROTECTION
	9.207  Applicability. Site Plan Review approval is required for the felling of 5 or more trees larger than 25 inches in circumference (approximately 8 inches in diameter) on a lot or property in contiguous single ownership in excess of 20,000 square f...
	The following activities are exempt from site plan review if they meet the applicable requirements of the Significant Natural Resource overlay districts in Article 6:
	(1)  The action of any City official or of any public utility necessary to remove or alleviate an immediate danger to life or property; to restore utility service or to reopen a public street to traffic.
	(2)  Felling of any tree that is defined as a nuisance under the Albany Municipal Code.
	(3)  Any felling necessary to maintain streets or public or private utilities within a public right-of-way or utility easement provided the Tree Commission or City Forester approved the proposed tree felling.
	(4)  Felling of trees planted as Christmas trees.
	(5)  Felling of trees on property under a Forest Stewardship Plan approved by the Oregon Department of Forestry.

	9.208  Tree Felling Criteria. The following review criteria replace the Site Plan Review criteria found elsewhere in this code for the purpose of reviewing tree felling. A Site Plan Review for tree felling will be processed as a Type I-L land use deci...
	(1)  The Community Development Director or his/her designee shall approve a Site Plan Review for tree felling when the applicant demonstrates that the felling of the tree(s) is warranted because of the condition of the tree(s) with respect to disease,...
	(2)  For property where a site plan review, conditional use or land division application has been approved or is currently under review, the Community Development Director, City Forester, or his/her designee shall approve site plan review when the app...
	(a)  It is necessary to fell tree(s) in order to construct proposed improvements in accordance with an approved site plan review or conditional use review, or to otherwise utilize the applicant’s property in a manner consistent with its zoning, this c...
	(b)  The proposed felling is consistent with State standards, City ordinances, and the proposed felling does not negatively impact the environmental quality of the area, including but not limited to: the protection of nearby trees and windbreaks; wild...
	(c)  The uniqueness, size, maturity, structure, and historic value of the trees have been considered and all other options for tree preservation have been exhausted. The Director may require that trees determined to be unique in species, size, maturit...
	(d)  Tree felling in Significant Natural Resource Overlay Districts meets the applicable requirements in Article 6.

	(3)  For property where tree felling has not been approved as part of a site plan review, conditional use, or land division application, the Community Development Director or his/her designee shall approve a tree felling permit, if the review criteria...
	(a)  Trees shall be retained in significantly large areas and dense stands so as to ensure against wind throw.
	(b)  Wooded areas that will likely provide an attractive on-site amenity to occupants of future developments shall be retained.
	(c)  Wooded areas associated with natural drainage ways and water areas will be maintained to preserve riparian habitat and minimize erosion. The wooded area to be retained shall be at least 10 feet in width or as required elsewhere in this Code.
	(d)  Wooded areas along ridges and hilltops will be retained for their scenic and wildlife value.
	(e)  Tree felling on developable areas will be avoided to retain the wooded character of future building sites and so preserve housing and design options for future City residents.
	(f)  Wooded areas along property lines shall be retained at a minimum width of ten feet to provide buffers from adjacent properties.
	(g)  The plan for tree felling shall be consistent with the preservation of the site’s future development potential and zoning.

	(4)  The Director may attach conditions to the approval of the tree felling permit to ensure the replacement of trees and landscape or otherwise reduce the effects of the felling, and may require an improvement assurance to ensure all conditions are m...
	(5)  Precautions shall be made to protect residual trees and tree roots from damaging agents during and after the removal process. The following tree protection specifications should be followed to the maximum extent feasible for all projects with pro...
	(a)  Within the drip line of any protected existing tree, there shall be no cut or fill over a four-inch depth unless a qualified arborist or forester has evaluated and approved the disturbance.
	(b)  Prior to and during construction, an orange fence shall be erected around all protected existing trees that is a minimum of 4 feet tall, secured with metal T-posts, no closer than six feet from the trunk or within the drip line, whichever is grea...
	(c)  During the construction stage of development, the applicant shall prevent the cleaning of equipment or material or the storage and disposal of waste material such as paints, oils, solvents, asphalt, concrete, motor oil, or any other material harm...
	(d)  No damaging attachment, wires, signs or permits may be fastened to any protected tree.
	(e)  Large property areas containing protected trees and separated from construction or land clearing areas, road rights-of-way and utility easements may be “ribboned off,” rather than erecting protective fencing around each tree as required in subsec...
	(f)  The installation of utilities, irrigation lines or any underground fixture requiring excavation deeper than six inches shall be accomplished by boring under the root system of protected existing trees at a minimum depth of 24 inches. The auger di...



	BUFFERING AND SCREENING
	9.210  General Requirements/Matrix. In order to reduce the impacts on adjacent uses of a different type, buffering and screening are required in accordance with the matrix that follows Section 9.300. The property owner of each proposed development is ...
	(***)
	9.230  Occupancy. A buffer area may only be occupied by utilities, screening, sidewalks, bikeways, landscaping, and approved vegetated post-construction stormwater quality facilities. No buildings, access ways or parking areas are allowed in a buffer ...
	9.240  Buffering. The minimum improvements within a buffer area consist of the following:
	(1)  At least one row of trees. These trees will be not less than ten feet high at the time of planting for deciduous trees and spaced not more than 30 feet apart and five feet high at the time of planting for evergreen trees and spaced not more than ...
	(2)  At least five five-gallon shrubs or ten one-gallon shrubs for each 1,000 square feet of required buffer area.
	(3)  The remaining area treated with attractive ground cover (e.g., lawn, bark, rock, ivy, evergreen shrubs).

	9.250  Screening. Where screening is required or provided, the following standards apply in addition to conditions (1) and (3) above:
	(1)  One row of evergreen shrubs that will grow to form a continuous hedge at least four feet tall within two years of planting, or
	(2)  A fence or masonry wall at least five feet tall constructed to provide a uniform sight-obscuring screen, or
	(3)  An earth berm combined with evergreen plantings or a fence that forms a sight and noise buffer at least six feet tall within two years of installation.

	9.260  Clear Vision. Buffering and screening provisions are superseded by the clear vision requirements of Section 12.180 and by the fence and wall height restrictions of the zone when applicable.
	9.270  Landscape Plan. In lieu of these standards a detailed landscape plan, which provides the same degree of desired buffering utilizing alternative designs, may be submitted for approval.


	ARTICLE 12  PUBLIC IMPROVEMENTS
	STREETS
	12.060  General Provisions. No development may occur unless it has frontage on or approved access to a public street currently open to traffic. A currently non-open public right-of-way may be opened by improving it to City standards.
	Streets shall be connected to reduce travel distance, provide multiple travel routes, and promote the use of alternative modes. Street patterns have a greater long-range effect on land use patterns, than do parcel patterns or building location.
	Streets (including alleys) within and adjacent to a development shall be improved in accordance with the standards in this Article. In addition, any new street or additional street width planned as a portion of an approved street plan shall be dedica...
	When the City Engineer determines that a required street improvement would not be timely, the City Engineer may accept a Petition for Improvement/Waiver of Remonstrance for a future assessment district.
	The City Engineer may approve adjustments to the required street right-of-way and planter widths when necessary to accommodate approved street-side post-construction stormwater quality facilities.
	12.070  Creation of Streets. Streets are usually created by approval of a subdivision or partition plat. However, the City Council may also approve creation of a street by acceptance of a deed. If creating a street unintentionally results in a land pa...
	(***)
	12.100  Access to Public Streets. With the exceptions noted in Section 1.070, the location and improvement of an access point onto a public street shall be included in the review of a development proposal. In addition, the following specific requireme...
	(1)  Approaches and driveways to City streets and alleys must be paved and constructed in accordance with the Standard Construction Specifications. Driveways serving more than one property shall be paved the full length of the shared portion.
	(2)  Driveways for single- and two-family dwellings must have a minimum width of 10 feet and a maximum width of 24 feet (not to exceed the width of the driveway curb cut) and minimum separation of 5 feet.
	Up to four multiple-family units that front on a public street may have separate driveways. The driveways shall meet the same standards as for single- and two-family dwellings.
	Driveways for all other uses must have widths of 12-16 feet for one-lane (one-way) driveways, 24-32 feet for two-lane driveways, and 36 feet for three-lane driveways. Three-lane driveways must have designated lanes and turning movements. Industrial d...
	(3)  All driveways must be located as far as practical from a street intersection, and in no instance shall the distance from an intersection be less than the following, as measured from the nearest curb return radius:
	Arterial Street 4 0 feet
	Collector Street  20 feet
	Local Street  10 feet
	At intersections with bulbouts or post-construction stormwater quality curb extensions incorporated into the curb return the measurement will be made from the nearest curb return radius. When different classes of streets intersect, the distance requi...
	(4)  The location, width, and number of accesses to a public street may be limited for developments that are subject to site plan review. All development that proposes access to an arterial street is subject to site plan review and the design requirem...
	(5)  Access points to a public street shall be the minimum necessary to provide reasonable access while not inhibiting the safe circulation and carrying capacity of the street.
	(6)  Properties with frontage on more than one street may be restricted to access on the street(s) of a lower classification through site plan, land division, or other review procedures.
	(7)  A common access point at a property line is encouraged and may be required in order to reduce the number of access points to streets. Construction of common access points must be preceded by recording of joint access and maintenance easements.
	(8)  With the exception of single-family residential development, approach grades must not exceed 10 percent slope within 20 feet of a public street. Driveways for single-family residential development shall comply with applicable fire and building co...
	(9)  Access to designated state highways is subject to the provisions of this Article in addition to requirements of the State Highway Division and State Department of Transportation. When regulations of the City and State conflict, the more restricti...
	(10)  For developments on property larger than five acres in contiguous ownership fronting on an arterial street or limited access highway, a frontage road may be required in order to provide a single access determined by the review body to be the mos...
	(11)  When access is allowed on an arterial street, efforts shall be made to locate it adjacent to the interior property line where it could be shared by the adjacent property.

	12.110  Street Location, Width and Grade. The location, width, and grade of all streets must conform to any approved transportation master plan or recorded subdivision plat. When location of a street is not shown in an approved street plan, the arrang...
	In addition, new streets may be required to be located where the City Engineer determines that additional access is needed to relieve or avoid access deficiencies on adjacent or nearby properties. In determining the location of new streets in a devel...
	(***)
	12.122  Local Residential Streets. There are two classes of local streets, based on projected traffic volumes. The applicant is responsible for demonstrating that each proposed street is designed for the appropriate traffic volume.
	Locating approved street-side post-construction stormwater quality facilities in the landscape strip is encouraged. To accommodate the facilities, the City Engineer may approve isolated reductions in roadway width for curb extensions and larger lands...
	(1)  Minor Local Streets. The minor local street design is intended to be the predominant street type in residential neighborhoods. A minor local street will have fewer than 1,000 average trips per day (ADT) when all future street connections are made...
	(2)  Network Local Streets. A network local street will have more than 1,000 ADT. The standard design is a 32-foot-wide paved surface with curb and gutter, a 6-foot landscape strip, and a 5-foot sidewalk on each side within a 56-foot right-of-way. A p...
	(4)  Residential Street Design for Constrained Sites. Natural features may constrain the standard local street design. Examples of such natural features include floodplains, steep slopes, drainageways, wetlands, riparian corridors, and tree groves. Th...

	12.140  Additional Rights-of-Way. A development project requiring land use approval is required to dedicate additional right-of-way if an existing street abutting or within the development does not meet the widths designated in Section 12.120. This pr...
	12.150  Future Extensions of Streets. When it is necessary to give access to or permit a future division of adjoining land, streets shall be extended to the adjoining tract. A barricade at the end of the street shall be installed and paid for by the p...
	12.160  Street Alignment. As far as practical, streets shall be dedicated and constructed in alignment with existing streets. Arterial and collector streets shall have continuous alignments without offset or staggered intersections. In no case shall s...
	12.170  Intersections. Streets must intersect as nearly as possible at right angles. Proposed intersection of two streets at an acute angle of less than 75 degrees is not allowed. An oblique street should be curved approaching an intersection to provi...
	12.180  Clear Vision Area. A clear vision area must be maintained at each access to a public street and on each corner of property at the intersection of two streets or a street and a railroad. No fence, wall, hedge, sign, or other planting or structu...
	(1)  The clear vision area provisions do not apply to the following:
	(a)  a public utility pole,
	(b)  a tree trimmed (to the trunk) to a line at least eight feet above the level of the intersection,
	(c)  another plant species of open growth habit that is not planted in the form of a hedge and that is planted and trimmed to leave at all seasons a clear and unobstructed cross-view,
	(d)  a supporting member or appurtenance to a permanent building lawfully existing on the date this standard becomes effective,
	(e)  an official warning sign or signal,
	(f)  the post section of a pole sign when there are no more than two posts and any post is less than eight inches in diameter, and
	(g)  existing or new buildings that meet the minimum setbacks.

	(2)  A clear vision area consists of a triangular area
	(a)  For residential local streets and driveways, two sides of the clear vision area are lot lines or a driveway for a distance specified in Table 12-4 below, with a third line running diagonally across the non-intersecting ends of the two sides (see ...


	(***)
	12.200  Street Abutting New Development. Sections of existing streets that directly abut a new development and do not meet City standards shall be constructed to City standards. The City Engineer may approve construction of a partial-width street, pro...
	A future improvement assurance, as described in Section 12.600, may be accepted by the City when the City Engineer determines that the street improvement would not be timely.
	(***)

	SIDEWALKS
	12.290  Requirement. All development for which land use applications are required by Section 1.060 must include sidewalks adjacent to public streets. This requirement also applies to new single-family houses and duplexes if they are located on arteria...
	Sidewalks shall be built when arterial and collector streets are constructed and at the discretion of the City Engineer during their reconstruction. This provision shall also apply to local streets that serve commercial and multi-family development. ...
	(***)

	BIKEWAYS
	12.330  Master Bikeways Plan. The City’s adopted Master Bikeways Plan is in the Comprehensive Plan.
	12.340  Provisions for Bikeways. Developments adjoining or containing proposed bikeways identified on the adopted Master Bikeways Plan shall include provisions for the future extension of such bikeways. Land use approvals issued for planned developmen...
	In the case of arterial or collector streets, bike lanes shall be built during their construction, and considered during their reconstruction. This provision shall also apply to local streets in other than single-family residential developments.

	WATER
	12.410  When Public Water is Available. All new development, including a single-family residence, must extend and connect to the public water system when service is available within 150 feet of the property. Fire hydrants, mains, and related appurtena...

	SANITARY SEWERS
	12.470  When Public Sewer is Available. All new development must extend and connect to the public sewer system when service is available within 300 feet of the property.
	(***)
	12.490  Extension Along Property Frontage and Within Interior. Sewer collection mains must be extended along the full length of the property's frontage along the right-of-way or to a point identified by the City Engineer as necessary to accommodate li...
	12.500  Sewer Plan Approval. Preliminary sewer plans and systems must be submitted to the City Engineer as part of the tentative plat or Site Plan Review application. These plans must provide enough information to enable the City Engineer to determine...

	STORM DRAINAGE
	12.535  Storm Drainage Plan Approval. Preliminary storm drainage management plans and systems must be submitted to the City Engineer as part of the Tentative Plat or Site Plan Review application. These plans must provide enough information to enable t...
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	I. Executive Summary
	II. Site Description/Setting
	III. Applicable Review Criteria
	CITY OF ALBANY DEVELOPMENT CODE
	ARTICLE 1  ADMINISTRATION AND PROCEDURES
	APPLICATION PROCEDURES
	1.226  Modification of Approved Site Plan Review and Conditional Use Applications. When a property owner wants to make changes to the approved plans and the approval has not expired, the following procedures shall be used to review the proposed modifi...
	(1)  Definitions: When “property owner” is used here, it means the property owner, or the property owner’s authorized agent. When “site plan” is used here, it means the site plan approved through either a Site Plan Review application or review of a Co...
	(2)  The property owner must submit an application to modify the approved site plan that identifies the areas of the plan or approval proposed to be modified. The application fee will be determined by the Director and will be based on the scope of the...
	(3)  The review body shall be the same one that granted the final approval for which modification is sought. The same procedures shall be used as for the original approval. The Development Code regulations in effect at the time the application for mo...
	(4)  Only the area proposed to be modified will be reviewed.
	(5)  A modification shall not be filed:
	(a)  as a substitute for an appeal, or
	(b)  to seek the reduction or elimination of a condition of approval for infrastructure requirements, or
	(c)  to provide a new timeline for appealing a previously-accepted infrastructure obligation, or
	(d)  to apply for a substantially new proposal, or
	(e)  if it would have significant additional impacts on surrounding properties. If any of the above conditions exist, a new application must be submitted.

	(6)  The modified plan must compensate for any negative effects caused by the requested changes from approved plans such that the intent of the original approval is still met.
	(7)  The modification(s) shall be consistent with the approved site plan. If the review body determines that the modified site plan meets the standards in 1.226 (6) and is consistent with the original approval as outlined in 1.226 (8), a modification ...
	(8)  The review body’s determination on consistency shall be based on a comparison of the approved site plan and the modified site plan, taking into account:
	(a)  The land use category;
	(b)  The size and scale of the proposed building(s);
	(c)  Traffic and other off-site impacts;
	(d)  Compatibility with surrounding development;
	(e)  Capacity of available infrastructure; and
	(f)  Unusual obstacles and opportunities associated with the property. The modified site plan will be found to be consistent with the approved site plan if the review body determines that there are no greater adverse impacts, or, if additional adverse...

	(9)  Conditions of approval:
	(a)  When reviewing a modified site plan that has different impacts than the approved site plan, the decision-maker may modify conditions or impose new ones. Only conditions related to the impact of the modified site plan may be imposed on the modifie...
	(b)  The original conditions of approval imposed for the approved site plan may remain in effect or be increased as necessary to address additional impact. Conditions related to improving existing infrastructure or building new infrastructure (such as...

	(10)  The property owner may choose to either accept approval of the modified site plan or to retain the original approval. If the property owner accepts approval of the modified site plan and any conditions that may be imposed, the property owner mus...
	(11)  When first granted, a site plan or conditional use approval is valid for three years [ADC 1.080]. When a modified site plan is approved and accepted, the approval is valid for one year beyond the date that the original site plan approval would h...



	ARTICLE 2  REVIEW CRITERIA
	SITE PLAN REVIEW
	2.430  Applicability. In general, Site Plan Review is intended for all new development within the city that specifically requires Site Plan Review as listed in Articles 3, 4 and 5. It applies to new construction, additions or expansions, site modifica...
	(1)  Any development that requires Site Plan Review, unless specifically exempt in Section 1.070.
	(2)  A change of use or reuse of a building or site when the use is allowed through Site Plan Review, and that requires construction of three or more new parking spaces, additional loading areas, or that modifies site circulation or access.
	(3)  Building additions or use expansions greater than 2,000 square feet or greater than 50 percent of existing building area, whichever is less, or any expansion that requires three or more new parking spaces, additional loading areas, or modifies si...
	(4)  New parking areas or expansions to existing parking areas greater than 1,000 square feet or modifications that change site circulation or access.
	(5)  Temporary placement of a manufactured home for: (a) night watchman; (b) business office space during construction or remodeling; (c) building

	2.450  Review Criteria. Site Plan Review approval will be granted if the review body finds that the application conforms with the Albany Development Code and meets all of the following criteria that are applicable to the proposed development.
	(1)  Public utilities can accommodate the proposed development.
	(2)  The proposed post-construction stormwater quality facilities (private and/or public) can accommodate the proposed development, consistent with Title 12 of the Albany Municipal Code.
	(3)  The transportation system can safely and adequately accommodate the proposed development.
	(4)  Parking areas and entrance-exit points are designed to facilitate traffic and pedestrian safety and avoid congestion.
	(5)  The design and operating characteristics of the proposed development are reasonably compatible with surrounding development and land uses, and any negative impacts have been sufficiently minimized.
	(6)  Activities and developments within special purpose districts must comply with the regulations described in Articles 4 (Airport Approach), 6 (Natural Resources), and 7 (Historic), as applicable.
	(7)  The site is in compliance with prior land use approvals.
	(8)  Sites that have lost their nonconforming status must be brought into compliance, and may be brought into compliance incrementally in accordance with Section 2.370.



	ARTICLE 3  RESIDENTIAL ZONING DISTRICTS
	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:
	(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. Development may not exceed...

	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 ...

	SCHEDULE OF PERMITTED USES
	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 des...
	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 t...

	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 effic...
	(1)  Section 3.220 bonus provisions may reduce minimum lot size and area, such as alley access.
	(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 2.365 and 2.370.
	(5)  Except for single-family homes (attached and detached) or duplexes, which must have a minimum setback of 3 feet for one-story dwellings and 5 feet for two-story dwellings.
	(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(1).
	(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.
	(9)  Lot coverage for single-family detached development shall only include the area of the lot covered by buildings or structures.
	(10)  See Table 2 for garages with alley access.
	(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 propose...
	(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.
	(13)  Ten or more units require open space. See Section 8.220.
	(14)  See Section 8.240 for standards.
	(15)  When multiple-family developments abut a single-family use or zone, the setback shall be one foot for each foot of building height. See Section 8.270(1).
	(16)  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.

	SETBACKS
	3.250  Parking and Other Restrictions in Setback or Yard Areas.
	(1)  Vehicles in daily use may not park in the front yard, except on the paved driveway leading to a garage, carport or a driveway that provides required parking spaces. Trailers, boats, campers, and other vehicles not in daily use may not park in the...
	(2)  Required parking spaces, driveways or travel aisles for residential development shall not be located in a required front or interior setback except that circular driveways providing drop-off service to the front door and driveways providing acce...

	3.260  General Exceptions to Setback Requirements. The following intrusions may encroach into required setbacks provided that the conditions and limitations indicated are adhered to:
	(1)  Depressed Areas. In any district, open work fences, berms, hedges, guard railings, or other landscaping or architectural devices for safety protection around depressed areas, ramps, stairs, or retaining walls, may be located in required setbacks,...
	(2)  Projecting Building Features. The following building features may encroach up to five feet into the required front setback and up to two feet into the required interior setbacks:
	(a)  Awnings, eaves, buttresses, architectural appendages (such as, but not limited to, bay windows, planters, cantilevered stairways).
	(b)  Chimneys and fireplaces provided they do not exceed eight feet in width.
	(c)  Porches, steps, platforms or landings, raised patios, decks or other similar structures over 30 inches in height. (Structures, patios or concrete pads 30 inches or less in height are not subject to setback provisions).
	(d)  Signs conforming to applicable ordinance requirements.


	3.270  Setbacks for Attached Single-Family Dwellings. The interior setback requirements for attached single-family units shall be zero where the units adjoin; however, all other setbacks shall conform to this Code.
	3.310  Special Willamette River Setback & Height Restrictions. Except for water-related and water-dependent uses (see definitions Article 22); all construction must be located outside the floodway line as defined for a 100-year storm. Development stru...
	The angle of this plane shall be as follows:
	(1)  For river-oriented uses, the angle shall be 30 degrees.
	(2)  For non river-oriented uses, the angle shall be 15 degrees.


	OFF-STREET PARKING AND LOADING REQUIREMENTS
	3.350  Minimum Space Requirements. Off-street parking shall be provided for all residential development in the amounts indicated in Article 9, Section 9.020, Table 1. All parking lots in residential districts must comply with applicable requirements i...

	OUTSIDE STORAGE
	3.380  General. In any district, outside storage or display of materials, junk, parts, or merchandise shall not be permitted in required front setbacks or buffer areas.
	3.390  Screening of Refuse Containers. The following standards apply to all residential development, except for one- and two-family dwellings. Any refuse container or refuse disposal area which would otherwise be visible from a public street, customer...


	ARTICLE 5 MIXED USE ZONING DISTRICTS
	SETBACKS
	5.205  Special Willamette River Setbacks Inside the Waterfront Zone. Setbacks for buildings south of the Willamette River shall meet the following minimum setbacks from the top of the river bank (Figure 5-1):
	(1)  35 feet for a building two stories or less, and
	(2)  45 feet for a building three or more stories.

	5.207  Exceptions to the Willamette River Setback Standards. For the following properties, the language in Sections 5.200 and 5.205 shall not apply. Willamette River setback provisions for these properties are set forth below.
	Common Name   Assessor’s Property Identification Number
	Willamette Seed Site  11S-03W-6DC #100
	Permawood Site  11S-03W-5BD #200, #300 and 11S-03W-5CA #1001, #1100, #6805
	“Buzzsaw”   Site 11S-03W-6CD #11500
	For these properties, the minimum setback for buildings and parking on the river side of property along the river is:
	Area    Minimum Setback
	West of Lafayette  5 feet
	East of Lafayette  15 feet

	For the purpose of establishing setbacks on property along the Willamette River, the river will be treated as a front lot line. The minimum setbacks outlined above will be measured from the most inland of the:
	(1) Property line along the river, or
	(2) City multi-use path easement, or
	(3) Top of the river embankment.

	Fences on the river side of property along the river will be located south of the most inland of the:
	(1) Property line along the river, or
	(2) City multi-use path easement, or
	(3) Top of the river embankment.




	ARTICLE 6  NATURAL RESOURCE DISTRICTS
	FLOODPLAIN
	6.093  Floodplain Development Permit Required. A Floodplain Development Permit is required prior to initiating floodplain development activities, as defined in Section 6.075, in the Special Flood Hazard Area. This Article cannot anticipate all develop...
	All development activities that require a Floodplain Development Permit shall be processed in accordance with ADC Section 1.200, Land Use Application Procedures. When ambiguity exists concerning the appropriate classification of a particular activity...
	A.  The following activities will be processed through a Type I procedure as established in ADC 1.320:
	(1)  Any structure 200 square feet or more.
	(2)  Any substantial improvement to an existing structure as defined in this code.
	(3)  Placement of a recreational vehicle more than 180 consecutive days, as described in 6.124(2)-(3).
	(4)  Solid fences and walls that require a permit as listed in Section 6.125.
	(5)  Any site improvement for development in the floodplain pursuant to Section 6.110 that is not exempt under Section 6.094 and does not already require a permit elsewhere in this Section of the Code.

	B.  The following activities will be processed through a Type I-L procedure as established in ADC 1.330:
	(1)  Any development in the floodway allowed by Sections 6.100-6.101.
	(2)  Grading, excavation, fill, and paving pursuant to Section 6.111 that cumulatively impacts more than 50 cubic yards of the native elevation and contours of the site or that otherwise requires a permit per this Article, and any associated retaining...
	(3)  Mining and drilling operations that result in sledge, slag, or other materials remaining in the Special Flood Hazard area will be considered fill for the purposes of this Article, and will be reviewed through the applicable criteria in Section 6....
	(4)  Additions or expansions of Continuous Storage Operations pursuant to Section 6.112.
	(5)  New Continuous Storage Operations pursuant to Section 6.112.
	(6)  Land Divisions of 19 lots or less pursuant to Section 6.110.

	C.  The following activities will be processed through a Type II procedure as established in ADC 1.350:
	(1)  Any alteration of a Watercourse, pursuant to 6.101 and the applicable criteria in Section 6.111.

	D.  The following will be processed through a Type III procedure as established in ADC 1.360:
	(1)  Land Divisions of 20 or more lots, Cluster Developments and Planned Developments pursuant to Section 6.110.
	(2)  Manufactured home parks pursuant to Section 6.110 will be reviewed through the Manufactured Home Park application process.


	6.095  General Information Requirements. In addition to the information required in other sections of this code, the application for any development proposed in the Special Flood Hazard Area (100-year floodplain) must include the following information:
	(1)  Elevations of the original contours.
	(2)  Final elevations of proposed fills and excavations.
	(3)  Base flood (100-year flood) elevations of the site based on North American Vertical Datum (NAVD) 1988.
	(4)  Location of any designated floodway and base flood boundary. If no floodway is designated, estimate the location of the floodway boundary per Section 6.100
	(5)  Location of any designated wetlands and/or wildlife habitat (if applicable).
	(6)  Proposed elevation in relation to mean sea level of the lowest floor (including basement) of all structures (if applicable).
	(7)  Description of the extent to which a watercourse will be altered or relocated as a result of proposed development (if applicable).
	(8)  If floodproofing is required, the proposed description and elevation of floodproofing.
	(9)  Elevation certificate. The base flood elevation shall be determined based on the applicable flood insurance study and flood profile. A copy of the flood profile with the base flood elevation identified on the flood profile shall be included with ...


	PROVISIONS FOR FLOOD HAZARD REDUCTION
	6.100  Floodway Restrictions. No development is allowed in any floodway except when the review body finds that the development will not result in any increase in flood levels during the occurrence of the 100-year flood. The finding shall be based upon...
	(1)  The development does not involve the construction of permanent or habitable structures (including fences).
	(2)  The development is a public or private park or recreational use or municipal utility use.
	(3)  The development is a water-dependent structure such as a dock, pier, bridge, or floating marina.
	For temporary storage of materials or equipment:
	(4)  The temporary storage or processing of materials will not become buoyant, flammable, hazardous explosive or otherwise potentially injurious to human, animal or plant life in times of flooding.
	(5)  The temporary storage of material or equipment are not subject to major damage by floods and is firmly anchored to prevent flotation or is readily removable from the area within the time available after flood warning.
	If a floodway boundary is not designated on an official FEMA map available to the City, the floodway boundary can be estimated from available data and new studies. Proposed development along the estimated floodway boundary shall not result in an incr...

	6.101  Alteration of a Watercourse. A Watercourse is considered altered when any changes occur within its banks, including installation of new culverts and bridges, or size modifications to existing culverts and bridges.
	(1)  No development shall diminish the flood-carrying capacity of a watercourse.
	(2)  Subject to the foregoing regulation, no person shall alter or relocate a watercourse without necessary approval from the Floodplain Administrator.
	(3)  Prior to approval, the applicant shall provide a 30-day written notice to the City, any adjacent community, the Natural Hazards Program of the Oregon Department of Land Conservation and Development, and the DSL.
	(4)  The applicant shall be responsible for ensuring necessary maintenance of the altered or relocated portion of said watercourse so that the flood carrying capacity is not diminished.

	6.110  Site Improvement, Land Division and Manufactured Home Park Standards. Site improvements, land divisions, and manufactured home parks in the Special Flood Hazard Area (100-year floodplain) shall be reviewed by the Planning Division as a part of ...
	In addition to the general review criteria for site improvements, land divisions and manufactured home parks, applications that propose actual development within the Special Flood Hazard Area shall also be subject to the following standards:
	All proposed new development and land divisions shall be consistent with the need to minimize flood damage and ensure that building sites will be reasonably safe from flooding.
	All new development and land division proposals shall have utilities and facilities such as sewer, gas, electrical, and water systems located and constructed to minimize flood damage.
	(3)  On-site waste disposal systems shall be located and constructed to avoid functional impairment, or contamination from them, during flooding.
	(4)  All development proposals shall have adequate drainage provided to reduce exposure to flood damage.
	(5)  Any lot created for development purposes must have adequate area created outside of the floodway to maintain a buildable site area meeting the minimum requirements of this Article.
	(6)  Any new public or private street providing access to a residential development shall have a roadway crown elevation not lower than one foot below the 100-year flood elevation.
	(7)  All development proposals shall show the location of the 100-year flood contour line followed by the date the flood elevation was established. When elevation data is not available, either through the Flood Insurance Study or from another authorit...
	(8)  In addition to the general review criteria applicable to manufactured home parks in Article 10, applications that propose actual development within a Special Flood Hazard Area shall include an evacuation plan indicating alternate vehicular access...

	6.111  Grading, Fill, Excavation, and Paving, A floodplain development permit is required for grading, fill, excavation, and paving in the Special Flood Hazard Area (100-year floodplain), except activities exempted in Section 6.094 of this Article. No...
	(1)  Provisions have been made to maintain adequate flood-carrying capacity of existing watercourses, including future maintenance of that capacity.
	(2)  The proposal will be approved only where adequate provisions for stormwater runoff have been made that are consistent with the Public Works Engineering standards, or as otherwise approved by the City Engineer.
	(3)  The proposal will not increase the existing velocity of flood flows so as to exceed the erosive velocity limits of soils in the flood area.
	(4)  No grading, fill, excavation, or paving will be permitted over an existing public storm drain, sanitary sewer, or water line unless it can be demonstrated to the satisfaction of the City Engineer that the proposed grading, fill, excavation, or pa...
	(5)  In areas where no floodway has been designated on the applicable FIRM, grading will not be permitted unless it is demonstrated by the applicant that the cumulative effect of the proposed grading, fill, excavation, or paving when combined with all...
	(6)  The applicant shall notify the City of Albany, any adjacent community, and the Natural Hazards Mitigation Office of the Oregon Department of Land Conservation and Development of any proposed grading, fill, excavation, or paving activity that will...
	(7)  All drainage facilities shall be designed to carry waters to the nearest practicable watercourse approved by the designee as a safe place to deposit such waters. Erosion of ground in the area of discharge shall be prevented by installation of non...
	(8)  Building pads shall have a drainage gradient of two percent toward approved drainage facilities, unless waived by the Building Official or designee.

	6.112  Continuous Storage Operations. The regulation of storage in the flood fringe focuses on long-term storage activities associated with continuous operations as defined in this Article.
	A continuous storage operation is allowed if it can be shown that:
	(1)  The materials or equipment will not be flammable, hazardous, explosive or otherwise potentially injurious to human, animal, or plant life in times of flooding; and
	(2)  The materials or equipment are not subject to major damage by flood and are firmly anchored to prevent flotation or is readily removable from the area within the time available after flood warning.

	6.113  Critical Facility Standards. Construction of new critical facilities, and additions to critical facilities built after September 29, 2010, shall be, to the maximum extent feasible, located outside the limits of the Special Flood Hazard Area (10...
	Construction of new critical facilities shall be permissible within the Special Flood Hazard Area if no feasible alternative site is available. Critical facilities constructed within the Special Flood Hazard Area shall have the lowest floor elevated ...
	(***)
	6.121  Flood Hazard Reduction Standards for Structures. All applicable flood hazard reduction measures are required and must be certified as required in 6.120 (1) and (10) above to at least meet the following standards (these standards do not apply to...
	(1)  In all structures that will not be floodproofed, as described in 6.121(2), fully enclosed areas below the lowest floor (crawl spaces, parking areas or building access) and lower than 1 foot above the 100-year flood level must meet or exceed the f...
	(a)  At least two openings, having a total net area of not less than one square inch for every square foot of enclosed area subject to flooding, shall be provided.
	(b)  The bottom of all openings shall be no higher than one foot above grade.
	(c)  Openings may be equipped with screens, louvers, or other coverings or devices, provided that they permit the automatic entry and exit of floodwaters.
	(d)  The interior grade below the BFE must not be more than two (2) feet below the lowest adjacent exterior grade.
	(e)  The height of the below-grade area, measured from the interior grade to the top of the foundation wall must not exceed four (4) feet at any point.
	(f)  There must be an adequate drainage system that removes floodwaters from the interior area. The enclosed area should be drained within a reasonable time after a flood event.
	(g)  It will be used solely for parking vehicles, limited storage, or access to the building and will never be used for human habitation.
	(h)  The property owner of the building shall sign and record on the title to the property a nonconversion agreement, guaranteeing not to improve, finish, or otherwise convert the enclosed area below the lowest floor and lower than 1-foot above the 10...

	(2)  Nonresidential construction meeting the certification requirements of 6.120 (1) and (10) can have the lowest floor and attendant utility and sanitary facilities located lower than one foot above the 100-year flood elevation if all of the followin...
	(a)  The structure is floodproofed so that areas lower than one foot above the 100-year flood level are watertight with walls substantially impermeable to the passage of water.
	(b)  The structure has structural components capable of resisting hydrostatic and hydrodynamic loads and effects of buoyancy.
	(c)  The applicant is notified that flood insurance premiums will be based on rates that are one foot below the floodproofed level.
	(d)  The applicant files a certification by a registered professional engineer or architect that the design and methods of construction are in accordance with accepted standards of practice for meeting provisions of this subsection based on their deve...
	(e)  Applicants supply a Maintenance Plan for the entire structure to include but not limited to: exterior envelope of structure; all penetrations to the exterior of the structure; all shields, gates, barriers, or components designed to provide floodp...
	(f)  Applicants supply an Emergency Action Plan (EAP) for the installation and sealing of the structure prior to a flooding event that clearly identifies what triggers the EAP and who is responsible for enacting the EAP.


	6.122  Accessory Buildings. Accessory structures in Special Flood Hazard Areas (100-year floodplain) that represent a minimal investment are exempt from the standards of ADC 6.120 and 6.121. The following standards and all other regulations that apply...
	(1)  Accessory structures shall not be used for human habitation.
	(2)  Accessory structures shall be designed to have low flood damage potential.
	(3)  Accessory structures shall be constructed and placed on the building site so as to offer the minimum resistance to the flow of floodwaters.
	(4)  Accessory structures shall be firmly anchored to prevent flotation that may result in damage to other structures.
	(5)  Service facilities such as electrical and heating equipment shall be elevated and/or floodproofed.


	WILLAMETTE RIVER GREENWAY
	6.520  Procedure. Except for land use developments and uses exempted in Section 6.530 below, an application for development approval in the Willamette River Greenway District will be approved under the Type II procedure. Approval of a Willamette River...
	(***)
	6.540  Criteria. An application for a Willamette River Greenway use development will be granted if the review body finds that the proposal conforms to the following applicable criteria:
	(1)  Lands designated on the Comprehensive Plan as Open Space are preserved and maintained in open space use.
	(2)  Significant air, water and land resources including but not limited to natural and scenic areas, viewpoints, vistas, fish and wildlife habitats, etc. in and adjacent to the Willamette River Greenway are protected, preserved, restored, or enhanced...
	(3)  Areas of annual flooding, floodplains, and wetlands are preserved in their natural state to the maximum possible extent to protect water retention, overflow, and other natural functions.
	(4)  The natural vegetative fringe along the river is maintained to the maximum extent that is practical in order to assure scenic quality, protection of wildlife, and protection from erosion.
	(5)  The harvesting of timber will be done in a manner which ensures that wildlife habitat and the natural scenic qualities of the Willamette River Greenway are maintained or will be restored.
	(6)  The proposed development, change, or intensification of use is compatible with existing uses on the site and the surrounding area and provides the maximum possible landscaped area, open space, or vegetation between the activity and the river.
	(7)  Extraction of aggregate deposits shall be conducted in a manner designed to minimize adverse effects on water quality, fish and wildlife, vegetation, bank stabilization, stream flow, visual quality, noise and safety, and necessary reclamation wil...
	(8)  Any public recreational use of facility will be developed, maintained, and operated in such a way as to minimize adverse effects on adjacent properties.
	(9)  Building setbacks from the floodway line shall be determined by the setback and height plane as defined in Sections 5.200 and 5.205 of this Code.
	(10)  Public access will be provided to and along the Willamette River by appropriate legal means for all development in conformance with plans approved by the City.

	(***)


	ARTICLE 8  DESIGN STANDARDS
	MULTIPLE-FAMILY DEVELOPMENT
	8.200  Purpose. These sections are intended to set standards for quality designs in new multiple-family developments. Good design results when buildings are visually compatible with one another and adjacent neighborhoods and contribute to a residentia...
	8.205  Applicability.
	(1)  Except as specified in ADC Section 8.110(2), the standards of ADC Sections 8.220 through 8.300 apply to the development of new Multiple Family residential buildings (accessory buildings are exempt).
	(2)  The standards of ADC Sections 8.220 through 8.300 apply to new buildings with Units Above or Attached to a Business (see ADC Section 22.310) as follows:
	(a)  Dwelling units located on the first story facing a street line are subject to all standards in this section that apply within the relevant zoning district.
	(b)  In addition, certain standards are applicable to the development of units above or behind a business, where noted.

	(3)  Except as required to meet building code, fire code, or other regulations, expansions, and modifications to existing buildings and sites must not decrease conformance with these standards.
	(4)  Unless otherwise specified, these standards apply in all zoning districts.

	(***)
	8.220  Recreation and Open Space Areas. In all new multiple family developments, a portion of the land not covered by buildings and parking shall be of adequate size and shape and in the proper location to be functional for outdoor recreation and rela...
	(1)  Common Space. For projects of 10 or more units, common open space shall be required at a ratio of 0.25 square feet for each 1.0 square feet of living space. In lieu of the common space standards below, new construction of ten or more units in the...
	(a)  Areas designated as common space shall be at least 500 square feet in size with no horizontal dimension less than 20 feet. The space shall be functional or protect natural features, and shall include one or more of the following types of uses:
	•  swimming pools, spas, and adjacent patios and decks
	•  developed and equipped adult recreation areas
	•  sports courts (tennis, handball, volleyball, etc.)
	•  community centers
	•  food and ornamental gardens
	•  lawn, deck or hard surface areas in which user amenities such as trees, shrubs, pathways, covered picnic tables, benches, and drinking fountains have been placed
	•  natural areas
	(b)  Developments shall provide a mix of passive and active recreational uses from the above list if the open space can accommodate more than one use.
	(c)  Indoor or covered recreational space may count towards 50 percent of the common open space requirement.
	(d)  No more than 20 percent of the common space requirement shall be on land with slopes greater than 20 percent.
	(e)  Areas Excluded. Streets and parking areas, including areas required to satisfy parking lot landscape standards, shall not be applied toward the minimum usable open space requirement. Required setback areas may be applied toward the minimum usable...
	(f)  Designated on Site Plan. Areas provided to satisfy the minimum common space requirement shall be so designated on the development site plan and shall be reserved as common space. Adult recreation areas shall not be allowed in any required setback...
	(g)  Open Space and Recreation Area Credit. A credit, not to exceed 25 percent of the common space requirements, may be granted if there is direct access by a pedestrian path, not exceeding 1/4 mile, from the proposed multiple-family developments to a...
	(h)  Approved vegetated post-construction stormwater quality facilities are allowed in common open space areas.

	(2)  Children’s Play Areas. Multiple family developments larger than ten units (excluding one-bedroom and studio units) shall designate one or more children’s play areas. Developments located in the CB, HD, DMU, LE, WF, and MUR zoning districts are ex...
	(a)  Children’s play areas shall be placed within 300 feet of the units they are intended to serve. More than one play area may be needed in larger developments.
	(b)  No horizontal dimension of a children’s play area shall be less than 20 feet.
	(c)  Placement of children’s play areas shall not be allowed in any required setback and shall be centrally located.
	(d)  Children’s play areas may be part of the common open space area but do not count toward the use requirement as outlined in Section 8.220(1)(a).


	(***)
	8.230  Private Open Space. In all newly constructed multiple family developments except in the CB, HD, DMU, WF, and LE zoning district and assisted-living and nursing home developments, private open space shall be provided as follows:
	(1)  At-Grade Dwellings. Dwellings located at finished grade, or within five feet of finished grade, shall provide at least 96 square feet of private open space per unit, with no dimension less than eight feet. Private open space for at-grade dwelling...
	(2)  Above-Grade Dwellings. Dwellings located more than five feet from finished grade shall provide a minimum of 80 square feet of private open space per dwelling unit (such as a yard, deck or porch), with no dimension less than six feet. Private open...
	(3)  Access to Private Open Space. All private open space shall be directly accessible from the dwelling unit through a doorway.
	(4)  Privacy Requirements. Private open space, excluding front porches, shall be physically and visually separated from common open space.

	8.240  Maximum Setbacks for Street Orientation. In all zoning districts except HD, CB, DMU, and WF, new multiple family developments shall meet the following maximum setback standards. New multiple-family development in the HD, CB, DMU and WF zoning d...
	(1)  On sites with 100 feet or more of frontage on a collector or local public street, at least 50 percent of the site width shall be occupied by a building(s) placed no further than 25 feet from the front lot line. See Figure 8-6, Building A.
	(2)  On sites with less than 100 feet of frontage on a collector or local public street, at least 40 percent of the site width shall be occupied by a building(s) placed no further than 25 feet from the front lot line. See Figure 8-6, Building B.
	(3)  As used in these standards, “site width” does not include significant natural resources as mapped by the City, delineated wetlands, slopes greater than 20 percent, recorded easements, required fire lanes and other similar non-buildable areas as d...

	8.250  Functional Design and Building Details. These standards are intended to promote functional design and building details in new construction that contribute to a high-quality living environment for residents and enhance compatibility with the nei...
	(1)  The design of new buildings shall avoid long, flat, uninterrupted walls or roof planes. Changes in wall plane and height, and the inclusion of elements such as balconies, porches, arbors, dormers, gables and other human-scale design elements such...
	(2)  Buildings shall be massed so individual units or the common main entrance is clearly identifiable from the private or public street that provides access unless the units are located on upper floors above non-residential uses.
	(3)  Stairways shall be incorporated into the building design. External stairways, when necessary, should be recessed into the building, sided using the same siding materials as the building, or otherwise incorporated into the building architecture.
	(4)  Building facades shall be broken up to give the appearance of a collection of smaller buildings.

	(***)
	8.260  Building Orientation and Entries. These standards are intended to promote building and site design that contributes positively to a sense of neighborhood and to the overall streetscape by carefully relating building mass, entries, and yards to ...
	(1)  As many of the dwelling unit entries as possible shall face public local residential streets and along the internal street system of larger scale developments. Internal units may face a courtyard or plaza, but not a parking lot. The use of front ...
	(2)  Building entries and entries to individual units shall be clearly defined, visible for safety purposes, and easily accessible. Arches, gateways, entry courts, and awnings are encouraged to shelter entries.
	(3)  Individual entries are encouraged; the use of long access balconies and/or corridors that are monotonous and impersonal are discouraged.
	(4)  The primary entrance(s) of ground floor units of residential building(s) located within 25 feet of a local street may face the street. Primary entrances may provide access to individual units, clusters of units, courtyard dwellings, or common lob...
	•  On corner lots, the main building entrance(s) may face either of the streets or be oriented to the corner.
	•  For buildings that have more than one entrance serving multiple units, only one entrance must meet this requirement.


	8.270  Transition to Lower Density Uses. The following design standards shall be incorporated into the design of multiple-family housing to create transitions between multiple-family developments and nearby, lower-density residential development, in o...
	(1)  When abutting single-family homes, buildings shall be set back at least one foot for each foot in building height from the property line. Building height is measured from the average grade to the top of the wall facing the property line or to the...
	(2)  Smaller-scale buildings should be sited in the area immediately adjacent to single-family zoning districts, and larger-scale buildings sited at the interior of the development or adjacent to other multiple-family developments.
	(3)  Parking and maneuvering areas, driveways, active recreation areas, loading areas and dumpsters should not be located between multiple family buildings and abutting single-family homes.

	8.280  Pedestrian Connections. Pedestrian circulation systems shall be designed to provide clear and identifiable connections within the multiple-family development and to adjacent uses and public streets/sidewalks.
	(1)  Each multiple-family development shall contain an internal pedestrian circulation system that makes clear, easily identifiable and safe connections between individual units and parking and shared open space areas. All pedestrian ways shall comply...
	(2)  The pedestrian circulation system shall be designed to provide safe crossings of streets and driveways. Reflective striping should be used at crossings to emphasize the crossing under low light and inclement weather conditions.
	(3)  Safe, convenient, and attractive pedestrian connections shall be provided between the multiple-family development and adjacent uses such as parks, schools, retail areas, bus stops, and other pedestrian ways. Connections shall be made to all adjac...

	8.290  Vehicle Circulation System. On-site circulation shall be clearly identifiable, safe, pedestrian-friendly and interconnected. Development in the HD, DMU, CB and WF zoning districts on sites under three acres is exempt from these standards.
	(1)  Internal vehicle circulation system of a multiple-family development shall be a continuation of the adjacent public street pattern wherever possible and promote street connectivity. Elements of the public street system that shall be emphasized in...
	(2)  The vehicle circulation system and building pattern shall mimic a traditional local street network and break the development into numerous smaller blocks with all of the public street system elements highlighted above. Private streets are accepta...
	(3)  The streets that form the primary internal circulation system may include parallel parking and accessways to parking bays or courts but should not be lined with head-in parking spaces.
	(4)  Interior roadways shall be designed to slow traffic speeds. This can be achieved by meandering the roadway, keeping road widths to a minimum, allowing parallel parking, and planting street trees to visually narrow the road.

	8.300  Parking. Multiple-family development shall provide attractive street frontages and visual compatibility with neighborhoods by minimizing the placement of parking lots along public streets. See Article 9 for additional parking lot standards. The...
	(1)  Parking lots, carports, and garages shall not be sited between multiple-family buildings and the public local street unless site size and configuration make this impossible. Where available, private access to parking is encouraged.
	(2)  Parking areas shall be broken into numerous small parking bays and landscaped to minimize their visual impact. Large, uninterrupted rows of parking are prohibited. Required parking must be located within 100 feet of the building entrance for each...



	ARTICLE 9  ON-SITE DEVELOPMENT AND ENVIRONMENTAL STANDARDS
	OFF-STREET PARKING
	9.020  Space Requirements. Off-street parking and loading must be provided for all development in the amounts indicated in the table below subject to any applicable reductions permitted in this Article. All required parking must be developed in accord...
	(1)  Calculating Floor Area for Parking. The area measured is the combined floor area of each level of a building exclusive of vent shafts, courtyards, stairwells, elevator shafts, restrooms, storage rooms and rooms designed and used for the purpose o...
	(2)  Employees. The number of employees shall include those working on the premises, plus proprietors, during the largest shift at peak season.
	(3)  Fractional Space Requirements shall be counted to the nearest whole space; half spaces will be rounded up.
	(4)  Unspecified Uses and Alternative Standards. When a use is not specifically listed in Table 9-1: Parking Requirements, the Director will determine if the use is similar to a listed use in terms of parking needs. When a use is not similar to a use ...
	(5)  Off-street parking for one use shall not be considered as providing parking facilities for any other use except through the provisions of Section 9.080, Joint Use of Parking Facilities.
	(6)  Downtown Assessment District. Parking spaces are not required for uses located within the Downtown Off-Street Assessment District as established by separate ordinance. (A map of the district is located at the end of this Article as Figure 9-2.) H...
	(7)  Maximum Parking in the ES, Elm Street Medical District. Parking provided with new development in the ES zone shall be only the minimum required. No additional off-street parking will be allowed for development in this district.
	(8)  Site Plan Review may be required for new parking areas or expansions to existing parking areas unless specified in Section 2.430.
	(9)  Temporary uses of less than 120 days, as defined in AMC Chapter 5.10 Transient and Itinerant Merchants and Vendors, are not required to meet the standards in this section.

	(***)
	9.090  Parking Plan. A parking plan, drawn to scale, must accompany land use applications. Depending on the nature and magnitude of the development, it may be possible to show the needed parking information on the site plan (See Section 8.120). The pl...
	(1)  Delineation of individual parking spaces, including handicapped parking spaces.
	(2)  Loading areas and docks.
	(3)  Circulation area necessary to serve spaces.
	(4)  Location of bicycle and motorcycle parking areas.
	(5)  Access to streets, alleys, and properties to be served.
	(6)  Curb cuts.
	(7)  Type of landscaping, fencing or other screening materials.
	(8)  Abutting land uses.
	(9)  Grading, drainage, post-construction stormwater quality facilities, surfacing, and subgrading details.
	(10)  Location of lighting fixtures.
	(11)  Delineation of all structures and obstacles to circulation on the site.
	(12)  Specifications of signs and bumper guards.
	(13)  Location of planter bays when required.
	(14)  Proposed number of employees and amount of floor area applicable to the parking requirements for the proposed use.

	9.120  Parking Area Improvement Standards. All public or private parking areas, loading areas and outdoor vehicle sales areas must be improved based on the following standards:
	(1)  General. All parking spaces must be improved in accordance with these standards and available for use at the time of project completion.
	(2)  Other Requirements. All parking areas shall conform to the setback, clear vision, landscaping, and buffering/screening provisions of this Code.
	(3)  Surfacing. All required parking, including travel aisles and access, shall have a durable, dust-free surface of asphalt, cement concrete, or other materials approved by the Director. Parking lot surfacing shall not encroach upon the public right-...
	(4)  Drainage. All parking lots must provide a drainage system to dispose of the runoff generated by the impervious surface. Post-construction stormwater quality facilities are required per Title 12 of the Albany Municipal Code when applicable. Provis...
	(5)  Perimeter Curb. Perimeter curbing is required for protection of landscaped areas and pedestrian walkways, and to prevent runoff onto adjacent properties. All parking areas except those required in conjunction with a single- or two-family dwelling...
	(6)  Wheel Bumper. All parking stalls fronting a sidewalk, alleyway, street or property line, except for those required in conjunction with a single- or two-family dwelling, shall provide a secured wheel bumper at least six inches high and at least si...
	(7)  Turnaround. Except for single-family and duplex dwellings, groups of more than two parking spaces must be located and served by an aisle or turnaround so that their use will require no backing movements or other maneuvering in a street right-of-w...
	(8)  Striping. Lots containing more than two parking spaces must have all required spaces permanently and clearly striped. Stripes must be at least four inches wide. When motorcycle parking, compact, or handicapped parking spaces are provided, they sh...
	(9)  Connecting to Adjacent Parking Areas. Where an existing or proposed parking area is adjacent to a developed or undeveloped site within the same zoning district, any modifications to the parking areas must be designed to connect to the existing or...
	(10)  Parking Lot Landscaping. Parking lots shall be landscaped according to the standards in Section 9.150.
	(11)  Compact Car Parking. No more than 40 percent of parking spaces provided may be designated for compact cars. Compact spaces must be signed and/or the space painted with the words “Compact Car Only.”
	(12)  Parking Accessible to the Disabled. All parking areas must provide accessible parking spaces in conformance with the Oregon Structural Specialty Code.
	(13)  Bicycle Parking. Bicycle parking space requirements are as follows:
	(a)  For multiple-family dwellings (three or more units) and units above or attached to a business – one space per four units.
	(***)
	Bicycle parking spaces shall meet the following standards:
	(e)  Required spaces should be visible and not hidden, and must be located as near as possible to building entrances used by automobile occupants. Within the HD, CB, CMU, and WF zoning districts, bicycle parking may be located on a public sidewalk wit...
	(f)  Each required bicycle parking space must have a parking rack securely fastened to the ground. Parking racks must support each bicycle at a minimum of two points, including at least one point on the frame, and must allow the frame and at least one...
	(g)  Bicycle parking areas must provide at least three feet of clearance around all three sides of a fully-loaded bicycle rack and have an overhead clearance of at least seven feet.
	(h)  At least one-half of required bicycle parking spaces must be sheltered. Spaces must be protected from precipitation by a roof overhang or a separate roof at least seven feet tall. Bicycle parking spaces within roofed buildings and bike lockers ar...

	(14)  Lighting. Any lights provided to illuminate any public or private parking area or vehicle sales area must be arranged to reflect the light away from any abutting or adjacent properties.
	(15)  Pedestrian Access. Walkways and accessways shall be provided in all new off-street parking lots and additions to connect sidewalks adjacent to new development to the entrances of new buildings. All new public walkways and handicapped accessible ...
	(16)  When employee parking is designated in new developments, parking for carpools and vanpools shall be provided and located near the employee entrances to buildings.

	(***)
	9.130  Off-Street Parking Lot Design. All off-street parking lots must be designed in accordance with City standards for stalls and aisles as set forth in Table 9-2: Parking Lot Design and supplemental drawings. Stall dimensions are measured from insi...
	(1)  Compact spaces shall be at least 8 feet wide by 16 feet long.
	(2)  Accessible spaces shall be a minimum of 9 feet wide and 17 feet long and designed in accordance with the Oregon Structural Specialty Code (OSSC). An adjacent access aisle must be provided that is at least eight feet wide and 17 feet long for a va...
	(3)  Stall Width. Long-term parking spaces must be at least 8.5 feet wide. Parking stalls for grocery stores or adjacent to planter islands must be at least 9.5 feet wide.
	(4)  Minimum Aisle Widths. Aisles for two-way traffic and emergency vehicle operations must be at least 24 feet wide. One-way aisles and one-way emergency vehicle access must be at least 20 feet wide.
	(5)  The design of driveways and on-site maneuvering and loading areas for commercial and industrial developments shall include 20 feet of storage length for entering and exiting vehicles, in order to prevent vehicles from backing into the flow of tra...


	LANDSCAPING
	9.140  General Requirements. Landscaping requirements by type of use are listed below:
	(1)  Landscaping Required – Residential. All front setbacks (exclusive of accessways and other permitted intrusions) must be landscaped or have landscaping guaranteed in accordance with ADC 9.190 before an occupancy permit will be issued or final buil...
	(a)  One tree at least six feet tall.
	(b)  Four one-gallon shrubs or accent plants.
	(c)  The remaining area treated with attractive ground cover (e.g., lawn, bark, rock, ivy, and evergreen shrubs).

	(***)

	9.150  Parking Lot Landscaping. The purpose of landscaping in parking lots is to provide shade, reduce stormwater runoff, and direct traffic. Incorporation of approved vegetated post-construction stormwater quality facilities in landscaped areas is en...
	(1)  Planter Bays. Parking areas shall be divided into bays of not more than 12 parking spaces. At both ends of each parking bay, there shall be curbed planters at least five feet wide, excluding the curb. Gaps in the curb may be allowed for connectio...
	(2)  Entryway Landscaping. Both sides of a parking lot entrance shall be bordered by a minimum five-foot-wide landscape planter strip meeting the same landscaping provisions as planter bays, except that no sight-obscuring trees or shrubs are permitted.
	(3)  Parking Space Buffers. Parking areas shall be separated from the exterior wall of a structure by pedestrian walkways or loading areas or by a five-foot strip of landscaping materials.
	(4)  Alternate Plan. An alternate plan may be submitted that provides landscaping of at least five percent of the total parking area exclusive of required landscaped yard areas and that separates parking areas of more than 100 spaces into clusters div...
	(***)

	9.160  Irrigation of Required Landscaping. All required landscaped areas must be provided with an irrigation system unless a licensed landscape architect, landscape construction professional, or certified nurseryman submits written verification that t...
	9.170  Identification of Existing Trees. In all proposed developments, existing trees over 25 inches in circumference (8 inches in diameter) as measured 4.5 feet above mean ground level from the base of the trunk shall be noted on all development plan...
	9.180  Landscape Plans. With the exceptions noted below, all development applications involving buildings and parking areas must include landscape plans. The following uses are required to meet the landscaping requirements of this code but are not req...
	(1)  Single-family dwellings, duplexes, and triplexes.
	(2)  Accessory buildings.
	(3)  Changes internal to an existing structure.
	(4)  Building additions involving less than 500 square feet.

	(***)

	TREE PROTECTION
	9.207  Applicability. Site Plan Review approval is required for the felling of 5 or more trees larger than 25 inches in circumference (approximately 8 inches in diameter) on a lot or property in contiguous single ownership in excess of 20,000 square f...
	The following activities are exempt from site plan review if they meet the applicable requirements of the Significant Natural Resource overlay districts in Article 6:
	(1)  The action of any City official or of any public utility necessary to remove or alleviate an immediate danger to life or property; to restore utility service or to reopen a public street to traffic.
	(2)  Felling of any tree that is defined as a nuisance under the Albany Municipal Code.
	(3)  Any felling necessary to maintain streets or public or private utilities within a public right-of-way or utility easement provided the Tree Commission or City Forester approved the proposed tree felling.
	(4)  Felling of trees planted as Christmas trees.
	(5)  Felling of trees on property under a Forest Stewardship Plan approved by the Oregon Department of Forestry.

	9.208  Tree Felling Criteria. The following review criteria replace the Site Plan Review criteria found elsewhere in this code for the purpose of reviewing tree felling. A Site Plan Review for tree felling will be processed as a Type I-L land use deci...
	(1)  The Community Development Director or his/her designee shall approve a Site Plan Review for tree felling when the applicant demonstrates that the felling of the tree(s) is warranted because of the condition of the tree(s) with respect to disease,...
	(2)  For property where a site plan review, conditional use or land division application has been approved or is currently under review, the Community Development Director, City Forester, or his/her designee shall approve site plan review when the app...
	(a)  It is necessary to fell tree(s) in order to construct proposed improvements in accordance with an approved site plan review or conditional use review, or to otherwise utilize the applicant’s property in a manner consistent with its zoning, this c...
	(b)  The proposed felling is consistent with State standards, City ordinances, and the proposed felling does not negatively impact the environmental quality of the area, including but not limited to: the protection of nearby trees and windbreaks; wild...
	(c)  The uniqueness, size, maturity, structure, and historic value of the trees have been considered and all other options for tree preservation have been exhausted. The Director may require that trees determined to be unique in species, size, maturit...
	(d)  Tree felling in Significant Natural Resource Overlay Districts meets the applicable requirements in Article 6.

	(3)  For property where tree felling has not been approved as part of a site plan review, conditional use, or land division application, the Community Development Director or his/her designee shall approve a tree felling permit, if the review criteria...
	(a)  Trees shall be retained in significantly large areas and dense stands so as to ensure against wind throw.
	(b)  Wooded areas that will likely provide an attractive on-site amenity to occupants of future developments shall be retained.
	(c)  Wooded areas associated with natural drainage ways and water areas will be maintained to preserve riparian habitat and minimize erosion. The wooded area to be retained shall be at least 10 feet in width or as required elsewhere in this Code.
	(d)  Wooded areas along ridges and hilltops will be retained for their scenic and wildlife value.
	(e)  Tree felling on developable areas will be avoided to retain the wooded character of future building sites and so preserve housing and design options for future City residents.
	(f)  Wooded areas along property lines shall be retained at a minimum width of ten feet to provide buffers from adjacent properties.
	(g)  The plan for tree felling shall be consistent with the preservation of the site’s future development potential and zoning.

	(4)  The Director may attach conditions to the approval of the tree felling permit to ensure the replacement of trees and landscape or otherwise reduce the effects of the felling, and may require an improvement assurance to ensure all conditions are m...
	(5)  Precautions shall be made to protect residual trees and tree roots from damaging agents during and after the removal process. The following tree protection specifications should be followed to the maximum extent feasible for all projects with pro...
	(a)  Within the drip line of any protected existing tree, there shall be no cut or fill over a four-inch depth unless a qualified arborist or forester has evaluated and approved the disturbance.
	(b)  Prior to and during construction, an orange fence shall be erected around all protected existing trees that is a minimum of 4 feet tall, secured with metal T-posts, no closer than six feet from the trunk or within the drip line, whichever is grea...
	(c)  During the construction stage of development, the applicant shall prevent the cleaning of equipment or material or the storage and disposal of waste material such as paints, oils, solvents, asphalt, concrete, motor oil, or any other material harm...
	(d)  No damaging attachment, wires, signs or permits may be fastened to any protected tree.
	(e)  Large property areas containing protected trees and separated from construction or land clearing areas, road rights-of-way and utility easements may be “ribboned off,” rather than erecting protective fencing around each tree as required in subsec...
	(f)  The installation of utilities, irrigation lines or any underground fixture requiring excavation deeper than six inches shall be accomplished by boring under the root system of protected existing trees at a minimum depth of 24 inches. The auger di...



	BUFFERING AND SCREENING
	9.210  General Requirements/Matrix. In order to reduce the impacts on adjacent uses of a different type, buffering and screening are required in accordance with the matrix that follows Section 9.300. The property owner of each proposed development is ...
	(***)
	9.230  Occupancy. A buffer area may only be occupied by utilities, screening, sidewalks, bikeways, landscaping, and approved vegetated post-construction stormwater quality facilities. No buildings, access ways or parking areas are allowed in a buffer ...
	9.240  Buffering. The minimum improvements within a buffer area consist of the following:
	(1)  At least one row of trees. These trees will be not less than ten feet high at the time of planting for deciduous trees and spaced not more than 30 feet apart and five feet high at the time of planting for evergreen trees and spaced not more than ...
	(2)  At least five five-gallon shrubs or ten one-gallon shrubs for each 1,000 square feet of required buffer area.
	(3)  The remaining area treated with attractive ground cover (e.g., lawn, bark, rock, ivy, evergreen shrubs).

	9.250  Screening. Where screening is required or provided, the following standards apply in addition to conditions (1) and (3) above:
	(1)  One row of evergreen shrubs that will grow to form a continuous hedge at least four feet tall within two years of planting, or
	(2)  A fence or masonry wall at least five feet tall constructed to provide a uniform sight-obscuring screen, or
	(3)  An earth berm combined with evergreen plantings or a fence that forms a sight and noise buffer at least six feet tall within two years of installation.

	9.260  Clear Vision. Buffering and screening provisions are superseded by the clear vision requirements of Section 12.180 and by the fence and wall height restrictions of the zone when applicable.
	9.270  Landscape Plan. In lieu of these standards a detailed landscape plan, which provides the same degree of desired buffering utilizing alternative designs, may be submitted for approval.


	ARTICLE 12  PUBLIC IMPROVEMENTS
	STREETS
	12.060  General Provisions. No development may occur unless it has frontage on or approved access to a public street currently open to traffic. A currently non-open public right-of-way may be opened by improving it to City standards.
	Streets shall be connected to reduce travel distance, provide multiple travel routes, and promote the use of alternative modes. Street patterns have a greater long-range effect on land use patterns, than do parcel patterns or building location.
	Streets (including alleys) within and adjacent to a development shall be improved in accordance with the standards in this Article. In addition, any new street or additional street width planned as a portion of an approved street plan shall be dedica...
	When the City Engineer determines that a required street improvement would not be timely, the City Engineer may accept a Petition for Improvement/Waiver of Remonstrance for a future assessment district.
	The City Engineer may approve adjustments to the required street right-of-way and planter widths when necessary to accommodate approved street-side post-construction stormwater quality facilities.
	12.070  Creation of Streets. Streets are usually created by approval of a subdivision or partition plat. However, the City Council may also approve creation of a street by acceptance of a deed. If creating a street unintentionally results in a land pa...
	(***)
	12.100  Access to Public Streets. With the exceptions noted in Section 1.070, the location and improvement of an access point onto a public street shall be included in the review of a development proposal. In addition, the following specific requireme...
	(1)  Approaches and driveways to City streets and alleys must be paved and constructed in accordance with the Standard Construction Specifications. Driveways serving more than one property shall be paved the full length of the shared portion.
	(2)  Driveways for single- and two-family dwellings must have a minimum width of 10 feet and a maximum width of 24 feet (not to exceed the width of the driveway curb cut) and minimum separation of 5 feet.
	Up to four multiple-family units that front on a public street may have separate driveways. The driveways shall meet the same standards as for single- and two-family dwellings.
	Driveways for all other uses must have widths of 12-16 feet for one-lane (one-way) driveways, 24-32 feet for two-lane driveways, and 36 feet for three-lane driveways. Three-lane driveways must have designated lanes and turning movements. Industrial d...
	(3)  All driveways must be located as far as practical from a street intersection, and in no instance shall the distance from an intersection be less than the following, as measured from the nearest curb return radius:
	Arterial Street 4 0 feet
	Collector Street  20 feet
	Local Street  10 feet
	At intersections with bulbouts or post-construction stormwater quality curb extensions incorporated into the curb return the measurement will be made from the nearest curb return radius. When different classes of streets intersect, the distance requi...
	(4)  The location, width, and number of accesses to a public street may be limited for developments that are subject to site plan review. All development that proposes access to an arterial street is subject to site plan review and the design requirem...
	(5)  Access points to a public street shall be the minimum necessary to provide reasonable access while not inhibiting the safe circulation and carrying capacity of the street.
	(6)  Properties with frontage on more than one street may be restricted to access on the street(s) of a lower classification through site plan, land division, or other review procedures.
	(7)  A common access point at a property line is encouraged and may be required in order to reduce the number of access points to streets. Construction of common access points must be preceded by recording of joint access and maintenance easements.
	(8)  With the exception of single-family residential development, approach grades must not exceed 10 percent slope within 20 feet of a public street. Driveways for single-family residential development shall comply with applicable fire and building co...
	(9)  Access to designated state highways is subject to the provisions of this Article in addition to requirements of the State Highway Division and State Department of Transportation. When regulations of the City and State conflict, the more restricti...
	(10)  For developments on property larger than five acres in contiguous ownership fronting on an arterial street or limited access highway, a frontage road may be required in order to provide a single access determined by the review body to be the mos...
	(11)  When access is allowed on an arterial street, efforts shall be made to locate it adjacent to the interior property line where it could be shared by the adjacent property.

	12.110  Street Location, Width and Grade. The location, width, and grade of all streets must conform to any approved transportation master plan or recorded subdivision plat. When location of a street is not shown in an approved street plan, the arrang...
	In addition, new streets may be required to be located where the City Engineer determines that additional access is needed to relieve or avoid access deficiencies on adjacent or nearby properties. In determining the location of new streets in a devel...
	(***)
	12.122  Local Residential Streets. There are two classes of local streets, based on projected traffic volumes. The applicant is responsible for demonstrating that each proposed street is designed for the appropriate traffic volume.
	Locating approved street-side post-construction stormwater quality facilities in the landscape strip is encouraged. To accommodate the facilities, the City Engineer may approve isolated reductions in roadway width for curb extensions and larger lands...
	(1)  Minor Local Streets. The minor local street design is intended to be the predominant street type in residential neighborhoods. A minor local street will have fewer than 1,000 average trips per day (ADT) when all future street connections are made...
	(2)  Network Local Streets. A network local street will have more than 1,000 ADT. The standard design is a 32-foot-wide paved surface with curb and gutter, a 6-foot landscape strip, and a 5-foot sidewalk on each side within a 56-foot right-of-way. A p...
	(4)  Residential Street Design for Constrained Sites. Natural features may constrain the standard local street design. Examples of such natural features include floodplains, steep slopes, drainageways, wetlands, riparian corridors, and tree groves. Th...

	12.140  Additional Rights-of-Way. A development project requiring land use approval is required to dedicate additional right-of-way if an existing street abutting or within the development does not meet the widths designated in Section 12.120. This pr...
	12.150  Future Extensions of Streets. When it is necessary to give access to or permit a future division of adjoining land, streets shall be extended to the adjoining tract. A barricade at the end of the street shall be installed and paid for by the p...
	12.160  Street Alignment. As far as practical, streets shall be dedicated and constructed in alignment with existing streets. Arterial and collector streets shall have continuous alignments without offset or staggered intersections. In no case shall s...
	12.170  Intersections. Streets must intersect as nearly as possible at right angles. Proposed intersection of two streets at an acute angle of less than 75 degrees is not allowed. An oblique street should be curved approaching an intersection to provi...
	12.180  Clear Vision Area. A clear vision area must be maintained at each access to a public street and on each corner of property at the intersection of two streets or a street and a railroad. No fence, wall, hedge, sign, or other planting or structu...
	(1)  The clear vision area provisions do not apply to the following:
	(a)  a public utility pole,
	(b)  a tree trimmed (to the trunk) to a line at least eight feet above the level of the intersection,
	(c)  another plant species of open growth habit that is not planted in the form of a hedge and that is planted and trimmed to leave at all seasons a clear and unobstructed cross-view,
	(d)  a supporting member or appurtenance to a permanent building lawfully existing on the date this standard becomes effective,
	(e)  an official warning sign or signal,
	(f)  the post section of a pole sign when there are no more than two posts and any post is less than eight inches in diameter, and
	(g)  existing or new buildings that meet the minimum setbacks.

	(2)  A clear vision area consists of a triangular area
	(a)  For residential local streets and driveways, two sides of the clear vision area are lot lines or a driveway for a distance specified in Table 12-4 below, with a third line running diagonally across the non-intersecting ends of the two sides (see ...


	(***)
	12.200  Street Abutting New Development. Sections of existing streets that directly abut a new development and do not meet City standards shall be constructed to City standards. The City Engineer may approve construction of a partial-width street, pro...
	A future improvement assurance, as described in Section 12.600, may be accepted by the City when the City Engineer determines that the street improvement would not be timely.
	(***)

	SIDEWALKS
	12.290  Requirement. All development for which land use applications are required by Section 1.060 must include sidewalks adjacent to public streets. This requirement also applies to new single-family houses and duplexes if they are located on arteria...
	Sidewalks shall be built when arterial and collector streets are constructed and at the discretion of the City Engineer during their reconstruction. This provision shall also apply to local streets that serve commercial and multi-family development. ...
	(***)

	BIKEWAYS
	12.330  Master Bikeways Plan. The City’s adopted Master Bikeways Plan is in the Comprehensive Plan.
	12.340  Provisions for Bikeways. Developments adjoining or containing proposed bikeways identified on the adopted Master Bikeways Plan shall include provisions for the future extension of such bikeways. Land use approvals issued for planned developmen...
	In the case of arterial or collector streets, bike lanes shall be built during their construction, and considered during their reconstruction. This provision shall also apply to local streets in other than single-family residential developments.

	WATER
	12.410  When Public Water is Available. All new development, including a single-family residence, must extend and connect to the public water system when service is available within 150 feet of the property. Fire hydrants, mains, and related appurtena...

	SANITARY SEWERS
	12.470  When Public Sewer is Available. All new development must extend and connect to the public sewer system when service is available within 300 feet of the property.
	(***)
	12.490  Extension Along Property Frontage and Within Interior. Sewer collection mains must be extended along the full length of the property's frontage along the right-of-way or to a point identified by the City Engineer as necessary to accommodate li...
	12.500  Sewer Plan Approval. Preliminary sewer plans and systems must be submitted to the City Engineer as part of the tentative plat or Site Plan Review application. These plans must provide enough information to enable the City Engineer to determine...

	STORM DRAINAGE
	12.535  Storm Drainage Plan Approval. Preliminary storm drainage management plans and systems must be submitted to the City Engineer as part of the Tentative Plat or Site Plan Review application. These plans must provide enough information to enable t...
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