ORDINANCE NO. 4819

TITLE: ZONE CHANGE AMENDMENT NO. 15 UNDER ORDINANCE NO. 4441, WHICH ADOPTED
THE CITY OF ALBANY DEVELOPMENT CODE AND CITY OF ALBANY ZONING MAP, AND
COMFREHENSIVE PLAN AMENDMENT NO. 12 UNDER ORDINANCE NO. 4447, WHICH ADOPTED THE
CITY OF ALBANY COMPREHENSIVE PLAN AND THE CITY OF ALBANY COMPREHENSIVE PLAN
MAPS, TO PROVIDE FOR THE RECIASSIFICATION AND REZONING OF PROFERTY DESGRIBED IN
MORE DETAIL BELOW.

WHEREAS, the Planning Commission of the City of Albany has held such hearings
as are required by law and the ordinances of this city and has made findings
concerning the appropriate Comprehensive Plan Amendment and Zone Change with
said findings being based upon evidence produced at hearings; and

WHEREAS the Council of the City of Albany has held such hearings as are
required by law and the ordinances of this city and has made findings concern-
ing the appropriate Comprehensive Plan Amendment and Zone Change for the
property being considered, said findings being based upon evidence produced at
hearings; and

WHEREAS, the Council of the City of Albany has duly advertised and caused
notices to be given as required by law and has had a public hearing concerning
the zoning of the property described below.

NOW, THEREFCRE, THE PEOPLE OF THE CITY OF ALBANY DO ORDAIN AS FOLLOWS:
Section 1. PLANNING DEPARTMENT CASE NO. CP-01-88/ZC-01-88

The official Albany Comprehensive Plan and Zoning Maps are hereby amended with
Comprehensive Plan Amendments from Light Commercial and Medium Density
Residential to General Commercial and concurrent Zone Changes from RP
(Residential Professional) and R-2 (Limited Multiple Family Residential) to C-2
(Community Commercial) for an area described as follows: North of 16th Avenue
SE; East of Geary Street SE; South of 1l4th Avenue SE; and West of Davidson
Street SE comprised of 24.77 Acres [20.48 Acres currently zoned RP (Residential
Professional) and 4.29 Acres currently zoned R-2 (Limited Multiple Family
Residential)]. Assessor’s Map 11-3W-8D, Tax Lots 1101 & 1106; 11-3W-8CA, Tax
Lots 100, 101, 103, 500, 600, 700, 800, & 900 (See attached map, "Exhibit B").

Exhibit "A" known as "Findings" is hereby adopted as the Albany City Council'’s
findings in support of this decision.

Section 2. COPY FILED

A copy of this Comprehensive Plan and Zone Change amendment shall be filed in
the Office of the City Recorder of the City of Albany and the number noted on
the official zoning map of the City of Albany.

Passed by the Council: July 6, 1988
Approved by the Mayor: July 7, 1988
Effective Date: August 5, 1988
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EXHIBIT 'A'

HAYOO®
DIAOO]

lptrodygtion

This is an spplicetion fur 4 Comprehensive Plan amendment from
Light Commercial and Medium-Density Residential to Ganeral
Commarcial, and tfor & concurrent zone changse from RP-
Residential Professional and R2 - Limited Multiple-Family
Residential, to C2, or Community Commercial.

The slte subject to thls applicstion consists of Map Mumber 11
W 8CA, Tax Lots 100, 101, 103, 560, 600, 700, 800, and 900, and
Mep 11 3W 8D, Taa Lots 110) and 1106. The site is located south
of Fourteenth Avenus betwesn Geary and Davidson Sctreets, and is
spproximately 25 acres in size. The ares currently zoned RP is
17.2 scres, while the area zoned R2 is 6.85 net acres, or 8.0
gross scres including streets. To the north of the site, the
Reritage Shopping Center (s currentiy under construction. The
intent of this application is to build a ehopping center
consisting of approximately 200,000 square feet gross lsasable

area, which will dnclude four main tenants occupylng
Spproximately 45,000 sguare fest e#ch, in addition to & number of
smaller stores and services. The new shopplng center will

pProvide goods and services complementary to those found st
Keritage Mall, possibly including discount retail stores. The
proposed cesnter will be designed and developed in a manner so as
to form a unified one-stop regional shopping center together with
the 322,000 square foot Heritage Mall and the 120,000 squara foot
Fred Meyer shoppling center and other retsil uses in the “Santiam
Shopping Center* area,

Together, this regional shopplng center will contain over
640,000 square feel of gross leasable area, will provide an
essorcment of goods and services which is not [ound anywhere
else in Albany, and will sievate the existing center to a truly
Iegional scale serving the entire Linn-Penton area.

The site is centrally located within the City of Albany,
approximately one-third mpile wsouth of the Santiam Highways
Pacilic poulevard intersection, in the Santiam neighborhood. 1In
the vicinity of the sjite are vacant Jands designeted RZ? or
Limited Multiple-Family Residential, as well as existing
apartments and offices. South of Sixteenth Avenue are existing
single-family sesidences. The site is currently vecant, with
the exceprion of an older single-family residence on the western
portion of the site fronting Geary Streer. Topography of the

1

This application will follew & Typs IV procedure, including
notificatlon of all property owners within 300 feet of the
subject property and public hesrings before both the Planning
commission and City Council.

Conclusion:

Mnple opportunity 4is provided for citizen involvemsnt with
regard to this proposal.

Goal 2; Land Use Planning

Lindings of Fegk:

1. The City of Albany Comprehensive FPlan and laplemerting
ordinances have been acknpwledged by the Land Conservatlon
and Development Commission a#s being in compliance with the
Statevide Land Use Goals.

2. Since this eapplication is for an amendment of the
Comprehensive Plan map designation from Light Commercial

and Mediu Residential to General Commercisl, compliance
with the Statewide Planning Goals sust be demonstrated.

conslusion:

Completion of the City of Albany application requirements for a
Comprehensive Plan amendment will ensure compliance with the
Statewide Planning Goals, lncluding Geosl 2.

Gopl 3; __hgricuwltursl Lands and

Coal 4; Forss: lands

Eindings of Fact:

The site is within the Urban Growth Boundary of the Ciry of
Albany.

Conglusion:
Goals ) and 4 do not apply.

slre is flat. All public facilities and services are available
to the site and are edeguate to serve the proposed use.

Detslled information describing the site and its surrounding
will be provided in the following statement of findings of fact

and conclusions, which eddresses ell appliceple criteria for
Comprehensive Plan Amendments and 2one Changes.

CRITERIA TOR COMPREHENSIVE PLAR AMENOMENTS

1.  lpireductjon

The Albany Developmant Code Section (herelnafter Code §) 3.070
contains the criteria for a Comprehansive Plan Amandment. The
code states that:

“Specific findings must be acopted Ln consideration of
st least the followlng factors:

{1y Applicable state goals and sdministretive
Tules.

*{2) Relevant clitizen and sgency comments.

"3 Jdentificatlon of specific changed
circumstances which have made the amendment
dasirable,

*(4} A demonstration of public need and thar the
amendwent wlll hest address the public need versus
other available salternatives.

3 Demonstration thet the smendment is
consistent with the oversl) purposes of the Plan
and apy specific Plen provisions which relate to
the proposal.

(6} In lieu of (3), (4), #nd (5) above,
demonstration that the Flan was adopted in arrer.”
The following findings and conclusions wlll eaddress sech of the
relevant criteria. The applicant doas not allege that the Plan
designation for the aubject property was adopred in error.
Consequently, the applicant will address scbsections {3), (4) and
{5), and subsection (6} is not relevant.

Geal ©: _Open Sosces, Scenic .and Hisvoric Areps and Natuwrel
Bekouices

Eindings of Fact:

No Goal & resources have besn idenctiified on this site in the
Albany Comprahensive Plan.

Conclugion:

Goal 5 does not apply.

Eindinge of Facyit

The proposed devslopment will meet all applicable local, state
and federal standards with regard to air, water and land
resources quality.

Soncluslion:

Compliance with all applicable stendards will ensure compliance
with Statewlde Planning Gosl &.

The Albany Comprehensive Plan has not identified the site as
being subjsct to a risk of natural disasters and hazards.

Longlueion:

Goal ? does not apply.

Gool B: Parks angd Recreatjon
Eindinge . of Fact:

The site has not been identified as beling needed for park and
recreatlon purposes in the Albany Comprehensive Plan.

Senclusion:

Goal 8 doss not apply.




Geel 9. Zconomy

Lindings of Eaci:

1. This prora al will lead to the creation of & copcentrated
regions opping center esezving Al and its

-
surroundings. No such center is currently available im the
Albany marhet srea.

2. This proposs! meets all spplicable city goale and policies
tor sconomic development, including the need for & regional
shopping center,

3. The proposed shopping center will provide spproximately 900
new jobs te the Albany area, and will help retain locel
buying power within the a&rea, thus lImproving the local
econony .

Conclusion:

The crestion of a 1egional shopping center by senlarging the
Heritsge mMall/Fred Meyer shopping center to & regional scale
meets the raquirements of Goal §.

Goal 18: .
Eindings of Fact:

1. This is an application for ¢ rone change of eight acres of
land zoned R and 17 acres of land z2cned AP and designated
for Light Commercial use,

2. approval of this spplication will lead to the potentlal
loss of & paxinum of approximately 130 to 150 multiple-
family units (see: MHousing under Comprehensive Plan Goals
and Policies).

3. The MAlbsny urban srea stll)l has adequate wvascant land
remaining to meers its multlple-family housing needs.
Since adoption of the Comprehensive Plan, fever multiple-
family housing unite have been constructed than were
anticipated.

Conclugion:
The conversion of land deslgnated for housing to commercial uvse

will not prohibit the City of Albany from meeting its identified
housing needs.

Goal 14:  urbapization
Eindings of Fact:

1.

The site subject to this spplication is centrally located
within the Albany city limits, and is designated for urban
development.

2. This proposal enceurages compsct growth rather than strip
commercial development.

conclusipn:

Use of this site for a regionsl shopping center centrally

located within the Albany wurban

is conslstent with the

requirements of Goal 14.

Goals 15 to 19:

Do not apply.

L

Relevagy Citizen and Agency Comments - Cpde $3.070(2)

Eindi ¢ ;

Staff will request written comments from affected public agencies
and the review asuthority will consider those comments in resching
a decision. Public notice will be provided in accordance with
the Code, and testimony {rom interested <itizens will be
considered at the hearing.

Conclusjog:

Code §3.070(2) will be complied with in the course of the staff
Teview and the public hearing on this marter.

The nead for residential land in Albany has not grown as gQuickly
as projected and provided for in ths Comprehensive Flan.

At the time the Comprehensive Plan was being prepared, the City
of Albany had aepproximately 210 gross or 180 nelL vacant areas
roned R2, and ap additionsl 50 ner scres zoned R3 or Multiple-
Family. A need was established for 7,739 new multiple-family
units, or 50% of all new housing units, to be bull: between 197%
angd 2000.

Ggal 11: Public Facilities and Ssrvices
Ilndings of Facr:
1. Al) public facliities and sarvices are ad

the proposed use (ese under City Comprehens
and Policies, Public Fervices and Facilities}.

2. The proposed use wutilizas a wvascant sits within

developad urban area which can be served by public
facllitiss rether than necessitating extension of services

and facilities to outlying sreas,
Conclusiont
This application complies with Goal 11.

1. A traffic lmpact study has been prepared for the proposed

use.

2. The proposed use will not adversely affect the surrounding

Street syslem (see under Comprehensive Plan Goals
Policies: Treansportatlon).

LN The site can be served by public transit and Is sccessible

by kicycle.
Conclusign:
This proposal is conslstent with Goal 12.
Goal 13: Encroy
Findinga 9f Fack:

1. This proposal will help reduce energy use by providing the
opportunity for one-stop shopping in one concentrated

location, thus reducing the neesd to travel.
2. The site can be served by public trensit.

Loncluslon:

The proposed vuse reduces the need for non-renewable energy

sources used for transportation purposes.

Population projections used in the Comprehensive Plan to arrive
at the numbar of housing vnits and scres needed uwntil the year
2000 have not bsen reached up to now: the Comprehensive Flan
Background Report {p. 916) projected & population of 34,250 by
1985, and 41,530 by 19%0 for the City of Albany. According to
the Center for Population Research end Census, the City of Albany
population estimste per July 1, 1987 was 28,060. Conseguently,
the nsed for resjdential land would be Jess than projected in the
Comprehensive Plan.

In the pariod 1960 to 1987, building parmits were issued for 278
new multiple-famlly unitm, or 33% of the total number of bullding
peralts issued. At an astimated density of 15 units per scte,
the figure used ln the Albany Coaprehensive Plan Background
Report, these 278 units would have “used up” only 18.5 scres of
vacant land in seven years. The number of mobile homes built In
this perlod was 346, or 42¢ of the tortal. This is three Limes as
high as the expected ratlo of 14% mobile homes., It appears that
the need for sffordable housing in Albany is being met in the
form of manufactured homes rather than apartments.

Concluslion:

Slower population growth than contemplsted in the Comprehensive
Plan has reduced the need for residentisl lsno in Albany. This
thanged circumstance mitrigates any adverse impact of the proposed
Plan Anendmant on the avallability of residential land in Albany.

5. Bublic Keed ve. Ayaileble Mlteznatives - Coge §3,070(4}
Eingings of Fack:

The draft Albany Retall Market Analysis prepsred by ECO Northwest
in May 1988 concludes that the Clty should encoursge development
of the Santiam shopping ares by redesignating snd rezoning the
subject property for commercial use (ECO Northwest Analysis,
p- 6-20). The sobject preperty 1s more appropriate for
comnsrcial development than other sites for s number of reasons:

(a) OnlY this site has the potential of creating a regicnal-
scale shopping center when combined with the Heritage HMall
end Fred Meyer shopping ceniers mearby, with s total gross
leasable ares of over 640,000 squars feet.

{b) This site 3s located within one-third mile of the major
transportation sode in the city of Albeny, the intersection
of the Sentiam Righway and Pacific Boulevard, yet the
proposed use would not adversely impact traffic at this
intersection.

(¢) The site Is centrally located within the Albany urban
growth boundary, and can serve local as well as regional
L]

ate to serve
ve FPlan Goals




shopping needs. The site is particularly well situsted to
serve the existing and planned future residential sreas to
the south, as well as in North Albany.

) The mite ls in close proximity to Albany's historic center
and Central Business District, thus encouraging s mutually
beneficlal relationship between two distinct business
districts. The offices, government services and specialty
shops found ip downtown can provide services for the
businesses found st the Jarge regional shopping center,
while the downtown workers may do some of their durable
goods purchases at the regional center.

{e) The aite is located in the midst of predominantly vacent
land designsted for medium-density residential development,
as opposed to exiating single-family development. Through
proper design and landscaping, such uses can be made
compatible, A landscsped byffer will be provided between
the proposed shopping canter end existing single-family
residences to the south.

Conclugions:

The propossd Pilan Amendment meets & public need for additionsal
commercial land in close proximity to the Heritage Mall.
Commercial development of the site will take advantage ot public
infrestructure already in place and will wenhance the
markstability of the Santism area developments as a regionsl
shopping center.

6. Conformapue with Goels and Policies of the Comprehensive
Rlap - Code €3,070(5)

This portion of the fipdings and conclusions will address all
goals and policies of the Plan that are deemed applicable to this
proposal. All other goals and policies either do not apply to
the situation er are not affected by this proposal.

1.  Hatuza) Resources
Vegetation and wildiife habitat

GOAL: Ensure vegetation 18 an integral part of Albany‘s
eovironment by protecting and utilizing existing
vegetation and by including mew plantings io existing
and new developments.

POLICY 7: Require new developments to utilize landscaping to:
a, Reduce water runoff and maintain soil stablillity;

3. Improve the Central Busimess District as the sconomic
culture, business and governmantal <center of the
Albany region.

5. Encourage diversification of the local economy beyond
the three axisting major industrial sectors (yare
metals, food products, and lumber and wood products).

9. Encourage business and industry to locate in Albany
that will employ Albany's existing labor force.

12. Encourage the provision of regional shopping
faci)ities in the City of Albany.

Elndings _of Fact:

1. The proposed shopping center will centsin approximately
200,000 sguare feet of gross leasable retaj]l area,
including fowr major department stores or other major
tenants, and a number of smaller stores and service shops.
Msjor anchors may Ainclude stores &elling general
werchandise, sporting goods, food items, electronics, home
furnishings, a supermarket, and possibly one of more off-
price retall stores snd/or discount stores. 1n addition,
the center is likely to include services such a8 & drive-
in bank, family-style restaurant, and suto service center,

2. The mix of retall and service uses will complement the mix
of uses found at the (322,000 square foot) Heritsge Mall
directly te the north of the site and at the (120,000
Equere foot) Fred Meyer shopping center east of Clay
Street. In combination, Heritsge Mell, the Fred Heyer
center, and the proposed mew Ehopping center will provide
over 640,000 square feet of gross lessable sres, providing
8 scale and mix of goods and services not found anywhere
else in the Albany srea, er in the entire Linn-Benton-
Lincoln market area. According to the Shopping Cepter

published by the Urban Land lnstitute,
Bverage gross lessable area (GLR) for a regiopal shopping
center is 400,000 equare feet, and can range from 300,000
square feet to about one miilion square feet (pages 5-6).

The publication, ing Cepters
{ULl, 1984), puts the median occupancy area of reglonal
shopping centers at 479,477 square feet. The lower decile
conteins 308,901 square feet according to this source,

Clearly, the 200,000 square feet GLA proposed in this
application, added to the 317,000 GLA of the Heritage Mall
in ivs fina) phese, will elevate the combined center from
the local to the regional level,

31

b. Butfer incompatible land uses;

[-H Reduce energy uses by sltering the microclimate
using vegetation for windbreaks, for shading, for
insulation, etc.;

d, Visually snhance developments.

bliec
POLICY 9: Encourage the planting of vegetatlen around pv
buildings and public spaces, such as parking lots, as
an energy-saving technique.

Eindings of Fact:

i ificant
The proposed development site does not contain any aign
natural vegetation. All landscaping, buffering and scresning
requirements of Article 7 of the Development Code will be met,

including parking lot landscaping. Site plan review is required
for the contemplated uses in a C-2 zone.

Conclugion:

Appropriate vegetation will be included in the development.
This will visually enhance the development, reduce water ronoff,
help save energy, and buffer the use from adjacent uses.
Compliance with the requirements of Article 7 will be controlled
through site plan review. The relevant implementation methods
racommended by the Comprehensive Flan are contained in Article 7
of the Code.

1I. Community Needs

Ecenomic Development
3 bany snd
GOALS: Diversify the economic base in the Clty of Al
strengthen Albany's role as a regions]l sconomic
center,

Maintain the median jncome of Albany's Tesidents at or
near state and county levels apd provide jobs for
Albany‘s residents.

POLICIES:

z. Provide trade and service establishwents for the
residants of Albany which lnclude a variety of levels
of service ranging from neighborhood te regional
needs .
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3. The need for eadditional commercial apace to serve the
Albany regional market area will be addressed in devail in
the scon-to-be-released analysis of Albany commerciasl lands
prepared by ECO Northwest. Additional findings will be
submitted to reflect this enalysis.

4. The proposed new shopping center will provide approximstely
910 new to the area, assuming & ratic of 35 new
employees per acrce {see Albany Background Report, 9/78).
Total covered amployment in the retail trede in Albany in
1985 was 3,01S. Meny of these jobs can ba filled by young
persons, thus helping to zsduce the relstively high youth
unemployment rate {27.8 percent for youth aged 16 to 19 in
Linn County in 1984, see Linn County. end the City of Albanvi

i i , City of Albany

Planning ODepartment, Decemher, 1887). Presumably, the

center will also provide a significant number of jobs which

can be filled by the relatively large population of women
who are seehing iobs.

According to the same source, the overall aversge
unemployment rate for the City of Albany was 11.1 percent
in 1965, and 14.3 percent for Linn County (compared to 9.2
percent for the State of Oregon and 7.2 percent for the
United States).

Employment preference of Lina Coypty job appllicants in 1984
was hesvily weighted towards the clericel, operatives, and
service workers, which together accounted for over 57
percent of all job categories. The proposed &hopping mall
will generate & significent amount of clerical and service
jobs &5 well as sales jobs.

S. In 1985, retail tvade accounted for 17.2 percent of tatal
employment in the city ef Albany. In the state of Oregon.
the proportion of jobs in retail trade was 19.6 percent,
suggesting that an increase in reteil jobs in Albany will
contribute to the diversification of the local economy. 1n
general, the Albany e¢conomy is more diversified than the
economy of Oregon as a whole. Within Linn County, the
Albany area's proportion of overall county employment has
been steadily increasing, as hss Albany's share of Linn
County’s population. lncreasingly, the Albany oarea is
emerging as the regional center for the Linn-Benton County
ares. The emergence of a regionsl shopping center &imilar
in scale and assortment to centers found in larger citles,
is consistent with this trend.

Conglusions:

The proposed shopping center will strengthen Albany‘s Fole as &
regional economic center by providing goods and kervices in a
12




concentrated locetion at & scals and variety required for a
truly regional shoppling center. The combinstion of four
department stores asnd a wide varisety of smaller stores and

services within the enclosed Heritage Mall, along with four
major stores and other uses providing services to the shoppers,
will enable customers to do the comparlson shopping which is a
characteristic of a regionsl shopping center. 1In combination,
the proposed center along with Heritege Hall and the Fred Meyer

shopping ares will cross the threshold of scale which
distinguishes reglonal commercial cepters from local shopping
centers. This large regional center will help sttract buying

power from s larger market area and will retain within the areas
dollars which are currently belng spent outside the Albany area.

This is consisteat with the city‘s stated economic development
goal. The proposed new center will provide approximately 900
g:bl in support of the city‘s second economic development goal.
@ proposal supports Policy 2 in providing for regional needs
not currently provided for in the Albany area by providing the
Opg:rtunity tor comparison shopping of durable and non-dursble
go 5. Rezoning of the site from Res!dential Professional to
eneral Commercial also supports Policy 3, by encouraging office
;t;r to concentrate in the Centra) Business District, rather than
©1ng scattered around many sites. The proposed shopping center
meels Policy 5 by increasing the retail sector of the local
economy, which is currently slightly under-represented compared
to Oregon as & whole. Palicy 9 is met in part by providing jobs
for young people and for the relatively large proportion of women
seeking jobs, end by providing assoclated clerical and service
jobs in addition to sales jobs, The proposal specifically aims
at mesring Policy 12, by cresting a regional shopping facilicy
which cannot be found elsewhere in the City of Albany.

Housligpg

GOAL Provide for the

citizens,

housing needs of all Albany's

POLICY 11 Ensure that thers is an adequate supply of xaned land
in aress accessible to employment and public services
to provide a choice of type, location, density, and
cost of houaing units commensurate to the needs of
City residents.

Findinge of Fact:

1. The proposed plan and zone chsnge seeks to replace
spproximately 17,2 acres of land zoned RP and 6.85 net
scres of land zoned R2 with General Commercial zoning. The
maximum potentisl number of housing units in the R2 zone is
46 two-bedroom or 65 one-bedroom apartments (298,540 total
square feet at 60 percent coverage divided by 2,400 sguare
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Albany had a populstion of 28,060 according to the Center
for Population Research and Census. The Comprehansive Plan
Background Report projected a city population of 34,250 by
1985, and 41,530 by 1990 (see page 516).

Lonclusiop:

The proposed Plan and zone change of 17 acres 2oned RP and 6.85

acres zoned R1 to s C2 designation will mot prohibit the city
from maeting its
acreage
city, and considering the building trends since adoption of the
Comprehensive Plan.

Iransportation

GOAL:

housing needs,

considering the large vacant
for multiple-family wunits

still remaining within the

Provide a asafs, diversified, and efficient
transportatien syetem which protects and enhances our
local economy, environmept, scensry, and
neighborhoods.

Policlies:

1. When reviewing development proposals or transportetion
plana, determine the relationshipe between land uses
end transportation systems, i.e., how will proposed
developments affect existing or proposed transportation
and how will transportatjon plans affect future land
use pattezrns.

3. A part of any davelopment review process, evaluate
the adequacy of transportation to, from end withia the

site.
4. Consider the epecia)l needs of the transportstion
disadvantaged when developing and implementing

traneportation improvements.

14. Jmprove the efficiency and effectiveness of existing
and future Toadways and hikeways.

15. HMaintsin the carrying capscity asnd viabjlity of major
arterials and other major streects,

16. Limit accesas onto major arterisle (reducing curb cuts
and other stresc intergsections}; ensure asdequate
rlghtu-ot-v,y and setback lines; end discouvrage on-
street parking.

17. Design or modify streets teo

help pressrve the
character of neighborhovods.

15

19.

20,

fest per unit plus 1.% or 1.0 parking spaces, respectively,
psr unit at 350 square feet each). In the RP zone, &
mixture of office and residential uses is permitted.
Nultiple-femily dwellings are permitted within Planned unit
Developments only. Assuming that half of the total RP arsa
wers to develop for multiple-family residential use, &t 70
percent maximum coverage and minimum 2,500 square feebt per
unit plus parking, another 86 multiple-femily units could be
accommodated, for s maximum total potential of 132 ro 151
multiple-family unics.

The total projected need for new multiple-family units from
1978 to 2000, according to the Comprehensive Plen
Background Report, was 7,73% units or 50 percent of the
total new housing units needed. In the period 1980 to
1987, however, building permits were issued for a total of
278 new multiple-family units, or only 33 percent of the
total pumber o©f building permits lssued. Assuming =a
density of 1% units per acre, consistent with the Albany
Comprehensive Plan, these 278 units would have vsed up only
18.5 acres of vacant land in several years. The number of
permits lissued for manufactured homes, on the other hand,
far exceaded the anticipated ratjo of 14 percent for this
housing type. A total of 346 manufectured home bullding
permity were issuved, or 42 percent of the total. 1t appears
thet the need for affordable housing in Albany is
increasingly being met in the form of manufactured homes
{source: Linde Saroff, Rlbany Planning Department). The
vacancy rate for multiple-family housing in Albeny is
currently 3.8 percent.

According to the DLCD report on the City of Albany's
Comprehensive Plan, dated Apri}, 1982, there were & total
of 210 gross vacant areas or 180 net vacant acres zohed R2
within the Albany city limite, in addition to 50 acres
zoned R3. The Joss of B gross ascres of land roned RZ or
6.8% net acrea cannot be considered significant in view of
the remaining vacant acreage, and censidering the fsct that
the Albany Urban Growth Boundary as & whole contaiped a
surplus of 235 residential acres. The Comprehensive Plen
specitically obligates the city of maintain a five-yeer
supply of land designated for all needed housing densities
{Comprehensive Plan, page 127}).

remains in the
within the same

zoned R2
slte,

Significant
immediate
neighborhood.

vacant acreage
vicinity of the

Population growth in the City of Albany and in Linn County

#s a whole has lagged behind the growth projections which

ware used ac 8 basis for calculating land and housing needs

in the Comprehensive Plan. As of July 1, 1987, the City of
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Minimize the need for on-street parking by ensuring
adequate off-street parking facilities.

Discourage non-resjdential vehicular parking ina

residential neighborhoods.

Epsure that parking requirements reflect parking

needs.

Eindings of racs:

la.

The City's Master Street Plan identlfies Geary Street and
waverly ODrive as the mnorth-south arterials serving the
vicinity of the site. Only Geary Street provides direct
scCess to the site, Queen Avenue and the Santiam Highway
are the east-west arterials closest to the site, Clay
Street and Fourteenth Avenue aATe designated as Collectors.
The Mater Bikeways Pian identifies Geary Street, Fourteesth
Avanue, and Clay Street as proposed bikeways.

A traffic impact study has been prepared by Carl H. Buttke,
consulting transportation engineer. The study describes the
project and analyzes the surrounding &treet system in terms
of both existing and future conditions. The biggest
anticipated change affecting traffic circulation In the area
would be the development of the Pacific Boulevard/Ninth
hvenus couplet. The report also discusses . public
transportation.

The traffic impact study describes impacts of the proposed
zone change. Please refer to the results of this study for
deteiled consideration. & comparisan of trip generation
estimates under existing and proposed zoning leads to an
enticipated increase of daily traffic from 6,145 trips to
13,100 trips, However, during the afternoon peak hour, the
most critical time period, the shopping center is sstimated
to generate approximately 325 more entering vehicle trips
and 70 fewer exiting trips than uses under existing zoning.

of the traffic impact study provides level of
estimates for the existing and proposed 20ning
It is concluded that the proposed zone change
adversely affect traffic opersations on the
surrounding street System. In some cases, such as the
critical intersection of Geary Street and Pacific
Boulevard, the impact of the 2one change would sctually be
positive.

Table 2
service

scenario.
will not

The intersection of Fourteenth Avenus and Clay Strest s

estimated to function with & Level of Service E for the

southbound left turns during the afterncon peak hour.
16




However, this unacceptable Lsvel of Service is not brought
on by this zone change, but by the MHeritage Hall. A
tratfic signsl would mitigate this problem.

&. The report recommends that site sccess on Fourteenth Avenue
be located opposlite the access points to Heritage Mall, as
reflacted in the concept site plans. Recommended widths and
signage will be incorporated into the final site design.
The easterly access point eshould ba controlled with »
traffic signal by the time the project is approximstely 350%
complete. The preliminary site plan contemplates s third
access of Fourteenth Avenus between the easterly access
point to Heritage Mall and Clay Strest.

[ The Geary Strmet access point should be located apposite or
north of the driveway to the apartment complex on the west
slde of Geary Street should be 40 to 48 {eet wide, and
should be controlled with a stop sign. Finally, there will
be ons access point from Davidson Street.

1. Fiftsenth Avenue would function as a service drive only,
providing access to the service drive which runs along the
back of the four maln bulldings parallel to Sixteenth
Avenue. Two one-way access polnts from Sixteenth Avenue 1o
the service drive are being considered. A landscaped
buffer will be provided between the &ervice drive and
Sixteenth Avenue,

6. It is also recommended that the Albany Transit system be
souted into the center vie the service drive, and exit via
the Gesary BStreet access polint. A passenger waiting ares
and bus shelter should ba provided st the bus stop, and a
clearly-marked pedestrian walk installed.

8, Parking space will be provided consistent wlth the
requirement of one parking space per 200 egquare feet of
sales floor area (Code, Ssction 7.110). The number of
parking spaces proposad ranges from 995 to 1,290, depending
on the fina} configuration chosen for the site. The number
of parking spsces per totel building area will range from ]
per 175 square feet to one per 240 square feet overall.

H A}l relevant policies can be met, The traffic
impacts of the proposed shopping center on the transportatien
system have been analyzed and determined to have no edverse
impacts, provided that a number of design recommendations are
followed. The effacts of proposed future street lmprovements in
the vicinity have been analyzed. The street system was found to
be adequate to serve the proposed use. The proximity of the
proposed shopping canter to the Heritage Mall will encourage ohe-
stop shopping by providing a wide range of goods and services in
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s, The City shall review the draioage facility plans for
all drainageway improvements and new developments
excluding one and tvo family dwellings. Designers of
such dralnage facilities should vtilize the following
criteria and show on their drainage plans how the
criteria have been considered. (Ord. 4517; 9/10/82).

a. emphasize the uss and improvement of natural
drainageways,

b. investigate the desirabllity of detention ponds
or other holding facillties as an alternative te
conventicnal systems,

<, indicate how any drainage facility will be
majintained,

4. minimire the amount of impervious surfaces,

e, where posslble, provide storm water esasement
conforning substsntially to natural drainageway,

f. maintaio unrestricted flow from runoff
originating elsewhere,

qg. make provisions for planned increases in drainage
flow resulting from upstream deve)opment,

h. where wuseful, consider & present or future
mechanism to control the rate of runoff discharge
1o that excess cepacity of drainagewsys does not
occur,

i, protect styructures and lots {rom damage caused by
ponding and rupoff,

3 ensure that downstream properties and/or
structures will not be harmed by runoff
originating from the development,

x. ansure that the drainage aystem connects tc an .

approved drainageway.

6. Encourage drainsge systems which wtillize natural

© dreinagewsys and minimize the amount of surfeace water

runcff unless it ceén be shown that & conventional
piped drainage aystem ls & wore suitable alternative.

1%

ohe concentrated area. Bus service to the shopping centsr can
convenlently be provided as part of the existing transit system.

Access onto major arterials has been limited, with principsl
access points located on Fourteanth Avanus between Heritsge Mell
and the site. The site design features & servics drive p-r-llcl
to Sixteanth Avanue along the year of the four wmajor buildings,
with @ landscaped buffer separating the two parallsl roads, thus
reducing potential negative impacts on the residentlial
neighborhood to the south, and helping Lo preserve the charscter

of tha neighborhood. Adequate off-street parking will be
provided and enhanced with appropriate landscaping.

Publc Facilities and Services

GOAL: Engure the provision of a full rangs of public

wtilities and services to serve the Albany urban area
in a timely and orderly fashion and maintain the
quality of services commensurats with new growth.

rindings of Facy:
1. Sanitary Sewer: An B-inch main is located in Geary Street;
there is & 12-inch main in Fourteenth Avenue; s 48-inch maln
runs through the site, extending from Clsy Str

inch line runs elong Sixteenth Avenue to the east, and turns
into an 8-inch main west of Burkhart Street.

2. Water lines serve the site as follows: A 12-inch line runs
along Geary Street and is currently under construction along

Fouzrteenth Avenue. An B.inch waterline exists along the
east side of Davidson Street, A refund of $179.60 must be

paid as a connection charge for eight feet of frontage along
Tax Lot 1101 which is part of the site.

3. All necessary electricity is available to the site.

4. Police and fire protaction are provided by the Albany
Police and Fire Departments, respectively.

Conclusion:

A full range of public services and facilities is avallable to

serve the proposed use.
Storm Dreinage:

Policies:

4. Ensure that all developments include a dralnage eystem

which protects the development and adjoining property
from runoff-related damage.
18

Eindings of Fact:

A 46-Inch storm sewer which drains into Periwinkle Creek is
located in Fourteenth Avenue from 300 to 500 feeL east of Geary.
In addition, & 15-Inch storm sewer ls located in Fourteenth
Avenus In the north side of the street which ¢an be used for
peripheral drainage., The sast end of the site can be served by
the 42-inch storm sewer located in Clay Street up to Fourtaenth
and Clay.

Conclugion:

Adequate facilities are in place to epsure appropriste Btarm
drainage from the site. A detalled drainege plan will be
prepared for sire review.

secial i B

GOAL: Improve Albany's design and appearsnce through

aesthetic enhancemant.
POLICIES:

1. Encoursge all new projects to be designed and
landkcaped to complement the developmant site and the
surrounding area.

1. Develop special buffering and landscaping provisions
for all new commercial areas peying particular
attention to:

[ areas adjacent to residential areas,

b. sreas along Pacific Boulevard and Santianm
Righway, and

- areas adjacent to or visible from Interstate 5.

4. Establish development stendards which oassure the
compatibility of neighborhood commercial areas with
surrounding neighborhood eress. Standards lnclude but
are not Jlimited to: landecaping, buffering, and
pedestrian amenities.

1. The Comprehensive Plan designation for the areas to the
south, west, and southeast of the site is Medlum-Density
Residential, with s zoning of R-2. The Valley Professional
Center and arecas to the east are zoned RP or Residential
Professional.

20

t; and a 10~



Z. Surrounding land uses include spariments and the Albany Sav
Works west of Geary Street, &nd apartments on Tax Lot 200
north of S$ixteenth Avenue. Singie-family residences and
vecant land are locsted south of Sixteenth Avenuve. TO the
east of the site is vacant Jand and offices asouth of
Fourteenth Avenue and east cof Davidson Street.

Buffering and landscaping will be provided along the
perimeter ¢f the slice consistent with the Code Standards,
Article 7., Specifically, & landscaped buffer will separate
Sixtesnth Avenue from the service drive which will rua
psrallel to it along tha yeer of the bullding.

4. Access to the shopping center will be primarily from
Fourteanth Avenua, bstween Hheritage Mall and the proposed
shopping center, The orientation of the buildings will be
towards this rosd and the parking area in the center of the
site, The four largest bulldings wili face sway from the
residential ares to the south and will be screened as
indicated above.

Conclusion:
The shopping center has been dasigned to form a visual
connectlon with the Heritage Mall to the north. ample

landscaping end bufferlng will ensure compatibility with
surrounding land uses.

111.. Growth Nanogement Process
Rirecting Growth
GOAL: Achieve steble land-use growth which results in a

desirable and efficient land-use pattern.
POLICIES:

1. Encoursge the development of vacant sarviced
properties before extsnding eervices to other
undeveloped armas.

E. Encoursge the infilling of axisting wvacant land and
the revitalization of clder aresas, and discourage low
density sprawl development.

. Encourage Jland-use patterns which teke advantage of
density and Jocation to reduce the need for travel,
facilitate energy-efficient public transit systems,
end permit building configurations which increase the
efficiency of energy uss.

21

Hadings of Fact:

1. The site is currently vacent except for an older dwelling
on the west portion of the site fronting on Geary Street.

F The s&ite 1is located in the Santiam neighborhood virtually
in the geographic center of the built-up ares ©f the city
©f Albeny. The site hsas a very central location within the
Albany Urban Growth Boundary, and is particuiarly well-
suited to serva the South Albany ares.

3. The intersection of Pecific PBoulevard and the Santiam
Highway, which forms the primary transportetion node in the
City ©f Albany, is located approximately one-third mile
rorth of the site. The land between the site and the
commercial strip slong the Santiam NHighway and the Pacific
Boulevard is used and designated for commerclal uses.
Specifically, the Heritage MHall Js currently under
construction immediately north of the site.

4. East of Clay Street is the plus or minus 120,000 square
feet Fred Meyer shopping center. In combination, the area
between Geary and Waverly Drive up to and incleding the
Santiam Highwsy has the potential of constituting a
shopping ¢enter of a regionsl scale. Additional commerclial
land ja located along the Santiam Highway east of the
Interstate 5 freewsy. No other location in the Albany area
has the potential of constituting & regional shopping
center.,

5. The design of the proposed new shopping ares is orlented
towards the enclosed HKeritage Mall. The Fred Meyer
shopping center also features a unlfied design. The
regional shopping center thus crested stands on its own and
does not constitute & strip commercial development.

6. The site con be served by public transit and is eerved by
the proposed bikeway system.

7. The arees Immedlately surrounding the site to the south,
west, and cast are designated for multi-tamily residential
development, HMuch of the land thus designated is currently
vacant. The shopping center has been designed in such o way
a3 to Dpe compatible with the existing and planned
surrpuading uses. Future hovelng projects in the vicinity

p— can be designed in a manner which takes the proposed
shopping center int¢ comsideration. While thls application
proposes to eliminate a portion of the residentiel
prefesisional area which is iptended as & buffer between the
commercial area and residential wses, the buffer function
can be adequately performed by means of appropriate design.
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LN Locate traffic generating public facilities in
clusters nesr high Cessity areas and aleog
transportation lines.

9. Encourasge local, state, and fedaral offlce buildings
to be Jocated in the downtown s or sdjacent 1o
major wmhopping facilities and seaccouraga them to
utilize existing vacant floor spaca.

10. As much as possible locste commercial activity centers
in the center of the popularion area they safve.

ll. Discoursge ragiocnal shopping centers in locations
which would reguire extensive travel for Albany
residents ocutside the Albany Urbas Growth Boundsry.

12. Require the type and size of commerciasl service areas
to be commensurate with the size and ares to be
ssrved,

13. Discourage the establishment of commercisl developmant
in a strip or strung-out pattern along major arteriais
prefercring instead clustered development and infllling
in areas surrounding existing comuercial development.

14. Encourage residential professional uses as & buffer
batween intensive commercial uees and less intensive
residential uses.

17. Provide opportunities for people to live im proximity
to activity centers and particularly their place of
employment .

19. Encourage development of plans which do not depend on
extensive wnee of the privare auvtomoblle for
transportation to work, shopping, or recreatjon.

Implementation Methods:

4. Develop a few, compact, multi-purpose areas which (1)
encourage shopping in a number of stores without auto
use, and (2) wmaintain amooth trafilc flows ob adjacent
streets.

s. Inhibit strip-commercisl development, isolated officaes
and education facilities, free-standing whopping
centsrs, and other gcattered commercial developments,.

6. Except for infilling do not allow, whersver possible,
tor further expansion of wstrip-commercial areas, and
improve existing areas by combining driveways, parking
areas, and pedestriap ways.
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The existing single-family residential uses south of
Sixteanth Avenue are predominantly orjented away [rom the
proposed shopping center.

8. The Albany area sxhibite a high vacancy rete for existing
oiffice space.

Conclueions:

The proposed use of the site meets the Urban Growth goal by
¢reating a desjrable and efficient land use pattern by creating
4 regional-scale shopping center at the transportation node
formed by Pacjific Poujevard and Santjam HRighway. No other
locetion in the City of Albany has the potentiasl for forming 6
concentration of shopping oppartunities of s regional #cale.
Yet, the proposal does not create negstive traffic impacts on
the Santiam Highway/Pacific Poulevard intersecticn, but rasther
alleviares existing traffic problems. This proposal utilizes a
vacant, fully-serviced site consistent with Policy 1.

The proposal meets Pollcy 6 by filling in vacant land and
discouraging sprawl. Consistent with Policy 8, the site takes
sdvantage of the medium- and high-density residential area
sutrounding it, and may encourage development of the vacant land
in the viciaity, 1Its location and configuration reduces the need
to travel, enables use of public transit, and helps reduce mnergy
consumption by doing so. For the same reasops, the proposal
meets Policy &, The 20ne change from RP teo €2 will sid is
concentrating office vses in the downtown area, encouraging the
use of existing vacant cffice space, consistent with Policy 9,
The proposed shopping center meets Policy 10 by virtue of its
location in the geographic center of Albany. The application
directly meets Policy 11 by creating a regicnal ahopping center
within the City of klbapy. The type and size of the proposed
shopping center as & part of the larger regional center are
commensurate with the regional market area, as required by Policy
12,

The proposal specifically meets Policy 13 by creating s
clustered commercial center and filling inm ereas surrounding
existing commercial ectivity, instead of adding to wstrip-
comntercial development.

Policy 14 is not met by this proposal, but instead an adeguate
buffer is created by means of appropriate design eand
landscaping. Since much of the surrounding multiple-family
residential land is currently vacant, future uses can be
designed in & manner which takes the existence of s shopping
center at this location inte conecideration. The locstion of a
shopping center which may provide up to 900 jobs in the midst of
medium- and high-density residential development is consistent
with Palicy 17. The shopping center will be accessible by bus
24




and bicycle, thus wmesting Pollcy 19. Finally, this proposal

e specifically carries out implamentation Methods 4 through 6.

fvelopment Review
GOAL: Epsure that all pev developments are reviewed
expeditiously and tharoughly aad result in compllance

with Comprehensive Plan goals sead policies and
ordinance standards.

Elndings of Fagt:

1. This written statement eddresses all applicable
Comprehensive Plan goals and policies,

2. The Clty planning staff has been most helpful in enabling
an sxpeditious review of this application,

3. Site veview will be required prier to any bullding
activity, and will! ensure compliance with all applicable
development standards.

Lonclusjon:

The Development Review Goal will be met through the prescribed

procedures and criteria for review of Comprehensive Plan and

Zoning Amendments in addition to site review.

Updating and Amending the Plen

GOAL: Facjilitate a Plan update, reviav, and amendment

process which Xxaeps the Plan current but does not
reduce the general long range rellability of the Plan.

POLICIES:

2. Base approval of FPlan amandments on consideration of:
a, conformance with goals and policies of the Plan,
b. citizen revisw and comment,
c. epplicable Etate goals,

d. input from atfected governmental units and other

agancles,
e, short and Jong term impscts of the proposed
change,
f. a demonstration of public need for the change,
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Conclusion:

These findings of fact addressing the criterla of Policy 2 will
astablish thet approval of this reguest should be granted bssed
on consideration of the criteria.

CAITERIA FOR LONE DISTAICT AMENDMENTS

Code $3.050 contains the criteria for zoping district amendments
and requires that:

*Any zoning or special purposs district amendment
proposal considered under a Type 1V procedure must be
demonstrated to be the wmost ppproprigte 20ns (regarding
the expected development alilowed within the proposed
zone) in consideration of the followlag critezia:

"{1) The requested amendment is consistent with the
Comprehensive Plan map designation for the entire
subject ares unless the Plan map amendment has
alse been applied for 4in accordance with
Sectlon 3.060.

“{2}) The adequeacy of existing or anticipated
transportacion facilities (streets, bus routes,
etc.) and the potentisl impact on trafije
generation and satety.

*¢3) A demonstration that the existing or antlcipated
services (sanitary sewers, storm sewars, schools,
fire protection, etc.) csn accommodate potential
development within the subject area without
adverse impact on the affected service area.

(4

Any unigue natural features or special areas
involvad such #s floodplains, slopes, signiflicent
natural vegetation, historic district, ecc., will
be protected as a result of the proposad rexoning.

*(5) 1n comparison with other districts permissible
under the Comprehensive Plan designation, the

— proposal ix determined to best meet the intent of

the Comprehensive Plan goals and policies.”
1. Consistency with Comprehensive Plan Map - Code §3.030(1)
Eindings of Fact:

The requested amendment also involves a Plan map amendment in
accordance with Code §3.060,
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['B 8 demonstration that the proposed amendment will
best meet the identified public need versus other
available alternatives, and

h. sdditional informstion as reguired by the
Planning Commission or City Council.

Elodings of Fact:

The findings previously made herein demonstrate that subsections
(8}, (b}, (c), (d), (£) and (g) have been met. Any additional
informatjon required by the Reviaw Authority will be provided, in
conformance with subsection (h). With respect to subsaction (),
we make the following findings:

(a) The proposed changs in the short term will lead to
construction activity concurrent wlth the construction
of the Heritage Mall north of tha site. Concurrsnt
conscryction wiJl benefit both the Heritage Mall aad
the proposed new shopplng center, and wlll reduce the
time perjod during which off-site impacts will be felt.

(B} In the Jong term, a number of impacts can be predicted.
HMost important is the benefijcial impact of crating a
large regional shopplrg center at an appropriate
locale in the center of Albany.

(¢) Without the proposed plan amendment/zone change, the
site might remain vacant for a leng time, copsidering
the current oversupply of offlce space alsewhers in
Albany and the availabjility of vacant land designated
for medium-denslty residential development surrounding
the site.

(d) Traffic will increase as & result of the proposed
change, but wi)l not Jlead to unacceptable service
levels, as demonstreted in the Traffic Impact Analysis.

(e) The creation of a regional shopping center at this
location nesr the intersection of the Ssntiam Highway
and Pacific Boulevard will discourage the extension of
strip commercial development elsewhere, while helpling
to cefine the Albany Central Business District aw the
cultural, office, financial and governmental center in
the Albany region. In other words, the proposed change
wili lead to more clearly-defined specialized business
and commercial areas within the city of Albany.
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Conclusion:

Code §3.,050(1) is not applicable.

2. Transporsation Facilities - Code §3,050(2)
Eindings of Fact:

1. The exlsting and anticipated transportation facilitiss havae
been described in detail in the Repprt on Trafflc lmpact==

prepared by Carl M. Buttke, Inc. and submitted along with
this spplication. fThe report analyzes anticipated traffic
impacte on the surrounding street system, and recommends
specifi¢ access points, signage, signals, etc., #° as to
minimize any potential adverse effects of the proposed zone
change. We refer to the traffic Impact Report end a
discussion of its findings in the Transportation section
under “~Conformance with Compretiensive Plan Goals and
Policies.”®

2. Because of its centrel location within the Albany ares,
one-third mile south of the Pacific Boulevard/Santism
Highway interssction, and contiguous to HKeritage Mall and
the Fred Meyer shopping center, this site is uniquely
situated to form part of & truly regional shopping center
and can meet both local snd regional needs.

Copclugion:

The transportation facilities which make this site so accessible
to al]l of Albany and beyond, make the General Commercial zone the
most approprimte zone by enabling creation of s regional shopping
center at this location.

3. Public Services - Code §3,050(3)
Lindings of Fact:

A1l available public facilities and services heve been described
in the wsection on Public Facilities and Services under
*Conformance with Comprehensive Goals and Policies.® All are in
place eand sadeguate to serve the proposed use or the uses
permitted under current zeoning.

Conglugion:

No significant differences in impacts on public facllities and

services is expected as a result of the proposed zone change.

An exception is the impact on schools, which will experience a

lowered future enrcllment due to the change from residential to

commercial use. The size and locetion of public facilities to
28




the site dows not make either the curremt or proposed zone most
appropriate, but does make it dagirable to develop the alte to

make use of the existing facilities.

topography is flat, This site is not designated as a Special
District on the Albany Comprehensive Plan map.

Conglusions:

Matural features have no impact on the most appropriate moning

for this site. The Special District's criterion does not apply.

$.  Insent of Conprebensive Plan - Code §1.05015]

1. The proposed zone change site is Jocated immedistely south
of the new Heritage Mall, currently under construction.
The Heritage Mell {s part of & large area within the Clty
of Albsny designated for General Commercial uses. This
ares includes the Fred Meyer shopping center east of Clay
Strest, and is contiguous with the commercial zones along
the Santiam Highway and Pacific boulevard.

2. To the west of the site, across Geary Street, is mostly
vacant land designated for medium-density residentisl use.
There are & number of newer Spartment complexes a8 well s»
oldar single-family homes within Lhis ares. The Albany
Saw Works Is loceted west of Geary Street opposite
Fourteenth Avenue,

a. To the south of the western portion of the wsite are
existing single-family residences. Further east the land
is vacant, designated for medium-density residential use.
The Vallay Residential is located along Sixteenth
Avenue east of the site west of Davideson Street, whiie the
Valley Professional Center occupies the area along
Fourteenth Avenue patween the site eoad Davidson Street.
Additional offices are Jocated further east along
Fourteenth Avenue, a4 well as wvacant lands designated
Residantia) Professionsl and medium~ and high-density
residential.

5. The site design wil) include extenslve landscaping and
screening. The orientation of the center will be towards
29

3. At the time the Comprehensive Plan was being prepared, the
City of Albany had approximately 210 gross or V80 net
vacant areas romed R2, and an additional 50 net acres zoned
R3 or Multiple-Family. A need was established tor 7,739 new
multiple-family units, or 50\ of all new housing units, to
be bullt between 1978 and 2000,

4. Population prejactions used in the Comprehensive Plan to
arrive at the number of housing units and acres needed
until the year 2000 have not besn reached up to now: the
Comprehensive Plan Background Report (p. $16) projected a
population of 34,25C hy 1985, and 41,530 by 15%0 for the
City of Albany. According to the Center for Population
Research and Census, the City of Albany population estimate
per July 1, 1987 was 26,060. Consequently, the need for
residential 1and would be less than projected in the
Comprehensive Plan,

5. In the period 1980 to 1587, bujlding permits were issved
for 278 new multiple-family units, or 33% of the total
number of building permits issued. AL an estimated density
of 15 units per acre, the figure uvsed in the Albany
Comprehensive Plan Background Report, thess 278 units would
have “used up” only 18.5 acres of vacant land in seven
years. The number of mobile homes built in this period was
346, or 427 of the total, This is three times as high as
the saxpacted ratio of 14% moblle homes. It appears that the
need for atfordable housing in Albsny is being met in the
form of manufactured homes rather than apartments.

6. Vacancy rates for the various housing types as of March
1988 vere as follows: 1.8% for single-family, 3.8\ for
multipla-family, and 6.6% for wanufactured homes (source:
State Housing Division, PPIL estimates). This suggests
that there may be a2 shortage of multiple-family homes, but
that the mazket is not responding to this demand,

1. Large areas of vacant land designated R2 surround the
subject site on three sides, suggesting that market forces
other then & shortage of appropriate vacant sites are
responsible for the relatively small number of multiple-
tamily units being bullt, In spite of the relatively low
vacancy rate for this housing type.

Cenclusion:
The rezoning to C2 of spproximately eight acres of land zoned R2

and 17 acres of land 20ned RP will not exclude opportunities for
sdeguate provision of low- and moderate-income housing, in view
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The site does not contaln any significant patural festures. The

Heritage Mall, away from the residential uses, Along the
rear of the four main tenant buildings Jocated closest to
Sixtesnth Avanue, a service drive is included in the
design, buffered and screened from Sixteenth Avenve which
rune parallel to this drive.

6. The existing Light Commercial Plan designation and zoning
designation of RP or Residential Frofessional is intended
to serve as a buffer 2ons betwsan the General Commerciasl
and Residential areas. However, #o RP zoning was provided
to the east and west of the area currently designated
General Commercial, suggesting that RP zoning is not an
absolute regquirement for snsuring compatibility between
commercial and residentia) areas.

7. Under the existing RP roning, an estimated squate feet
of office space could be developed on the 17 acres of the
site thus designated. Anticipated traffic smpacts would be
less under current zoning.

Conclusion:

The location of the site in relation to Heritage Mall and the
larger General Commercisl area of which it is » part create a
unique opportunity for building a shopping centar of regional
scale in the center of Albany. Only by permitting General
rather than Light Commercial uses on the site can this
opportunity be realized.

(p) Community Location

Eindings of Fact:

1. The Gosls and Polices of the Comprehensive Plan regarding
Commercial Land (pp. 44-45}, Wousing (pp. 51-52}, Growth
Management {pp, 9%-96} and Enargy {p. 106) have been
discussed in detai) under “"Conformance with Goals and
policies of the Comprehensive Plan."

2. In summaty, the Comprehensive Plan encourages creation of a
reglional shcpping center at & central location within the
City of Albany. The Plan discourages strip commercial
development and outlying shopping centers, Tha Plan favors
medivm- and high-density residential use in the vicinity of
transportation hodes and commercial activity centers. The
Plan encourages buflering between commercial and residential
uses,
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Conclusion:

The proposed zone change is consistent with locational policies
of the Comprehensjive FPlan, as was demonstrated when sddressing
the Comprehensive Goals and Policies above,

(e Aplternative Lands

Eindings of Fact:

The alternative vacant lands designated for genersl commercial
use are analyzed in detail in the ECO Northwest analysis of
commercial lands in Albsny. Kone of thase other sites exhiblts
the potentisl for creating a large scale regional shopping
center centrally located within the City of Albany and served by
a variety of transportation modes and routes,

Conclusion:

An analysis of alternative lands will follow publication of the
ECO Northwest report.

{d) Energy Efficiency
Findings of Fact:
Rezoning this parcel will enahle the creation of a large one-
stop regional shopping center, thus reducing the need to travel
to dispersed or strlp commercial areas or to regional centers
located in Eugene, Salem, or Portland.
Conclusion:
By reducing the number and distance of ashopping krips, the
propesed use will encoursge efficient use of energy used in
transportation.

(e} Low-Income Housing Opportunity

Findings of Fact:

1. The site consists of approximately 17 acres of land
designated Light Commercial and zonad RP or Resldential
Professional, and sight acres of land zomed R2 or Limited
Multiple-Family.

2. The potential puwber of multiple-family housing units that
could be built on this site is approximately 130 to 150
lsee analysis under "Conformance with Comprehensive Plan
Goals and Policies" -- bouslng}.

"




of the large amount of vacant land designated R? remaining within
the Santiam neighborhood sdjacent te the site, and in view of
population and housing construction trends in the period since

completion of the Albany Comprehensive Plan,
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Supplepentazy Findipgs and corrections
Fage 7.
4. Shanged circupatances which have made the. amendment
desirabls
Elndings of fact:
Ada: Since the application of tha Comprahangiva Plan, a

decisicn was made to parmit tha developmapt of Heritage Mall al
the nucleus of Albany‘s ragional shopping canter. Nationally,
the form of commercial davelopmant ham shifted from the very
larga regional malls and the very small strip malls Zo the
padium-size cosmunity mall (like Heritage Mall) and discount
mally (such as propesed by Hillman}. (S5am ECO Northwest
rapart.)

This application is tha result of the market demand for
additional commercial land in close proximity to the enclosed
Heritage Mall, to accommodata the typs of large tenant that
typically locatas next to such a shopping centar, such as Toys~
R-Us, Builders Square, T.J. Maxx, Herman’s Sporting Goods,
§ilo, Stereo Super Stores, G.I. Jos’'s, etc.

Even though Albany has enough acres zonsd for commercial
davslcopnent, the land is not locatad jin places which ars
attractive for ratail devalopment, beciuse the existing supply
of c<ommercial land in Albany does not reflect the racent
logational trends in commercial developmant describad akava.

conclusion:

The decision to parmit development of Harltage Mall, and
changed locational prefarences for ratail Jdavalcpmant, ara
changad circumstances which have nade this devalopment
dagirable.

Page 29.

3. Reaplace *“VYalley Residential . . . . =~ wuith "Albany
Rasidential Center”.

Page 10.
7. Add: 11,700 (square fsat)

1

Page 32.

{c) Alternative Lands
Eindings of Fact:

Aad at tha end:

Section 4.2 of the ECO Worthweat study ldantifies seven vac
parcals over five acres in size zoned for commercial use

4-2 and 4-3), and concludes that “thare is ample land
commercial d lopment in the aggragate.” but [t)he main i
is not one of total quantity, but of location.” Nonae of t-
sitas can maet the spacific damand for commercial land
assaociation with a large shopping cantar,

Sactions 6.2 and 6.3 of the Raport analyzs in datail anot
alternative sita which is not currently zoned 0T CORRAr:c
use, i.@®. the county fairgrounds. Th# report councludes on :
é-20 that tha ¥illman site is tha most appropriate sitas
rezoning, based on "tha arqueents about critical mass arc
Heritage Mall, Heritage Mall as the Tegional :nopp:.nq cant
and previous cxty investment in the azrea. . Furt
discuasion of altarnative lands can ba fcund in th- applicac
report on pags 8, Sactign 5, "Public Nead ve. Availa
Alternativas

Senclugign:

Replace with:

This site best meets the demand for commercial land in <}
proximity to a large shopping centar. No other commercial
desigrated sitam can pr typa of shopp
Area. Comparad to other potantial sites which are not

zoned £or commercial use, this site i3 the prafarred site

rezoning.




