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Staff Report 
Site Plan Review 

SP-26-19 May 26, 2020 

Application Information 
Proposal: Remove the existing accessory building and construct a new 1,920 square foot 

accessory building (48 feet x 40 feet) 

Review Body: Staff (Type I-L review)   

Applicant/Property Owner: Amber & Brad Creager; 2501 Crocker Lane NW, Albany, OR  97321 

Address/Location 2501 Crocker Lane NW 

Map/Tax Lot: Benton County Assessor’s Map No. 10S-04W-36; Tax Lot 700 

Zoning: Residential Single Family (RS-10) 

Overlay Districts: Hillside, Wetland, Riparian 

Total Land Area: 6.64 acres 

Existing Land Use: Single-family residence 

Neighborhood: North Albany 

Surrounding Zoning North: Residential Single Family (RS-10) District 
East: RS-10 
South: RS-10 
West: RS-10 

Surrounding Uses: North: Single-family residence 
East: Single-family residence/Vacant 
South: Single-family residence/Vacant 
West: Crocker Lane/Single-family residences 

Prior History: Prior land use history could not be located 

Summary 
The proposal is to remove an existing accessory structure and replace it with a 1,920 square-foot accessory structure 
with a wall height of 17 feet and an overall height of 23 feet (Attachment B.1 & B.2). The subject property is 6.64 
acres. The south and east portions of the property are encumbered with wetlands and a Riparian Corridor overlay 
and the central part of the property is encumbered with steep slopes. 
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The property is zoned Residential Single Family, RS-10. Accessory buildings in residential districts that are 750 
square feet or larger or have walls taller than 11 feet are allowed outright in the RS-10 zone if they meet 
compatibility standards in Section 3.080(9) of the Albany Development Code (ADC). The application materials 
demonstrate that the proposed accessory structure satisfies applicable RS-10 district development standards, such 
as those relating to setbacks, lot coverage, and maximum building height. However, the proposed structure does 
not meet compatibility standard ADC 3.080(9)(e) regarding building material compatibility and must be reviewed 
for conformance with special purpose district standards per ADC 3.080(9)(f).  

Because the proposal does not meet these compatibility standards, site plan review is required. Therefore, this 
report evaluates the proposal for conformance with the applicable Site Plan Review criteria in Section 2.450 of the 
ADC.  

The analysis in this report finds that all applicable standards and criteria for a Site Plan Review are met. 

Notice Information 
A Notice of Filing was mailed to property owners located within 100 feet of the subject property on April 15, 2020. 
At the time the comment period ended on April 29, 2020, the Albany Planning Division had received written 
comments from one member of the public. Those comments, along with staff response, are summarized below. 
The entirety of the written comments can be found in Attachment C of this report. 

Comment #1:  The only entrance/exit to the property is via a narrow, single-lane driveway located entirely on 
the property at 2547 Crocker Lane NW. Heavy equipment, new and demolished building 
materials, and construction crews and their vehicles will all be coming in and out of the driveway 
located at 2546 Crocker Lane NW.  

Staff Response:  Staff confirmed that the subject property is accessed via an existing shared paved driveway from 
Crocker Lane NW located on the abutting property to the north. Based on aerial photography 
the development and use of the shared driveway predates North Albany’s annexation into the 
City in the early 1990’s. Any access right issues regarding the shared driveway is between the two 
private property owners and is a civil matter. The City does not have the ability or jurisdiction 
to respond to the legality of the shared access.  

Comment #2:  There is insufficient parking at 2501 Crocker Lane NW to accommodate a construction project. 
Concerns would include construction crews using the adjacent property located at 2547 Crocker 
Lane NW for their parking lot, equipment storage, and breaks.  

Staff Response:  Any member of the public who believes their personal property is being damaged or who 
believes people may be trespassing on their property is encouraged to contact the Albany Police 
Department. 

Comment #3:  Additional questions regarding the proposed project would include the purpose of the rooms 
proposed to be built above the loft section of the proposed structure. At this point, there is 
essentially no room for additional parking. If they intend to use the additional rooms for 
something to the effect of an Airbnb or large gatherings, then it is a matter of concern due to 
the additional traffic that would be coming in and out of the driveway. 

Staff Response:  As proposed, the proposed loft area does not qualify as an additional dwelling unit. Subsequently, 
it is considered accessory to the primary structure (e.g. house) and therefore additional parking 
is not required. The City does not regulate short-term rentals, such as Airbnb. However, 
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overnight stays in the loft area would not be permitted without meeting the Oregon Building 
Code.  

Comment #4:  The Creager’s extended their barn over the property line last year, creating an encroachment that 
will undoubtedly be an issue when the time comes to sell our property. 

Staff Response:  In 2018, the City opened a compliance case (CC-60-18) to investigate whether the barn addition 
was being constructed over a property line and/or in conformance with the City of Albany 
building setback standards. At the time, the owner of the barn demonstrated that the building 
addition met the required setback from the property line. 

Analysis of Development Code Criteria 
Section 2.450 of the Albany Development Code (ADC) includes the following review criteria that must be met for 
this application to be approved. Code criteria are written in bold followed by findings, conclusions, and conditions 
of approval where conditions are necessary to meet the review criteria. 

Criterion 1 
Public utilities can accommodate the proposed development. 

Findings of Fact 
Sanitary Sewer 
1.1 City utility maps show an eight-inch public sanitary sewer main in Crocker Lane. The existing house on 

the site is currently connected to the public sewer system. 

Water 
1.2 City utility maps show a 12-inch public water main in Crocker Lane. The existing house on the site is 

currently served by the public water system. 

Storm Drainage 
1.3 City utility maps show a combination of ditches and culverts along this section of Crocker Lane. The 

subject property generally slopes northwest to southeast, away from Crocker Lane. 

1.4 Roof drainage must be accommodated according to the building code. 

Conclusions 
1.1 Public sanitary sewer and water currently serve the existing dwelling on the site. 

1.2 No stormwater quality facilities will be required for this project. 

1.3 The applicant must accommodate roof drainage from the proposed structure according to building code 
requirements.  

1.4 This criterion is met with the following condition. 

Condition 
Condition 1:    Before building permits will be issued the applicant must submit a drainage plan for the proposed 

development showing how roof drainage from the proposed structure will be accommodated in 
conformance with building codes and City standards. 
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Criterion 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. 

Findings of Fact 
2.1 Because the area of proposed impervious surfaces with this project will not exceed 8,100 square feet, no 

stormwater quality facilities will be required. 

Conclusions 
2.1 The proposed development is exempt from the City’s Stormwater Quality requirements. 

2.2 This criterion is not applicable. 

Criterion 3 
The transportation system can safely and adequately accommodate the proposed development. 

Findings of Fact 
3.1 The proposed accessory building will be constructed on property that is located on the east side of Crocker 

Lane at the intersection of Robin Hood Lane and Crocker Lane (Attachment A).  

3.2 Crocker Lane is classified as a Major Collector and is not improved to City standards. The street is paved 
to a width of approximately 25 feet. There are no other improvements.  

3.3 Albany uses the Institute of Transportation Engineer Trip Generation manual to estimate trip generation 
for new development. Trip generation for single-family residential development is based on the number 
of dwelling units. This accessory building replaces an existing garage, will not increase the number of 
dwelling units located on the site, and therefore will not generate additional vehicle trips on the 
transportation system. 

3.4 Albany’s Transportation System Plan (TSP) does not identify any level of service or safety problems along 
the frontage of the site. 

3.5 The City does not require street improvements with the addition of an accessory structure. 

Conclusions 
3.1 Because no additional dwelling units are proposed as part of this review, no new vehicle trips or impacts 

to the transportation system are anticipated. 

3.2 This review criterion is met without conditions. 

Criterion 4 
Parking areas and entrance-exit points are designed to facilitate traffic and pedestrian safety and avoid 
congestion. 

Findings of Fact 
4.1 No new driveway connections or modifications are proposed with the development. 
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4.2 The subject property is accessed via an existing shared paved driveway from Crocker Lane NW. The access 
is located on the abutting property to the north. Based on aerial photography the development and use of 
the shared driveway predates North Albany’s annexation into the City in the early 1990’s. 

4.3 The owners of the property to the north have indicated that no shared access easement exists and have 
requested that this development provide a new driveway connection to Crocker Lane somewhere along 
the development’s frontage. 

4.4 Any access right issues regarding the shared driveway is between two private property owners and a civil 
matter. The City does not have the ability or jurisdiction to respond to the legality of the shared access.  

4.5 Albany’s development code does not require that new accessory structures be provided with direct 
vehicular access via a driveway to the structure. In this case the proposed structure will not modify the 
existing shared access nor is it expected to intensify the use of the site; the site will continue to be occupied 
by one single family home. The City does not have the ability to force resolution of the current dispute 
over the shared driveway by withholding approval for the construction of an accessory building that won’t 
modify the driveway or increase the intensity of its use. 

4.6 In the event that a future negotiation or legal proceeding results in the need for creation of a new driveway 
along the frontage of this site, the subject property has sufficient street frontage and lot area to construct 
a new driveway and approach. 

4.7 The Albany Development Code does not specify a parking requirement for residential accessory 
structures. No additional parking is required. 

4.8 ADC 3.250 states that “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 access to garages and carports or driveways that serve 
as required parking for any residential development may be used to fulfill the requirements.” No changes 
are proposed to existing driveway and its location predates the property’s annexation. This standard is not 
applicable.  

4.9 ADC 12.100(1) requires that approaches and driveways to City streets and alleys must comply with the 
City’s Standard Construction Specifications, which require, in part, that driveways be paved at least 20 feet 
as measured from the right of way line (i.e. property line). No changes are proposed to the existing 
driveway. 

4.10 ADC 12.100(2) regards required driveway widths at the point of the public right of way. The driveway 
access is existing, and no changes are proposed to the access. 

4.11 ADC 12.100(3) requires driveways to be located as far as practical from a street intersection and that in 
no instance shall the distance from the intersection of a collector street be less than 20 feet. The existing 
driveway is located more than 100 feet from the nearest intersection at Robin Hood Lane and Crocker 
Lane.  

4.12 ADC 12.100(4) – (11) regards standards that are not applicable to this application, such as access to an 
arterial street, commercial developments, and required common access points.  
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Conclusions 
4.1 Access to the site is via an existing driveway. No changes are proposed to the driveway and the proposed 

development will not intensify its use. 

4.2 Albany’s Transportation System Plan (TSP) does not identify any level of service or safety problems 
along the frontage of the site. 

4.3 This review criterion is met without conditions. 

Criterion 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. 

Findings of Fact 
5.1 Residential accessory structures not meeting compatibility standards require Site Plan Review. The 

proposed structure does not meet compatibility standard ADC 3.080(9)(e) regarding building material 
compatibility. Specifically, the proposed metal siding and metal roof is not the same material as the primary 
structure. Therefore, site plan approval is required.  

5.2 Surrounding development and land uses consist primarily of single-family houses. Properties on the east 
side of Crocker Lane are significantly larger than the standard city lot and consists of large areas of open 
space. Properties on the west side of Crocker Lane are more typical of standard city lot sizes. Owing to 
the diversity in lot sizes and house styles, there is no dominating character or prevailing design aesthetic 
in the immediate vicinity. 

5.3 The primary structure has blue cedar shake siding and a dark grey asphalt shingle roof. The applicant’s 
Residential Accessory Structure Compatibility Worksheet (Attachment B.3) indicates that the proposed 
accessory structure will have grey metal siding and a charcoal grey metal roof. Due to the existing 
vegetation and elevation changes between the road grade and building area, the applicant’s house and 
existing accessory structure is not readily visible from the public right-of-way.  

5.4 The proposed accessory structure will be 17 feet tall at the wall eave with an overall height of 23 feet at 
the peak of the roof. The applicant’s Residential Accessory Compatibility Worksheet indicates that the 
tallest building on the adjacent property is approximately 30 feet. That building is located at 
2462 NW Violet Avenue. Thus, the proposed structure is shorter than the tallest adjacent building.  

5.5 The proposed accessory structure is 1,920 square feet (48 feet x 40 feet). According to the applicant’s 
Residential Accessory Structure Compatibility Worksheet, the foundation size of the largest building on 
adjacent property is 3,832 square feet. This building is also located at 2462 NW Violet Avenue. However, 
Benton County Tax Assessor records indicate this structure has a foundation size of only 2,230 square 
feet. Regardless, the foundation size of the applicant’s accessory structure is less than that of the largest 
building on adjacent property.  

5.6 Maximum lot coverage for parcels zoned RS-10 is 50 percent. Lot coverage for single-family, detached 
development shall only include the area of the lot covered by buildings and structures. According to the 
applicant’s Residential Compatibility Worksheet, the foundation area of all buildings on the subject 
property will total 5,635 square feet after construction of the proposed accessory structure. The lot is 6.64 
acres (289,283 square feet). This equates to a lot coverage of approximately 1.9 percent, well below the 60 
percent threshold.  
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5.7 The RS-10 zone has a minimum front setback of 20 feet and an interior setback of five feet for accessory 
structures with walls greater than eight feet. The applicant’s Residential Accessory Structure Compatibility 
Worksheet indicates that the proposed accessory structure is set back at least 20 feet from the front lot 
lines and at least five feet from the interior lot line (Attachment B.3).  

Conclusions 
5.1 Residential accessory structures not meeting compatibility standards require Site Plan Review. 

5.2 The proposal meets the development standards for the RS-10 zone regarding maximum height, lot 
coverage, and setbacks.  

5.3 The design and operating characteristics of the proposed development are reasonably compatible with 
surrounding development and land uses. 

5.4 The proposed building is shorter than the tallest building on an adjacent property.  

5.5 The proposed accessory structure has a combined foundation area that is less than the foundation area of 
the largest adjacent building.  

5.6 This criterion is met with the following condition. 

Conditions 
Condition 2 Development shall occur consistent with the plans and narrative submitted by the applicant, or 

as modified by conditions of approval and shall comply with all applicable state, federal, and local 
laws. 

Criterion 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. 

Findings of Fact 
6.1 Article 4 Airport Approach district: According to Figure 4-1 of the ADC, the subject property is not located 

within the Airport Approach District. 

6.2 Article 6 Steep Slopes, Comprehensive Plan Plate 7: According to Plate 7 of the Comprehensive Plan, the subject 
property is located in the Hillside Development district. The applicant submitted a topographic survey 
(Attachment B.4) that demonstrates the building site is not located on steep slopes. 

6.3 Article 6 Floodplains, Comprehensive Plan Plate 5: Article 6 Floodplains, Comprehensive Plan Plate 5, does not 
show a 100-year floodplain on this property. FEMA/FIRM Community Panel No. 41043C0195H and 
41043C0211H, dated December 8, 2016 show that the entirety of the property is located outside the 
100-year floodplain. 

6.4 Article 6 Wetlands, Comprehensive Plan Plate 6: does not show any wetlands on the subject site. However, the 
City completed a subsequent wetland study in North Albany that shows insignificant local wetlands on 
the property. The National Wetland Inventory Map also shows wetlands on the property. The building 
site is located at least 100 feet from the wetland area and approximately 30 feet uphill from the wetlands.  
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6.5 The Planning Division sent a wetland land use notice to Oregon Department of State Lands (DSL) on 
April 23, 2020. DSL responded (DSL file no. WN2020-0299) and stated that the proposal “does not 
appear to impact jurisdictional wetlands, waterways or other waters of the state (Attachment D).” 

6.6 Article 6: The subject property is partially located in a Riparian Corridor overlay. However, the building 
location is over 100 feet from the boundary of the Riparian Corridor. Therefore, no adverse impacts are 
anticipated. 

6.7 Article 6: The subject property is not located in the Willamette River Greenway, Open Space Zoning, or 
Habitat overlay district. 

6.8 Article 7 Historic Districts, Comprehensive Plan Plate 9: shows the subject property is not in an Albany historic 
district. There are no known archaeological sites on the property. 

Conclusions 
6.1 The proposed structure is not located in the Airport Approach District, Willamette River Greenway, Open 

Space Zoning, or Habitat overlay district. 

6.2 Wetlands are shown on the subject property on the U.S. Department of Interior, Fish and Wildlife Service 
National Wetland Inventory Map. The proposal does not displace or disturb these wetlands. 

6.3 The subject property is partially located in a Riparian Corridor overlay. The building location does not 
adversely impact or impede into the Riparian Corridor.  

6.4 This criterion is met without conditions. 

Criterion 7 
The site is in compliance with prior land use approvals. 

Findings of Fact and Conclusions 
7.1 The subject property is not subject to a prior land use approval.  

7.2 This criterion is not applicable. 

Criterion 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. 

Findings of Fact and Conclusions 
8.1 Single-family residential use and accessory buildings are permitted uses in the RS-10 zone. The site and 

proposed use are not considered nonconforming. 

8.2 This criterion is not applicable. 

Overall Conclusion 
As proposed and conditioned, the application for Site Plan Review to construct a 1,920 square-foot accessory 
structure with a wall height of 17 feet and an overall height of 23 feet, satisfies all applicable review criteria as 
outlined in this report. 
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Overall Conditions 
Condition 1 Before building permits will be issued the applicant must submit a drainage plan for the proposed 

development showing how roof drainage from the proposed structure will be accommodated in 
conformance with building codes and City standards. 

Condition 2 Development shall occur consistent with the plans and narrative submitted by the applicant, or 
as modified by conditions of approval and shall comply with all applicable state, federal, and local 
laws. 

Attachments 
A. Location Map 
B. Applicant’s Submittals 

1. Site Plan 
2. Elevation Drawings 
3. Accessory Structure Compatibility Worksheet 
4. Topographic Survey 

C.  Public Comment 
D. DSL Wetland Notification 

Acronyms 
ADC  Albany Development Code 
DSL  Oregon Department of State Lands 
FEMA  Federal Emergency Management Agency 
FIRM  Flood Insurance Rate Map 
RS-10  Residential Single-Family Zoning District 
SP  Site Plan Review (File Designation) 
TSP  Albany’s Transportation System Plan 
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To: Travis North; travis.north@cityofalbany.net 

From: Cheryl & Gene Pawlik / 2547 Crocker Lane NW, Albany, OR 97321 

Re: SP-26-19 / Site Plan Review  

Property Owner/Applicant: Amber & Brad Creager /2501 Crocker Lane NW, Albany, OR 97321  

______________________________________________________________________________ 

 

Proposal:  

Remove existing accessory building and construct a new 1,920 square foot accessory building.  

 

Approval Standards for This Request at Issue:  

#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.  

 

Concerns:   

The only entrance / exit to the property located at 2501 Crocker Lane NW is via a narrow, 

single-lane driveway approximately 100 feet long that is located entirely on the property at 2547 

Crocker Lane NW.  With this noted, all heavy equipment, demolished materials, construction 

crews, their vehicles, and construction materials for the new structure will be coming in and out 

of the driveway located on the property at 2547 Crocker Lane NW.  (Please refer to Legend on 

page 3: Red Section)    

As there is also insufficient parking located at 2501 Crocker Lane NW for a construction project, 

concerns would include the construction crew using the adjacent property located at 2547 

Crocker Lane NW for their parking lot, equipment storage, and breaks.  This is essentially what 

happened last year, when the Creager’s extended their barn over the property line, creating an 

encroachment that will undoubtedly be an issue when the time comes to sell our property. During 

the re-construction and addition to the Creager’s barn, multiple construction crews used our back 

yard as their parking lot, storage, and break area.  

The extended driveway that is used to enter and exit the property located at 2501 Crocker Lane 

NW is entirely located on the property of 2547 Crocker Lane NW, and There is no easement on 

file.  While we would love to be able to put up a fence to enclose our back yard and provide us 

with some privacy and security, we are unable to do so, as it would block all access to the 

Creager’s being able to enter and exit their residence.    
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Additional questions regarding the proposed project would include the purpose of the rooms to 

be built above the loft section of the proposed structure. At this point, there is essentially no 

room for additional parking. If the intent to use the additional rooms for something to the effect 

of an Airbnb or large gatherings, then it is a matter of concern, due to the additional traffic that 

would be coming in and out of the driveway.   

 

Proposed Solution:   The issue at hand is not with the construction of the proposed structure 

itself, but rather with the method that it will take to dismantle the existing structure and to build 

the new one, much of which is likely to take place on our property.  

There is not a lack of land available to the residents of 2501 Crocker Lane NW, and this has been 

an ongoing issue for some time. With an undertaking as large as demolition and construction, it 

seems the opportune time for them to begin by creating easier access to their property from the 

Western boundary, off of Crocker Lane NW, onto their own land, rather that continue accessing 

it via our property. 

Creating their own driveway from Crocker Lane NW to the construction site beforehand will 

make demolition and construction easier, and it will make access to the family’s home more 

convenient afterward. It will likely increase their property’s appeal and value as well.  (Please 

refer to Legend on page 3: Blue Section)    
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LEGEND 

(SP-26-19) 

 

 
 

 

RED - Our driveway, a narrow strip approximately 100 feet in length, coming off Crocker Lane 

NW.  Although it is located on 2547 Crocker Lane NW, it is the only entrance /exit to 2501 

Crocker Lane NW 

GREEN - Encroachment where the Creagers have extended their barn over our property line.  

BLUE – The proposed site where a new driveway could be installed prior to construction on 

the property owner’s land to more easily and efficiently access the construction site, and 

subsequently the main residence.   
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