
P. O. Box 1083 
Corvallis, OR 97339

(541) 766-6908  Fax (541) 754-1792

A   G   E   N   D   A
Corvallis Planning Commission

7:00 pm, Wednesday, October 17, 2012
Downtown Fire Station, 400 NW Harrison, 2nd Floor

____________________________________________________________________

I. Visitors’ Propositions

II. Public Hearing - Grant Avenue Baptist Church Addition (CDP12-00003)

III. Approval of Minutes-
September 19, 2012

IV. Old Business

V. New Business

VI. Adjournment

For the hearing impaired, an interpreter can be provided with 48 hours notice.
 For the visually impaired, an agenda in larger print is available.



Proposed Tentative Public Meeting Schedule for 2012 

CC = City Council (for agendas or questions about meetings, call 541.766.6901)

For questions about listed cases or about the following Boards or Commissions, call 541-766-6908
PC Planning Commission (usually meets first and third Wednesdays at 7 p.m.)
LDHB Land Development Hearings Board (meets as needed)
DC Downtown Commission (meets second Wednesday at 5:30 pm in the Madison Avenue Meeting Room)
CCI Committee for Citizen Involvement (meets quarterly in the Madison Avenue Meeting Room)
HRC Historic Resources Commission (meets second Tuesday at 6 p.m.) - Meetings are now held at the Fire Station

Meeting Room. On occasion, an additional meeting may be held on the 4th Tuesday of the month, usually in
the Madison Avenue Meeting Room.

THE OFFICIAL ORDER OF BUSINESS FOR EACH MEETING WILL BE DETERMINED BY THE AGENDA. CC AGENDAS
ARE DISTRIBUTED THE THURSDAY BEFORE A CITY COUNCIL MEETING; AGENDAS FOR OTHER MEETINGS (PC,
LDHB, CCI, HRC) ARE USUALLY DISTRIBUTED ONE WEEK BEFORE EACH MEETING.

Meeting Date Description Location

CCI, 5:30
pm and 7
pm

Oct. 11 Regular Meeting, 

Followed at 7 pm with Annexation Workshop (for all interested citizens)

**MAMR

CC, 6 pm Oct. 15 Regular Meeting *Fire Station

PC, 7 pm Oct. 17 Public Hearing - Grant Avenue Baptist Church Addition (CDP12-00003) *Fire Station

CC, 6 pm Nov. 5 Public Hearing - 2012 Land Development Code Amendments *Fire Station

PC, 7 pm Nov. 7 TBD - Training? *Fire Station

HRC, 6 pm Nov. 13 Regular Meeting *Fire Station

DC, 5:30 pm Nov. 14 Regular Meeting **MAMR

CC, 6 pm Nov. 19 Deliberations/Continued Public Hearing - 2012 Land Development Code
Amendments

*Fire Station

PC, 7 pm Nov. 21 TBD *Fire Station

*Fire Station, 400 NW Harrison Boulevard, second floor meeting room **Madison Meeting Room, 500 SW Madison Avenue
*** Library Main Meeting Room, 645 NW Monroe Avenue, main level

The City Website is located at www.CorvallisOregon.gov

tbd=to be decided
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Corvallis Planning Division
Report to the Planning Commission

Planning Commission Hearing: October 17, 2012 
Staff Report Prepared: October 10, 2012

Staff Contact: Jason Yaich, (541) 766-6577

 Jason.Yaich@CorvallisOregon.gov

 

 

TOPIC   REVIEW OF A CONDITIONAL DEVELOPMENT PERMIT APPLICATION 

CASE    GRANT AVENUE BAPTIST CHURCH ADDITION (CDP12-00003) 

REQUEST The applicant is requesting approval of a Conditional Development Permit 
to construct a 2,463 square foot Fellowship Hall addition to an existing 
church. A Conditional Development Permit approval is required for 
religious assembly uses located in the RS-9 (Medium-Density Residential) 
zone. 

APPLICANT / OWNER Grant Avenue Baptist Church 
1625 NW Grant Avenue 
Corvallis, OR 97330 
 

SITE LOCATION The subject property is located at 1625 NW Grant Avenue, which is at the 
northeast corner of Grant Avenue and 17th Street.  The property is also 
illustrated on Benton County Assessor’s Map # 11526CC (Tax Lot 1400). 

SITE AREA       2.93 acres     

COMPREHENSIVE PLAN DESIGNATION   Residential – Medium Density (MD) 

ZONE DESIGNATION     Medium Density Residential (RS-9) 

 

PUBLIC COMMENT  A pre-notification of this hearing was sent to all neighborhood 
associations, concerned citizens, and groups on record on September 24, 
2012. On September 27, 2012, 170 public notices were mailed or emailed, 
and the site was posted. As of the date of this staff report, no comments 
have been received.                                                                                                 
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ATTACHMENTS 

 

A – City GIS Maps 

 A-1: Existing Conditions 

 A-2: Comprehensive Plan Map 

 A-3: Zone Map 

 A-4: Natural Hazards Map 

 A-5: Natural Resources Map 

B – Application, Narrative and Drawings 

C – Previous Approvals 

D – Applicable Review Criteria 
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Figure 1 ‐ Site and Vicinity 

SITE AND VICINITY 

 

The subject site consists of one parcel and is approximately 2.93 acres in size. The site is currently 
developed (see Attachment A-1 and Figure 1), and contains a church, associated open space, 
children’s playground and a parking lot. Dixon Creek runs along the eastern boundary of the site. The 
site is bordered on the north by existing single-family residential development, a dental office to the 
west across NW 17th Street, and single-family residences to the south across Grant Avenue. 

The Comprehensive Plan designation on the subject property is Residential – Medium Density (MD) 
(see Attachment A-2). Properties to the west and north have the same designation, or have a 
Residential – Low Density (LD) designation. An office complex across 17th Street to the west has a 
Professional Office (PO) designation. Properties to the east and south have an LD designation. 

The site is zoned RS-9 (see Attachment A-3). Properties to the north and west have the same zone 
designation. The subject property abuts a PD(RS-5) zone at its northwest corner. Properties to the 
east and south are zoned RS-3.5. The office complex to the west across 17th Street is zoned PD(P-
AO) (Professional and Administrative Office with Planned Development Overlay).  

The subject site contains Natural Hazards (see Attachment A-4) and Natural Resources (see 
Attachment A-5). Natural Hazards consist of the Partial Protection Floodplain. The site contains a 
100-ft. Partial Protection Riparian Corridor. 
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PREVIOUS LAND USE DECISIONS (see ATTACHMENT C) 

 

 1958: subject site and surrounding properties along Dixon Creek annexed into City limits. 
 CD-91-2: approval of expansion to Grant Avenue Baptist Church for education wing 
 LLA-91-2: property line adjustment between church property and residences to the north 
 LLA-92-18: property line adjustment between church property and residences to the north 
 CD-96-3: approval of new parking lot for church 

 

APPLICANT’S PROPOSAL 

 

The application was received on August 14, 2012. The applicant is the pastor for the Grant Avenue 
Baptist Church, and is proposing a 2,463 square foot Fellowship Hall addition to the existing church 
facility. The addition would be located at the southwest corner of the site (see Figure 2 below). The 
use is classified as religious assembly. The RS-9 zone requires Conditional Development Permit 
approval for religious assembly uses. 

The proposed Fellowship Hall addition would provide for an enclosed space for congregants to meet 
and socialize, and provides additional restrooms and informal seating areas for the church (see 
Attachment B, page 6). The addition would be accessed internally via an existing assembly room to 
the north, as well as through new exterior doors on the east and west walls of the addition. The 
applicant is proposing two designs for the exterior walls of the addition. The first option includes 
heavier use of brick on the south façade, with some brick carrying over to the east and west facades 
underneath the windows, and lap siding. The second option provides for a minimal amount of brick 

veneer, and primarily uses lap siding. 
Both proposals include a large bank of 
windows on the south façade facing 
Grant Avenue, and four window 
assemblies on each of the west and 
east facades. 

 

 

 

 

Figure 2 ‐ Site Plan 
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CONDITIONAL DEVELOPMENT PERMIT 

 

CONDITIONAL DEVELOPMENT MODIFICATION CRITERIA

 

Section 2.3.40 of the Corvallis Land Development Code (LDC) provides for opportunities to modify 
existing, approved Conditional Development Permits. In this case, the existing church has two 
associated approvals from 1991 and 1996 (see Attachment C). However, the proposed 2,463 
square foot addition equates to a 15% increase in the existing floor area, which exceeds the 10% 
square footage thresholds identified in Section 2.3.40.02(a.8) and (a.10). Therefore, the proposal 
requires a new Conditional Development Permit approval.  

 

FINDINGS OF FACT (LDC 2.0.50.10) AND APPLICABLE LDC REVIEW CRITERIA

 

The Corvallis Land Development Code (LDC) Section 2.3.30.04 contains the following review criteria 
which must be satisfied for this application to be approved. Code criteria are written in bold, 10 point 
font and are followed by findings, conclusions, and conditions where needed to meet criteria. 

 
APPLICABLE LDC REVIEW CRITERIA 
 

2.3.30.04 - Review Criteria 
Requests for Conditional Developments shall be reviewed to ensure consistency with the purposes of 
this Chapter, policies of the Comprehensive Plan, and any other applicable policies and standards 
adopted by the City Council.  
 
Section 2.3.20 - PURPOSES 
Procedures and review criteria for Conditional Developments are established for the following purposes: 

 
 a.  Permit certain types of public and private development that provide a community 

service in locations related to their service areas; 
b.  Permit commercial development in locations related to its service area; 
c.  Ensure that Conditional Development is compatible with its immediate area and the affected part 

of the community; 
d.  Permit Uses when potentially adverse effects can be mitigated; and 
e.  Permit a mixture of residential development types. 

 
 
FINDINGS OF FACT 

 
1. The proposal would provide for an additional indoor meeting area for congregants of the 

religious assembly facility, which enhances an existing community service. The proposed 
addition includes architectural massing and exterior architectural finish materials that blend 
with the existing church, which aids in making the development compatible with its immediate 
surroundings. This is consistent with LDC Section 2.3.20(a) and (c). The review criteria 
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outlined in LDC 2.3.30.04 address compatibility concerns, as discussed below. This is 
consistent with the purpose of the Conditional Development Permit review process identified 
above, in LDC Section 2.3.20.c. Potential adverse effects of the proposed Conditional Use are 
addressed in the discussion below. 

 
CONCLUSIONS 
 

The proposal is consistent with the purposes of the Conditional Development Permit review 
process, as discussed above, and outlined in LDC Section 2.3.20. 

 
 
 
The application shall demonstrate compatibility in the following areas, as applicable: 
a. Basic site design (the organization of Uses on a site and the Uses’ relationships to neighboring properties); 
 
FINDINGS OF FACT 
 

1. The proposed Fellowship Hall addition is located at the southwest corner of the site, and would 
be attached to the existing 16,633 square foot church building. The addition is located in an 
area of the site where congregants gather outside of the main doors to the church, on a 
concrete patio. The existing church building occupies the center of the site, with vehicle 
parking and driveways surrounding the building on its south, east, and north sides. A children’s 
playground is located at the northwest corner of the church.  

2. The proposed addition is located near 17th Street and Grant Avenue, and would be 
immediately accessible to pedestrians and bicyclists from either of the street frontages. Doors 
provide access to the addition on its east and west facades. 

 
CONCLUSIONS 

 
The proposed addition is located to take advantage of pedestrian and bicycle activity that occurs 
along the public sidewalks on Grant Avenue and 17th Street, and via the existing bicycle lanes on 
Grant Avenue. The addition provides an indoor gathering space at a location on site that already 
has considerable social activity on the outside patio, and may help mitigate some of the impacts of 
the social gatherings that occur presently, to make those activities more compatible with 
neighboring properties. This criterion is met without conditions. 

 
 
b. Visual elements (scale, structural design and form, materials, etc.); 
 
FINDINGS OF FACT 
 

1. The proposed 2,463 square-foot addition is rectangular in shape, single story in height, and 
has a variable pitched roof with composition shingles. 

2. The addition is approximately 18 feet tall at its peak. 
3. The applicant is proposing two designs for the exterior walls of the addition. The first option 

includes heavier use of brick on the south façade, with some brick carrying over to the east 
and west facades underneath the windows, and lap siding. The second option provides for a 
minimal amount of brick veneer, and primarily uses lap siding. Both proposals include a large 
bank of windows on the south façade facing Grant Avenue, and four window assemblies on 
each of the west and east facades.  

4. The existing south façade of the church uses lap siding. 
 



 
GRANT AVENUE BAPTIST CHURCH ADDITION (CDP12-00003) 
PLANNING COMMISSION STAFF REPORT 
PAGE 7 of 28 

 
CONCLUSIONS 

 
The proposed building architecture uses materials that are intended to match the existing 
structure. Both options for the exterior wall finish materials would be considered visually 
compatible with the existing building and surrounding development. The roof form for the addition 
is intended to blend with the existing structure, and not detract from the prominent sweeping roof 
of the assembly hall. This criterion is met without conditions. 

 
 
c. Noise attenuation; 
 
FINDINGS OF FACT 
 

1. The proposed Fellowship Hall addition will provide interior space for church members to 
congregate. It is expected that holding these activities indoors will have no adverse impact on 
neighboring properties in terms of noise impacts. 
 

CONCLUSIONS 
 
The noise impacts of the proposed addition are anticipated to be compatible with surrounding 
development. This criterion is met without conditions. 

 
 
d. Odors and emissions; 
 
FINDINGS OF FACT 
 

1. The proposed addition will allow for members of the church to congregate and socialize, and 
includes seating areas, a coffee bar, and restrooms. 

2. Emissions and odors will not exceed those typically expected for an enclosed building. 
 

CONCLUSIONS 
 
This criterion is met without conditions. 

 
 
e. Lighting; 
 
FINDINGS OF FACT 

 
1. The applicant’s narrative (see Attachment B – page 4) states that “any new lighting will be on 

the building near the entries and will be fully shielded to prevent glare onto the street or 
adjacent properties.” 

2. The applicant has not provided additional information in the application about potential light 
fixtures. 

3. Exterior lighting is required to be consistent with LDC Section 4.2.80. Condition # 5 will 
ensure that lighting design and fixture details submitted as part of the building permit 
applications are consistent with the provisions in LDC Section 4.2.80. 
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CONCLUSIONS 
 
The applicant has not proposed exterior lighting as part of this Conditional Development Permit 
application, but states that if provided, it will be fully shielded to prevent glare. A condition of 
approval has been provided which will ensure the lighting meets the LDC standards. As proposed 
and conditioned, this criterion is satisfied. 

 
 
f. Signage; 
 
FINDINGS OF FACT 

 
1. The applicant’s narrative states that no new signs are proposed with this Conditional 

Development Permit application.  
2. Signs are required to be consistent with the provisions in LDC Chapter 4.7.  

 
CONCLUSIONS 

 
The application narrative indicates no signs are proposed. This criterion is met. 

 
 
g. Landscaping for buffering and screening; 
 
 

Section 4.1.40 - STANDARDS FOR OFF-STREET PARKING AND ACCESS 
All off-street parking facilities, vehicle maneuvering areas, driveways, loading facilities, 
accessways, and private streets shall be designed, paved, curbed, drained, striped, and 
constructed to the standards set forth in this Section and the City’s Off-street Parking and 
Access Standards, established by the City Engineer and as amended over time. 
e. Screening - All parking areas containing four or more spaces and all parking areas 
in conjunction with an off-street loading facility shall require screening in 
accordance with the zoning requirements and Chapter 4.2 - Landscaping, Buffering, 
Screening, and Lighting. Where not otherwise specified by zoning requirements, 
screening along a public right-of-way shall include a minimum five-ft.-wide plant 
buffer adjacent to the right-of-way. 

 
 

Section 4.2.40 - BUFFER PLANTINGS 
Buffer plantings are used to reduce apparent building scale, provide a transition between 
contrasting architectural styles, and generally mitigate incompatible or undesirable views. 
 
They are used to soften rather than block viewing. Where required, a mix of plant materials 
shall be used to achieve the desired buffering effect. At minimum, this mix shall consist of 
trees, shrubs, and ground cover, and may also consist of existing vegetation, such as 
natural areas that will be preserved. 
 
At minimum, buffering is required in areas identified through Conditions of Approval, in 
areas required by other provisions within this Code, and in Through Lot areas, and as 
required below. 
Parking, Loading, and Vehicle Maneuvering Areas - 

a. Buffering is required for parking areas containing four or more spaces, loading 
areas, and vehicle maneuvering areas. Boundary plantings shall be used to buffer 
these uses from adjacent properties and the public right-of-way. A minimum five-ft.- 
wide perimeter landscaping buffer shall be provided around parking areas; and a 
minimum 10 ft.-wide perimeter landscaping buffer shall be provided around trees. 
Additionally, where parking abuts this perimeter landscape buffer, either parking 
stops shall be used or planters shall be increased in width by 2.5 ft. On-site 
plantings shall be used between parking bays, as well as between parking bays and 
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vehicle maneuvering areas. Low-lying ground cover and shrubs, balanced with 
vertical shrubs and trees, shall be used to buffer the view of these facilities. 

 
FINDINGS OF FACT 
 

1. Because the applicant is redeveloping a portion of an existing developed site, areas excavated 
for development will need to be finished with plant materials consistent with the standards in 
LDC 3.4.40 and Chapter 4.2. 

2. Landscape buffers are required between vehicular circulation areas and pedestrian circulation 
areas, per LDC Section 4.0.30.b.3.e., and are used to reduce building scale and provide buffer 
effect for incompatible uses. 

3. Landscape buffers are required between parking areas, and vehicle circulation areas and 
adjacent right-of-way, per LDC Sections 4.1.40.e and 4.2.40.a. 

4. The proposed Fellowship Hall addition will immediately abut an existing vehicle parking and 
circulation area, where vehicles will be entering and backing out of spaces adjacent to the new 
east wall of the addition. The applicant has indicated that there is sufficient space for vehicle 
maneuvering and to be able to provide a minimum 3-ft. landscape buffer between the west end 
of the parking lot and the new building (see Attachment B, page 21).  

5. Provision of a 3-ft. landscape buffer along the east wall of the new addition will help to buffer 
the building from the parking area, consistent with LDC Section 4.2.40 (see Condition # 4). 
 

CONCLUSIONS 
 
The applicant has indicated that an adequate landscape buffer can be provided between the east 
wall of the addition and the existing parking lot. Provision of the buffer is consistent with applicable 
LDC development standards. This criterion is met, as conditioned. 

 
 
h. Transportation facilities; 
i. Traffic and off-site parking impacts; 
 
FINDINGS OF FACT – EXISTING TRANSPORTATION FACILITIES and TRAFFIC 

 
1. The proposed conditional development is for an addition to an existing church. 
2. The site is located on a 2 lane collector street. 
3. The applicant submitted a trip generation analysis showing an increase of 2.1 additional AM 

peak hour trips and 2.4 PM peak hour trips, below the City’s 30 trip threshold to an 
intersection. 

4. LDC requirements are to be met with development of the site as discussed in the applicable 
sections below. 
 

CONCLUSIONS 
 

The site and adjacent streets are compatible with the conditional use for the proposed addition to 
the existing church. No additional off-site traffic impacts are expected as a result of the use of the 
addition. 

APPLICABLE DEVELOPMENT STANDARDS – CHAPTER 4.1 (VEHICLE PARKING) 
Section 4.1.20 - GENERAL PROVISIONS 
a.  Provision and Maintenance - The provision of required off-street parking for 

vehicles and bicycles, and loading facilities for vehicles, is a continuing obligation 
of the property owner. Building or other Permits will only be issued after receipt of 
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site plans drawn to a suitable scale and showing the location of permanent parking 
and loading facilities. New vehicle and bicycle parking spaces shall be provided in 
accordance with the provisions of this Code. 

 
d.  Alteration of Existing Structures - When an existing structure is altered to the 

extent that the existing Use is intensified, vehicle and bicycle parking shall be 
provided in the amount required for such intensification. 
When increased intensity requires no more than two additional vehicle and/or 
bicycle spaces, no additional parking facilities shall be required. However, the 
effects of changes, additions, or enlargements shall be cumulative, and when the 
net effect of one or more changes generates a need for more than two spaces, they 
shall be provided in accordance with the provisions of this Chapter. Additional 
spaces shall be required for the intensification but not for the original Use. New 
vehicle and bicycle parking spaces shall be provided in accordance with the 
provisions of this Code. 

 

Section 4.1.30 - OFF-STREET PARKING REQUIREMENTS 
Minimum parking requirements for Use Types in all areas of the City, with the exception of 
the Central Business (CB) Zone and the Riverfront (RF) Zone, are described in Sections 
4.1.30.a through 4.1.30.f. Minimum parking requirements for the Central Business (CB) 
Zone are described in Section 4.1.30.g. 
 

b. Civic Use Types - 
Unless noted otherwise, number of spaces refers to vehicle parking requirements, 
and the number of spaces for bicycle parking shall be 10 percent of required vehicle 
parking or two bicycle spaces, whichever is greater. However, where fewer than 
three vehicle spaces are required, then only one bicycle parking space shall be 
required. 

8. Religious Assembly - One space per four fixed seats, where 24 lineal in. of 
bench shall be considered one seat, and one space per 50 sq. ft. of public 
assembly area where there are no fixed seats. 

 
 

 
FINDINGS OF FACT – OFF-SITE PARKING IMPACTS 
 

1. LDC Section 4.1.30 requires that vehicle and bicycle parking spaces for civic uses be provided 
on the development site. The LDC standards in Section 4.1.30.b specify a standard for the 
provision of a certain number of vehicle parking spaces, as well as a standard for a certain 
number of bicycle parking spaces determined as a percentage of the required vehicle parking 
spaces. 

2. The method for calculating required vehicle parking for religious assembly uses involves the 
assembly use where main church services are held. In this particular case, the proposed 
addition does not add to the assembly area where the main church services are held. 
Therefore, it is not anticipated that the addition will generate a need for additional vehicle or 
bicycle parking, since the persons using the space will likely be visiting the church for activities 
that occur in other parts of the building.  

 
CONCLUSIONS 
 

The proposed addition will not generate the need for additional vehicle or bicycle parking, 
because the use of the space is not part of the methodology for determining vehicle parking 
requirements for religious assembly uses, as prescribed in LDC Section 4.1.30.b. The criterion 
is satisfied. 
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j. Utility infrastructure; 
 
FINDINGS OF FACT 
  

1. The proposed conditional development is for an addition to an existing church. 
2. There are existing City utilities in the vicinity of the site.  The site is already served with existing 

service laterals. 
3. LDC requirements are to be met with development of the site as discussed in the applicable 

sections below. 
 
CONCLUSIONS 
 

Adjacent utilities are compatible with the conditional use for the addition to the existing church.  
No additional utility impacts are expected as a result of the addition to the existing church. 

 
k. Effects on air and water quality (note: a DEQ permit is not sufficient to meet this criterion); 
 
 
FINDINGS OF FACT 
 

1. The applicant is proposing a Fellowship Hall addition to the existing church facility.  
2. Corvallis is currently in compliance with applicable State and Federal air and water quality 

standards.  
 

CONCLUSIONS 
 
The proposed addition is anticipated to have a negligible impact on air and water quality, both 
during its construction and its use. This criterion is met without conditions. 

 
 
l. Consistency with the applicable development standards, including the applicable Pedestrian Oriented Design 
Standards;  
 
APPLICABLE DEVELOPMENT STANDARDS – RS-9 ZONE 
 

Section 3.4.20 - PERMITTED USES 
3.4.20.02 - Special Development 
Conditional Development - Subject to review in accordance with Chapter 2.3 - Conditional Development 
and all other applicable provisions of this Code. 

p. Religious Assembly 
 
Section 3.4.30 - RS-9 DEVELOPMENT STANDARDS 

Table 3.4-1 
e. Setbacks 
1. Front yard 
 
 
 
2. Rear yard and Side yards 
Interior attached townhouses 
exempt from interior side yard 
setbacks. 
a) Single Detached 

 
10 ft. minimum; 25 ft. maximum 
Also, unenclosed porches may encroach into front 
yards, provided that a minimum front yard of 5 ft. is 
maintained. 
5 ft. minimum and each lot must have a minimum 
15 ft. usable yard either on the side or rear of each 
dwelling. Additionally, the setbacks listed below 
apply for side yards not being used as the usable 
yard described above. 
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b) Single Attached and Zero 
Lot Line Detached 
c) Duplex, Triplex and 
Fourplex 
d) Abutting a more restrictive 
zone 
3. Corner Lot 
See also “k,” and “l,” below. 

5 ft. minimum each side yard 
0 ft. one side; 8 ft. minimum on opposite side1 
10 ft. minimum each side 
10 ft. minimum 
10 ft. minimum on side abutting the street. Vision 
clearance areas in accordance with Section 
4.1.40.c of Chapter 4.1 - Parking, Loading, and 
Access Requirements. 

h. Maximum Structure Height 30 ft., not to exceed a solar envelope approved 
under Chapter 2.18 - Solar Access Permits or 
Chapter 4.6 - Solar Access. 

i. Maximum Lot Coverage 70 percent of lot area maximum; interior attached 
townhouses exempt from this provision. 
Green Area is calculated per lot. 

j. Off-street Parking See Chapter 4.1 - Parking, Loading , and Access 
Requirements. 

 
Section 3.4.40 - GREEN AREA REQUIREMENTS 
a. A minimum of 30 percent of the gross lot area, and a minimum of 20 percent for 
center-unit townhouses on interior lots, shall be retained and improved or 
maintained as permanent Green Area to ensure that the 70 percent maximum 
lot/site coverage standard of Section 3.4.30 is met. A minimum of 15 percent of the 
gross lot area and a minimum of 10 percent for center-unit townhouses on interior 
lots shall consist of vegetation consisting of landscaping or naturally preserved 
vegetation. 
b. Landscaping within the required Green Area shall be permanently maintained in 
accordance with Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting. 
Landscaping shall primarily consist of ground cover, ferns, trees, shrubs, or other 
living plants with sufficient irrigation to properly maintain all vegetation. Droughttolerant 
plant materials are encouraged. Design elements such as internal 
sidewalks, pedestrian seating areas, fountains, pools, sculptures, planters, and 
similar amenities may also be placed within the permanent Green Areas. 

 
Section 3.4.90 - COMPLIANCE WITH CHAPTER 4.10 - PEDESTRIAN ORIENTED 
DESIGN STANDARDS 
The requirements in Chapter 4.10 - Pedestrian Oriented Design Standards shall apply to 
the following types of development in the RS-9 Zone: 
a. All new buildings or structures for which a valid permit application has been 
submitted after December 31, 2006; 
b. Developments subject to Conditional Development and/or Planned Development 
approval, as required by a Condition(s) of Approval(s); and 
c. Independent or cumulative expansion of a nonresidential structure in existence and 
in compliance with the Code on December 31, 2006, or constructed after December 
31, 2006 pursuant to a valid Conceptual or Detailed Development Plan approved on 
or before December 31, 2006, shall comply with the pedestrian requirements of 
Chapter 4.10 - Pedestrian Oriented Design Standards as outlined in Section 
4.10.70.01. 

 
Section 4.10.70 - STANDARDS FOR COMMERCIAL, INDUSTRIAL, AND CIVIC 
DEVELOPMENT 
4.10.70.01 – Applicability 
 
b. Independent or cumulative expansions of a commercial, industrial, or civic 
structure in existence and in compliance with this Code on December 31, 
2006, or constructed after December 31, 2006, pursuant to a valid 
Conceptual or Detailed Development Plan approved on or before December 
31, 2006, shall not be required to comply with this section provided that: 
1. The expansion adds floor area of 500 sq. ft. or less; or 
2. The expansion adds floor area of 3,000 sq. ft. or less and is equivalent 
to 20 percent or less of the existing structure's gross floor area. 



 
GRANT AVENUE BAPTIST CHURCH ADDITION (CDP12-00003) 
PLANNING COMMISSION STAFF REPORT 
PAGE 13 of 28 

 
FINDINGS OF FACT – RS-9 DEVELOPMENT STANDARDS 
 

1. The site is located in the RS-9 zone, and is subject to the development standards in LDC 
Section 3.4.30. As noted in Section 3.4.20.02(p), religious assembly facilities require 
Conditional Development Permit approval. 

2. LDC Section 3.4.30.e lists applicable building setbacks for structures in the R-9 zone. This 
includes a minimum front yard of 10 feet, and a maximum front yard setback of 25 feet, as well 
as a minimum exterior side yard setback of 10 feet. These standards apply to the Grant 
Avenue (front yard) and 17th Street (exterior side yard) frontages. 

3. The applicant’s site plan and narrative indicate that the structure will comply with the building 
setback standards of the RS-9 zone. 

4. LDC Section 3.4.30.h states that the applicable maximum building height is 30 feet. As noted 
above, the proposed addition has a maximum height of approximately 18 feet.  

5. LDC Section 3.4.30.i limits lot coverage to no more than 70 percent. 
6. The applicant’s narrative (see Attachment B, page 2) indicates that after accounting for the 

proposed addition, lot coverage will be approximately 60%. Compliance with the lot coverage 
standard also demonstrates that the proposal will meet the green area requirement of 30%, as 
specified in LDC Section 3.4.40. 

7. LDC Section 3.4.90 and 4.10.70.01.b, provide thresholds for determining whether or not an 
addition to an existing structure is required to comply with the Pedestrian Oriented Design 
Standards for a civic structure in LDC Section 4.10.70.  The proposed addition is 2,463 square 
feet in area, which equates to approximately 15% of the existing floor area of the church. This 
falls below the thresholds in LDC Section 4.10.70.01.b. Therefore, this Conditional 
Development is not required to comply with the Pedestrian Oriented Design Standards. 
 

CONCLUSIONS 
 
As discussed above, the proposal is consistent with applicable development standards in the RS-
9 zone. The Pedestrian Oriented Design Standards in LDC Section 4.10.70 are not applicable to 
this Conditional Development Permit application. This criterion is met without conditions. 

 
 
 
APPLICABLE DEVELOPMENT STANDARDS –CHAPTER 4.0 

 
 

Section 4.0.20 - TIMING OF IMPROVEMENTS 
a. All improvements required by the standards in this Chapter shall be installed 
concurrently with development, as follows: 
 

2. Where a Land Division is not proposed, the site shall have required public 
and franchise utility improvements installed or secured prior to occupancy of 
structures, in accordance with the provisions of Section 2.4.40.12 of Chapter 
2.4 - Subdivisions and Major Replats. 
 
 

n. Block Perimeter Standards - The following Block Perimeter requirements apply to all 
development projects. Exceptions to these requirements may be approved for development 
that is smaller than one acre and situated in areas where the street patterns are 
established and do not require connections to the development. 
 

1. Residential Standards - 
a) Complete Blocks - Developments shall create a series of complete blocks 
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bound by a connecting network of public or private streets with sidewalks. 
When necessary to minimize impacts to a designated wetland, to slopes 
greater than 15 percent, to parks dedicated to the public, and/or to Significant 
Natural Features, blocks may be bound by walkways without streets. 
 
b) Maximum Block Perimeter - The maximum Block Perimeter shall be 1,200 
ft. Block faces greater than 300 ft. shall have a through-block pedestrian 
connection. 
 
c) Variations Allowed Outright - Variations of up to 30 percent to these block 
distances may be allowed outright to minimize impacts to a designated 
wetland, to slopes greater than 15 percent, to parks dedicated to the public, 
to Significant Natural Features, to existing street patterns, and/or to existing 
development. 

 
FINDINGS OF FACT – CHAPTER 4.0 – BLOCK PERIMETER STANDARDS 
 

1. The site is bound by NW Grant Avenue, NW 17th Street, and Dixon Creek.  Surrounding 
residential properties are all fully developed. 

2. The site is located on a developed parcel with an existing street network. 
3. There are no other City streets to make a connection to. 
4. No new streets are called for in the vicinity of the subject site, as identified in the City’s 

Transportation Plan. 
 

CONCLUSIONS 
 

 It is not feasible to make additional street connections with the existing development patterns.  
See discussion on other code sections below. 
 

 
APPLICABLE DEVELOPMENT STANDARDS – IMPROVEMENTS REQUIRED WITH 
DEVELOPMENT (CHAPTER 4.0) 
 

Section 4.0.20 - TIMING OF IMPROVEMENTS 
 
a. All improvements required by the standards in this Chapter shall be installed concurrently with 
development, as follows: 
 

2. Where a Land Division is not proposed, the site shall have required public and franchise utility 
improvements installed or secured prior to occupancy of structures, in accordance with the 
provisions of Section 2.4.40.12 of Chapter 2.4 - Subdivisions and Major Replats.   

 
 
 
FINDINGS OF FACT – IMPROVEMENTS REQUIRED WITH DEVELOPMENT (CHAPTER 4.0) 

 
1. Previously installed improvements do not meet current City standards. 
2. The site can accommodate additional development.   

 
CONCLUSIONS 
 

 While the existing curb-side sidewalk does not meet current City standards and staff did find 
nexus for improvements, staff did not find the requirement to demolish the existing sidewalk and 
construct new setback sidewalk to be roughly proportional to the development proposal. 
Consequently, staff recommend that the existing curbside sidewalk be retained as this time. 
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APPLICABLE DEVELOPMENT STANDARDS – PEDESTRIAN CIRCULATION (CHAPTER 4.0) 
 

Section 4.0.30 - PEDESTRIAN REQUIREMENTS 
 

a. Sidewalks shall be required along both sides of all streets, as follows:   
 

1. Sidewalks on Local, Local Connector, and Cul-de-sac Streets - Sidewalks 
 shall be a minimum of five ft. wide on Local, Local Connector, and Cul-de-sac 
 Streets. The sidewalks shall be separated from curbs by a tree planting area 
 that provides at least six ft. of separation between the sidewalk and curb, 
 except that this separated tree planting area shall not be provided adjacent 
 to sidewalks where they are allowed to be located within Natural Resource 
 areas governed by Chapter 4.12 - Significant Vegetation Protection 
 Provisions and Chapter 4.13 - Riparian Corridor and Wetland Provisions. 
 This separated tree planting area shall also not be provided adjacent to 
 sidewalks where they are allowed to be located within drainageway areas 
 governed by regulations in Chapter 2.11 - Floodplain Development Permit 
 and Chapter 4.5 - Floodplain Provisions.  

 
 2. Sidewalks on Arterial, Collector, and Neighborhood Collector Streets - Sidewalks along Arterial, 

Collector, and Neighborhood Collector Streets shall be separated from curbs by a planted area.  
The planted area shall be a minimum of 12 ft. wide and landscaped with trees and plant materials 
approved by the City.  The sidewalks shall be a minimum of five ft. wide.  An exception to these 
provisions is that this separated tree planting area shall not be provided adjacent to sidewalks 
where they are allowed to be located within Natural Resource areas governed by Chapter 4.12 - 
Significant Vegetation Protection Provisions and Chapter 4.13 - Riparian Corridor and Wetland 
Provisions.  This separated tree planting area shall also not be provided adjacent to sidewalks 
where they are allowed to be located within drainageway areas governed by regulations in Chapter 
4.5 - Natural Hazard and Hillside Development Provisions. 

 
 3. Sidewalk Installation Timing - The timing of the installation of sidewalks shall be as follows: 
 
  a) Sidewalks and planted areas along Arterial, Collector, and Neighborhood Collector Streets 

shall be installed with street improvements.  
 
  b) Except as noted in “c,” below, construction of sidewalks along Local, 
   Local Connector, and Cul-de-sac Streets may be deferred until 
   development of the site and reviewed as a component of the Building 
   Permit. However, in no case shall construction of the sidewalks be 
   completed later than three years from the recording of the Final Plat. 
   The obligation to complete sidewalk construction within three years 
   will be outlined in a deed restriction on affected parcels and recorded 
   concurrently with the Final Plat. 
  

b. Safe and Convenient Pedestrian Facilities - Safe and convenient pedestrian facilities that minimize 
travel distance to the greatest extent practicable shall be provided in conjunction with new 
development within and between new Subdivisions, Planned Developments, commercial 
developments, industrial areas, residential areas, transit stops, and neighborhood activity centers 
such as schools and parks, as follows: 

 
  1. For the purposes of this Section, safe and convenient means pedestrian facilities that are 

free from hazards and that provide a direct route of travel between destinations. 
 
 
FINDINGS OF FACT 

 
1. The subject site has frontage on NW Grant Avenue and NW 17th Street. 
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2. NW Grant Avenue is classified as a collector street and lacks street improvements to current 
City standards identified in LDC Table 4.0 -1.  The existing sidewalk is curb-side.  A landscape 
strip is not present.  The applicant is not proposing to remove the existing sidewalk and 
replacing it with a new setback sidewalk. 

3. NW 17th Street is classified as a local street and lacks street improvements to current City 
standards identified in LDC Table 4.0 -1.  The existing sidewalk is curb-side.  A landscape strip 
is not present.  The applicant is not proposing to remove the existing sidewalk and replacing it 
with a new setback sidewalk. 

4. The applicant proposes to dedicate additional ROW to meet the standards in LDC Table 4.0-1 
in order to accommodate the features of a City standard street. 

5. The exact amount of ROW needed to provide the City standard of 34 ft from original centerline 
of NW Grant Avenue and 25 ft from the original centerline of NW 17th Street will need to be 
surveyed (see Conditions #6 and #7). 

 
CONCLUSIONS 
 

The applicants have recognized the requirements to dedicate additional ROW, consistent with the 
requirements of LDC Table 4.0-1 in order to accommodate future setback sidewalks (Conditions 
6 and 7).  While the existing curb-side sidewalk does not meet current City standards and staff did 
find nexus for improvements, staff did not find the requirement to demolish the existing sidewalk 
and construct new setback sidewalk to be roughly proportional to the development proposal. 

 
 
APPLICABLE DEVELOPMENT STANDARDS – BICYCLE CIRCULATION (CHAPTER 4.0) 
 

4.0.40 - BICYCLE REQUIREMENTS 
  
 b. Safe and Convenient Bicycle Facilities - Safe and convenient bicycle facilities that minimize travel 

distance to the greatest extent practicable shall be provided in conjunction with new development 
within and between new Subdivisions, Planned Developments, commercial developments, 
industrial areas, residential areas, transit stops, and neighborhood activity centers such as 
schools and parks, as follows: 

 
1. For the purposes of this Section, safe and convenient means bicycle facilities that are free 

from hazards and provide a direct route of travel between destinations. 
 

FINDINGS OF FACT 
 
 

 
1. The subject site has frontage on NW Grant Avenue and NW 17th Street. 
2. NW Grant Avenue is classified as a collector street and has existing 5 ft bike lanes. 
3. Footnote 3 of LDC Table 4.0-1 states the minimum width for safety concerns is 5 ft.  There are 

no known issues with the existing bike lanes on NW Grant Avenue. 
4. NW 17th Street is classified as a local street and per LDC Table 4.0-1, local streets are a 

shared surface for bikes and cars. 
 
 
CONCLUSIONS 

The existing conditions meet current LDC standards for bicycle circulation. The criterion is 
satisfied. 
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APPLICABLE DEVELOPMENT STANDARDS – TRANSIT (CHAPTER 4.0) 
 
Section 4.0.50 - TRANSIT REQUIREMENTS 
a. Development sites located along existing or planned transit routes shall, where appropriate, incorporate 

transit stops and shelters into the site design.  These improvements shall be installed in accordance with 
the guidelines and standards of the Corvallis Transit System. 
b. Development sites at or near existing or planned transit stops shall provide safe, convenient 

access to the transit system, as follows: 
 
  1. All Commercial and Civic Use developments shall provide a prominent entrance oriented 

toward Arterial, Collector, and Neighborhood Collector  Streets, with front setbacks reduced as 
much as possible to provide access for pedestrians, bicycles, and transit. 

  
 2. All developments shall provide safe, convenient pedestrian walkways between the 

buildings and the transit stop, in accordance with the provisions of Section 4.0.30.b. 
 
FINDINGS OF FACT 

 
1. Transit routes 5 and C1 serve NW Kings Boulevard to the west of the site. 
2. Transit routes 4 and CVA serve NW Highland Drive to the east of the site. 
3. Sidewalks along NW Grant Avenue provide connectivity between the site and existing bus 

routes. 
 
CONCLUSIONS 

The existing conditions meet current LDC requirements. The criterion is satisfied. 
 
APPLICABLE DEVELOPMENT STANDARDS – PUBLIC STREET IMPROVEMENTS (CHAPTER 
4.0) 

LDC Section 4.0.60 - PUBLIC AND PRIVATE STREET REQUIREMENTS 
 
a. Traffic evaluations shall be required of all development proposals in accordance with the 

following: 
 

1. Any proposal generating 30 or more trips per hour shall include Level of Service (LOS) 
analyses for the affected intersections.  A Traffic Impact Analysis (TIA) is required,  if required by 
the City Engineer.  The TIA shall be prepared by a registered professional engineer. The City 
Engineer shall define the scope of the traffic impact study based on established procedures. The 
TIA shall be submitted for review to the City Engineer.  The proposed TIA shall reflect the 
magnitude of the project in accordance with accepted traffic engineering practices.  The applicant 
shall complete the evaluation and present the results with an overall site development proposal. 

 
FINDINGS OF FACT 
 

1. The applicant submitted a trip generation analysis showing an increase of 2.1 additional AM 
peak hour trips and 2.4 PM peak hour trips, below the City’s 30 trip threshold to an 
intersection. 

 
CONCLUSIONS 

 
Trips generated by the addition to the existing church fall below the City’s threshold to require 
a level of service (LOS) analysis.  The proposed development meets current LDC 
requirements. 
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APPLICABLE DEVELOPMENT STANDARDS – SITE ACCESS and STREETS (CHAPTER 4.0) 
 
 e. Development sites shall be provided with access from a public street or a private street that meets 

the criteria in “d,” above, both improved to City standards in accordance with the following:   
 

1. Where a development site abuts an existing public street not improved to City standards, 
the abutting street shall be improved to City standards along the full frontage of the property 
concurrently with development.  Where a development site abuts an existing private street not 
improved to City standards, and the private street is allowed per the criteria in “d”, above, the 
abutting street shall meet all the criteria in “d”, above and be improved to City standards along the 
full frontage of the property concurrently with development. 

 
 k. Location, grades, alignments, and widths for all public and private streets shall be considered in 

relation to existing and planned streets, topographical conditions, public convenience and safety, 
and proposed land use.  Where topographical conditions present special circumstances, 
exceptions to these standards may be granted by the City Engineer provided that the safety and 
capacity of the street network is not adversely effected.  The following standards shall apply: 

 
8. Right-of-way and improvement widths shall be as specified in the Transportation Plan and 

Table 4.0-1 - Street Functional Classification System. 
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FINDINGS OF FACT 
 

1. Site access is provided by NW Grant Avenue and NW 17th Street. 
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2. According to the City’s Transportation Plan, NW Grant Avenue is designated as a collector 
street and NW 17th Street is designated as a local street. 

3. Per LDC Table 4.0-1, a collector street requires a minimum of 68 ft of ROW to accommodate 
two 11 ft travel lanes, 6 ft bike lanes, 12 ft landscape strips, and 5 ft setback sidewalks. 

4. Per LDC Table 4.0-1, a local street requires a minimum of 50 ft of ROW to accommodate a 28 
ft street, 6 ft landscape strips, and 5 ft setback sidewalks. 

5. Existing conditions for NW Grant Avenue are 11 ft travel lanes, 5 ft bike lanes, an 8 ft parking 
lane on the south side, no landscape strips, and 5 ft sidewalks. 

6. Existing conditions for NW 17th Street are a 34 ft street, no landscape strips, and 5 ft 
sidewalks. 

7. The applicant has stated that they accept that ROW will be required to be dedicated with the 
proposed development.   

 
 
CONCLUSIONS 
 

The applicants have recognized the requirements to dedicate additional ROW, consistent with 
the requirements of LDC Table 4.0-1 in order to accommodate future setback sidewalks (see 
Conditions #6 and #7).  While the existing curb-side sidewalk does not meet current City 
standards and staff did find nexus for improvements, staff did not find the requirement to 
demolish the existing sidewalk and construct new setback sidewalk to be roughly proportional 
to the development proposal. 

 
 
 
APPLICABLE DEVELOPMENT STANDARDS - LDC Section 4.0.70 - PUBLIC UTILITY 
REQUIREMENTS (OR INSTALLATIONS)  
 

LDC Section 4.0.70 - PUBLIC UTILITY REQUIREMENTS (OR INSTALLATIONS) 
 

a. All development sites shall be provided with public water, sanitary sewer, storm drainage, and 
street lights. 

 
b. Where necessary to serve property as specified in "a" above, required public utility installations 

shall be constructed concurrently with development. 
 

c. Off-site public utility extensions necessary to fully serve a development site and adjacent  
properties shall be constructed concurrently with development. 

 
d. To provide for orderly development of adjacent properties, public utilities installed concurrently 

with development of a site shall be extended through the site to the edge of adjacent 
property(ies).   

 
 e. All required public utility installations shall conform to the City's adopted facilities master plans.  
 
 
FINDINGS OF FACT (PUBLIC WATER UTILITY) 
 

1. There is an existing 12 inch public water line located in NW Grant Avenue, and an 
existing 16 inch public water line located in NW 17th Street. 

2. The existing development on the site has a City water service. 
3. The proposed addition will not require any additional services. 
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CONCLUSIONS: 
No additional public water lines are required to serve the site.  The development will meet 
applicable Land Development Code criteria for City water requirements. 

 
 
FINDINGS OF FACT (PUBLIC SANITARY SEWER UTILITY)  
 

1. There is an existing 8 inch public sewer line located in NW 17th Street. 
2. The existing development on the site has a City sewer lateral. 
3. The proposed addition will not require any additional laterals. 

 
CONCLUSIONS:  

No additional public sewer lines are required to serve the site.  The development will meet 
applicable Land Development Code criteria for City sewer requirements. 

 
 
 
FINDINGS OF FACT (PUBLIC STORMWATER UTILITY) 
 

1. There is an existing 18 inch public storm line in NW Grant Avenue and an existing 12 
inch public storm line in NW 17th Street. 

 
CONCLUSIONS: 

No additional public storm lines are required to serve the site.  The development will meet 
applicable Land Development Code criteria for City sewer requirements. 

 
 
 
FINDINGS OF FACT (STREET LIGHTS) 
 

1.  There are existing public street lights adjacent to the site. 
 
CONCLUSIONS: 

No additional public street lights are required to serve the site.  The development will meet 
applicable Land Development Code criteria for public street light requirements. 

 
 
APPLICABLE DEVELOPMENT STANDARDS - Section 4.0.90 - FRANCHISE UTILITY 
INSTALLATIONS 

 
f. The developer shall be responsible for making necessary arrangements with Franchise Utility 

providers for provision of plans, timing of installation, and payment for services installed.  Plans 
for Franchise Utility installations and plans for public improvements shall be submitted together 
to facilitate review by the City Engineer. 

 
FINDINGS OF FACT (FRANCHISE UTILITIES) 
 

1. Existing franchise utilities are located in the vicinity of the subject site. 
 
CONCLUSIONS:  

The application is consistent with applicable Land Development Code requirements. 
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APPLICABLE DEVELOPMENT STANDARDS - Section 4.0.100 - LAND FOR PUBLIC PURPOSES 
 

b. Utility easements with a minimum width of seven ft. shall be granted to the public adjacent to all 
street rights-of-way for franchise utility installations. 

 
FINDINGS OF FACT (UTILITY EASEMENTS) 
 

1. The applicant has acknowledged the code requirement to grant 7 ft utility easements 
adjacent to all street ROW’s. 

 
CONCLUSIONS:   

The applicants have recognized the requirements to grant a 7 ft utility easement, consistent 
with the requirements of LDC 4.0.100.b (see Condition #8). 

 
 
APPLICABLE STANDARDS - Section 4.0.140 - ROUGH PROPORTIONALITY 
 

If an applicant intends to assert that it cannot legally be required, as a condition of Building Permit or 
development approval, to provide easements, dedications, or improvements at the level otherwise 
required by this Code, the Building Permit or site plan review application shall include a rough 
proportionality report in accordance with the provisions of Section 1.2.120 of Chapter 1.2 - Legal 
Framework. 

 
FINDINGS OF FACT (ROUGH PROPORTIONALITY):   

1. The requirements of setback sidewalks and planter strips which trigger the ROW 
dedication/easements (see Conditions # 6 & # 7) are City standards and components 
of safe public sidewalks that are taken into consideration when determining 
serviceability.  The applicant benefits from additional ROW and setback sidewalks in the 
form of: 

 
• An enhanced aesthetic experience for pedestrians as the separation from motor vehicle 

traffic decreases road noise, prevents water from the roadway being splashed on 
pedestrians and provides an enhanced sense of security.   

• An enhanced environment for wheelchair users as the sidewalk can be kept at a 
constant slope with the steeper slopes for driveway approaches built into the 
planting strip. 

• An area for street trees, sign posts, utility and signal poles, mailboxes, fire hydrants, etc. 
• Mature street trees may reduce vehicle speed. 
• When wide enough, a place for a motor vehicle to wait out of the stream of traffic while 

yielding to a pedestrian crossing a driveway. 
• A break in hard surfacing with added pervious area. 
• Facilitating construction of commercial approaches by allowing adequate ROW to install 

the minimum radius on the approach of 8 feet or larger to accommodate smooth 
vehicular and truck turning movements. 

• A transit facility, if needed, can be installed in wider planter strips which benefits the 
adjacent property’s employees and customers. 

 
2. The addition to the existing church is intended to better serve the existing members, not 

provide additional capacity.  The City standard landscape strips and setback sidewalks 
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will not provide additional capacity over the existing curb-side sidewalks.  While the 
addition does provide a nexus for the improvements, the cost to construct the landscape 
strip and setback sidewalk are not roughly proportional to the benefits received. 

 
CONCLUSIONS:   

While the applicant did not submit a rough proportionality report in accordance with the 
provisions of Section 1.2.120 of Chapter 1.2 - Legal Framework, staff have made the finding 
that the cost to construct the landscape strip and setback sidewalk are not roughly proportional 
to the benefits received. 

 
 
 
  
m. Preservation and/or protection of Significant Natural Features, consistent with Chapter 2.11 - Floodplain 
Development Permit, 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 - Floodplain Provisions, 
Chapter 4.11 - Minimum Assured Development Area (MADA), Chapter 4.12 - Significant Vegetation Protection 
Provisions, Chapter 4.13 - Riparian Corridor and Wetland Provisions, and Chapter 4.14 - Landslide Hazard and 
Hillside Development Provisions. Streets shall also be designed along contours, and structures shall be 
designed to fit the topography of the site to ensure compliance with these Code standards. 
 
FINDINGS OF FACT 
 

1. The subject property contains Natural Hazards and Natural Resources (see Attachments A-4 
and A-5). 

2. The site’s mapped Natural Resource is a 100-ft. Partial Protection Riparian Corridor 
associated with Dixon Creek, which runs along the eastern edge of the subject property. The 
proposed Fellowship Hall addition is not located in the vicinity of Dixon Creek and construction 
of the addition does not pose an immediate impact to the protected Natural Resource. 

3. The site’s mapped Natural Hazard is the Partial Protection Floodway Fringe and 0.2-ft. 
Floodway associated with Dixon Creek, which runs along the eastern edge of the subject 
property. The floodway fringe extends westward through the site, across the existing parking 
lot, and ends in the vicinity of the development.  

4. The applicant has submitted an overlay which shows the proposed Fellowship Hall addition in 
relation to the floodway fringe boundary (see Attachment B, page 9). The overlay indicates 
that the addition can be constructed without encroaching into the Floodway Fringe. The 
applicant will need to demonstrate that all construction activities and the Fellowship Hall 
addition comply with the requirements and exemptions of the LDC Floodplain Protection and 
Floodplain Development Permit provisions of Chapter 4.5 (see Development Related 
Concern # 3).  

5. The site contains existing Significant Trees along the west property line (street trees – see 
Figure 3). The applicant has indicated these trees will be preserved as part of this Conditional 
Development. The applicant will need to implement the appropriate tree protection measures 
during construction to ensure survival of the subject trees (see Condition # 3), consistent with 
LDC 4.2.20.d and 4.12.60.f. 
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Figure 3 ‐ Existing Significant Tree along site’s NW 17

th
 Street frontage, view to northeast 

 
 

 
 
 
 
 
CONCLUSIONS 

 
The site contains existing mapped Natural Resources and Natural Hazards. The applicant has 
demonstrated in the submitted site plan and narrative, that the identified Partial Protection 
Riparian Corridor and Partial Protection Floodplain will be protected consistent with the 
standards in LDC Chapter 4.5 and Section 4.13.60. Significant Vegetation subject to 
protections per the standards in LDC Chapter 4.2 and 4.13 has been identified along the west 
property line. The applicant has indicated the intent to protect the existing street trees per the 
LDC standards in Sections 4.2.20.d and 4.12.60.f. As conditioned (Condition # 3), this 
criterion is met. 

 

 

 

 

 

 



 
GRANT AVENUE BAPTIST CHURCH ADDITION (CDP12-00003) 
PLANNING COMMISSION STAFF REPORT 
PAGE 25 of 28 

OVERALL CONCLUSION and RECOMMENDATION 

 

Based on the discussion, findings, and conclusions above, staff find that the application is consistent 
with the applicable LDC review criteria for a Conditional Development Permit. Based on this, staff 
recommend that the Planning Commission approve the request as described in Attachment B, and 
as conditioned in this staff report. Staff has provided the following recommended motion: 

 

RECOMMENDED MOTION 

 

Motion: I move to approve the proposed Conditional Development Permit application for 
the Grant Avenue Baptist Church Addition, as described in Attachment B. My 
motion is based upon the staff recommendation to the Planning Commission.
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CONDITIONS OF APPROVAL FOR CDP12-00003 (GRANT AVENUE BAPTIST 
CHURCH ADDITION) 

 

Conditions of Approval for CDP12-00003 (Grant Avenue Baptist Church Addition) 

Page # Condition # Condition Language 

All 1 Consistency with Plans: Construction shall occur consistent with the site 
plan, floor plans, architectural building elevations, and applicant’s narrative, 
as described in Attachment B. The applicant has the choice of building finish 
materials depicted on Attachment B, page 7 or 8. 
 
Modifications to this development proposal shall be reviewed for consistency 
with the approved Conditional Development Permit, per LDC 2.3.30.10, and 
shall be processed as a Conditional Development Permit Modification per 
LDC 2.3.40, if the development proposed is found to be non-compliant with 
the original approval. 

All 2 Adherence to Land Development Code standards: This Conditional 
Development Permit approval does not authorize variations to LDC 
standards. All development shall comply with applicable Land Development 
Code standards. Compliance shall be demonstrated at time of submittal for 
Excavation and Grading, site development, and building permits. 

24 3 Significant Tree Protection: With submittal of the building and site work 
permit applications, the applicant shall demonstrate that existing significant 
trees in the vicinity of construction will be preserved. Prior to issuance of 
building and site work permits, the applicant shall install tree protection 
fencing consistent with the standards in LDC Section 4.2.20.d and 4.12.60.f.  
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Conditions of Approval for CDP12-00003 (Grant Avenue Baptist Church Addition) 

Page # Condition # Condition Language 

9 4 Landscaping Construction and Maintenance: The following landscaping 
provisions shall apply to overall development of the site:  
 
Landscape and Irrigation Plans – Prior to issuance of building permits, and 
concurrent with site improvements (excavation, grading, utilities, and PIPC 
plans, as applicable), the applicant shall submit landscape construction 
documents for this site to the Development Services Division, which contain 
a specific planting plan (including correct Latin and common plant names), 
construction plans, irrigation plans, details, and specifications for all required 
landscaped areas on the site. Required landscaping includes provision of a 
minimum 3-ft. landscaped buffer along the east wall of the addition (abutting 
the existing parking lot), as well as restorative landscaping along the 
perimeter of the Fellowship Hall addition, where excavation has occurred. 
  
Significant Trees to be preserved, as discussed in Condition 3 above, and 
methods of protection shall be indicated on the detailed planting plan 
submitted for approval. Where a particular plant or irrigation standard is not 
specifically mentioned below, the plans shall comply with LDC Chapter 4.2. 
 
Installation – All required landscaping and related improvements shall be 
installed as illustrated on the approved Landscape and Irrigation Permit, and 
shall be completed prior to issuance of a final Certificate of Occupancy. The 
installation will be inspected and approved by the Development Services 
Division, and shall occur prior to or concurrent with final inspections for site 
construction permits. 
 
Three-Year Maintenance Guarantee – Prior to final acceptance of the 
installation, the developer shall provide a financial guarantee to the City, as 
specified in LDC 4.2.20.  
   
Coverage within Three Years - All required landscaping shall provide a 
minimum 90 percent ground coverage within three years.  
 
Three-Year Maintenance Guarantee Release - The developer shall provide a 
report to the Development Services Division just prior to the end of the three 
year maintenance period, as prescribed in Section 4.2.20.a.3 of the LDC. 
The report shall be prepared by a licensed arborist or licensed landscape 
contractor and shall verify that 90 percent ground coverage has been 
achieved, either by successful plantings or by the installation of replacement 
plantings. The Director shall approve the report prior to release of the 
guarantee. 

7 5 Exterior Lighting:  All exterior lighting shall comply with LDC Section 4.2.80. 
16,20 6 Right of Way Dedication - Prior to occupancy of the proposed addition, the 

applicant shall dedicate additional right-of-way (ROW) along NW Grant 
Avenue in order to provide a total of 34 ft of ROW from the original ROW 
centerline.  An environmental assessment for all land to be dedicated must 
be completed in accordance with LDC Section 4.0.100.g. 
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16,20 7 Right of Way Dedication - Prior to occupancy of the proposed addition, the 
applicant shall dedicate additional ROW along NW 17th Street in order to 
provide a total of 25 ft of ROW from the original ROW centerline.  An 
environmental assessment for all land to be dedicated must be completed in 
accordance with LDC Section 4.0.100.g. 

22 8 Franchise Utility Easement - Prior to occupancy of the proposed addition, 
the applicant shall grant a minimum 7 ft Utility Easement (UE) adjacent to all 
street rights-of-way in accordance with LDC 4.0.100.b. 

 

 

DEVELOPMENT RELATED CONCERNS 

 

1. Future Site Development and Improvements - Future development on the site may 
require street improvements, to include relocating curbside sidewalks allowing for 
planter strips, along NW Grant Avenue and NW 17th Street.  The need for improvements 
will be weighed against future development proposals. 

2. Infrastructure Cost Recovery - Where it is determined that there will be Infrastructure 
Cost Recovery payments from past public improvements the developer shall pay their 
required share of the costs prior to receiving any building permits in accordance with 
Corvallis Municipal Code 2.18.040. 

3. Floodplain Development Permit Required – With submittal of the site development and 
building permit applications, the applicant shall submit information necessary to comply 
with the City’s floodplain development standards in LDC Chapter 4.5. 
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230 SW 3rd St., #204, Corvallis, Oregon 97333 • 541.757.0554 • fax 541.754.2423 • chick@crgarchitect.com 

 
City of Corvallis, Planning Division   REVISED 10 September 2012 
501 SW Madison Ave, Corvallis 
A
 

TTN: Jason Yaich 

RE:  Grant Avenue Baptist Church Fellowship Hall Addition 
1625 NW Grant Avenue, Corvallis 

 
C
 

onditional Development Approval Application Cover Letter 

Per your letter dated 06 September 2012 and our meeting on that date, this cover letter 
and the attached Narrative have been revised (in italics) and additional attachments are 
included.  Responses to your letter are as follows: 

1. Proposed addition Floor Plan and Exterior Elevations are attached as a separate 
PDF file; an electronic version of all materials submitted is in a separate PDF file. 

2a.  Floodplain: see attached sketch overlay of proposed addition and R.O.W. 
dedications showing addition is approx. 3 ft clear of the 100 year flood line and 
required setbacks comply after R.O.W. dedications. 

2b. See item g)2. below for revised estimated lot area coverages. 
2c. See attached Proposed Addition Floor Plan (dwg 1, 10 Sep 2012) for pedestrian 

circulation and vehicle  parking notes and detail. 
2d. See item i. on the attached revised Narrative for added parking discussion. 
3. Previous Conditional Development Approvals:  The applicant acknowledges 

CDP91-00002 (2,400 sf addition) and CDP96-00003 (parking area addition) and 
believes all previous conditions of approval have been satisfied. 

4. Public Improvements:  See attached Public Improvements Acknowledgement letter 
5. Fee Payment: the applicant will make payment of remaining application fees. 
6. Electronic Files:  attached as PDF files. 
7. Case Schedule: the applicant wishes to have the public hearing before the 

Planning Commission at the earliest possible date. 
 
The thresholds for a Conditional Development Modification (LDC 2.3.40.02) have been 
exceeded by the area of the proposed addition (items 8. & 10.; area existing buildings = 
6,633 sf / area proposed addition 2,463 sf: ~15% increase in building area) 1

 
Responding to or requesting waiver of following application requirements (LDC 2.3.30.01) 

ue to limited scope of the proposed addition: d
 
a
 
) Location: 1625 NW Grant Ave, Corvallis 

S
 

ubject property is 2.93 acre tax lot used for religious assembly 

A
 

ssessor’s map 11 5 26 CC 01400 

Bounded by NW Grant Ave on south, Dixon Creek (RS-3.5) on East, residential 
roperties on the north (RS 3.5, RS 5, RS 9), NW 17p

 
th St on the west 

Portions of the property lie within Natural Resource, Natural Hazard, and 100 and 500 
year Flood Plains 
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b) Consent included in attached application form 
c) Five (5) copies of the application and supportive documents are attached 
d) (no large format drawings are included due to the limited scope of the proposal) 
e) An electronic copy (PDF file) will be e-mailed after the application has been received 
f) Graphics 

1. (notice map waiver requested) 
2. Zoning map from city’s website attached 
3. Comprehensive Plan map from city’s website attached 
4. Existing Land Use map attached (Benton County Assessor’s map) 
5. Significant Natural Features maps from city’s website attached 
6. Site Plan, Floor Plan & Exterior Elevations, Google Earth aerial photo of site area 

attached 
 

b) 1) thru 12) Proposed addition floor plan, exterior elevations, assessor’s existing 
building area plan, and site utilities from the city’s website are attached; requested 
waiver for items such as landscaping plan and exterior lighting 

 
g) Narrative Requirements 

1. Planning Objectives:  The purpose of the proposed Fellowship Hall Addition is to 
facilitate greeting and fellowship functions associated with the religious assembly 
use of the existing adjoining Assembly Room before and after services.  The 
proposed addition is located to take advantage of existing entry-egress paths to 
the rest of the facilities.  The location of the proposed addition is on an existing 
open, level lawn area. 

2. Quantitative Data 
a) (no dwelling units) 
b) Square footages: existing buildings = 16,633 sf; proposed addition = 2,463 sf; 

total proposed area structures = 19,096 
c) Parcel size: 2.93 acres / 127,630 sf 
d) Proposed lot coverage: approx 60% (~76,500 sf) 
e) (gross density n.a.) 
f) Approx. 40% (~51,000 sf) 
g) Total vehicle parking spaces: 87 
h) (non-residential percentage n.a.) 

3. Timing & financial assurances: (statement not included, request waiver due to non-
applicability to scope of proposed project) 

4. (no construction phases are proposed for this project) 
5. (no traffic impact study is included) 
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6. Statement of Compatibility:  The proposed fellowship Hall Addition has been 

designed to be visually compatible with the existing adjoining Assembly Room, 
which has been a distinctive architectural feature of the surrounding neighborhood 
since its construction in the 1960’s.  The roof height and form of the proposed 
addition are somewhat constrained by the low wings of the existing adjoining 
Assembly Room, and the proposed new roof ridge has been kept low to allow the 
continued prominence of the soaring, sweeping roof line and fenestration of the 
south elevation of the Assembly Room.  The proposed brick, lap-siding, and 
composition shingle exterior materials are the same as the adjacent structure. 

 
7. (no setbacks or land divisions proposed) 

8. The proposed Fellowship Hall Addition does not lie within any of the natural 
features or hazards areas on the property (see attached sketch plan) 

 
 
 
 

-submitted by Charles R. Gerke AIA Architect 
 

  REVISED 10 September 2012 
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Grant Avenue Baptist Church Fellowship Hall Addition 
1625 NW Grant Avenue, Corvallis 
 
C
 

onditional Development Approval Application / REVISED 10 September 2012 

N
 

ARRATIVE STATEMENT (per LDC 2.3.30.01 g.) 

The church congregation wishes to construct an addition to the existing assembly room 
for the purpose of facilitating informal greeting and fellowship opportunities before and 
after services and for other informal meeting purposes.  The proposed addition is scaled 
nd styled to be consistent with the existing adjoining building structure. a

 
Per LDC 2.3.30.04: 

a) Basic site design: proposed addition extends south from the existing assembly room 
entry area.  New entries into the northeast and northwest of the proposed addition 
are from existing parking and other facilities on the site. 

 
b) Visual elements are scaled and styled to be consistent with the existing adjoining 

building structure. 
 
c) Noise attenuation: no new noise sources are anticipated with the proposed 

development. 
 
d) Odors & emissions: no new odor or emissions sources are anticipated with the 

proposed development. 
 
e) Any new lighting will be on the building near the entries and will be fully shielded to 

prevent glare onto the street or adjacent properties. 
 
f
 
) No new signage is anticipated. 

g) Landscaping, buffering and screening with be consistent with existing landscaping 
and in compliance with city standards. 

 
h) No additional transportation facilities are proposed with the building addition. 
i) No traffic provisions or additional off-site parking are proposed with this 

development.  The additional enclosed building area is intended to better facilitate 
existing uses and congregation size on the site. 
Added Parking Note: The proposed addition is intended to facilitate fellowship 
activities currently conducted within the existing facilities at locations less convenient 
and adjacent to the existing assembly room.  Therefore, no additional parking 
demand is anticipated with the addition.  The church presently has 87 on-site 
parking spaces plus an arrangement to use the parking areas of the professional 
office use directly to the west across NW 17th St. for weekend church use. 

  
j) The proposed addition will connect to existing utilities on the site and we do not 

anticipate any new infrastructure work within the public right-of-way. 
 
k) No air and water quality issues are anticipated with the proposed development. 
l) All new development will be consistent with applicable development standards 
m) All required provisions and procedures for compliance with Natural Hazards and 

Natural Features will be complied with at the time of building permit application. 
 

-prepared by Charles R. Gerke AIA Architect 
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Grant Avenue Baptist Church Fellowship Hall Addition 
1625 NW Grant Avenue, Corvallis 
 
C
 

onditional Development Approval Application / REVISED 10 September 2012 

 
PUBLIC IMPROVEMENTS ACKNOWLEDGEMENT 
 
Responding to review comments from Public Works (memo 31 Aug 2012): 
 
1. Peak hour traffic generated:  ITE “Trip Generation Manual, 8th edition”, use group 

560 (“Church”), lists AM peak trips generated at 0.87 per 1,000 sf and PM peak trips 
generated at 0.94 per 1,000 sf.  The proposed addition is 2,463 sf, thus by 
calculation generating 2.14 additional trips at AM and 2.39 additional trips at PM, far 
less than the 30 trip per peak hour threshold. 

 
2. The applicant recognizes and accepts that dedication of right-of-way and utility 

easements along the south frontage abutting NW Grant Ave. will be a condition of 
approval. 

 
3. The applicant recognizes and accepts that dedication of right-of-way and utility 

easements along the west frontage abutting NW 17th Street. will be a condition of 
approval. 

 
 
 
 
 
 
 

-prepared by Charles R. Gerke AIA Architect 
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This product is for informational purposes and may not have been prepared for, or be suitable for legal,

engineering, or surveying purposes.Users of this information should review or consult the primary data and
information sources to ascertain the usability of the information.
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Yaich, Jason

From: chick gerke [chick@crgarchitect.com]
Sent: Monday, September 24, 2012 2:18 PM
To: Yaich, Jason
Cc: 'Don Reeves'
Subject: RE: Grant Ave Baptist Church

Jay- 
 
Help me understand:  Has the Conditional Development Approval application been accepted?  I can speak affirmatively 
about the many issues that have been raised, and it is of value that the applicant has been made aware of them, but 
these issues seem to be more at the building permit level rather than the specific Conditional Development Approval 
application requirements. 
 
Regarding the issues in your e-mail of September 12th: 
 

1. The revisions include building architectural elevations that suggest alternate designs, which appear to be limited 
to choices in the siding (brick veneer vs. lap siding). Is that the only difference between the alternate designs? If 
so, is the applicant willing to limit the submittal to one choice, or willing to accept a possible condition of 
approval limiting the constructed version to a specific style? Or are you seeking approval of both designs? 
(sometimes that can be problematic, but may not be in this case given the limited differences). 
 

Yes, the applicant would like the approval to include an alternate primarily lapped siding exterior finish (drawing 3, 
“Alternate”) to the primarily brick finish noted on drawing 2. 

 
2. The site plan detail submitted on page 9 of the PDF (REVISED APPLICATION 10 SEP 2012.pdf) does not show a 

building setback (10‐ft. minimum to new right‐of‐way line) for the 17th Street side. Looks like it will comply, but 
just wanted to confirm. Also, please provide a vision clearance analysis based on the new right‐of‐way 
configuration just to make sure we don’t have an issue. It doesn’t seem like it would be an issue based on the 
dimensional standards for the City’s vision clearance requirements, but it’s pretty close and just cannot confirm 
based on the submitted graphic. 
 

Yes, I’m very comfortable in asserting that the side setback and vision triangle will be compliant even after ROW 
dedication, even though we have not yet received the surveyor’s drawing. 

 
3. The west exit appears to adjoin a new sidewalk connection to the sidewalk on 17th Street. This is in the vicinity of 

an existing street tree, but it is unclear if it is close enough to the existing tree to understand whether or not the 
tree will be impacted. Please explain. Are there plans to install more street trees along 17th Street now that the 
existing patio area will be removed? 
 

Yes, the tree located on the west side near the addition doorway exit will be preserved and the new walk may need to 
be adjusted a few feet to do so. 

 
4. It is unclear how vehicles exiting from the far western parking spaces will maneuver adjacent to the new 

addition, without potentially hitting the building. Please explain, and perhaps adjust the detailed site plan to 
show maneuvering in this area. Is there enough depth between the northern and southern rows of parking to 
facilitate a straight back up without the need to turn the vehicle at all? Will there be landscaping and/or bollards 
adjacent to the building to provide some sort of buffer or protection of the building? The floor plan seems to 
indicate more space between the building addition and the parking area, compared to the site plan, so not sure 
of the space constraints in this area. 
 

Yes, it may be advantageous for the applicant to adjust the existing parking near the proposed addition to allow more 
generous vehicle maneuvering.  However, there presently exists enough excess stall width to allow re-striping of the 
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north side spaces for standard 9 ft stall widths and still have an additional 5 ft turn-out for the furthest west accessible 
space and still have 3+ feet of landscaping buffering the east wall of the addition.  The driveway aisle is currently 
approx 2.5 ft wider than the city standard 26 ft.  I’m not aware of a city standard requiring or dimensioning a turn-out 
such as you suggest, so the applicant would like to consider this issue without reducing the number of existing spaces 
or expanding paved surface area. 
 
Other issues you have mentioned: 
 
Fire-sprinklering:  preliminary review with Bill Clemons indicates that a fire wall will likely be necessary to separate the 
existing meeting hall from the proposed addition.  This will not alter the plans as submitted for Conditional 
Development Approval. 
 
Flood-proofing:  I discussed Lisa Franklin’s e-mail comment (September 12) with her last week.  She has indicated 
that this does not mean the proposed addition will need to be flood-proofed, only that it will need to be reviewed as 
connecting to an existing structure that is in the 100 year floodplain.  I have sent an e-mail requesting her to confirm 
my understanding of our conversation, however, she is not in the office today.  Also note: the existing meeting hall is 
separate from the other administration and classroom buildings on the site and does not lie within the 100 year 
floodplain boundary shown on the aerial photo with 100 year boundary that you sent a couple of weeks ago. 
 
Survey:  As noted a couple of places above, survey of the property has been requested but not yet completed. 
 

Let me know if questions or concerns about any of this or if new issues have come up that we need to address. 
 
-Chick 
 
Charles R Gerke AIA, Architect 
 230 SW 3rd Street / suite 204 
   Corvallis, Oregon   97333 
541-757-0554 / (fax 754-2423)  
 

                
 
  

From: Yaich, Jason [mailto:Jason.Yaich@corvallisoregon.gov]  
Sent: Monday, September 24, 2012 11:23 AM 
To: 'chick gerke' 
Cc: 'Don Reeves' 
Subject: RE: Grant Ave Baptist Church 
 
Thanks Chick. We are hoping to get you in front of the Planning Commission on October 17th, and have a public notice 
deadline coming up today or tomorrow to make that happen, so just wanted to see if I could get a response from you in 
time to make that hearing. If not, we’d be looking at probably a November hearing. 
 
Jason Yaich 
 

From: chick gerke [mailto:chick@crgarchitect.com]  
Sent: Friday, September 21, 2012 8:54 AM 
To: Yaich, Jason 
Cc: 'Don Reeves' 
Subject: RE: Grant Ave Baptist Church 
 
Yes, received your previous e-mail.  I’m meeting with Bill Clemens this morning to resolve occupant load / fire-sprinkler 
issues.  I’ll discuss that and other stuff in a response later today or Monday. 
 
Charles R Gerke AIA, Architect 
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Staff Identified Review Criteria 

Grant Avenue Baptist Church Addition (CDP12‐00003) 

 

2.3.30.04 - Review Criteria 
Requests for Conditional Developments shall be reviewed to ensure consistency 
with the purposes of this Chapter, policies of the Comprehensive Plan, and any 
other applicable policies and standards adopted by the City Council. The application 
shall demonstrate compatibility in the following areas, as applicable: 
 

a.  Basic site design (the organization of Uses on a site and the Uses’ 
relationships to neighboring properties); 

b.  Visual elements (scale, structural design and form, materials, etc.); 
c.  Noise attenuation; 
d. Odors and emissions; 
e.  Lighting; 
f.  Signage; 
g.  Landscaping for buffering and screening; 
h.  Transportation facilities; 
i.  Traffic and off-site parking impacts; 
j.  Utility infrastructure; 
k.  Effects on air and water quality (note: a DEQ permit is not sufficient to 

meet this criterion); 
l.  Consistency with the applicable development standards, including the 

applicable Pedestrian Oriented Design Standards; and 
m.  Preservation and/or protection of Significant Natural Features, consistent 

with Chapter Chapter 2.11 - Floodplain Development Permit, 4.2 - 
Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 - Floodplain 
Provisions, Chapter 4.11 - Minimum Assured Development Area (MADA), 
Chapter 4.12 - Significant Vegetation Protection Provisions, Chapter 4.13 - 
Riparian Corridor and Wetland Provisions, and Chapter 4.14 - Landslide 
Hazard and Hillside Development Provisions. Streets shall also be 
designed along contours, and structures shall be designed to fit the 
topography of the site to ensure compliance with these Code standards. 

 
Any Conditional Development request on residentially designated property shall also 
result in a clear and objective set of development standards, between the 
Conditional Development proposal, required adherence to this Code, and Conditions 
of Approval. 
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