MEMORANDUM

TO: Mayor and City Council )
FROM: Ken Gibb, Community Deveiopment D'reCtO;zzq\ %j// g
DATE: January 7, 2009

RE: Deer Run Park Subdivision

{Cases: PLD08-00013 / SUB08-00007)

1. ISSUES

The applicant, Creed Eckert, submitted an application on August 8, 2008, seeking
approval of a Conceptual and Detailed Development Plan and a Tentative Subdivision
Plat.

The proposed Detailed Development Plan includes grading and utility infrastructure for
nine residential lots, associated vehicle parking, landscaping, pedestrian connections,
and related site elements. The proposal also includes dedication of right-of-way and
street improvements for NW Ponderosa Avenue, and dedication of a 1.4 acre Riparian
Corridor and Drainageway Tract fo the public. The applicant proposes fo defer review of
the building architecture to the building permit phase. The Detailed Development Plan
also includes requested variations to Land Development Code (LDC) standards
including: RS-6 development standards, location of vehicle parking relative to dwellings,
pedestrian sidewalk landscape buffers, hillside development standards, tree protection
requirements, Collector Street development standards, and sign standards.

On November 19, 2008, the Planning Commission held a duly advertised public hearing
on the request. At that hearing, written testimony was submitted by members of the
public, and the Planning Commission honored a request to hold the record open (see
EXHIBIT IV). The record was held open for one week, following which, the applicant
was allowed one week to submit a final written argument. Written testimony was
submitted on November 24, 2008, and November 26, 2008 (see EXHIBIT V). The
applicant submitted final written arguments on December 3, 2008 (see EXHIBIT V).
The Planning Commission reconvened on December 3, 2008, deliberated, and voted to
approve the applicant's request, with amendments to conditions of approval. The
Planning Commission Chair signed the Notice of Disposition from that decision on
December 4, 2008, (see EXHIBIT I). On December 16, 2008, the appeliant appealed
the Planning Commission’s decision {see EXHIBIT li}. A City Council public hearing
has been scheduled for January 20, 2009, to consider the appeal of the Planning
Commission’s decision to approve the proposed Conceptual and Detailed Development
Plan and Tentative Subdivision Plat.
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il BACKGROUND & DISCUSSION
A. Site & Vicinity

The subject 2.55 acre property is located at 5280 NW Ponderosa Avenue. The site is
currently undeveloped, with the exception of fill dirt that was placed in the northeast
corner of the property during the 1990s.

The site abuts developed residential areas of varying density to the north, across NW
Ponderosa Drive, and to the east (Ponderosa Point subdivision) (see Vicinity Map).
The area south and southeast of the site is a protected Riparian Corridor. The Suncrest
development is located south of the Riparian Corridor.

The Comprehensive Plan Map
Vicinity Map designates the subject property

' ' as LD (Residential - Low
Density). The site is bounded
by the same LD designation on
all sides for a minimum of 800
feet {(see EXHIBIT Il — Page
98 of 395).

MY COvEY

T ATIRE B

The site is zoned PD(RS-6)
(Low Density Residential with a
Planned Development
Overlay). The property to the
west and south of the site is
also zoned PD(RS-6). The site
is bounded on the east by the
RS-3.5 (Low Density
‘Residential) - district (see
'EXHIBIT 1l — Page 99 of 395).
The properties immediately to
the north of the site, across
NW Ponderosa Avenue, are
located in Benton County.

City Limits Boundary

¢ USB Boundery There are both mapped Natural

DEER RUN PARK SUBDHISION ReSOU rces a nd N atu ral

PLOIB-D063 f SUGHE-J0G0T Haza rds On the Su Djecf
property.

The mapped Natural Hazards on the property consist of landslide hazards (see
EXHIBIT lil — Page 102 of 395) and slope hazards (see EXHIBIT Il - Page 103 of
3985). The site contains a mapped landslide debris runout area, and is located in the

oy Counch



500" buffer area for landslides (due o the on-site mapped landslide debris runout and
because the site is apprommately 415" to the southwest of a mapped moderate
landslide feature).

The site contains mapped slopes between 10 and 35%. Some of the sloped areas are
attributed to fill dirt that was placed on the property in the 1890s in the northeast corner
of the property, and due fo consiruction of the road bank for NW Ponderosa Avenue.

The mapped Natural Resources on the property consist of a Highly Protected Riparian
Corridor (see EXHIBIT ill —~ Page 104 of 395).

B. Previous Land Use Approvals

1983 (A-82-6, DC-82-11, PDM-83-2) - Annexation request and associated
District Change and Planned Development. The Annexation request was
rejected by the voters, and the associated District Change and Planned
Development were nullified due to failure of the Annexation measure.

1984 (A-84-1 / DC-84-3) - The subject property and surrounding 141 acres were
annexed into Corvallis city limits (Ordinance # 84-132). An RD-6 (Low
Density Residential) and Planned Development Overlay zones were
applied to the property through case DC-84-3, which contained specific
conditions of approval (see EXHIBIT lif - page 165 of 395). The general
land-use plan included as part of the 1984 approval is not classified as a
Conceptual or Detailed Development Plan in the way such plans are
defined today. Therefore, the current application is not bound to the 1984
general land use plan. The current proposed housing density is
consistent with the density conceptualized in the 1984 approval. The
general concepts of utilizing the Planned Development approval process
to consider compatibility factors, and using transfer of density to protect
natural resources were discussed in the 1984 approval.

1993 (PD-93-3) - Cauthorn Planned Development proposal - Applicant
requested to construct one single-family dwelling on the subject property.
The proposal was approved by the Planning Commission and City
Council. The applicant filed an application for a building permit, based on
the subject Planned Development approval, but allowed the permit
application to expire and never constructed the home (see EXHIBIT Hi -
page 166 through 171 of 395). The previousty approved Conceptual &
Detailed Deveiopment Plan has expired.

1994-2006  (EXC94-00001 / EXC99-00018 / EXC01-00018 / EXC06-00087 /
VIO98-00731 / VIO06-00138) - Applicant applied for excavation
and grading permit to place 200 cubic yards of fill dirt on the subject
property in 1994. The fill dirt was placed on the property. However,
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the inspection failed because the way in which the fill was placed
and the content of the fill is considered to be unsuitable for building
construction. Additional fill was placed on the property over the
subsequent 12 years without approvals from the City. During this
time a series of Violations and Excavation & Grading Permits
related to the continuing placement of fill were processed by the
City. As of the date of this staff report, no portion of the fili placed
on the site since 1994 has been sanctioned for construction of
buildings.

2007 (PLD0O7-00008 / SUBQO7-00004) - An application was filed for a Detailed
Development Plan and Tentative Subdivision Plat. The design of the
proposal was modified, and ultimately the application expired.

2008 (PL.D08-00002 / SUB08-00002) - An application was filed for a Detailed
Development Plan and Tentative Subdivision Plat. The design of the
proposal was modified, and ultimately the application expired. The final
design was retained for this case (PL.D08-00013 / SUB08-00007).

C. Discussion

The 1984 Annexation approval included application of a blanket Planned Development
Overlay on the subject property. Conditions of approval were included as part of the
1984 approval. The 1984 approval did not include eilements of a Conceptual and/or
Detailed Development Plan.

The 1993 Planned Development approved the location of a single-family residence for
the northeast corner of the property and dedication of the remainder of the property as
a drainageway tract. The owner at the time.applied for construction of a single-family
- home and a related excavation and grading permit to allow filt dirt to be placed for
~ construction of the home. The excavation and grading work was completed. However,
the building permit was never finalized, the fill dirt was not approved for building
construction, and the site remains vacant.

Additional fill dirt was placed on the property, without approved excavation and grading
permits in 1998 and 2006. Because the fill was placed without final City approvals, it is
uncertain whether or not the fill is consistent with grading approved as part of the 1993
Planned Development approval. The City monitored these events through a series of
Violation cases. At one point, the former owner of the property was fined by the City for
failing to acquire the appropriate permits and for failing i take corrective action.
Because the fill was never officially sanctioned for development activities related to the
1993 Planned Development approval, the 1993 approval has expired.
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The property changed ownership in 2003. A 2006 Violation related to additional fill
activities triggered discussions between the current property owner and City staff. This
led to the current Conceptual & Detailed Development Plan request.

. PROPOSAL
A. Conceptual & Detailed Development Plan

The applicant requests Conceptual and Detailed Development Plan approval to
excavate and grade the site, and construct utility and driveway infrastructure in
preparation for development of nine residential lots. The applicant proposes three
groups of three attached single-family homes each (ifotal of nine dwelling units), all to
-be served by a common driveway with access from NW Ponderosa Avenue.

The applicant is also proposing to dedicate to the public, a 1.4 acre drainageway and
riparian corridor tract. The applicant is requesting to defer detailed analysis of the
architecture of the attached single-family homes to time of building permit. However,
the applicant has submitied concepiual floor pians in order to iiliustrate how the
functional spaces of the homes’ interiors relate to the proposed site plan, and to ensure
that the RS-6 district development standards can be satisfied, except where specific
variations are requested as part of the Conceptual and Detailed Development Plan
request. The applicant proposes variations to specific LDC standards, which are
discussed in Exhibit lll, and where applicable to specific issues raised in the appeal,
further discussion. is provided below.

B. Tentative Subdivision Plat
The applicant is requesting approval of a nine-lot tentative subdivision plat.
IV.  PLANNING COMMISSION ACTION

A comprehensive review of all applicable LDC criteria and policies that apply to the
proposed Conceptual and Detailed Development Plan and Tentative Subdivision Plat
was provided in the November 7, 2008, Staff Report to the Planning Commission (see
EXHIBIT Ilf). Specifically, pages 7-75 of the Staff Report address compliance with LDC
criteria applicable to the proposed Conceptual and Detailed Development pian, and
pages 76-84 address compliance with LDC criteria regarding the proposed Tentative
Subdivision Plat.

As reflected in the November 7, 2008, Staff Report to the Planning Commission, and
minutes from the November 19, 2008, and December 3, 2008, Planning Commission
meetings, City Staff recommended that the Planning Commission approve the
‘applicant’'s requests, with c¢onditions. The 'Planning Commission reviewed the
application, received public testimony, and voted to approve the application.
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In approving the application, the Planning Commission has confirmed that all applicable
LDC criteria and Comprehensive Plan policies have been weighed, and in balance, the
application is supported by the applicable criteria. This is based on discussions from the
November 19, 2008, and December 3, 2008, Planning Commission meetings that
support the decision to approve the application (see EXHIBITS IV & V), as well as the
signed Notice of Disposition which documents the Pianning Commission’s decision
(see EXHIBIT ). The Planning Commission aiso adopted amendments to specific
conditions of approval, as witnessed by the December 3, 2008, Planning Commission
meeting minutes and the Notice of Disposition.

V. APPEAL ISSUES

Appeals Process

LDC section 2.19.30.02(d) - Hearings Authority staies that appeals of Planning
Commission decisions shall be reviewed by the City Council. LDC section
2.16.30.01(c) states that all hearings on Appeals shali be heid de novo (as a new public
hearing), and the Council's decision is not limited {o the stated grounds for appeal.
Under the terms of LDC 2.19.30.01(c), the Council is charged with reviewing the
application for consistency with the relevant criteria.

The Notice of Disposition of the Planning Commission’s decision to approve the Deer
Run Park Subdivision application (see EXHIBIT 1) indicates approval of the applicant’s
submitted application materials (narrative and drawings) and conditions of approval, as
amended.

The appellants’ letters of December 16, 2008 (see EXHIBIT Il), indicate the basis for
" the appeal request. The appeilanis’ letters cover four main areas of contention
concerning the Planning Commission’s decision. The appeal letters do not specifically
identify how the proposed application is inconsistent with the City's LDC provisions. The
appeal letters contain only a general statement that the variations approved by the
Pianning Commission “are not consistent with LDC Standards.”

The Planned Development process is typically used by applicants to request variations
to LDC standards. An approved variation is by nature, not consistent with LDC
standards. The Planned Development process allows decision makers to consider
variations to L.DC standards, based on provision of compensating benefits elsewhere in
the overall design of the development, and based on other adopted City policies
contained within the Comprehensive Plan that support the requested variation. it is not
clear whether the issues raised in the appeal letters are intended to focus specifically
on the requested variations, or the application as a whole, and its consistency with the

Following is an analysis of the LDC provisions cited in the appeal letters. References to
discussions concerning these specific LDC provisions, including discussions that
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occurred at the Planning Commission meetings (see EXHIBITS IV & V) and
discussions contained within the November 7, 2008, Staff Report to the Planning
Commission (see EXHIBIT Hl), are included below. The LDC provisions cited by the
appellants are noted in italics, the Planning Commission’s affirmations are shown in
bold, and Staffs analyses are shown in plain text. Additional discussion by the
appellants, which was presented either orally or in writing at the November 19, 2008,
Planning Commission Public Hearing, is included below.

A Grading Standards
L.DC Section 4.5.80.04 — “Grading standards — 6,500 (ed.) sq. ft. fimit, Cut and Fill”

For brevity, the entire portion of the LDC containing Section 4.5.80.04 is not included on
this page, but is included as an Exhibit to this report, as part of the November 7, 2008,
Staff Report to the Planning Commission (see EXHIBIT Iil — page 137 through 141 of
385). This same information was made available to the public at the Planning
Commission meetings.

Section 4.5.80.04 covers grading regulations on development sites that contain
significant siopes. There are three main categories of standards in this LDC Section
" that apply to the Deer Run Park Subdivision:

1. Maximum Allowed Cut Depth and Fill Height (includes the Eight-Ft., 10-ft.
Standard, 12-ft. Standard, and Exceptions)

2. Grading Area Limitations (these provisions limit grading on Lots 1 and 9 to 6,500
sq. ft. and the remaining lots can be graded up io 100% of the lot area)

3. Terracing Requirements and Design Standards

The grading standards noted above are applied at the development site level, through
mass grading provisions, and at the individual lot level, through individual lot grading
standards. Developments that employ any degree of mass grading will commence
mass grading first, and provisions in LDC Section 4.5.80.04 will then limit the remaining
balances of cut / fill and grading area limitations noted in Section 4.5.80.04 to the phase
of development where homes are constructed on individual lots.

The applicant for Deer Run Park Subdivision intends to employ mass grading for a

majority of the development site, as permissible by LDC Section 4.5.80.04. Except for

specific variations to certain standards in LDC Section 4.5.80.04 noted below, the

proposal is consistent with the grading provisions of LDC Section 4.5.80.04. Additionai

grading is proposed to occur as homes are developed on each lot, {o support the

foundations for each home. The application materials do not indicate requested
variations to LDC standards beyond those noted below.

The applicant is requesting a variation to the Eight-Ft. Standard for specific portions of
the site, as noted in the application materials (see EXHIBIT | — page 18 of 30) and
Planning Commission Staff Report (see EXHIBIT Il - page 15 of 395). The applicant is




proposing fills toward the west end of the developed portion of the site that range from
8 to 14 2 feet. The LDC allows certain variations to the Eight-Ft. Standard, based on
Extenuating Circumstances noted in LDC Section 4.5.80.04.¢.2.b. Variations allowed
outright in this LDC Section allows Fills to be increased to 10 and 12 feet depending on
the number of Extenuating Circumstances. The proposal does meet one exemption for
protection of the Highly Protected Riparian Corridor, but does not clearly meet
additional exemptions. Therefore, the Fills that exceed 10 feet in the western portion of
the developed area are not subject to the Extenuating Circumstances, and a variation
request is necessary in order to exceed the 10-Ft. Standard.

The applicant has properly requested a variation to the 10-Ft. Standard, and has
indicated compensating benefits, consistent with LDC Section 2.5.40.04.a.1 (see
EXHIBIT lif — pages 15 and 17 of 395). The primary compensating benefit noted
includes additional protection of the Riparian Corridor by concentrating development
(and associated Fills) to the northern portion of the site. By increasing the height of the
Fill, the toe of the Fill siope is limited in its southward extent, further away from the
Riparian Corridor. The applicant has indicated an additional compensating benefit, by
noting that the grading plan, as proposed, is best suited tc ensure that the pre-
development hydrological function of the site’s topography and stream is maintained.

While protection of the Riparian Corridor is required per LDC Section 4.13.50,
regardiess of the type of development that occurs on the subject site, the Planning
Commission has affirmed that the Planned Development process is an appropriate
process for requesting variations to certain LDC standards, in order to balance the
objectives and Purposes of the LDC provisions.

Commissioner Howeli stated that “Given the site, the grading is fairly benign. There
are limited cuts and fills and the riparian area is fairly well protected from any
slope activity.” (see EXHIBIT V ~ page 4 of 28). The Planning Commission has
confirmed, in its decision to approve the Conceptual & Detailed Development Plan that
the noted compensating benefits mitigate for the requested variations to the cut & fill
standards noted in LDC Section 4.5.80.04.

B. Pedestrian Standards

LDC Section 4.2.30.a.3 — “Pedestrian Standards”

Section 4.2.30 - REQUIRED TREE PLANTINGS AND MAINTENANCE
a. Tree Plantings -
Tree plantings in accordance with this Section are required for all landscape areas,
including but not limited to parking lots for four or more cars, public street frontages,
_private streets, multi-use paths, sidewalks that are not located along streets, alleys, .
and along private drives more than 150 fi. long.
3. Along sidewalks and multi-use paths not located along streets, a minimum
five ft.-wide landscaping buffer is required on either side of the facility.
Examples of sidewalks and multi-use paths not located along streets include
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pedestrian and bicycle connections between Cul-de-sacs or between
residential areas and neighborhood centers, etc. Within these buffers, trees
shall be planted at least every 30 fi., or as determined by the type of tree
used. See Table 4.2-1 - Street Trees and Table 4.2-2 - Parking Lot Trees;

Section 4.2.30.a.3 requires a 5-ft. wide landscaping buffer on either side of a sidewalk,
where the sidewalk is being provided on a development site, in order to comply with
pedestrian connectivity standards of LDC Chapter 4.0 and 4.10. The applicant is
proposing an internal pedestrian sidewalk to link the nine dwellings to the public
sidewalk proposed as part of the NW Ponderosa Avenue improvements. As part of the
Conceptual & Detailed Development Plan application, the applicant proposes to vary
from the 5-ft. wide landscaping buffer requirement, by reducing the width of the
landscaping buffer on the north side of the sidewalk to 2 feet. The 2-ft. wide landscape
buffer is further impacted by the intersection of several driveway entrances.

Since the applicant is requesting a variation to the 5-ft. standard mentioned in LDC
Section 4.2.30.a.3, the review criteria of LDC Section 2.5.40.04.a.1 requires that the
applicant indicate that compensating benefits have been provided within the
development to mitigate for the variation.

The compensating benefits include an ability to further protect the Riparian Corridor,
provision of Green Area in excess of the minimum 40% for a majority of the lots, and
provision of common area landscaping where it is otherwise not required (see Planning
Commission discussion in EXHIBIT V - pages 2 and 4 of 28 and Staff discussion
in EXHIBIT lll — pages 14 and 17 of 395).

Commissioner Gervais notes in the December 3, 2008, Planning Commission minutes,
that “part of the rationale for sacrificing pedestrian-oriented design standards
was to provide more protection for the riparian zone.” The Planning Commission
voie to approve the application was not unanimous. Commissioner Hann nofed that “it
seems the pedestrian oriented design standards are largely set aside to allow for
parking in the front and use of the riparian area as a back yard area.” The
Pianning Commission confirms, in its decision to approve the proposed development,
that compensating benefits have been provided within the development to mitigate for
the requested variation to the pedestrian sidewalk landscape buffer standard noted in
LDC Section 4.2.30.a.3. '

C. Usable Yard

£ DBC Section 3.3.30.e.2

Section 3.3.30 - RS-6 DEVELOPMENT STANDARDS

“sach lot must have a minimum 15 ft. usable yard either.on the side or rear of the
dweliing.”

Section 3.3.30 requires a “usable yard” with a minimum dimension of 15 ft. The LDC
does not defined the term usable yard, but it is generally assumed that a usable vyard is
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similar to other yards typically required through the building setback development
standards, such as front, side, and rear yards.

The applicant is proposing to provide the 15-ft. usable yard for each lot. However, the
applicant has requested a variation to the usable yard standard in order to allow the
portion of each lot that contains the usable yard to share the same location as the
required Highly Protected Riparian Corridor. Per LDC Section 4.13.70.02.d, the full 75-
ft. wide Highly Protected Riparian Corridor does not need to be provided entirely within
a separate Tract. Up to 25 feet of the 75-fi. width may be provided on private lots, which
is consistent with the applicant's proposal.

The variation is being requested in part, because the Highly Protected Riparian Corridor
protections of LDC Section 4.13.50 limit activities that may occur in the Riparian

- Corridor to passive recreation. Activities that typically occur in other yards such as
gardening, development of patios, decks, and accessory structures are not permitted in
Riparian Corridors.

Conversely, the variation to the usable yard standard may be looked at as a reduction
in the 15-ft. dimensional requirement.

Compensating benefits discussed as part of the usable yard standard include provision
of Green Area on a majority of the lots that exceeds the 40% minimum of the RS-6
district, and protection of significant trees located in the northeast corner of the site that
are not required to be protected otherwise (refer to Staff discussion in EXHIBIT Hl —
pages 11 and 16 of 395).

Additional compensating benefits provided, and cited by the applicant, are that the
usable yard is actually being provided on each lot and is in fact at least 25 feet in depth,
but the variation is being requesied because the uses of the usable yard are limited to
those allowable according 1o the Highly Protected Riparian Corrider protections noted in
LDC Section 4.13.50. The combination of additional Green Area, additional significant
tree protections, and the concept of allowing passive recreation to occur within the
Riparian Corridor are considered compensating benefits that mitigate for the requested
variation, according to the Staff and Planning Commission discussions.

D. Site Assessment and Geotechnical Report Requirements

LDC Section 4.5.70 — “Site Assessment and Geotechnical Report Requirements”

LDC Section 4.5.70 specifically addresses standards for deveiopment in jandslide

B} hazard areas. The subject development site contains a mapped landslide runout area,
individual lots and developed portion of the site. Additionally, the development site is
located within 500 feet of another mapped landslide hazard, located to the northeast of
the site, across NW Ponderosa Avenue, within the Brookside Meadows subdivision.
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For brevity, the 3 page contents of LDC Section 4.5.70 are not included here, but are
included by reference (see EXHIBIT Il - pages 32 and 33 of 395). LDC Section 4.5.70
covers the application requirements for development sites affected by mapped
landslide hazards, and requires a professional Geotechnical evaluation to determine
the extent of the hazard and whether or not the property is suitable for development
activities beyond the existing conditions.

The applicant has submitted the necessary Geotechnical Report (see EXHIBIT ill -
pages 370 through 393 of 395). The report summarizes that “debris flows do not pose
a threat to the proposed development’ and that the “risk of deep-seated landslides
north or south of the subject property that would impact the proposed development is
very low” (see EXHIBIT lll — page 370). Additional discussions in the Geotechnical
Report under Slope Stability (see EXHIBIT lli - page 376) indicate that site conditions
“do not represent a slope stability hazard.” The Planning Commission notes, in its
decision to approve the proposed Conceptual & Detailed Development Plan, that the
site assessment and geotechnical report requirements of LDC Section 4.5.70 have

e YA R T}

been satisfied (see EXHIBIT V — page 2 of 28).

Conciusion on Appeal Issues

By approving the Conceptual & Detailed Development Pian, and Tentative Subdivision
Plat applications, the Pianning Commission acknowledges that the requested variations
to LDC standards are supported by the Purposes of the Planned Development process
noted in LDC Section 2.5.20, and by the compensating benefits required per LDC
Section 2.5.40.04.a.1, and as noted in the application narrative and Staff Report (see
EXHIBIT Il — page 11 through 17 of 385).

As noted in the discussion above, regarding specific LDC standards that were raised in
the December 16, 2008, appeal letters, previous discussions by the Planning
Commission (see EXHIBIT V — pages 4 and 5 of 28) and Staff (see EXHIBIT IIf)
indicate that the application is consistent with the applicable LDC standards where
variations to standards were not explicitly requested. In summary, the requested
Conceptual & Detailed Development Plan and Tentative Subdivision Plat are supported
by the applicable criteria as noted by the Planning Commission at their December 3,
2008, meetings, and as indicated by the Notice of Disposition, signed by the Planning
Commission Chair on December 4, 2008 (see EXHIBIT I).
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Vi. REQUESTED ACTION
A. Conceptual & Detailed Development Plan

With respect to the appeal of the Planning Commission’s decision to approve the Deer
Run Park Conceptual and Detailed Development Plan (PLLD08-00013), the City Council -
has the following options:

OPTION #1: Approve the proposed Conceptual and Detailed Development Plan,
~ subject to conditions from the December 4, 2008, Planning
Commission Notice of Disposition (see EXHIBIT I}, thereby
upholding the Planning Commission’s decision and approving the
original request; or

OPTION #2: Deny the proposed Conceptual and Detailed Development plan,
thereby reversing the Planning Commission’s decision and
supporting the appeal; or

OPTION #3: Approve the proposed Conceptual and Detailed Development plan,
in a manner that requires a different set of conditions from those
adopted by the Planning Commission.

From the facts presented in the November 7, 2008, Staff Report to the Planning
Commission (see EXHIBIT Iil), as well as the facts presented in this January 8, 2009,
Memorandum from Community Development Director Ken Gibb to the Mayor and City
Coungcil, Staff recommend that the City Council pursue Option #1, approving the
Conceptual and Detailed Development Plan request, and direct Staff to prepare Formal
Findings in support of the City Council’s decision.

Consistent with Option #1, the motion below is based upon the facts in the November 7,
2008, Staff Report to the Planning Commission that support the Staff recommendation
to approve the Conceptual and Detailed Development Plan. This motion is also based
on the criteria, discussions, and conclusions contained within this January 8, 2009,
Memorandum to the Mayor and City Council from the Community Development
Director; and the reasons given by the City Council, as reflected in the meeting minutes,
during their deliberations on this matter.

MOTION: I move to approve the proposed Conceptual and Detailed
Development Plan, subject to conditions from the December 4,
- EXHIBIT I}, and subject to adoption of Formal Findings and
Conclusions.




B. Tentative Subdivision Plat

With respeét to the appeal of the Planning Commission’s decision to approve .the. Deér
Run Park Tentative Subdivision Plat {(SUB08-00007), the City Council has the following
options:

OPTION #1:- Approve the proposed Tentative Subdivision Plat, subject to
conditions from the December 4, 2008, Planning Commission
Notice of Disposition (see EXHIBIT 1), thereby upholding the
Planning Commission’s decision and approving the original
request; or

OPTION #2: Deny the proposed Tentative Subdivision Plat, thereby reversing
the Planning Commission’s decision and supporting the appeal

OPTION #3: Approve the proposed Tentative Subdivision Plat, in a manner that
requires a different set of conditions from those adopted by the
Planning Commission.

From the facts presented in the November 7, 2008, Staff Report to the Planning
Commission (see EXHIBIT lil), as well as the facts presented in this January 7, 2009,
Memorandum from Community Development Director Ken Gibb to the Mayor and City
Council, Staff recommend that the City Council pursue Option #1, approving the
Tentative Subdivision Plat request, and direct Staff to prepare Formal Findings in
support of the City Council’s decision.

Consistent with Option #1, the motion below is based upon the facts in the November 7,
2008, Staff Report to the Planning Commission that support the Staff recommendation
to approve the Tentative Subdivision Plat. This motion is also based on the criteria,
discussions, and conclusions contained within this January 7, 2009, Memorandum to
the Mayor and City Council from the Community Development Director; and the
reasons given by the City Council, as reflected in the meeting minutes, during their
deliberations on this matter. . '

MOTION: i move to approve the proposed Tentative Subdivision Plat,
subject to conditions from the December 4, 2008, Planning
Commission Notice of Disposition (see EXHIBIT 1), and subject
{o adoption of Formal Findings and Conclusions.
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Vii. EXHIBITS

e EXHIBIT I Order 2008-098, Notice of Disposition for Deer Run Park
Subdivision, Signed by the Planning Commission Chair on
December 4, 2008

e EXHIBIT Il Appeal Letter, submitted by Appellants on December 18, 2008
e EXHIBIT lil: Staff Report to the Planning Commission, November 7, 2008

« EXHIBIT IV: Planning Commission Minutes (November 19, 2008), including
written testimony attachments submitted during the Public Hearing

e EXHIBIT V: Planning Commission Minutes (December 3, 2008), including
written testimony and final written argument attachments submitted
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CASE:
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OWNERS:

LOCATION:

DECISION:

Community Development
Planning Division

501 SW Madison Avenue
Corvallis, OR 97333

CORVALLIS PLANNING COMMISSION
NOTICE OF DISPOSITION

ORDER 2008 - 098

Deer Run Park Subdivision
(PLD08-00013 / SUB08-00007)

The proposal requests Conceptual & Detailed Development Plan and
Tentative Plat approval for a nine-lot residential subdivision, to contain
three groups of three attached single-family homes, served by a common
driveway. The subdivision proposal also includes dedication of additional
public right-of-way along the site’s NW Ponderosa Avenue frontage and an
open space tract of approximately 1.4 acres. The Planned Development
request also includes requested variations to Land Development Code
(LDC) standards.

Creed Eckert
4360 NW Apple Tree Place - No 7
Corvallis, OR 97330

Wayde and Frankie Kent
2485 NE Strawberry Lane
Corvallis, OR 97330

The site is located at 5280 NW Ponderosa Avenue. The site is illustrated
on the Benton County Assessor's Map # 11-5-21 CB, Tax Lot 500.

The Corvallis Planning Commission conducted a public hearing on
November 19, 2008. The public hearing was closed, and a request to hold
the written record open until November 26, 2008, was granted by the
Planning Commission. Written testimony was submitted on November 24,
2008, and November 26, 2008, and the applicant submitted a formal
response to the testimony on December 3, 2008. The Planning
Commission held deliberations on December 3, 2008, and decided to
approve the requested Conceptual and Detailed Development Plan and
Tentative Subdivision Plat with amendments to the conditions of approval
and development related concerns, as described on Attachment A to this
Notice of Disposition. The Planning Commission adopts the findings
contained in the November 7, 2008, Planning Commission Staff Report,
and the portions of the November 19, 2008, and December 3, 2008,
Planning Commission minutes that demonstrate support for the Planning
Commission’s actions.
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If you are an affected party and wish to appeal the Planning Commission’s decision, appeals
must be filed, in writing, with the City Recorder within 12 days from the date that the order is
signed. The following information must be included:

Name and address of the appellant(s).

Reference the subject development and case number, if any.
A statement of the specific grounds for appeal.

A statement as {o how you are an affected party.

Filing fee of $240.00.

SAE I

Appeals must be filed by 5:00 p.m. on the final day of the appeal period. When the final day of
an appeal period falls on a weekend or holiday, the appeal period shall be extended to 5:00
p.m. on the subsequent work day. The City Recorder is located in the City Manager's Office,
City Hall, 501 SW Madison Avenue, Corvallis, Oregon.

S O Bl
Karyn Bird] Chair
Corvallis Planning Commission

",

Signed this 4th day of December, 2008

Appeal Deadline: Tuesday, December 16, 2008, at 5 p.m.
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Attachment A - Conditions of Approval and Detailed Development Plan Illustrations

for cases PLD08-00013 & SUB08-00007

(Note: The Planning Commission maodified the original Conditions of Approval.

Changes are noted in bold text.)

Condition #

Condition Language

1

Consistency with Plans — Development shall comply with the narrative and
plans identified in Attachments K & L of this Staff Report, except as modified by
the conditions below, or unless a requested modification otherwise meets the
criteria for a Minor Modification and/or a Subdivision Modification, as
applicable. Such changes may be processed in accordance with Chapters 2.4
& 2.5 of the Land Development Code.

Adherence to Land Development Code standards - Where variations are not
explicitly authorized by approval of this Detailed Development Plan, all
development on the Deer Run Park subdivision site shall comply with
applicable Land Development Code standards. Compliance shall be
demonstrated at time of submittal for PIPC, Excavation and Grading, site
development, and building permits.

Permissible Construction Period - Reconstruction of public improvements along
the development’'s NW Ponderosa Avenue frontage shall not occur during
periods of sustained precipitation. All construction associated with the
reconstruction of the Ponderosa Avenue road base, public sidewalk, and slope
south of the sidewalk shall occur between May 15 and October 15 in the year
that construction commences. If the situation arises where construction must
occur after October 15, the developer shall coordinate with the City and Benton
County to ensure that acceptable wet-weather construction measures are in
place prior to sustained precipitation.

Additional Geotechnical Requirements - Based on the project’s geotechnical
recommendations for removal of existing uncontrolled fill (see Attachment N),
steeply-sloped topography, and the extent of earthwork associated with the
Deer Run Park subdivision, the applicant shall adhere to the recommendations
in the Geotechnical Investigation, prepared by Foundation Engineering, Inc.,
and dated June 21, 2007 (with follow-up Memorandum of December 26, 2007).
The developer shall retain the services of a geotechnical engineer through all
phases of construction, including grading and associated erosion control.
Additionally, the applicant shall adhere to the requirements of LDC Sections
4.5.70.03 & 4.5.70.04 for building permit submittals.

Limitations on Number of Bedrooms - The number of bedrooms in each of the
nine dwellings is limited, in order to control the vehicle parking demands for the
development site, and to ensure a certain amount of “overflow parking” is
provided for guests of the residents. A mix of four (4) two bedroom units, and
five (5) three bedroom units is approved as part of this Conceptual & Detailed
Development Plan. Construction of each dwelling, and the permissible number
of bedrooms in each dwelling is to be on a first-come, first-serve basis. Any
future modification to an individual dwelling that involves a change in the
number of bedrooms shall adhere to the bedroom count limitation for the entire
development site.

Deer Run Park Subdivision (PLD08-00013 & SUB08-00007)
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Condition #

Condition Language

6

Common Area Improvements - Timing of Installation - The common driveway,
retaining walls, bike shelter, and all common area landscaping / irrigation
located west, north, and east of the common driveway shall be installed prior to
issuance of final certificate of occupancy for the first home.

Deed Restrictions - With submittal of the final plat, the developer shall include
deed restriction documents, for staff review and approval. The deed restriction
documents shall be recorded concurrently with the final plat, and a note shall
be placed on the final plat indicating the existence of, and Benton County
Records Number for, the deed restrictions. The deeds restrictions for each lot
are as follows :

Riparian Corridor Profections -

Natural Resource Preservation Tract A is dedicated to the City of Corvallis. In
addition to this area, the Highly Protected Riparian Corridor extends for twenty-
five feet beyond the northerly boundary of Tract A. This forms the southerly
twenty-five feet of each lot in the subdivision. Activities in the entire seventy-five
foot wide Highly Protected Riparian Corridor are limited as noted in the

Corvallis Land Development Code.

Bedroom Count Limitations - ’

The Deer Run Park subdivision is limited to a'mix of four(4) two bedroom
dwellings, and five (5) three bedroom dwellings. Construction of each dwelling,
and the permissible number of bedrooms in each dwelling is to be on a first-
come, first-serve basis. Any future modification to an individual dwelling that
involves a change in the number of bedrooms shall adhere to the bedroom
count limitation for the entire development site.

Bicycle Parking Required - Bicycle parking shall be provided within each unit
and in the covered bicycle parking area, as noted in the application narrative
and drawings. The common covered bicycle parking area shall be dimensioned
to comply with LDC Section 4.1.70 and the City’s standard bicycle rack detail #
503. Additionally, two bicycle parking spaces shall be provided inside each unit
and shall comply with the dimensional standards in LDC Section 4.1.70.b.

Maximum Allowed Heights of Proposed Retaining Walls and Cuts / Fills -
Except as recommended by the project’s Geotechnical Engineer, to provide a
suitable foundation for building pads and retaining walls, all cuts and fills shall
be limited in height as noted on Attachment K (applicant’s “Attachment C-1”),
and shall be measured from existing contours to the finish grade.

Deer Run Park Subdivision (PLD08-00013 & SUB08-00007)
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Condition #

Condition Language

10

Heat Pumps and Other Mechanical Equipment - Any proposed mechanical
equipment shall comply with the provisions of LDC Section 3.3.30.k. No
variations to this standard are granted by approval of this Conceptual &
Detailed Development Plan. '

11

ROW Dedication/Easements - All proposed public and private easements and
ROW dedications shall be shown on the final plat. Easements for water,
sewer, and storm drainage shall be provided for facilities located outside the
ROW. An environmental assessment for all land to be dedicated to the public
must be completed in accordance with LDC Section 4.0.100.g.

12

Public Improvements - Any plans for public improvements referenced within the
application or this staff report shall not be considered final engineered public
improvement plans. Prior to issuance of any structural or site utility
construction permits, the applicant shall obtain approval of, and permits for,
engineered plans for public improvements by private contract (PIPC) from the
City’s Engineering Division. The applicant shall submit necessary engineered
plans and studies for public utility and transportation systems to ensure that
adequate street, water, sewer, storm drainage and street lighting
improvements are provided. Street signs and curb markings will be reviewed
and approved with the PIPC plans. Final utility alignments that maximize
separation from adjacent utilities and street trees shall be engineered with the
plans for public improvements in accordance with all applicable LDC criteria
and City, DEQ and Oregon Health Division requirements for utility separations
Public improvement plan submittals will be reviewed and approved by the City
Engineer under the procedures outlined in Land Development Code Section
4.0.80.

13

Northwest Ponderosa Avenue Improvements and ROW - With the final plat, a
ROW dedication shall be granted which provides 23.5 feet of ROW from the
existing centerline along the frontage of lots 1-9. All other areas shall provide a
ROW dedication of 34 feet from centerline. Improvements to NW Ponderosa
Avenue shall consist of two 11-foot travel lanes, two 6-foot bike lanes, curb and
gutter on both sides, a 5-foot curbside sidewalk and a 1-foot flat area behind
the sidewalk on the south side. Improvements shall be installed or secured per
LDC section 4.0.20 prior to approval of the final plat.

14

Sidewalk Installation Timing - Per LDC section 4.0.30.a.3, installation of public
sidewalks within the ROW along NW Ponderosa Avenue shall be completed
with the public street improvements.

Deer Run Park Subdivision (PLD08-00013 & SUB08-00007)
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Condition #

Condition Language

15

Grading, Retaining Walls, and Fence Adjacent to NW Ponderosa Avenue - To
accommodate the site plan, minimize slope, and reduce the ROW along NW
Ponderosa Avenue, the slopes for a minimum distance of 9 feet south of the
new ROW line shall be limited to a maximum of 2:1 , and transition to existing
grade or terminate in an engineered retaining wall at the toe of the slope.
Retaining walls adjacent to this slope shall not exceed 4 feet in height (from top
of wall elevation at finished grade to bottom of wall elevation at finished grade).
Where there are slopes in excess of 4.1 adjacent to the sidewalk, a 3-foot tall
private fence shall be installed at the ROW line to provide pedestrian
separation. The fence shall not be located within the vision clearance areas.

16

16-inch Water Line in NW Ponderosa Avenue - Per LDC section 4.0.20, prior to
approval of the final plat, the applicant shall install a 16-inch waterline from the
current location in NW Ponderosa Avenue (near the northeast corner of the
property) along the entire length of the property’s frontage on NW Ponderosa
Avenue.

17

8-inch Sewer Line - Per LDC section 4.0.20, prior to approval of the final plat,
the applicant shall install an 8-inch sewer line from the current location at the
SE corner of the property to a manhole in NW Ponderosa Avenue at the west
end of the property. All weather maintenance access shall be provided for
facilities located outside the public ROW. The alignment of the sewer and
maintenance path shall consider impacts to the existing vegetation on
the east property line. The maintenance path shall be centered over the
sewer line.

18

Water Quality Facility Design - As part of the PIPC plans the developer shall
provide engineered calculations for storm water quality facilities demonstrating
compliance with design criteria outlined in the LDC, Appendix F of the Storm
Water Master Plan, and design criteria outlined in the King County Washington,
Surface Water Design Manual. Infiltration facilities are a recommended means
of meeting water quality requirements where soil and slope conditions (not
more than 10%) permit the use of infiltration facilities and where the facilities
will not have an adverse impact on the subject site or adjacent or downhill
properties. The water quality facilities shall be designed to remove 70 percent
of the total suspended solids (TSS) entering the facility during the water quality
design storm, 0.9" 24-hr rainfall event with NRCS Type 1A distribution. The
facility shall be designed to allow a 100-year storm event to pass through or a
separate bypass provided.
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Condition #

Condition Language

19

Stormwater Detention - Concurrent with development, stormwater detention
shall be implemented. The storm water detention facilities shall be designed
consistent with design criteria outlined in Appendix F of the Storm Water
Master Plan, and design criteria outlined in the King County, Washington,
Surface Water Design Manual, and shall be designed to capture and release
run-off so the run-off rates from the site after development do not exceed the
pre-developed conditions, based on the 2-year, 5-year, and 10-year, 24-hour
design storms. The facility shall be designed to allow a 100-year storm event
to pass through. Installation of the public storm drainage system will be subject
to the PIPC plans permitting process.

20

Drainage Way Easement and Easement for water quality facility -

Tract A shall be dedicated as shown on Attachment K for drainage way and
riparian corridor purposes, per LDC section 4.13.70.02, and illustrated on the
final plat. A public storm drainage easement for maintenance and access shall
be provided in the 50 -75 foot riparian area to the extent of the public water
quality facility located on Lots 1,2, and 3. The City shall not be responsible for
maintenance outside any public drainage or water quality facility in the 50-75
foot riparian corridor.

21

Riparian Corridor Easement on Individual Lots - As required per LDC Section
4.13.50, a Riparian Corridor of 75-feet in width exists on the subject property.
The applicant proposes to dedicate to the public, a 50-foot section of the 75-
foot width as Protected Riparian Corridor. The remaining 25-feet of the
Riparian Corridor will continue to have the protections noted in LDC Section
4.13.50. With submittal of the final plat, the applicant shall ensure that these
protections are implemented, by recording a 25-foot deep Riparian Corridor
Maintenance Easement, as proposed by the applicant, on the southern end of
each of the nine lots. Dedication of this easement is necessary to ensure that
all owners, current and future, are informed of the LDC Riparian Corridor
protections. The easement shall be private and not dedicated to the City of
Corvallis.

22

Private Storm Drainage - Installation of the private storm drainage system will
be subject to permitting through the City’s Development Services Division.
Provisions meeting LDC section 4.0.70.f.2 shall be established prior to
permitting these improvements.

23

Franchise Utility Easements - On the final plat, a minimum 7-foot utility

easement shall be granted behind and adjacent to the ROW for franchise utility
purposes.

Deer Run Park Subdivision (PLD08-00013 & SUB08-00007)
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Condition #

Condition Language

24

Franchise Utilities - Prior to issuance of public improvement permits, the
applicant shall submit, as part of the public improvement plan set, an overall
site utility plan that shows existing and proposed franchise utility locations,
including vaults, poles and pedestals. The proposed franchise utilities shall
conform to requirements outlined in the LDC section 4.0.100, including
provision of appropriate utility easements. The applicant shall provide
confirmation the franchise utilities have reviewed these plans prior to review by
the City.

25-a

Landscaping Construction and Maintenance — The following landscaping
provisions shall apply to overall development of the site:

Landscape Construction Documents— Concurrent with site improvements

(excavation, grading, utilities, and PIPC plans, as applicable), the applicant
shall submit for review and approval by the Development Services Division,
landscape construction documents for this site, 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. Plantings shall be provided as shown on Attachment K,
except as modified by the additional conditions below. Where a particular plant
or irrigation standard is not specifically mentioned below, the plans shall comply
with LDC Section 4.2. All trees shall have at least a 1.5-inch trunk caliper size,
as measured six inches above the finished grade, at the time of installation.
Street tree plantings shall match planting standards adopted by the Urban
Forester.

Deer Run Park Subdivision {PLD08-00013 & SUB08-00007)
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Condition #

Condition Language

25-b

Significant Tree Preservation Plan and Requirements - All significant
vegetation located completely within the 75-foot Riparian Corridor and along
the Riparian Corridor boundary where the trees’ trunks are completely within
the 75-foot Riparian Corridor, but where roots and branches overhang the
boundary shall be preserved according to the standards in LDC Section
4.2.20.c, with the exception that excavation and grading necessary for the
construction of public utilities and the private stormwater facility located in Tract
A, Lot 1, Lot 2, and Lot 3 are permitted to occur within the specific tree Circles
of Protection identified in Attachment K and L. Additionally, the five trees
identified for protection, and located in the northeast corner of the site, shall be
preserved according to the standards in LDC Section 4.2.20.c, except as
expressly discussed in Attachment K and L.

With submittal of excavation and grading permits, the applicant shall provide a
tree preservation plan which clearly shows the limits of excavation and grading,
required tree protection fencing, and the areas of the site where
encroachments into the Circles of Protection have been specifically authorized
per Attachment K and L.

Excavation and grading activities shall not be authorized in areas adjacent to
required tree protection, until the Development Services Division has approved
the tree preservation plan and inspected the required tree protection fencing.

All development activity occurring within the Circles of Protection shall be
monitored by the project’s arborist, and performed according to the arborist’s
report included in Attachment L (Applicant’'s “Attachment E”). All
recommendations presented in the arborist’s report shall be adhered to and
monitored by Development Services Division staff throughout the construction
process.

25-¢

Additional Plantings Required - In addition to the plantings illustrated on
Attachment K, additional medium-canopy trees shall be provided at 30" on-
center spacing along NW Ponderosa Avenue, a minimum of 10' to the south of
the new public sidewalk , per LDC Section 4.2.30.a, within Tract A. Large-
canopy trees are not required at this location due to the presence of overhead
power lines. Additionally, the applicant shall provide additional parking area
buffering shrubs and ground cover, between the east parking area and the east
property line in order to comply with Chapter 4.2 parking area buffering
requirements.

Deer Run Park Subdivision {(PLD08-00013 & SUB08-00007)
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Condition #

Condition Language

25-d

Inspections and Three Year Maintenance Guarantee - All landscaping and
irrigation for the required street trees and common landscaping areas north,
east and west of the common driveway shall be installed, inspected, and
approved by the Development Services Division, prior to or concurrent with
final inspections for site construction permits. All landscaping, including
required pedestrian walkway trees as illustrated on Attachment K, shall be
installed, inspected, and approved by the Development Services Division prior
to issuance of final certificate of occupancy permits for each home.

Prior to final acceptance of the installation of required landscaping for the
required street trees and common landscaping areas north, east, and west of
the common driveway, the applicant shall provide a three year maintenance
bond or other financial assurance to the Development Services Division for
review and approval. This financial assurance is to cover the required three
year landscape maintenance period which begins at the time the landscape
installation is approved by the City. This includes achieving the minimum 80
percent coverage specified by Code.

Private landscaping and pedestrian walkway trees located south of the
common driveway are not subject to the three-year maintenance bond
requirements, but individual property owners shall maintain this required
landscaping in accordance with LDC Section 4.2.20.b.

Exceptions to the plantings shown on Attachment K may be administratively
approved by the Development Services Division where, due to plant availability
or performance issues, minor changes are warranted. Plant substitutions shall
meet the LDC performance criteria and maintain at least the minimum plant
density and plant size as specified in this Condition and on Attachment K.

25-e

Three-Year Maintenance Guarantee Release - The developer and/or
Homeowner’s Association shall provide a report to the Development Services
Division just prior to the end of the three year maintenance period for each
individual 3-Year Maintenance Bond initiated by this Detailed Development
Plan, 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.

Deer Run Park Subdivision (PLD08-00013 & SUB08-00007)
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Condition #

Condition Language

26

Fire Department Water Service - Water distribution and hydrants shall be in-
service prior to combustible construction above the level of the foundation.

27

Signs — The Deer Run Park subdivision may have one monument sign, to be
located as shown on Attachment K. The design of the sign shall be
conceptually similar to that shown in Attachment L (Applicant’s Attachment
“H”), and shall otherwise comply with the residential district sign standards
noted in LDC Section 4.7.90.01.

28

Vision Clearance - Prior to issuance of construction permits, the applicant
will need to verify with the City’s Development Services Division, that all
vision clearance standards, as adopted by the City Engineer, are maintained
at the driveway intersection with NW Ponderosa Avenue.

29

Emergency Access / Fire Protection Options -

Option # 1: The developer shall demonstrate prior to submittal of the final
plat and site construction drawings, that the common driveway can be
constructed both consistent with the proposal and according to applicable
Fire Code and State building code requirements, and that pedestrian access
for the Fire Department in between the dwellings and to the rear of the
dwellings meets the requirements of the Fire Department, based on the
height of the buildings.

Option # 2: The developer shall provide a fire sprinkler system per NFPA
Standard 13D in each of the dwellings / structures constructed on lots (as
the developer has indicated they will do). If the developer chooses this
option, a deed restriction listing the fire sprinkler requirement shall be
recorded for each lot in the subdivision to alert future property owners of the
fire protection requirements, and to indicate that the developer was unable
to develop the site and common driveway in a way that complies with
Corvallis Fire Code. A draft version of the deed restriction shall be submitted
to the City for review and approval, prior to recording concurrent with the
final plat.

30

Common Area Easements - With submittal of the final plat, a private
reciprocal access, parking, landscaping, and utility easement(s) shall be
dedicated to ensure that vehicle access is maintained within and between all
lots that share the common driveway and parking areas, that an easement
has been provided for all required private utilities where private utilities are
located on lots which they do not serve, and that all common area
landscaping is maintained and accessible to residents of the development.
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Condition #

Condition Language

31

Final Plat Submittal Required - Except as supplemented by these conditions
of approval, a Final Plat shall be submitted as outlined in LDC Section
2.4.40, to formalize City approval of the Tentative Subdivision Plat. The
submittal shall be made to the Planning Division for review and final
approval.

32

Electronic Version of Final Plat - Provide an electronic version (.dwg or .dxf
file format) of the final plat, including all required revisions, at the time that
the final version is routed through the City for signatures. The electronic file
shall be referenced to the North American Datum 1927 (NAD 27 - Oregon
North), and contain a minimum of two local (Corvallis and/or Benton County)
control points.

33

Confirm Minimum Lot Width, Area, and Frontage - With submittal of the final
plat, the applicant shall provide verification that all lots comply with minimum
lot width, minimum lot area, and frontage standards of the RS-6 district and
Chapter 4.4 of the LDC. Lot frontage and lot width shall be verified by
providing dimensions on the final plat drawing at the appropriate locations
for each lot.

34

Required Fences - Fences shall be provided as shown on the proposed

Conceptual & Detailed Development Plan (Attachment K), and as described.

in the Narrative (Attachment L). All fences adjacent to Ponderosa Avenue
and the Highly Protected Riparian Corridor shall provide a small gap
between the bottom of the fence and the ground of at least 1", for
passage of small animals.

35

Pesticide / Herbicide Use - No pesticides including herbicides shall be
used within the 25-ft. Riparian Corridor (on individual lots) if they
contain statements within the product label that the product is
hazardous to aquatic species. The applicant is required to place this
restriction within the development’s CC&Rs.

Development Related Concerns:

1. Excavation and Grading Plans - Prior to issuance of any construction permits, the

applicant shall submit an excavation and grading plan, including erosion control
methods, to the City’s Development Services Department for review and approval.

2. Mailbox Locations - Mailbox locations shall be coordinated between the developer and

the Post Office as part of the public improvements construction process.

3. Private Lights - The private lights shall not be located over City utilities. A separation of

10 feet shall be provided.
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Other Permits - Prior to issuance of any construction permits, the applicant shall obtain
a National Pollutant Discharge Elimination System (NPDES) permit if construction
activity will disturb, through clearing, grading, and/or excavation, one acre of the site.
Additionally, any permits required by other agencies such as the Division of State Lands;
Army Corps of Engineers; Railroads; County; or Oregon Department of Transportation,
shall be approved and submitted to the City prior to issuance of any City permits.

Zone of Benefit Applications (ZOB) - The applicant may apply for a cost recovery for
improvements that benefit other property owners adjacent to the improvements as
outlined in Chapter 2.16 of the Corvallis Municipal Code. The applicant must submit a
written request within one year from the acceptance of the public improvements.

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.

Streetscape Plan - As part of the public improvement plans, the applicant shall include a
“streetscape” plan that incorporates the following features: composite utility plan; street
lights; proposed driveway locations; vision clearance triangles for each intersection;
street striping and signing (in conformance with the MUTCD); and proposed street tree
locations.

County Permits - Currently NW Ponderosa Avenue is under County Jurisdiction.
Construction plans for NW Ponderosa Avenue will be subject to County Review and
permitting.

Vision Clearance - The City’s Off-Street Parking and Access Standards require that
driveway accesses to arterial or collector streets have a vision clearance triangle of 25
feet maintained between an elevation of 2 feet and 8 feet above the driveways.
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BOUNDARY OF CITY DESIGNATION FOR ~
LANDSLIDE MAZARD AREA", SEE
GEOTECHNICAL REPORT — EXHIBIT 'F".

L CALOUNTED CiReLE
OF PROTECT
HOAIESN

NOTES:
1. THE PROPERTY LINES WERE DETERMINED BY EXAMINING THE SURVEYS OF
RECORD. THIS IS NOT A RQUNDARY SURYEY. BOUNDARIES SHOWN ON THIS
ARE A GRAPHIC REPRESENTATION TO SHOW THE APPROXIMATE LOCATION
OF BOUNDARIES TO EXISTING IMPROVEMENTS.

2. EXISTING FILL MATERIAL TO BE DISTRIBUTED AND USED FOR BUWDING SITES.
FILL TO BE PLACED ANO COMPACTED PER GEOTECHNICAL ENCINEER'S
RECOMMENDATIONS ot EXHIBT F TO THIS DETALED DEVELOPMENT PLAN.

PROTECTION PLR 0LOG

NUMBER OF TRE
TREE REFERENGE. NUMBER

UND 5/6° IRON ROD WITH YELLOW PLASTIC MARKED
FARSONS PLS 1918", UNLESS OTHERWISE NOTED.

FLOW LINE AND DIRECTION OF DRAINAGE
TOP OF BANK PER CLDC DEFINITION

TREE 70 8-
PRESERVED \ lﬂ */17 DBH CIRCLE OF

REMC:

PARCEL BOUNDARY

3 RECORG INFORMATION FROM
BENTON COUNTY SURVEY NO. 8488
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EXISTING FENCE
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(b RS AR SATON T SHoW THE APPROWATE LOCATION NUMBER | MINIMUM SLOPE | MAXMUM SLOPE | COLOR | AREA NUMBER | MINMUM SUOPE | MAXIMUM SLOPE | COLOR | AREA
OF BOUNDARIES TO EXISTRG (MPROVEMENTS. =
1 15% 2285 SF 1 18% 28K 1489 SF
2. EX]STWG FL. MAT{RML TO BE DISTRIBUTED AND USED FOR SULDING SITES. -
PLAGED AND COMPACTED PER GEOTECHMICAL ENGINEER'S 2 5% 1227 SF 2 28% 8% 1582 $F
HECOMMEVDA‘NONS ot EXHIBT F TO THIS DETARED DEVELOPMENT PLAN. 3 35% 651 SF 3 35% T%P;RAWU; § 17 o
AEGEND ~ Zos e
TREE 10 B~ - N
PRESERVED £17/17 D8R CRCLE OF LOT 2 SLOPE DATA LOT 7 SLOPE DATA et
PROTECTION PER CUDC
TREE 1O - NUMBER OF TREES NUMBER | MINMUM_SLOPE | MAXIMUM SLOPE | COLOR | AREA NUMBER | MINIMUM SLOPE | MAXIMUM_ SLOPE | COLOR |  AREA
TREE REFERENCE NUMBER 1 15% 25% 1 15% 25% 2832 SF
FOUND 5/8” IRON ROD WITH YELLOW PLASTIC MARKED
“PARSONS PLS 197&°, UNLESS OTHERWISE NOTED, 2 8% Gﬁiéi" . 2 5% Gazi:m 385 SF 010
W FLOW UNE AND DIRECTION OF DRAINAGE 3 3% TIAN 35% 3 35% THAN ¥ 410 §F
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PONDEROSA AVE CROSS

| SECTION LOCATIONS
[ NEW COLLECTOR STANDARD (SEE SHEEY C5)
STREET INPROVEMENTS

1+25
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0+25

NW PONDEROSA AVENUE (R/W VARIES) - ELIMINATE PLANTER STRIP
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MINIMIZE IMPACT ON NATURAL. |
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A PA%TE
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i
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NOTES

This Conceptual and Detailed Development Plon incorporates
performance to ensure
building height and othar development standards applicabla in the
RS—8 Zone, except for those standards spacifically waivad under
the PD Section of the Corvallis Lond Development Code. Al
devigtions to code are comsistent with the intent of the PD section
ond are discusaed in detail in the opplicants’ narrative which

and Detailed D Plan.
Natural Resource Proservation Troct A s proposed to be dedicated to the City of Corvallis. In
addition to this area, the riparian corridor axtends for twenty five feat bayond the northerly
boundary of Tract A. Activities in the entire 75 wide riparian carridor required under CLDC
Table 4.13-1 are limited to o passive enjoyment of the natural Teatures thersin, including
primarily hiking, pichicking and sight seeing. No disturbance of any fype is permitted of the
soil, vegetation, or woter feature associoted with this reserved natural ores. The wooden fence
may be provided with one gote per dwalling, subject to the obove restrictions of use. No
structures may be placed or other disturbance(s) occur within the highly protected riparion
corridor, the boundory of which is to be demarcated on the ground by the waoden fence.
The direction, intensity and location of any lighting within the planned development may not
create glare upon or otherwise adversely impact residents or neighbors, the riparian corridor,
nor the Ponderosu Avenue right of way. H necessary, street lights will be shielded to crsure
conformance with this performance standard.
Drivaway areas to be striped to indicate Fire Lane designation. Striping and/or signing to be
per Fire Department requirements.
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/17708 |Pis
10/5/08 |65

-
PROPOSED FINISH ool
GRADE CONTOURS

ROCK_ UNED ©

NOTES:

* ALL GRADING COMPLIES WITH THE STEEP SLOPE DE‘/ELQPMENT STANDARDS
PER CLDC SECTION 4.5.60 AND 4.5.80 EXCEPT AS Ni ALL CUTS AND
FILLS WILL BE CONSTRUCTED IN ACCORDANCE WITH THE GEOTECH REPORT
AND INSPECTED BY THE GEOTECHNICAL ENGINEER.

» EXISTING CONTOURS REFLECT ESTIMATED PRE-FILL SURFACE. EXISTING FILL
MATERIAL TO BE DISTRIBUTED AND USED FOR BUILDING SITES. ALL FILL TO
BE PLACED AND COMPACTED PER GEOTECHNICAL ENGINEER'S
RECOMMENDATIONS.

*  FINISH FLOOR £LEVATIONS SHOWN ARE CONCEFTUAL, BUT SHALL
SUBSTANTIALLY CONFORM TO THIS DETALED GRADING PLAN. FINAL FINISH
FLOOR ELEVATIONS MAY BE ESTABLISHED TO ACCOMODATE FINAL BUILDING
DESIGNS. RETAINING WALL ELEVATIONS MAY BE ADJUSTED 1O ACCOMODATE
FINAL FINISH FLOOR ELEVATIONS. ANY MODIFICATION TO THIS PLAN MUST
COMPLY WITH TRE APPLICABLE CLDC GRADING STANDARDS.

ARFAS EXCEEDING 8 FiLL

Nomoar | HTUE e (57| S0 | areg B9
1 8.00° 10.00" 1820 1.5%
2 1000 | 12000 22 | B 0.21%
3| 1200 | te4s’ 45 | BE | ooz

(*) Deviotion Areo % of Total Site Areq (244 acras)
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December 16, 2008
TO: Members of the Corvallis City Council and Mayor
RE: Appeal of decision of the Corvallis Planning Commission

I am appealing to the Corvallis City Council the decision of approval by the Corvallis
Planning Commission for the “Deer Run Park Subdivision (PLD08-00013 / SUB0S-
00007). As a City resident, I recommend the City Council deny this development request
as being inconsistent with the Land Development Code, with impacts to safety and to the
environment.

2.19.30.05 — Filing Requirements
a. Name and address of the appellant.

Liz Frenkel, 4954 SW Hollyhock Circle, Corvallis, OR 97330

b. Reference to the subject development and case number, if any.

Deer Run Park Subdivision (PLD08-00013 / SUB08-00007)
Application for a Major Modification to a Conceptual and Detailed

Development Plan and Tentative Subdivision Plat. (PD-93-3)
Order 2008-098

c. Statement of the specific grounds for the Appeal, stated in terms of specific review
criteria applicable to the case.

Some Examples (but not limited to) of approved variations not consistent with
Land Development Code Standards

4.5.80.04 Grading Standards — 6,5000 sq. ft. limit, Cut and Fill

4.2.30.a.3 Pedestrian Standards

3.3.30.e.2 Usable Yards

4.5.70 Site Assessment and Geotechnical Report Requirements

d. Statement of the appellant’s standing to appeal as an affected party.
2.19.30.03 - Standing

“affected parties shall include any of the following:

b. “Any person who testified orally or in writing ....”

I testified both orally (11/19/08) and by letter (11/19/08) before the City Planning
Commission regarding this application.

e. Filing Fee — Attached Check for $240.00

Signatlﬁfé V v Date

RECEIVED
Community Development TIME g':/ s 1
Planning Division GITY RECORDER'S/OFFICE
7

420 Pm U
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December 16, 2008
TO: Members of the Corvallis City Council and Mayor
RE: Appeal of decision of the Corvallis Planning Commission

I am appealing to the Corvallis City Council the decision of approval by the Corvallis
Planning Commission for the “Deer Run Park Subdivision (PLD08-00013 / SUB0S8-
00007). As neighbor, I recommend the City Council deny this development request as
being inconsistent with the Land Development Code, with impacts to safety and to the
environment.

2.19.30.05 — Filing Requirements
a. Name and address of the appellant.

Michael Papadopoulos, 5370 NW Lawrence Avenue, Corvallis, OR 97330

b. Reference to the subject development and case number, if any.
Deer Run Park Subdivision (PLD08-00013 / SUB08-00007)
Application for a Major Modification to a Conceptual and Detailed
Development Plan and Tentative Subdivision Plat. (PD-93-3)
Order 2008-098

¢. Statement of the specific grounds for the Appeal, stated in terms of specific review
criteria applicable to the case.

An Example (but not limited to) of approved variations not consistent with
Land Development Code Standards
4.5.70 Site Assessment and Geotechnical Report Requirements

d. Statement of the appellant’s standing to appeal as an affected party.
2.19.30.03 — Standing

“affected parties shall include any of the following:

b. “Any person who testified orally or in writing ....”

I testified both orally (11/19/08) and by letter (11/19/08) before the City Planning
Commission regarding this application.

e. Filing Fee —

\(JA{A{)Q @(/u;/) cx/d( o 7{;’@ \/V@/‘% /DMQL . ( @ /05

Signature Date

RECEIVED
DEC 16 2008 DEC 16 2 /@
- e
C ty Devel nt
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Corvallis Planning Division

Staff Report to the Planning Commission
PC Hearing: November 19, 2008

Report to Copier: November 7, 2008
Staff: Jason Yaich, Associate Planner

TOPIC: Review of an Application for a Conceptual & Detailed Development Plan
and Tentative Subdivision Plat

CASE: Deer Run Park Subdivision
(PLD08-00013, SUB08-00007)

REQUEST: The proposal requests Conceptual & Detailed Development Plan and
Tentative Plat approval for a nine-lot residential subdivision, to contain
three groups of three attached single-family homes, served by a common
driveway. The subdivision proposal also includes dedication of additional
public right-of-way along the site’s NW Ponderosa Avenue frontage and
an open space tract of approximately 1.4 acres. The Planned
Development request also includes requested variations to Land
Development Code (LDC) standards.

APPLICANT: Creed Eckert
4360 NW Apple Tree Place - No 7
Corvallis, OR 97330

OWNERS: Wayde and Frankie Kent
2485 NE Strawberry Lane
Corvallis, OR 97330

LOCATION: The site is located at 5280 NW Ponderosa Avenue. The site is illustrated
on the Benton County Assessor’s Map # 11-5-21 CB, Tax Lot 500.

LOT SIZES: Proposed: Nine residential lots and open space tract; range in size
from 0.41 acre to 1.77 acres
Parent parcel size: 2.55 acres

COMPREHENSIVE

PLAN DESIGNATION: LD (Residential - Low Density)

ZONE: PD(RS-6) - (Low Density Residential with a Planned
Development Overlay)

PUBLIC

COMMENT: As of November 7, 2008, no public comment has been received.

Deer Run Park Subdivision (PLD08-00013 / SUB08-00007) Page 1 of 97

- Page 1 of 395

CITY COUNCIL STAFF REPORT - DEER RUN PARK SUBDIVISION
EXHIBIT Il



ATTACHMENTS: A Comprehensive Plan Map

B. Zone Map

C. Existing Conditions Map

D. Existing Conditions Map (Close-Up View)

E. Natural Hazards Map - Landslide

F. Natural Hazards Map - Slope

G. Natural Resources Map

H. Staff-identified Applicable Review Criteria

l. A-84-1/ DC-84-3 (South Annexation) - Order # 84-38 and
Conditions of Approval

J. PD-93-3 (Cauthorn Development) - Order # 93-45 (CC) &
Order # 93-38 (PC), Conditions of Approval, and Site Plans

K. Proposed Conceptual and Detailed Development Plan &
Tentative Subdivision Plat

L. Narrative and Applicant’s Narrative Attachments

M. Exhibit | - Engineering Supplement from MSS Inc., dated

October 3, 2008
N. Geotechnical Report from Foundation Engineering
Inc.(includes original June 21, 2007 report and updated
memo of December 26, 2007)
Memo from Consumers Power Inc., dated July 1, 2008
Memo from Allied Waste, dated August 7, 2008

O

SITE & VICINITY

The subject 2.55 acre property is located at 5280 NW Ponderosa Avenue. The site is
currently undeveloped, with the exception of fill dirt that was placed in the northeast corner
of the property during the 1990s.

The site abuts developed residential areas of varying density to the north, across NW
Ponderosa Drive, and to the east (Ponderosa Point subdivision) (see Vicinity Map). The
area south and southeast of the site is a protected Riparian Corridor. The Suncrest
development is located south of the Riparian Corridor.

The Comprehensive Plan Map designates the subject property as LD (Residential - Low
Density). The site is bounded by the same LD designation on all sides for a minimum of
800 feet (see Attachment A).

The site is zoned PD(RS-6) (Low Density Residential with a Planned Development
Overlay). The property to the west and south of the site is also zoned PD(RS-6). The site
is bounded on the east by the RS-3.5 (Low Density Residential) district (see Attachment
B). The properties immediately to the north of the site, across NW Ponderosa Avenue, are
located in Benton County.
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There are both mapped Natural Resources and Natural Hazards on the subject property.

Vicinity Map The mapped Natural Hazards on the

N COVEYRUN. B

: —~ T2 | property consistof landslide hazards
A L] (see Attachment E) and slope

i | hazards (see Attachment F). The
site contains a mapped landslide
debris runout area, and is located in

R BTERISEE R

the 500" buffer area for landslides
(due to the on-site mapped landslide
debris runout and because the site
is approximately 415' to the
southwest of a mapped moderate

landslide feature).

The site contains mapped slopes
between 10 and 35%. Some of the
sloped areas are attributed to fill dirt
that was placed on the property in
the 1990s in the northeast corner of
the property, and due to
construction of the road bank for
NW Ponderosa Avenue.

H,%

A - o e Clty Limits Boundary

R e UGB Boundary The mapped Natural Resources on
y °m5£i§ﬁ%§}‘g:7§§ DEER RUN PARK SUBDIVISION the proper’ty ConSISt Of a H|ghly

oman - rowmmee®® Protected Riparian Corridor (see

Attachment G).

PREVIOUS LAND USE APPROVALS

1983

1984

(A-82-6, DC-82-11, PDM-83-2) - Annexation request and associated District
Change and Planned Development. The Annexation request was rejected
by the voters, and the associated District Change and Planned Development
were nullified due to failure of the Annexation measure.

(A-84-1 / DC-84-3) - The subject property and surrounding 141 acres were
annexed into Corvallis city limits (Ordinance # 84-132). An RD-6 (Low
Density Residential) and Planned Development Overlay zones were applied
to the property through case DC-84-3, which contained specific conditions
of approval (see Attachment I). The general land use plan included as part
of the 1984 approval is not classified as a Conceptual or Detailed
Development Plan in the way such plans are defined today. Therefore, the
current application is not bound to the 1984 general land use plan. The
current proposed housing density is consistent with the density
conceptualized in the 1984 approval. The general concepts of utilizing the
Planned Development approval process to consider compatibility factors,
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and using transfer of density to protect natural resources were discussed in
the 1984 approval.

1993 (PD-93-3) - Cauthorn Planned Development proposal - Applicant requested
to construct one single-family dwelling on the subject property. The proposal
was approved by the Planning Commission and City Council. The applicant
filed an application for a building permit, based on the subject Planned
Development approval, but allowed the permit application to expire and
never constructed the home (see Attachment J). The previously approved
Conceptual & Detailed Development Plan has expired.

1994-2006 (EXC94-00001 / EXC99-00018 / EXC01-00018 / EXC06-00087 / VIO98-
00731 /VI006-00138) - Applicant applied for excavation and grading permit
to place 200 cu. yds. of fill dirt on subject property in 1994. The fill dirt was
placed on the property. However, the inspection failed because the way in
which the fill was placed and the content of the fill is considered to be
unsuitable for building construction. Additional fill was placed on the property
over the subsequent 12 years without approvais from the City. During this
time a series of Violations and Excavation & Grading Permits related to the
continuing placement of fill were processed by the City. As of the date of this
staff report, no portion of the fill placed on the site since 1994 has been
sanctioned for construction of buildings.

2007 (PLD07-00008 / SUB07-00004) - An application was filed for a Detailed
Development Plan and Tentative Subdivision Plat. The design of the
proposal was modified, and ultimately the application expired.

2008 (PLD08-00002 / SUB08-00002) - An application was filed for a Detailed
Development Plan and Tentative Subdivision Plat. The design of the
proposal was modified, and ultimately the application expired. The final
design was retained for this case (PLD08-00013 / SUB08-00007).

BACKGROUND

The 1984 Annexation approval included application of a blanket Planned Development
Overlay on the subject property. Conditions of approval were included as part of the 1984
approval. The 1984 approval did not include elements of a Conceptual and/or Detailed
Development Plan.

The 1993 Planned Development approved the location of a single-family residence for the
northeast corner of the property and dedication of the remainder of the property as a
drainageway tract. The owner at the time applied for construction of a single-family home
and a related excavation and grading permit to allow fill dirt to be placed for construction
of the home. The excavation and grading work was completed. However, the building
permit was never finalized, the fill dirt was not approved for building construction, and the
site remains vacant.
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Additional fill dirt was placed on the property, without approved excavation and grading
permits in 1998 and 2006. Because the fill was placed without final City approvals, it is
uncertain whether or not the fill is consistent with grading approved as part of the 1993
Planned Development approval. The City monitored these events through a series of
Violation cases. At one point, the former owner of the property was fined by the City for
failing to acquire the appropriate permits and for failing to take corrective action. Because
the fill was never officially sanctioned for development activities related to the 1993
Planned Development approval, the 1993 approval has expired.

The property changed‘ ownership in 2003. A 2006 Violation related to additional fill
activities triggered discussions between the current property owner and City staff. This led
to the current Conceptual & Detailed Development Plan request.

PROPOSALS :
The applicant is requesting approval of two land use actions, as follows :

1. CONCEPTUAL & DETAILED DEVELOPMENT PLAN (PART 1)

The applicant requests Conceptual and Detailed Development Plan approval to
excavate and grade the site, and construct utility and driveway infrastructure in
preparation for development of nine residential lots. The applicant proposes three
groups of three attached single-family homes each (total of nine dwelling units), all
to be served by a common driveway with access from NW Ponderosa Avenue.

The applicant is also proposing to dedicate to the public, a 1.4 acre drainageway
and riparian corridor tract. The applicant is requesting to defer detailed analysis of
the architecture of the attached single-family homes to time of building permit.
However, the applicant has submitted conceptual floor plans in order to illustrate
how the functional spaces of the homes’ interiors relate to the proposed site plan,
and to ensure that the RS-6 district development standards can be satisfied, except
where specific variations are requested as part of the Conceptual and Detailed
Development Plan request. The applicant proposes variations to specific LDC
standards, which are discussed below.

TENTATIVE SUBDIVISION PLAT APPROVAL (PART 1)
The applicant is requesting approval of a nine-lot tentative subdivision plat.

g

STAFF REPORT FORMAT, ANALYSES, AND REQUIRED ACTION

Deer Run Park subdivision is a Planned Development and all deviations from LDC
standards are subject to applicable LDC Chapters, as well as Policies of the Corvallis
Comprehensive Plan.

There are two land use actions to consider in this application as described in the Proposals

above. Part | of this staff report will consider the Conceptual & Detailed Development
Plan, including site plan elements and requested LDC variations, and Part Il will discuss
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the proposed tentative Subdivision plat. Discussion will be based on the merits of the
application relative to applicable Comprehensive Plan policies and LDC standards. The
Planning Commission may decide to approve, modify, or deny the applicant’s request
regarding any or all of the land use actions proposed in the application. Part i of this staff
report lists staff conclusions and recommendations to the Planning Commission.
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PART |

CONCEPTUAL & DETAILED DEVELOPMENT PLAN

A BACKGROUND

Previous Approvals

A Planned Development Overlay was applied to the property, through approval of the 1984
Annexation and Zone designation. The 1984 Planned Development Overlay designation
did not include a Conceptual and/or Detailed Development Plan. A subsequent Planned
Development approval occurred in 1993 related to construction of a single-family home on
the property. The 1993 approval has expired. Therefore, the current proposal should be
reviewed as a new Conceptual and Detailed Development Plan. However, the 1984 Zone
designation approval included conditions of approval (see Attachment | - Page 2 of 2),
which should be discussed.

Conditions of Approval from Case DC-84-3

As discussed above, the subject property has Planned Development overlay, based on
approval of case DC-84-3. The current proposal mcludes nine dwelling units, and a
drainageway / open space tract dedication.

The 1984 approval included four conditions of approval (see Attachment | - page 2 of 2).
A discussion of the individual conditions, and their relationship to the current proposal, is
as follows :

1. Condition # 1 specifies dedication and maintenance of the drainageway tract. The
general intent of this condition is proposed to be implemented with the current
proposal, although it is updated based on the 2006 LDC provisions for drainageway
easements and protected riparian corridors. Refer to the Conceptual & Detailed
Development Plan discussion (under Natural Features review criteria) below.

2. Condition # 2 requires that NW Ponderosa Avenue be improved to City standards
with development of the site. As noted below, the developer is proposing to modify
current LDC standards for Collector street improvements. Therefore, this condition
of approval is proposed to be modified or superceded by the current proposal.

3. Condition # 3 addresses waterline extension and looping requirements. This
condition is generally satisfied by the proposed Conceptual & Detailed Development
plan, either as proposed or conditioned.

4. Condition # 4 refers to requirements for extension of a public sewer line. This
condition is generally satisfied by the proposed Conceptual & Detailed Development
plan, either as proposed or conditioned.

The current proposal is generally consistent with the 1984 conditions of approval, with the
exception of Condition # 2, relating to improvements to NW Ponderosa Avenue. Based on
the Major Modification review criteria discussion noted above, and changes to the
Condition of Approval # 2, the request constitutes a Major Modification. However, since
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there is no related Conceptual & Detailed Development Plan, the changes are specifically
related to the 1984 conditions of approval, and the changes that have occurred in the
underlying base zone.

The proposed Conceptual and Detailed Development Plan is to be reviewed according to
the review criteria for Conceptual and Detailed Development Plans (LDC Section
2.5.50.04). ‘

B. CONCEPTUAL & DETAILED DEVELOPMENT PLAN CRITERIA DISCUSSION

The Conceptual and Detailed Development Plan request is subject to the review criteria
in LDC Section 2.5.50.04. Where the proposed Conceptual & Detailed Development Plan
is consistent with LDC provisions, discussion is minimized. The applicant is proposing
variations to specific Land Development Code standards. Discussion concerning the
specific LDC variations is more extensive, as noted below.

Applicable LDC review criteria for Conceptual & Detailed Development Plans

LDC Section 2.5.50.04 - Review Criteria for Determining Compliance with Conceptual
Development Plan

Request for approval of a Detailed Development Plan shall be reviewed to

determine whether it is in compliance with the Conceptual Development Plan. The
Detailed Development Plan shall be deemed to be in conformance with the
Conceptual Development Plan and may be approved provided it is consistent with
the review criteria in Section 2.5.40.04 above, provides a clear and objective set of
development standards for residential Detailed Development Plans (considering the
Detailed Development Plan proposal, required adherence to this Code, and
Conditions of Approval), and does not involve any of the factors that constitute a major
change in the Planned Development. See Section 2.5.60.02 - Thresholds

that Separate a Minor Planned Development Modification from a Major Planned
Development Modification.

There is no Active Conceptual or Detailed Development Plan on the subject property,
therefore the Major Modification review criteria do not apply. As previously discussed, the
1984 Zone approval included Conditions of Approval, which is something of an oddity.
Typically Conditions of Approval are not applied to Zone Changes. The review criteria in
Section 2.5.40.04, and a discussion of the proposal’s consistency with the criteria, are as
follows:

LDC Section 2.5.40.04 - Review Criteria

Requests for the approval of a Conceptual Development Plan shall be reviewed to
ensure consistency with the purposes of this Chapter, policies and density
requirements of the Comprehensive Plan, and any other applicable policies and
standards adopted by the City Council. The application shall demonstrate
compatibility in the areas in “a,” below, as applicable, and shall meet the Natural
Resource and Natural Hazard criteria in “b,” below:

Per LDC Section 2.5.20, the purposes of a Planned Development are as follows :
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Section 2.5.20 - PURPOSES ’
Planned Development review procedures are established in this Chapter for the following
purposes:

a. Promote flexibility in design and permit diversification in location of structures;

b. Promote efficient use of land and energy, and facilitate a more economical
arrangement of buildings, circulation systems, land uses, and utilities;

c. Preserve, to the greatest extent possible, existing Significant Natural Features and
landscape features and amenities, and use such features in a harmonious fashion;

d. Provide for more usable and suitably located pedestrian and/or recreational facilities
and other public and/or common facilities than would otherwise be provided under
conventional land development procedures;

e. Combine and coordinate architectural styles, building forms, and building
relationships within the Planned Development;

f. Provide the applicant with reasonable assurance of ultimate approval before
expenditure of complete design monies, while providing the City with assurances

that the project will retain the character envisioned at the time of approval;

g. Provide greater compatibility with surrounding land uses than would otherwise be
provided under conventional land development procedures; and

h. Provide benefits within the development site that compensate for the variations from
development standards such that the intent of the development standards is still

met.

Where applicable to the specific review criteria in Section 2.5.40.04, additional discussion

will be provided concerning how the proposal is or is not consistent with the Purposes of
LDC Section 2.5.20.

Compatibility Criteria

a. Compatibility Factors -

Since the applicant is proposing variations to specific LDC standards, additional criteria in
the form of Comprehensive Plan Policies may be considered per LDC Section 2.5.40.04,
when reviewing the variation requests. Additional applicable Comprehensive Plan Policies
are noted here :

Applicable Comprehensive Plan Policies - Compatibility

3.21 The desired land use pattern within the Corvallis Urban Growth Boundary will
emphasize:

A. Preservation of significant open space and natural features;

B. Efficient use of land;

C. Efficient use of energy and other resources;

D. Compact urban form;

E. Efficient provision of transportation and other public services; and

F. Neighborhoods with a mix of uses, diversity of housmg types, pedestrian scale, a

defined center, and shared public areas.

3.2.7 All special developments, lot development options, intensifications, changes or
modifications of nonconforming uses, Comprehensive Plan changes, and district
changes shall be reviewed to assure compatibility with less intensive uses and
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potential uses on surrounding lands. Impacts of the following factors shall be
considered:

A. Basic site design (i.e., the organization of uses on a site and its relationship to

neighboring properties);

B. Visual elements (i.e., 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; and

I. Traffic and off-site parking impacts.

The compatibility criteria noted in Comprehensive Plan Policy 3.2.7 above, are mirrored
in the Conceptual Development Plan review criteria, LDC Section 2.5.40.04.a.2 through
2.5.40.04.2.10. These are discussed in greater detail below. LDC Section 2.5.40.04.a.1 is
as follows :

1. Compensating benefits for the variations being requested;

Except where noted in Table A below, the development is fully consistent with the RS-6
zone, in terms of permitted uses noted in LDC Section 3.3.20 and the development
standards identified in LDC Sections 3.3.30 through 3.3.50. The proposal is also consistent
with all applicable Pedestrian Oriented Design Standards (PODS) as required per LDC
Section 3.3.60, and as listed in LDC Section 4.10.60, except where specific variations are
requested in Table A below.

For each variation requested in Table A, a detailed discussion follows regarding the
specific variation request and whether or not compensating benefits have been provided
to justify approval of the variation.

Additionally, a brief discussion of how the proposal complies with RS-6 development
standards follows the variations discussion.

It should be noted that the narrative includes a table of requested LDC variations, as well
as written descriptions of the variation requests and noted compensating benefits. Not all
of the requested variations noted in the applicant’s written narrative are illustrated in the
applicant’s variations table. Table A below attempts to clarify this by listing all noted
exceptions.
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TABLE A:

Proposed LDC Variations & Compensating Benefits

LDC Section 3.3.30.e.3.b -
Side Yard Setback for Single
Attached Units

8 feet.

The proposed Conceptual &
Detailed Development Plan
indicates that the side yard
opposite the zero-lot line for
Lots 3,4,6, and 7 will be 7'-6".

.Conceptual & Detailed

In support of this variance, the

Development Plan provides
for increasing the rear yards /
Usable Yard from 15 feet to 25
feet or more, and additional
Green Area beyond the LDC
required minimums, for all
lots except Lot 6. Additional
benefit has been provided in
the form of common
landscaping areas in the
fronts of Lots 4,5,7,8, and 9.

LLDC Sections 3.3.30.1 and
3.3.40.a - Maximum Lot
Coverage / Minimum Green
Area

3.3.30.1 - 60 percent maximum

3.3.40.a - 40 percent minimum

The applicant proposes a Lot
Coverage on Lot 6 of 64%.

The applicant proposes a
Green Area on Lot 6 of 36%.

In support of this variance, the
Conceptual & Detailed
Development Plan provides
for increasing the rear yards / -
Usable Yard from 15 feet to 25
feet or more, and additional
Green Area beyond the LDC
required minimums, for all

lots except Lot 6. Additional
benefit has been provided in
the form of common
landscaping areas in the
fronts of Lots 4,5,7,8, and 9.

L.DC Section 3.3.30.e.2 - 15-Ft.
Usable Yard is required either
on the side or rear of each
unit

The applicant is proposing to
provide the required Usable
Yard in the rear of each unit,
but wishes to acknowledge
that the Usable Yard will be
limited in terms of the use of
the space, based on the same
protections that apply to the
Riparian Corridor.

1 recreation. At least 100% more

In support of this variance, the
proposed Usable Yard is 25
feet in depth or greater, as
opposed to the minimum 15
feet. The applicant also
indicates that by allowing
gates to be placed in the rear
yard fence, residents may
desire such restrictions on the
use of the Usable Yard to
preserve the natural aspects
of the drainageway so as to
use the space for passive

Green Area on townhouse
lots.
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LDC Section 4.10.60.01.a.3 &

4.10.60.02.a.1- Location of
Vehicle Parking & Circulation
Areas

“Off-street parking and
vehicular circulation shall not
be placed between buildings
and the streets to which those
buildings are primarily
oriented, except for driveway
parking associated with
single family development.”

“Parking lots shall be placed
to the rear of buildings...”

The proposed common
driveway provides vehicular
circulation for all nine lots,
and is located between the
buildings and NW Ponderosa
Avenue. Five parking spots,
located in two bays at the
west and east ends of the
common driveway, are
located between the
dwellings and NW Ponderosa
Avenue.

The applicant has submitted
supplemental cross-section
studies, which illustrate the
differences between locating
parking in front of the
dwellings, as opposed to
locating the parking in the
rear. Due to topography
issues, the requirement to
comply with City standards
for driveway slope, and to
fully protect the Riparian
Corridor, the applicant
indicates that the
compensating benefits of
providing the parking on the
north side of the dwellings
outweigh trying to locate the
parking to the rear of the
dwellings. Swapping the
locations of the parking and
dwellings allows the limits of
grading to be moved further
north (between 25' and 40') of
the 75-foot Riparian Corridor
line.

LDC Sections 3.3.30.e.1 and
4.10.60.01.b - Maximum Front
Yard Setback

3.3.30.e.1 - 25' maximum front
yard setback

4.10.60.01.b - “On sites with
100 ft. or more of
public...street frontage, at
least 50 percent of the site
frontage width shall be
occupied by buildings placed
within the maximum setback
established for the zone...For
sites with less than 100 ft. of
public...street frontage, at
least 40 percent of the site
frontage width shall be
occupied by buildings placed
within the maximum setback
established for the zone...”

The applicant requests to
allow all nine dwellings to be
located further from the front
property line than the
maximum 25’ setback.

Compensating benefits are
greater protection of the
Riparian Corridor from the
effects of fill necessary to
support vehicle driveway and
parking areas. Setting the
dwellings further from NW
Ponderosa Avenue means that
they will be constructed at a
lower elevation, leaving a
smaller visual presence from
the street, and providing
additional buffer from road
noise for the occupants of the
dwellings. Additional Green
Area provided on all interior
townhouse lots.
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LDC Section 4.7.90.01.b-

Signs in Residential Districts

“b. Special Instructions -

1. Attached signs shall not
extend above eaves.

2. Unless specified below,
signs shall be limited to one
frontage. '
3. Where a primary frontage
exceeds 100 ft.:

a) Permanent monument
signs are allowed - minimum
setback is

five ft.;

b) Maximum height for
temporary and monument
signs is six ft.;

¢) Maximum Sign Area is 16
sq. ft.; and

d) llluminated signs are
permitted.”

The applicant proposes a
sign containing
approximately 20 square feet,
and proposes to locate the
sign on Lot 6, which does not
have more than 100 feet of
primary frontage. The
applicant is requesting use of
the sign standards applicable
in the MUR district, which has
a maximum allowable area of
32 sq. ft.

The applicant indicates the
need to request a variation to
this standard (see Pages 73
and 74 of the applicant’s
narrative), based on the
proposed sign design.
However, no compensating
benefits have been proposed
by the applicant. The
applicant cites LDC Section
4.7.90.09.b as the applicable
review criteria for a variation
to a sign code standard,
which does not reference the
compensating benefits criteria
of LDC Section 2.5.40.04.a.1.
While it is not clear that
2.5.40.04.a.1, staff finds that

the applicant has not provided
reasonable justification for the

sign variation request in terms
of the square footage of the
sign, but finds that the
proposed location is
acceptable since the overall
development includes Tract A,
which does contain more than
100 feet of frontage. Staff
recommends that the request
to vary sign square footage be
denied, but that the applicant
be allowed to locate a sign
which complies with
residential district standards
at the location proposed.
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LDC Section 4.2.30.a.3 &

4.10.60.06.f - Pedestrian
Walkway Landscaping and
Vehicle Circulation Separation
Requirements

“Along sidewalks and multi-
use paths not located along
streets, a minimum

five ft.-wide landscaping
buffer is required on either
side of the facility.

Examples of sidewalks and
multi-use paths not located
along streets include
pedestrian and bicycle
connections between Cul-de-
sacs or between

residential areas and
neighborhood centers, etc.
Within these buffers, trees
4.2 -51.DC December 31, 2006
shall be planted at least every
30 ft., or as determined by the
type of tree

used. See Table 4.2-1 - Street
Trees and Table 4.2-2 -
Parking Lot Trees;”

“Where internal sidewalks
parallel and

abut a vehicular circulation
area, sidewalks shall be
raised a minimum of six

in., or shall be separated from
the vehicular circulation area
by a minimum

six-in. raised curb. In addition
to this requirement, a
landscaping strip at

least five ft. wide, or wheel
stops with landscaping strips
at least four ft. wide,

shall be provided to enhance
the separation of vehicular
from pedestrian

facilities.”

The Conceptual & Detailed

' Development Plan indicates

that the required landscape
buffer and associated trees
will only be provided on the
south side of the proposed
common sidewalk.

' for each unit.

The applicant indicates that
by not providing the
additional five foot landscape
buffer on the north side of the
proposed common sidewalk,
development activity can be
further minimized on the site
in order to provide additional
protections for the Riparian
Corridor.

Additionally, while in most
cases, space exists on the
individual lots to allow

moving the sidewaik south to
create the five foot landscape
buffer, the result would be a
reduced usable front yard area

In balancing the objectives of
the LDC, and given the limited
amount of vehicle and
pedestrian traffic associated
with nine dwelling units,
compensating benefits have
been justified for the
variations.
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LDC Section 4.5.80.04.c.3.a -
Mass Grading Limitations
6,500 sq. ft. limit

The applicant is requesting a
variation to this standard for
Lot9. Lot9is 7,134 sq. ft. in
area. The limit on grading is
6,500 sq. ft. However, based
on the applicant’s proposed
Conceptual & Detailed
Development Plan, there is no
need for a variation for Lot 9,
since it appears that the
graded area falls below the
6,500 sq. ft. limit.

Refer to the discussion under
LDC criterion 2.5.40.04.a.14
and 2.5.40.04.b below.

LDC Sections 4.5.80.04.c.1,
4.5.80.04.d.1, and 4.5.80.04.e -
Eight-Ft. Standard and
Terracing

The applicant is requesting to
vary this standard, by
proposing fills between 8 and
14.46 feet, on Lots 1 through
5, and by not providing
terracing.

Extenuating Circumstances
noted in LDC Section
4.5.80.04.c¢.2.b provide for an
exception up to 10 feet, based
on the applicant’s protection
of the Riparian Corridor. The
proposal does not meet the 2
extenuating conditions
exemption, which would
allow up to 12 foot fills, nor
the terracing requirements
that apply for allowable fills
over 8 feet.

The primary argument for the
requested variation is that by
concentrating development on
the north half of the site, and
locating fills that will exceed 8
feet in this area, the Highly
Protected Riparian Corridor
can be fully protected.
Additionally, the applicant
contends that the proposed
grading plan (as opposed to
other grading concepts that
were explored) is best suited
fo ensure that the pre-
development hydrological
function of the site’s
topography and stream is
maintained, post-
development. Additional fill
beyond the 12-ft. Standard
protects specific Significant
Trees along the Riparian
Corridor boundary.

LDC Table 4.0-1 - Collector
Street Improvement and
Right-of-Way Requirements

The applicant proposes a
reduced right-of-way
dedication on NW Ponderosa
Avenue (varies in width), and
Collector street
improvements with a
curbside sidewalk. Collector
streets typically require a 12-
ft. planter strip with setback
sidewalk.

The proposed right-of-way
width and street
improvements without a 12-ft.
planter strip allows for
additional protection of
existing Significant Trees at
the northeast corner of the
site, and an enhanced
common landscaping area on
Lots 4 through 6.
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LDC Section 4.12.60.1.(1) & (4)
- Tree Protection
Requirements

Applicant proposes
encroachments into
Significant Trees’ Circles of
Protection at specific
locations, for installation of
private stormwater '
management facilities.
Additional encroachments
are proposed at northeast
corner of site in area where
trees are not required to be
protected.

Construction of the proposed
public sewer line is an
exempted activity under the
Riparian Corridor protections
noted in LDC Section 4.13.50,
and encroachments into the
Riparian Corridor and
necessary removal of
Significant Vegetation are
exempt activities.

Construction of the proposed
private stormwater quality /
detention facility on Tract A
and Lots 1-3 is an exempt
activity per LDC Section
4.13.50.b.7. However,
Significant Vegetation within
the Riparian Corridor is
required to be protected
according to the Circle of
Protection requirements.

Applicant has provided
arborist’s report, and states
that arborist’s opinion is that
trees will not be negatively
impacted.

Applicant proposes protection
of additional Significant Trees
not required to be protected
per base LDC standards. Note
that these trees are being
utilized as compensating
benefits for other LDC
variation requests.

Conclusion on Requested Variations and Compensating Benefits-

In relation to Usable Yard variation and Maximum Front Yard setback variation,
compensating benefits have been provided in the form of protection of additional
Significant Trees beyond that required by the LDC, in the northeast corner of Lots 7,8,

and 9. Additional compensating benefits have been provided for all interior townhouse
lots (Lots 2,5, and 8), where the amount of Green Area provided exceeds the 20
percent minimum by at least 100%. Additionally, the proposed Usable Yards on all lots
are 25 feet in depth, which exceeds the minimum of 15 feet prescribed by LDC Section
3.3.30.3. In general, a greater amount of Green Area and open space is being provided
within the development site, than that required per LDC Section 3.3.40, with the
exception of the Lot Coverage / Green Area variation requested for Lot 6.
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With respect to the requested Green Area / Lot Coverage variation for Lot 6, Lot 6 is
encumbered by the necessary access driveway for the development site. Access points
are limited in number on NW Ponderosa Avenue due to its status as a Collector street.
Further, limiting the development site to a single driveway entrance improves safety for
ingress / egress on NW Ponderosa Avenue, as opposed to allowing multiple driveway
entrances. The required common access driveway increases the Lot Coverage for Lot 6
beyond the 60% maximum specified per LDC Section 3.3.30.i.

The applicant cites additional compensating benefits in the form of increases over the
minimum required Green Area for all Lots except Lots 1 and 6, a deeper Usable Yard,
and provision of common area landscaping along the site’s frontage. These
compensating benefits address requested variations to side yard setbacks on Lots
3,4,6, and 7, and internal sidewalk landscaping requirements along the common
pedestrian walkway.

The applicant cites compensating benefits of full protection of the Highly Protected
Riparian Corridor and limiting the mass grading impacts to between 25' and 40' from the
Riparian Corridor boundary, for requested variations to location of vehicle parking &
circulation relative to the dwellings, and for requested variations to the Collector street
right-of-way / improvements and Eight-Ft. Hillside Development Standard.

The requested variation to sign area and location is not fully supported because the
applicant has failed to provide compensating benefits. However, given that the
development site includes Tract A, which contains more than 100 feet of frontage on
NW Ponderosa Avenue, LDC Chapter 4.7 permits placement of a monument sign,
within Tract A. Since Tract A is being dedicated to the public as a Riparian Corridor and
Drainageway Tract, placement of a monument sign in Tract A is inappropriate. As long
as the sign otherwise complies with the residential district sign standards noted in LDC
Section 4.7.90.01.b (minimum setback of 5 feet, maximum height of six feet, maximum
sign area of 16 sq. ft., and compliance with vision clearance standards), and the
Planning Commission finds that the requested variation is supported by the criteria in
LDC Section 4.7.90.09, a variation to the location requirements is warranted.

As discussed above, compensating benefits have been provided that support the
variations being requested.

Other Applicable Base Zone Development Standards (RS-6) -

Land Use and Building Type
Applicable RS-6 Base Zone Standards :
Section 3.3.20 - PERMITTED USES

3.3.20.01 - Ministerial Development
a. Primary Uses Permitted Outright

1. Residential Use Types -
a) Family
2. Residential Building Types -
d) Attached - Townhouse, three to five units
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The subject site is zoned RS-6 (Low Density Residential). The proposed Conceptual
and Detailed Development Plan includes plans for nine single-family homes. The nine
homes are divided into three groups of three attached dwelllings each. The narrative
and drawings indicate that the proposed use and residential building type for each of
the nine lots is consistent with the family use type and Attached-Townhouse building
type noted in LDC Section 3.3.20.01.a.

Density
The RS-6 district implements the Comprehensive Plan Designation of Residential - Low

Density, and per Section 3.3.30.a, further requires that all new Residential Subdivisions
and Planned Developments achieve a minimum density of 4 dwelling units per acre.
The subject site is 2.55 acres in size. Prior to consideration of additional public right-of-
way dedication requirements for NW Ponderosa Avenue and dedication of a
drainageway and Riparian Corridor tract, as specified in Article IV of the LDC, the
minimum number of required dwelling units on 2.55 acres is 10 dwelling units. The
maximum permissible number of dwelling units is 15, per LDC Section 3.3.30.b.

The requirements for minimum and maximum number of dwelling units can be
adjusted, at the applicant’s request, based on the LDC Definition for Area, Net. This
allows the minimum number of dwelling units required to be reduced, by reducing the
Net Area of a development site, due to “Significant Natural Feature areas dedicated to
the public’. The Deer Run Park subdivision proposal includes dedication of a 61,097
square feet (1.4 acre) drainageway and Riparian Corridor tract to the public, known as
Tract A. This reduces the Net Area of the development site to 1.15 acres. Table B
illustrates the number of required and allowed dwelling units, considering both base
Comprehensive Plan and RS-6 district requirements, and reductions in minimum
required density per the definition of Area, Net.

The applicant’s proposal for nine dwelling units is below the base minimum requirement
of 10 dwelling units, but exceeds the base minimum requirement of 5 dwelling units
when choosing to remove Tract A from the equation. The proposal does not exceed the
maximum permitted density in either case, and is consistent with the density provisions
of LDC Section 3.3.30.a, as well as the Comprehensive Plan designation of Residential
- Low Density.

TABLE B:
Required and Proposed Densit

With Tract A

2.55 acres 2.55 acres

10.22 dwelling units

4.6? dwelling units

15.3% dwelling units

15.3% dwelling units

Without Tract A3

2.55 acres 1.15 acres’
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" As defined in LDC Chapter 1.6, Area, Net : Total area of a parcel or site, usually expressed in acres and excluding
existing public street rights-of-way and, if a developer desires, excluding public parks, Significant Natural Feature areas
dedicated to the public, and/or other areas permanently precluded from development due to development constraints or
conservation easements. Planned streets shall not be excluded from the net area.

2 Fractions - When the sum of the dwelling units is a fraction of a dwelling unit, and the
fraction is equal to or greater than 0.5, an additional dwelling unit shall be required
(minimum density) or allowed (maximum density). If the fraction is less than 0.5, an
additional dwelling unit shall not be required or allowed.

*As permitted by the definition for Area, Net, an applicant may request to lower the minimum number of required
dwelling units per acre, by adjusting the Net Area of a development site based on dedication of public lands.

RS-6 Development Standards

The proposed Conceptual & Detailed Development Plan and Tentative Subdivision Plat
indicates that the standards for single-attached dwellings, listed in LDC Section
3.3.30(c) & (d), for minimum lot area (2,500 square feet) and minimum lot width (25
feet), are satisfied.

The applicant is requesting variations to specific building setback standards, listed in
LDC Section 3.3.30(e), as noted in Table A, above. Except for the requested setback
variations, the proposed Conceptual & Detailed Development Plan indicates that the
10-ft. minimum front yard and 5-ft. minimum rear yard setbacks are satisfied for each of
the nine dwelling units.

15-Ft. Usable Yard

LDC Section 3.3.30.e(2) requires that a 15 ft. usable yard be provided either on the side
or rear of the dwelling. The LDC does not define “Usable Yard”, but does define Yard
as “Open Space unobstructed from the ground upward except as otherwise provided in
this Code.” The standard interpretation of Usable Yard is a composite of normal .
residential side and rear yards, with the additional caveat that no structures are to be
located in the usable yard area. This is akin to the LDC Green Area standard. The LDC
permits accessory structures such as shops and sheds to be located in side and rear
yards, per standards in Chapter 4.3, and these structures are required to be excluded
from the Green Area calculation. Since the standard for Usable Yard allows the area to
be provided either on the side or rear of the dwelling, and only Lot 9 clearly meets this
standard in the side yard of the dwelling, it is determined that the applicant intends to
meet this standard by placing the usable yard in the rear of each dwelling.

The proposed Conceptual & Detailed Development Plan indicates that all dwellings will
be located a minimum of 25 feet from the rear property line of each lot. This is partly
due to the requirement for a 75-ft. Highly Protected Riparian Corridor, and in some
cases a greater distance is provided to account for preservation of Significant Trees
that straddle the 75-ft Riparian Corridor boundary. The applicant proposes to construct
a wood fence along the 75-ft. Riparian Corridor boundary line, to indicate an additional
level of protection. Additionally, the LDC prohibits most development activities within
Riparian Corridors.

The applicant is proposing, as part of the Riparian Corridor protection requirements,
that the first 50-feet nearest the top-of-bank be dedicated to the public as Tract A. An
additional 25-feet on each lot is proposed as part of the overall 75-foot Riparian
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Corridor, and this area is intended to satisfy the 15-ft. Usable Yard requirement as well.
As noted under the review criterion of Section 2.5.40.04.a.1 above, the applicant is
proposing a variation to the Usable Yard requirement not from a dimensional aspect,
but in the sense that activities within the Usable Yard will be limited to those activities
that are permissible with the Highly Protected Riparian Corridor, as outlined in LDC
Section 4.13.50. This, in effect, creates an area that is consistent with the 15-foot
dimensional requirements for a Usable Yard.

The primary purpose of the Usable Yard requirement is to provide open space and a
sense of livability for the residents within a development site. This standard is
particularly critical in relationship to the 2006 LDC, due to the smaller lot widths and lot
areas now permissible. The definition for Green Area includes “private preservation
areas”, and the applicant argues that the use characteristics of Green Area and Usable
Yard are intended to be similar. Though there are restrictions on development activities
within the Riparian Corridor, this provides an opportunity for passive enjoyment of the
space, from a naturalist’s perspective. The applicant’s proposal to provide the wooden
fence, and additional restrictive language on the Subdivision Plat, CC&Rs, and deed
restrictions provides assurances that the residents understand the use limitations within
the 25' Riparian Corridor easement on each lot.

According to the applicant, it is reasonable to assign the Usable Yard requirement to
the same area of the development site as the Highly Protected Riparian Corridor,
realizing that perspective home buyers will be informed at many different levels, and
that they may actually desire such a scenario.

The proposed Conceptual & Detailed Development Plan indicates that the minimum
garage setback of 19 feet, identified in LDC Section 3.3.30.f, is satisfied. Section
3.3.30.f also requires compliance with the garage orientation standards identified in
Chapter 4.10 (PODS). This is discussed in further detail below, under LDC Section
3.3.60.

The proposed Conceptual & Detailed Development Plan indicates that the homes will
be three stories in height. Per LDC Section 3.3.30.h, maximum height is limited to 30
feet. Based on how building height is calculated per the LDC Definition for Height of
Buildings and standard construction practices, a three-story home will almost always
comply with the 30-foot limitation. This standard will be further verified through the
building permit process.

As noted in Table A, the applicant is requesting a variation to the Maximum Lot
Coverage standard noted in LDC Section 3.3.30.1, for Lot 6 only.

Off-Street Parking (LDC Sections 3.3.30.j and 4.1.30)

Nine dwelling units are proposed, each of which is a single-family attached building
type. The minimum number of required vehicle parking spaces is prescribed by LDC
Section 4.1.30.a.2, as follows:
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Applicable LDC Section 4.1.30 \
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.

a. Residential Uses Per Building Type -

2. Duplex, Attached, and Multi-dwelling -

a) Vehicles -

1) Studio or Efficiency Unit - One space per unit.
2) One-bedroom Unit - One space per unit.

3) Two-bedroom Unit - 1.5 spaces per unit.

4) Three-bedroom Unit - 2.5 spaces per unit.

Vehicle parking requirements are determined by the number of bedrooms within each
dwelling unit. The applicant has not proposed a bedroom count for each unit, but
indicates that the units will likely contain a mix of two and three bedrooms (see Page 40
and 42 of the Narrative). LDC Section 4.1.20.0 limits the maximum number of vehicle
parking spaces to not more than 30% of the minimum number required. If all nine
dwellings contained three bedroom units, twenty-three parking spaces would be
required. Based on the proposed 24 vehicle parking spaces, only one “overflow” space
would be provided to accommodate guest parking. A maximum of 35 vehicle parking
spaces would be permissible under this scenario, although based on the proposed
Conceptual & Detailed Development Plan, there are severe constraints to developing
additional vehicle parking spaces due to topography and Riparian Corridor protections.

There are concerns that providing one vehicle space in addition to the LDC required
minimum is not enough to serve the overflow situation that sometimes occurs in higher-
density developments. Additionally, there is no on-street parking available to
accommodate overflow parking on NW Ponderosa Avenue, as there sometimes is in
other residential neighborhoods. Finally, there are concerns from a fire protection
standpoint that the common driveway and parking area will become overcrowded during
peak use periods, and emergency vehicle access lanes might be hindered by vehicles
parked illegally.

Staff proposes a condition of approval which provides for a mix of four (4) two bedroom
units, and five (5) three bedroom units (see Condition # 5). This results in a minimum
parking requirement of 19 spaces, and a maximum allowance of 24 spaces. The
Conceptual & Detailed Development Plan illustrates 24 vehicle parking spaces. The
proposal, as conditioned, would be consistent with the minimum and maximum number
of vehicle parking spaces prescribed by LDC Section 4.1.20.0 and 4.1.30, and as
required per the RS-6 district.

Bicycle Parking

Applicable LDC Section 4.1.30
b) Bicycles -
1) Studio or Efficiency Unit - One space per-unit.
2) One-bedroom Unit - One space per unit.
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3) Two-bedroom Unit - 1.5 spaces per unit.

4) Three-bedroom Unit - Two spaces per unit.

The required bicycle parking may be located within a structure, in accordance
with the provisions of Section 4.1.70.

Based on the bedroom limitations proposed by the applicant, sixteen bicycle parking
spaces are required. Per LDC Section 4.1.30, the required bicycle parking spaces may
be provided within each of the nine dwelling units, as long as the standards in Section
4.1.70 are adhered to. The applicant is proposing two bicycle parking spaces within the
garage of each unit, as well as a covered bicycle parking structure, to be placed on Lot
5, on the north side of the common driveway. Since the dimensional requirements of
required bicycle parking within the dwelling units cannot be determined until floor plans
and site plans are submitted through the building permit process, a condition of
approval has been provided which ensures that the LDC standards of Section 4.1.70
are adhered to (see Condition # 8). As conditioned, the vehicle and parking
requirements prescribed by Section 4.1.30 of the LDC are satisfied.

Vehicular Access Requirements from Chapter 4.1

Applicable LDC Standards for Vehicular Access to Individual Lots

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. A permit
from the Development Services Division shall be required to construct parking, loading,
and access facilities, except for Single Detached, Duplex, Single Attached, and Attached
Building Types; and Manufactured Dwellings.

a. Access fo Arterial, Collector, and Neighborhood Collector Streets
1. Off-street facilities shall be designed and constructed with turnaround areas
to prevent back-up movement onto Arterial Streets.

2. Location and design of all accesses to and/or from Arterial, Collector, and
Neighborhood Collector Streets, as designated in the Corvallis Transportation
Plan, are subject to review and approval by the City Engineer. Accesses

shall be located a minimum of 150 ft. from any other access or street
intersection. Exceptions to this requirements may be granted by the City
Engineer. Evaluations of exceptions shall consider the posted speed for the
street on which access is proposed, constraints due to lot patterns, and
effects on the safety and capacity of the adjacent public street, bicycle, and
pedestrian facilities.

3. When developed property will be expanded or altered in a manner that
significantly affects on-site parking or circulation, both existing and proposed
accesses shall be reviewed under the standards in “2,"” above. As a part of

an expansion or alteration approval, the City may require relocation and/or
reconstruction of existing accesses not meeting those standards.

I. Driveways -
1. Driveways shall be surfaced as required by standards established by the City
Engineer. No point along the driveway length shall traverse a slope in
excess of 15 percent. The location and design of the driveway within the lot
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frontage shall provide for unobstructed sight per the Vision Clearance
requirements in Section 4.1.40.c. Requests for exceptions to these
requirements will be evaluated by the City Engineer, who will consider the
physical limitations of the lot and the safety impacts to vehicular, bicycle, and
pedestrian traffic.

2. Single-family (Attached or Detached) and Duplex development shall be
limited to a maximum 20 ft.-wide curb cut. An exception to this provision may
be granted in situations where steep terrain in excess of a 15 percent grade
prevents compliance. Additional exceptions to this requirement may be
obtained through the procedures outlined in Chapter 2.12 - Lot Development
Option and Chapter 2.5 - Planned Development.

The applicant proposes a common access driveway, providing a single driveway
entrance on NW Ponderosa Avenue, and serving all nine lots. The driveway has been
reviewed for compliance with the City’s Off-Street Parking and Access Standards and is
in compliance with the City Engineer’s standards, as required per LDC Section 4.1.40.a
and 4.1.40.1 above.

Since the applicant is proposing a number of common area improvements (driveway,
parking areas, retaining walls, landscaping, and bike shelter), it will be necessary to
coordinate these improvements either through a separate permit, or during the review
of building permits on each lot. It will be necessary to allow some flexibility to the
applicant for the timing of constructing these improvements so they are not damaged
during construction of the individual homes, but so that prior to issuance of certificates
of occupancy for the dwellings, the future residents have paved access and other
common area improvements installed. The common driveway, retaining walls, bike
shelter, and all common area landscaping located west, north, and east of the common
driveway shall be installed prior to issuance of final certificates of occupancy for the first
home (see Condition # 6).

Other RS-6 standards

The proposed Conceptual & Detailed Development Plan indicates conceptual locations
for heat pump units, which is an option for each lot. Per LDC Section 3.3.30.k,
mechanical units are to be located outside of required setback areas. Although the
applicant has not indicated a request to vary this standard, the illustrations do not
clearly show that this standard is satisfied. A condition of approval has been provided
which clarifies the intention to comply with this standard (see Condition # 10).

LDC Sections 3.3.30.m through Section 3.3.30.r, Section 3.3.40, and 3.3.60 address
additional provisions in Article IV of the LDC. These are discussed in further detail
below, based on related Conceptual Development Plan review criteria outlined in LDC
Section 2.5.40.04.

Conclusion on Conformance to RS-6 District Development Standards

Except for the variations noted in the review criteria under LDC Section 2.5.40.04.a.1,
(and permitted through LDC Section 3.3.70), or as conditioned, the proposal is
otherwise consistent with the RS-6 zone development standards, and all applicable

Deer Run Park Subdivision (PLD08-00013 / SUB08-00007) Page 23 of 97

- Page 23 of 395

CITY COUNCIL STAFF REPORT - DEER RUN PARK SUBDIVISION
EXHIBIT Il



LDC requirements in the supplemental LDC Chapters cross-referenced within the RS-6
zone above.

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

The proposal includes nine residential lots, available for development of attached
single-family dwellings, as permitted in the RS-6 zone. All nine dwellings are oriented
toward NW Ponderosa Avenue, but located away from the street, at varying distances.
The rear of each dwelling is oriented parallel to the Riparian Corridor, which constitutes
the southern half of the site. ‘

All nine units are served by a common driveway, which intersects the NW Ponderosa
Avenue frontage on Lot 6, and which splits east and west to serve individual driveways
for vehicle parking, which is located in front of each home. Additional vehicle parking is
provided in two bays, one at the west end of the developed portion of the site, and one
at the east end. All vehicle parking and access is located between the dwellings and
NW Ponderosa Avenue. Although the LDC allows vehicle parking for single-family
development to be located between the home and the street, the common driveway is
required to be located behind or to the side of the homes, based on standards in LDC
Section 4.10.60.01.a.3. Refer to the discussion above for this requested variation.

The locations of the homes are such that neighboring properties are generally well
buffered from the development, with the exception of Lot 9 and the adjacent parking
area, which backs up to homes on NW Casia Place. The applicant has provided a 5-ft.
minimum landscape buffer prescribed by LDC Section 4.2.20.e, and proposes an
additional screening fence along the east property line.

All homes have sidewalk access from the front doors to a common sidewalk, which
provides access to the proposed public sidewalk on NW Ponderosa Avenue. All front
doors of the homes are located within 200-foot of the NW Ponderosa Avenue sidewalk,
as prescribed by LDC Section 4.10.60.01.a.1.

Due to the existing topography, the site is intended to be graded and filled to allow
moderate transitions between the lots, and to allow vehicles and pedestrians to safely
navigate the site. All driveways are intended to comply with the City’s slope standard of
15 % maximum.

The southern half of the site contains a Highly Protected Riparian Corridor and mapped
Landslide Runout area. The applicant intends to comply with the Natural Features
Protection requirements for both features, as outlined in Chapters 4.5 and 4.13 of the
LDC. This is discussed in greater detail, under the Conceptual & Detailed Development
Plan review criterion below (LDC Sections 2.5.40.04.a.14 and 2.5.40.04.b).

3. Visual elements (scale, structural design and form, materials, etc.);

The applicant has not submitted architectural elevations, but has illustrated conceptual
building footprints on the Conceptual & Detailed Development Plan, conceptual floor
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plans (see Attachment L - Pages 154 through 158 of 167), and indicates that the

dwellings will be three stories in height with a garage at mid-level, and have stepped

foundations which transition with the grade and provide daylight basements facing the
“Riparian Corridor (see Attachment K).

The applicant proposes that architectural details of the homes be evaluated in
relationship to the LDC Pedestrian Oriented Design Standards (PODS), at time of
building permit submittal. Staff has prepared an analysis of all applicable PODS in
relationship to the proposed Conceptual & Detailed Development Plan. Refer to the
discussion under review criteria 2.5.40.04.a.13 below. As per the discussion below, and
except where specific variations to PODS are noted in Table A above, the application
complies with the PODS outlined in LDC Section 4.10.60. Conformance to these
standards is considered to be consistent with the visual elements criterion.

4. Noise attenuation;

Noise impacts from the proposed residential development are anticipated to be
consistent with what is expected in a low density, single-family residential
neighborhood. The proposed development should not create negative compatibility
impacts related to noise.

5. Odors and emissions;

Odors generated from the proposed development are not anticipated to create
compatibility impacts with the surrounding neighborhood.

6. Lighting;

Applicable LDC standards (Section 4.2.80) :

Section 4.2.80 - SITE AND STREET LIGHTING

Pursuant to City Council Policy 91-9.04, “The City of Corvallis is interested in well
shielded, energy efficient street lighting sources that direct the light source
downward where it is needed, not up or sideways where it is wasted and causes
glare, light trespass, and bright skies.”

All developers shall submit a proposed lighting plan for approval that meets the
functional security needs of the proposed land use without adversely affecting
adjacent properties or the community. This criteria is satisfied upon compliance
with the provisions listed below and shall be substantiated by the applicant’s
submittal of the necessary information to demonstrate compliance, such as
information including but not limited to manufacturers’ specifications:

a. For safety purposes, lighting shall be provided in all areas designed to include
pedestrian activities, such as streets, sidewalks, multi-use paths, parking lots,
buildings, and plazas.

b. With the exception of lighting for public streets, which is maintained by the City
through a contract with an electric company, all other lighting used to illuminate
streets, buildings, sidewalks, muiti-use paths, parking lots, plazas, or the
landscape,

shall be evaluated during the plan review process associated with requests for
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permits.

d.Light sources shall be concealed or shielded to the maximum extent feasible to
minimize the potential for glare and unnecessary diffusion on adjacent property.
Compliance with this provision shall be demonstrated by ensuring that, when
evaluated from a point four ft. above the ground, bulbs of light fixtures are not
visible from adjacent property.

g. Background spaces such as parking lots shall be illuminated as unobtrusively
as possible to meet the functional needs of safe circulation and of protecting
people and property. Foreground spaces, such as building entrances and plaza
seating areas, shall use local lighting that defines the space without glare.

The applicant proposes site lighting to illuminate the common vehicle and pedestrian
areas of the site (see Attachment K - page 4 of 17). The applicant has not indicated a
request to vary from the standards in LDC Section 4.2.80. The constructed light fixtures
will be evaluated at time of electrical / construction permit submittal. As proposed, the
plans indicate that the criteria in LDC Section 4.2.80 are satisfied.

7. Signage;

Applicable LDC Sign Code Standards - Chapter 4.7

4.7.90.01 - Sign Standards for All Residential Zones Except MUR
b. Special Instructions -

1. Attached signs shall not extend above eaves.

2. Unless specified below, signs shall be limited to one frontage.
3. Where a primary frontage exceeds 100 ft.:

a) Permanent monument signs are allowed - minimum setback is
five ft.;

b) Maximum height for temporary and monument signs is six ft.;
¢) Maximum Sign Area is 16 sq. ft.; and

d) Hluminated signs are permitted.

4.7.90.09 - Signs in Planned Developments

A sign plan shall be required for all Planned Developments consistent with Chapter

2.5 - Planned Development, whether or not variations from the requirements of this
- Chapter are requested. The plan shall establish the location and allocation

guidelines for signs in a way that ensures all parties in the development have an

equitable opportunity to communicate through signs without creating undue negative

effects on surrounding properties. The sign plan shall be reviewed as follows:

a. The sign plan shall be reviewed by the Planning Commission concurrently

with the Detailed Development Plan.

b. Before approving the sign plan, the Commission shall find that the signs in

the proposed sign plan comply with this Code and/or are compatible with the

types of development, existing and future, surrounding the Planned

Development.

c. A Sign Permit for each sign in a Planned Development shall be obtained prior

to construction or installation. A proposed sign shali comply with these

regulations and any additional guidelines or conditions specified in the

approved sign plan before a Permit may be issued for the sign.
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The applicant has submitted a proposed sign for the subdivision (see Attachment L -
Page 167 of 167). The sign, as proposed does not comply with the standards for signs
in a residential district, as noted in LDC Section 4.7.90.01. Signs in residential districts
are limited in square footage and height, based on the length of a lot’s primary frontage.
Where the primary frontage of a lot exceeds 100, a free-standing sign is permitted, but
is limited to an area of 16 square feet, and a height of six feet. Only Tract A contains
more than 100' of primary frontage. The proposed sign does not exceed the height
limitation, but exceeds the maximum allowed area and is located on Lot 6, which does
not have 100 feet of frontage. The applicant is requesting use of the sign standards
applicable in the MUR district, which has a maximum allowable area of 32 sq. ft. Refer
to Table A, above.

LDC Section 4.7.90.09 allows variations to the standards in the Sign Code to be
processed through the Conceptual & Detailed Development Plan review process. The
sign variations may be approved if it is found that the sign is “compatible with the

types of development, existing and future, surrounding the Planned Development.” As
presented in Attachments K and L, the sign is consistent with other monument signs
that serve residential developments, is low in height, and is located on the site in a way
that complements the residential character of the neighborhood. The sign is the only
proposed sign for the development.

The applicant indicates the need to request a variation to the square footage limit of 16
square feet (see Pages 73 and 74 of the applicant’s narrative). However, no
compensating benefits have been proposed by the applicant. The applicant cites LDC
Section 4.7.90.09.b as the applicable review criteria for a variation to a sign code
standard, which does not reference the compensating benefits criteria of LDC Section
2.5.40.04.a.1. Staff finds that the applicant has not provided reasonable justification for
the sign square footage variation request, and recommends that this particular
component of the variation request be denied. However, given that Tract A is a Highly
Protected Riparian Corridor and contains more than 100 feet of frontage on NW
Ponderosa Avenue, it is reasonable to allow the applicant to relocate a sign that would
normally be permitted within the frontage of Tract A to the developed portion of the site
and away from the Riparian Corridor. As proposed, staff finds that the location of the
sign is warranted, based on compensating benefits of public dedication of Tract A (see
Condition # 27).

8. Landscaping for buffering and screening;

The proposed Conceptual & Detailed Development Plan (see Attachment K) includes
a Conceptual Landscape and Irrigation Plan. Landscaping is generally divided into two
categories. Most of the landscaping located to the west, north, and east of the common
driveway is considered to be common area landscaping, although it is located on
individual lots. All other landscaping to the south of the common driveway is considered
to be private landscaping, installed and maintained on an individual lot basis. The
applicant has indicated that a “common area” easement will be provided (see proposed
Tentative Subdivision Plat) to delineate the line between common area improvements,
and private landscaping improvements.
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Landscaping improvements associated with the common areas include the following:

. required street trees and other plantings associated with the planter located
between the NW Ponderosa Avenue sidewalk and the private retaining wall

. required parking area buffering and screening plants

. common area trees on Lots 4,5, and 6, located in the planter to the west of the
common driveway entrance

. preserved trees located in the planter to the east of the common driveway
entrance

Landscaping improvements associated with individual lot development include the
following:

. trees, to be located on the south side of the common pedestrian walkway
. required Green Area landscaping (per LDC Section 3.3.40) and other
landscaping installed by private owners, at time of building permit

RS-6 Landscaping / Green Area Requirements

Per LDC Section 3.3.40, end townhouse unit lots are required to have a minimum of
40% Green Area, and center unit townhouse lots are required to have a minimum of
20% Green Area. As noted in Table A above, the applicant is requesting a variation to
the required 40% Green Area for Lot 6. All other lots are proposed to comply with, and
in most cases, exceed the minimum required Green Area.

Common area landscaping is to be installed with other site improvements that serve
common, private improvements, such as the grading, driveway, private utility, and
retaining wall construction. Individual lot landscaping will be installed as each lot
develops, through the building permit process. LDC Section 3.3.40 requires both the
Green Area standard (which may include both vegetated areas as well as pedestrian
improvements such as sidewalks) as well as a minimum area of vegetation per lot (15%
of the gross lot area for end units and 10% of the gross lot area for center units). The
minimum area of vegetation may be provided in “naturally preserved vegetation”. Based
on the Riparian Corridor protection area on each lot, and additional common area
landscaping attributed to each lot through the Conceptual & Detailed Development
Plan, all lots comply with the vegetated area requirements of Section 3.3.40.a.

Section 3.3.40.c requires a Private Outdoor Space for each dwelling unit, “to be
viewable and accessed by the interior space via doors and windows”. This area is
provided in the rear of each unit, facing the Riparian Corridor, and will be accessed
through the daylight basement of each home. This standard is satisfied.

Applicable LDC requirements -

Section 4.2.20 - GENERAL PROVISIONS

a. Required Landscaping -
1. Landscaping and Irrigation Plans - Where a landscape plan is required by
this Code, by a particular proposal, and/or by Conditions of Approval, detailed
planting plans, irrigation plans and other related pilans shall be submitted for
review and approval with Building Permit applications and/or prior to the
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recordation of a Final Plat, as applicable. Building Permits, including
Foundation Permits, shall not be issued until the Director has determined that
the plans comply with the purposes clause and specific standards in this
Chapter, any specific proposal(s), and/or Conditions of Approval that apply

to the particular project. On a case by case basis, and where no Significant
Natural Features would be impacted, the Director may grant an exception

and allow the issuance of permits. Required landscaping shall be reviewed
and approved by the Director, and in no case shall landscaping be less than
that required by this Chapter. Landscaping shall consist of ground cover,
shrubbery, and trees.

2. Installation - All required landscaping and related improvements, such as
irrigation, etc., shall be completed prior to the issuance of a Certificate of
Occupancy. Additionally, all required landscaping and related improvements
within the public right-of-way, and/or required by Conditions of Approval in
conjunction with recording of the Final Plat, shall be completed or financially
guaranteed prior to the recording of a Final Plat. If an applicant chooses to
financially secure landscaping and related improvements in order to record
a Final Plat, such financial security shall be consistent with the provisions of
this Code, shall be reviewed and approved by the Director, and shall be for
an amount at least equivalent to 120 percent of the cost of the installation of
the landscaping and related improvements.

3. Coverage within Three Years - All required landscaping shall provide a
minimum 90 percent ground coverage within three years. A financial
guarantee shall be provided for new residential development, with the
exception of areas within single-family or Duplex lots. A financial guarantee
shall also be provided for new nonresidential development, and
nonresidential redevelopment that involves a 3,000 sq. ft. or 20 percent
expansion, whichever is less, except that 20 percent expansions less than
500 sq. ft. are exempt. The financial guarantee shall cover maintenance for

a three-year period from the date that the landscaping was installed by the
applicant and accepted by the City. This guarantee shall be established prior
to the issuance of a Final Certificate of Occupancy and prior to recording of
a Final Plat. Additionally, this guarantee shall be consistent with the
provisions of this Code, shall be reviewed and approved by the Director, and
shall be for an amount that is at least equivalent to 50 percent of the cost of
installation of required landscaping and related improvements, plus 20
percent of the 50 percent figure.

To release this guarantee at the end of the three-year period, the developer
shall provide a report to the Director. This 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.

Condition of Approval # 25 implements the requirements of Section 4.2.20.a., noted
above. The applicant has indicated an intent to comply with these standards.

b. Appropriate care and maintenance of landscaping on-site and landscaping in the
adjacent right-of-way is the right and responsibility of the property owner, unless City
ordinances specify otherwise for general public and safety reasons. A City permit

is required to plant, remove, or prune any trees in a public right-of-way. Pruning

shall be in accordance with the American National Standards Institute (ANSI) A300
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standards for Tree Care Operations. Landscaping, buffering, and screening
required by this Code shall be maintained. If street trees or other plant materials do
not survive or are removed, materials shall be replaced in kind.

The applicant’s narrative indicates that a Homeowner's Association (HOA) will be
formed for the nine lots, and that all required landscaping will be maintained by this
association or by individual lot owners.

Significant Vegetation Protection

Applicable LDC requirements - continued :

c. Protection of Shrub, Ground Cover and Tree Specimens in Inventoried Areas

of the Adopted Natural Features Inventory Map dated December 20, 2004 -
1. For shrub, groundcover, and tree specimens within the areas inventoried as
part of the Natural Features Inventory, preservation requirements shall be in
accordance with the provisions of Chapter 4.5 - Natural Hazard and Hillside
Development Provisions, Chapter 4.11 - Minimum Assured Development
Area (MADA), Chapter 4.12 - Significant Vegetation Protection Provisions,
and Chapter 4.13 - Riparian Corridor and Wetland Provisions. See Adopted
Natural Features Inventory Map dated December 20, 2004, for information
regarding areas inventoried as part of the Natural Features Inventory.

2. Plants to be preserved and methods of protection shall be indicated on the
detailed planting pian submitted for approval. Existing trees and shrubs shall
be considered preserved if the standards in Section 4.12.60.f are met.

The entire site was inventoried as part of the Natural Features Inventory and Significant
Vegetation associated with the Highly Protected Riparian Corridor is required to be
protected. No other mapped Significant Vegetation exists on the development site.

The applicant has hired the services of an arborist, and an arborist’s report is included
in Attachment L (see Pages 159 through 162 of 167). The applicant indicates that all
Significant Trees located within the 75-foot Riparian Corridor will be preserved. There
are Significant Trees located outside of the Riparian Corridor, in the northern,
developable portion of the site that are intended to be removed. Additionally, five trees
in the developable northeast corner of the site are proposed to be preserved, in order to
provide compensating benefits for some of the variations being requested.

The proposed Conceptual & Detailed Development Plan includes an Existing
Conditions Exhibit, which differentiates between trees to be preserved (approximately
195 trees), and trees to be removed (approximately 40 trees). The trees to be
preserved include the additional symbology of the required Circle of Protection (per
LDC Section 4.12.60.f). The applicant’s Natural Resource Preservation Plan illustrates
the trees to be preserved, in relationship to the proposed development.

Some of the Significant Trees are outside of Tract A, but still in the 75-foot Riparian
Corridor, on individual lots. The plan indicates that approximately 6 Significant Trees lie
within the Highly Protected Riparian Corridor, on individual lots, and have branches and
roots which extend over the 75-foot Riparian Corridor boundary line. The applicant
states that these trees will be preserved. Tree protection measures will need to be in
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place and inspected by City staff prior to commencement of any construction work, both
for common site improvements and for individual home construction (see Condition #
25). "

Additionally, the applicant is proposing that the southerly 25 feet of each lot which falls
within the 75-foot Highly Protected Riparian Corridor will have a Riparian Corridor
Easement placed over the lot, in order to implement specific restrictions outlined in LDC
Section 4.13.50 and 4.13.70.02.d.5 and as specified in the narrative (see Condition #
21). Refer to the Natural Features discussion below for further information on Tract and
Easement requirements related to the Riparian Corridor.

Applicable LDC requirements - continued :

e. Planters and boundary areas used for required plantings shall have a minimum

diameter of five ft., or 2.5 ft. radius, inside dimensions. Where the curb or the edge
of these areas is used as a tire stop for parking, the planter or boundary plantings
shall be a minimum width of 7.5 ft.

Section 4.2.20(e) of the LDC requires a minimum 5 ft. deep landscape buffer between a
parking area and adjacent property lines. The proposed site plan and landscape plans
illustrate a buffer between the proposed eastern parking bay and the adjacent east
property line of five feet. This standard is satisfied.

Applicable LDC requirements - continued :

f. Irrigation Systems - With the exception of individual lots for single-family and
Duplex development, irrigation systems shall be required, provided, and maintained
for all required landscape areas in all zones, unless waived by the Director. These
irrigation systems are for the purpose of ensuring survival of plant materials in
required landscape areas. The Director may waive the requirement for irrigation
systems in areas containing established trees and shrubs that are more than five
years old, and are retained as significant vegetation in common, open space tracts
and areas. Irrigation systems needed to establish trees and shrubs in Natural
Resource and Natural Hazard areas are required. Where required, a detailed
irrigation system plan shall be submitted with Building Permit applications. The plan
shall indicate source of water, pipe location and size, and specifications of backflow
device. The irrigation system shall utilize 100 percent sprinkler head-to-head
coverage or sufficient coverage to ensure 90 percent coverage of plant materials in
three years.

In order to minimize the effects that an extensive irrigation system might have on the
Riparian Corridor, irrigation should be limited as much as possible, according to the
exemptions permitted in LDC Section 4.2.20.1. Irrigation is required for the common
area landscaping and street trees, but not for the private, individual lot landscaping and
pedestrian walkway trees. Condition of Approval # 25 and LDC Section 4.2.20.f
implements these requirements. The applicant intends to comply with these standards.

Applicable LDC requirements - continued :

g. In no case shall shrubs, conifer trees, or other screening be permitted within Vision
Clearance Areas of street, alley, or driveway intersections, or where the City

Engineer otherwise deems such plantings would endanger pedestrians and

vehicles.
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The proposed Conceptual Landscape plan illustrates the required Vision Clearance
Areas, abutting the driveway entrances on NW Ponderosa Avenue. There are no
private improvements proposed within these areas that have the potential to violate the
City’s Vision Clearance standards. The applicant has not indicated, in the narrative, a
request to vary from these standards. Therefore, the proposed Conceptual & Detailed
Development Plan complies with these standards. This will need to be re-verified

through the construction permitting process. With submittal of the final landscape plans,

the applicant shall ensure that the City’s vision clearance standards are satisfied in all
locations on the development site (see Condition # 28).

Street Trees

Section 4.2.30 - REQUIRED TREE PLANTINGS AND MAINTENANCE

a. Tree Plantings -

Tree plantings in accordance with this Section are required for all landscape areas,
including but not limited to parking lots for four or more cars, public street frontages,
private streets, multi-use paths, sidewalks that are not located along streets, alleys,
and along private drives more than 150 ft. long.

1. Street Trees -

a) Along streets, trees shall be planted in designated landscape parkway
areas or within areas specified in a City-adopted street tree plan.

Where there is no designated landscape parkway area, street trees

shall be planted in yard areas adjacent to the street, except as

allowed elsewhere by “d,” below;

b) Along all streets with planting strips in excess of six ft. wide and where
power lines are located underground, a minimum of 80 percent of the
street trees shall be large canopy trees;

c) Planting strips on Local Connector and Local Streets shall be planted
with medium canopy trees; and

d) if planting strips are not provided on Arterial, Collector, and
Neighborhood Collector Streets, an equivalent number of the required
large and required medium canopy trees shall be provided in other
locations within common open space tracts on the site, or within the
front yard setback areas of the parcels and lots adjacent to the street.
Such plantings in-lieu-of street trees shall be in addition to the
mitigation trees required in Section 4.12.60;

Table 4.2-1 - Street Trees

Medium-canopy trees:
trees that normally reach 30-
50 ft. in height within 30 years

- Maximum 30 ft. on-center
spacing

Large-canopy trees:
trees that normally reach 30-
50 ft. in height within 30 years,
but exceed 50 ft. in height at
maturity

- Maximum 50 ft. on-center
spacing

NW Ponderosa Avenue is classified as a Collector street. Street trees are required to
be provided along the development site’s frontage with NW Ponderosa Avenue.
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Typically a Collector street includes a setback sidewalk, and planter strip to allow for
street tree placement. The applicant is requesting a curbside sidewalk, and if approved,
street trees are then required to be provided on the south side of the sidewalk. There
are overhead power lines along the site’s NW Ponderosa Avenue frontage. Therefore,
the ability to place large canopy trees, as required per Section 4.2.30.a.1.b is
precluded.

The applicant has indicated provision of medium canopy street trees along the
frontages of Lots 1 through 9, but the Landscape Plans do not illustrate additional street
trees within the frontage of Tract A, extending further west to the west end of the
property. Additional street trees will need to be provided at this location, in order for the
project to comply with Section 4.2.30.a.1 (see Condition # 25).

On-Site Trees for Pedestrians and Parking Area Landscape Buffers
Applicable LDC standards - Section 4.2.30.a -
3. Along sidewalks and multi-use paths not located along streets, a minimum
five ft.-wide landscaping buffer is required on either side of the facility.
Examples of sidewalks and multi-use paths not located along streets include
pedestrian and bicycle connections between Cul-de-sacs or between
residential areas and neighborhood centers, etc. Within these buffers, trees
shall be planted at least every 30 ft., or as determined by the type of tree
used. See Table 4.2-1 - Street Trees and Table 4.2-2 - Parking Lot Trees;

Section 4.2.30.a.3 requires a minimum five-foot wide landscaping buffer to be provided
along both sides of a pedestrian sidewalk. As noted in the discussion under review
criterion 2.5.50.04.a(1), the applicant proposes a variation to this standard, by providing
the required trees only on the south side of the common pedestrian sidewalk. This is
best illustrated on the applicant’s “Exhibit H”.

The intent of the LDC requirement is two-fold. First, providing a landscape buffer along
each side of a pedestrian walk enhances the pedestrian environment visually and
allows for additional shade tree opportunities, for those periods of the year where the
weather is hot. Secondly, a landscape buffer allows for physical separation between
pedestrians and vehicles where they are in close proximity to each other. This provides
an enhanced sense of security for pedestrians, which encourages pedestrian activity.

Given the level of anticipated on-site vehicle circulation for nine dwelling units, the intent
of the landscape buffer is considered to be satisfied overall, and the minor variations
are warranted, based on the proposed compensating benefit of reducing the overall
developed portion of the site in order to provide greater protections for the Riparian
Corridor.

Applicable LDC standards - Section 4.2.30.a continued -

4. Conditions of Approval for individual development projects may require
additional tree plantings to mitigate removal of other trees, or as part of
landscape buffering or screening efforts;

5. The distance between required trees shall be determined by the type of tree
used.

b. Areas Where Trees May Not be Planted -
1. Trees may not be planted within five ft. of permanent hard surface paving or
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walkways, unless special planting techniques and specifications are used
and particular species of trees are planted, as outlined in Section 4.2.40.c or
approved by the Director. These limitations apply most frequently in areas
such as landscape parkways, pedestrian walkways, and plaza areas, where
there may be tree grates.

2. Unless approved otherwise by the City Engineer, trees may not be planted:
a) Within 10 ft. of fire hydrants and utility poles;
b) Within 20 ft. of street light standards;
c) Within five ft. from an existing curb face, except where required for
street trees;
d) Within 10 ft. of a public sanitary sewer, storm drainage, or water line;or
e) Where the Director determines the trees may be a hazard to the
public interest or general welfare.

c. Tree Maintenance Near Sidewalks and Paved Surfaces - Trees shall be pruned

to provide a minimum clearance of eight ft. above sidewalks and 12 ft. above street
and roadway surfaces; and shall be pruned in accordance with the American
National Standards Institute (ANSI) A300 standards for Tree Care Operations.

The Conceptual Landscape Plan indicates that the required minimum number of
pedestrian walkway trees will be provided. As discussed above, and as conditioned, the
required number of street trees will be provided.

Applicable LDC standards - Section 4.2.40 -

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
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.

Decorative walls and fences may be used in conjunction with plantings, but may not
be used alone to comply with buffering requirements.

The proposed Detailed Development Plans indicate that the required 5' parking lot
landscape buffer has been provided along with a site obscuring fence. The Conceptual
Landscape plans do not indicate vegetation for this area. As noted in Section 4.2.40.a,
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a fence must be accompanied by plantings in order to satisfy the LDC standards for
buffering. Plans submitted for construction will need to indicate the type of vegetation
planted in this area, in order to comply with LDC Section 4.2.40.a (see Condition # 25).
As proposed and conditioned, these standards are satisfied.

Applicable LDC standards - Section 4.2.50.01 -

4.2.50.01 - Height Limit

The height of hedges, fences, walls, and berms shall be measured from the lowest

adjoining finished grade, except where screening is required for parking, loading,

storage, and similar areas. In these cases, height shall be measured from the

finished grade of such improvements. Screening is not permitted within Vision

Clearance Areas, as determined by the City Engineer.
a. Hedges, fences, and walls shall not exceed three ft. in height within any
required yard adjacent to a street or within the Through Lot easement area
of a lot. See Through Lot in Chapter 1.6 - Definitions. See also Chapter 4.4 -
Land Division Standards for additional Through Lot requirements. The
Director may grant an exception to this provision under the following
circumstances:

1. Where required by the Planning Commission to meet screening
requirements;

The applicant proposes a 3' tall, sight obscuring fence along the south side of the NW
Ponderosa Avenue sidewalk, to provide additional screening of the development from
areas north of the site, and to provide additional safety for pedestrians on the sidewalk,
due to the slope behind the sidewalk. The 3' height is consistent with LDC standard
4.2.50.01.a.

4.2.50.02 - Service Facilities and Outdoor Storage Areas

Trash dumpsters, gas meters, ground-level air conditioning units and other
mechanical equipment, other service facilities, and outdoor storage areas shall be
appropriately screened with a fence, wall, or plantings, consistent with the landscape
screening provisions in this Section. When located adjacent to a residential zone,
outdoor components associated with heat pumps, ground-level air conditioning units
and similar kinds of equipment that create noise shall not be placed within any
required setback area. Additionally, if such equipment is located adjacent to a
residential zone and between five - 10 ft. of a property line, it shall be screened with

a solid fence or wall at least one ft. higher than the equipment. When such
equipment is located adjacent to a residential zone and outside a required setback
line, and is greater than 10 ft. from a property line, standard screening requirements
in this Section shall apply.

Documentation submitted by Allied Waste indicates that garbage, recycling, and yard
waste services can be provided to the development (see Attachment P). Services are
to be provided through individual carts for each unit. No common collection facilities are
proposed with this development. This standard is satisfied.
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9. Transportation facilities;

Applicable Land Development Code Sections:

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:

1. Where a Land Division is proposed, each proposed lot shall have required
public and franchise utility improvements instailed or secured prior to
approval of the Final Plat, in accordance with the provisions of Section
2.4.40.08 of Chapter 2.4 - Subdivisions and Major Replats.

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 pilanting 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: :

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.

c) Where sidewalks on Local, Local Connector, and Cul-de-sac Streets
abut common areas, drainageways, or other publicly owned areas,
or where off-site Local, Local Connector, and Cul-de-sac Street
extensions are required and sufficient right-of-way exists, the
sidewalks and planted areas shall be installed with street
improvements.

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,
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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.

2. Pedestrian rights-of-way connecting Cul-de-sacs or passing through
unusually long or oddly shaped blocks shall be a minimum of 15 fi. wide.
When these connections are less than 220 ft. long, measuring both the
on-site and the off-site portions of the path, or when they directly serve 10
or fewer on-site dwellings, the paved improvement shall be no less than
five ft. wide. Connections that are either longer than 220 ft. or serve more
than 10 on-site dwellings shall have wider paving widths as specified in
Section 4.0.40.c. Maintenance of the paved improvement shall be the
responsibility of adjacent property owners. Additionally, a minimum of five
ft. of landscaping shall be provided on either side of these pedestrian
facilities, in accordance with Chapter 4.2 - Landscaping, Buffering,
Screening, and Lighting. Maintenance of the landscaping shall also be the
responsibility of adjacent property owners.

To provide for orderly development of an effective pedestrian network, pedestrian
facilities installed concurrently with development of a site shall be extended
through the site to the edge of adjacent property(ies).

To ensure improved access between a development site and an existing developed
facility such as a commercial center, school, park, or trail system, the Planning
Commission or Director may require off-site pedestrian facility improvements
concurrently with development.

Section 4.0.40 - BICYCLE REQUIREMENTS

a.

On-street Bike Lanes - On-street bike lanes shall be required on all Arterial,
Collector, and Neighborhood Collector Streets and constructed at the time of street
improvements.

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.

2. Bicycle/pedestrian rights-of-way connecting Cul-de-sacs or passing
through unusually long or oddly shaped blocks shall be a minimum of 15 ft.
wide. Maintenance of the paved improvement shall be the responsibility of
adjacent property owners. Additionally, a minimum of five ft. of
landscaping shall be provided on either side of these bicycle/pedestrian
facilities, in accordance with Chapter 4.2 - Landscaping, Buffering,
Screening, and Lighting. Maintenance of the landscaping shall also be the
responsibility of adjacent property owners.
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Widths for Pedestrian/Bicycle Facilities - Adequate widths for pedestrian/bicycle
facilities shall be provided in accordance with the following standards:

1. Where long term bicycle and pedestrian usage is expected to be relatively
low, such as in a neighborhood rather than a community-wide facility,
multi-use paths shall be eight ft. wide and aligned to ensure adequate sight
distance. »

To provide for orderly development of an effective bicycle network, bicycle
facilities installed concurrently with development of a site shall be extended
through the site to the edge of adjacent property(ies).

Section 4.0.60 - PUBLIC AND PRIVATE STREET REQUIREMENTS

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 (1.OS) 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.

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.

3. To ensure improved access to a development site consistent with policies
on orderly urbanization and extension of public facilities, the Planning
Commission or Director may require off-site street improvements
concurrently with development.

The Planning Commission or Director may require the extension of public and
private street improvements through a development site to provide for the logical
extension of an existing street network or to connect a site with a nearby
neighborhood activity center, such as a school or park. Where this creates a Land
Division incidental to the development, a land partition shall be completed
concurrently with the development, in accordance with Chapter 2.14 - Partitions,
Minor Replats, and Lot Line Adjustments.

Location, grades, alignments, and widths for all public and private streets shall be
considered in reiation to existing and planned streets, topographical conditions,
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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:

2.

Location of streets in a development shall not preclude development of
adjacent properties. Streets shall conform to planned street extensions
identified in the Corvallis Transportation Plan and/or provide for
continuation of the existing street network in the surrounding area.

Grades shall not exceed six percent on Arterial Streets, 10 percent on
Collector and Neighborhood Collector Streets, and 15 percent on Local,
Local Connector, and Cul-de-sac Streets.

Centerline radii of curves shall not be less than 500 ft. on Arterial Streets;
300 ft. on Collector and Neighborhood Collector Streets; and 100 ft. on
Local, Local Connector, and Cul-de-sac Streets.

Where streets must cross protected Natural Resources or Natural Hazards,

street widths shall be minimized by providing no on-street parking and no
planting strips between the curb and the sidewalk on either side of the
street. Parking bays may be allowed, provided they do not exceed one

space per dwelling unit and provided they do not cause the development to

exceed the amount of development allowed by the provisions of Chapter

4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 - Natural

Hazard and Hillside Development Provisions, Chapter 4.11 - Minimum
Assured Development Area (MADA), Chapter 4.12 - Significant Vegetation
Protection Provisions, and Chapter 4.13 - Riparian Corridor and Wetland
Provisions.

I Where standards do not exist to address unusual situations, the Planning
Commission or Director may require special design standards recommended by
the City Engineer as Conditions of development Approval.

Table 4.0-1- Street Functional Classification System®

parking

34 ft.-45 ft.

Arterial . Neighborhood Local Local
Highway Arterial Collector Collector Connector
JAuto amenities 2-5 Lanes (11 - | 2-6 Lanes (12 | 2-3 Lanes (11 [2 Lanes (10 ft.) | 2 Lanes (10 ft.)| Shared Surface
(lane widthsy 14 t.) ft.) ft.)
Bike amenities® 2 Lanes (6 ft.) | 2 Lanes (6 ft.) | 2 Lanes (6 ft.) | 2 Lanes (6 ft.) Shared Shared Surface
Surface )
Pedestrian 2 Sidewalks (6 | 2 Sidewalks (5 | 2 Sidewalks (5 | 2 Sidewalks (5 | 2 Sidewalks (5 | 2 Sidewalks (5 ft.)
amenities ft.) ft.) ft.) ft.) ft.)
Ped. Islands Ped. Islands
Transit Typical Typical Typical Typical Permissible/n | Permissible/not
ot typical typical
Managed speed* 20 mph - 55 25 mph - 45 25 mph - 35 25 mph 25 mph 15-20 mph
mph mph mph
L(I:vurb-to-curb
idth® (two way)
No on-street || 34 ft - 84 ft.* 34 ft.-72 ft. 32 ft. 20 ft.* 20 ft.*
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Parking one || 42 ft. - 84 ft. NA NA 40 ft. 28 ft. 25 ft.*
side

Parking 50 ft. - 84 ft. NA NA 48 ft. 28-34 ft. 28 ft.
both sides
Traffic calming® No Permissible/ Typical Permissible Permissible
not typical
Preferred adjacent || High Intensity | High Intensity | Med. to High Medium Med. to Low Low Intensity
land use Intensity Intensity Intensity
lAccess control Yes Yes Some No No No
Turn lanes Continuous Typical at Not typical Not typical Not typical
and/or intersections

medians with | with Arterials
ped. islands or Collectors

Planting strips™® Two - 12 ft. Two - 12 ft. Two - 12 ft. Two - 12 ft. Two - 6 ft. Two - 6 ft.
Except across | Except across | Except across | Except across | Except across Except across
areas of areas of areas of areas of areas of areas of
Natural Natural Natural Natural Natural Natural Features™
Features Features Features Features Features
Through-traffic Primary Typical Typical Permissible Permissible
connectivity function function function function function

1.
Development.

2.

. Street design for each development shall provide for emergency and fire vehicle access. Street widths of less than 28 ft. shall be

These standards do not preclude the flexibility currently allowed through the Planned Development process in Chapter 2.5 - Planned

Lane widths shown are the preferred construction standards that apply to existing routes adjacent to areas of new development, and to newly
constructed routes. On Arterial and Collector roadways, an absolute minimum for safety concerns is 10 ft. Such minimums are expected to
occur only in locations where existing development along an established sub-standard route or other severe physical constraints preclude
construction of the preferred facility width.

An absolute minimum width for safety concerns is five ft., which is expected to occur only in locations where existing development along an
established sub-standard route or other severe physical constraints preclude construction of the preferred facility width. Parallel multi-use paths
in lieu of bike lanes are not appropriate along the Arterial-Collector system due to the multiple conflicts created for bicycles at driveway and
sidewalk intersections. In rare instances, separated (but not adjacent) facilities may provide a proper function.

Arterial Highway speeds in the Central Business or other Commercial zones in urban areas may be 20-25 mph. Traffic calming techniques,
signal timing, and other efforts will be used to keep traffic within the desired managed speed ranges. Design of a corridor's vertical and
horizontal alignment will focus on providing an enhanced degree of safety for the managed speed.

applied as a development condition through the Subdivision process in Chapter 2.4 - Subdivisions and Major Replats and/or the
Planned Development process in Chapter 2.5 - Planned Development. The condition may require the developer to choose between
improving the street to the 28-ft. standard or constructing the narrower streets with parking bays placed intermittently along the
street length. The condition may require fire-suppressive sprinkler systems for any dwelling unit more than 150 ft. from a secondary
access point. * To be applied in RS-9 and lesser zones.

Traffic calming includes such measures as bulbed intersections, speed humps, raised planted medians, mid-block curb extensions, traffic
circles, signage, and varied paving materials and is addressed in the Transportation Plan.

Through the Planned Development Review Process, the planting strip along Local Streets and around the bulbs of Cul-de-sacs may be
reduced or eliminated.

Where streets must cross protected Natural Features, street widths shall be minimized by providing no on-street parking and no
planting strips between the curb and the sidewalk on either side of the street.

Section 4.0.100 - LAND FOR PUBLIC PURPOSES

a. Easements for public sanitary sewer, water, storm drain, streetlight, transit,
pedestrian and bicycle facilities shall be provided whenever these facilities are
located outside a public right-of-way. The minimum easement width for a single
utility is 15 ft. The minimum easement width for two adjacent utilities is 20 ft. The
easement width shall be centered on the utility to the greatest extent practicable.
Wider easements may be required for unusually deep facilities.

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.
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e. Where street, trail, utility, or other rights-of-way and/or easements in or adjacent to
development sites are nonexistent or of insufficient width, dedications may be
required. The need for and widths of those dedications shall be determined by the
City Engineer.

f. Easements or dedications required in conjunction with Land Divisions shall be

‘ recorded on the Final Plat. For developments not involving a Land Division,
easements and/or dedications shall be recorded on standard forms provided by the
City Engineer.

g. Environmental assessments shall be provided by the developer (grantor) for all
lands to be dedicated to the public or City. An environmental assessment shall
include information necessary for the City to evaluate potential liability for
environmental hazards, contamination, or required waste cleanups related to the
dedicated land. An environmental assessment shall be completed prior to the
acceptance of dedicated lands, in accordance with the following:

1. The initial environmental assessment shall detail the history of ownership
and general use of the land by past owners. Upon review of this
information, as well as any site investigation by the City, the Director will
determine if the risks of potential contamination warrant further
investigation. If further site investigation is warranted, a Level |
Environmental Assessment shall be provided by the grantor, as described
in “2,” below.

Vehicular Circulation

The Deer Run Park site is accessed from an existing gravel driveway approach off NW
Ponderosa Avenue. The Corvallis transportation plan identifies NW Ponderosa Avenue
as a Collector street. Along the site frontage, NW Ponderosa Avenue is currently
under County jurisdiction and is improved to County standards. These road
improvements consist of 20 feet of pavement, roadside ditches, and no sidewalk within
a 40-foot ROW. Immediately east of the site, NW Ponderosa Avenue was improved
with previous developments, and consists of a 34-foot street with 11-foot travel lanes, 6-
foot bike lanes, a 14-foot planting strip and 5-foot setback sidewalk on the north side,
and a 6-foot curbside sidewalk on the south side.

Proposed public street improvements needed to serve the site consist only of
improvements to NW Ponderosa Avenue along the site frontage. Improvements shown
in the application consist of two 11-foot travel lanes, two 6-foot bike lanes, a 5-foot
curbside sidewalk on the south side and a 1-foot flat area behind the sidewalk. The
additional ROW proposed to accommodate these improvements is 3 feet or 23 feet
from existing ROW centerline along lots 1-9 and 14 feet or 34 feet from the existing
ROW centerline on the remainder of the site (see Conditions # 11, 12 & 13). A paved
private access drive off NW Ponderosa Avenue is proposed for internal site access.

Per LDC section 4.0.60.a, a trip generation study was included in the application as
attachment G. The trip generation study is based on the Institute of Transportation
Engineers (ITE) Trip Generation Manual. The estimated PM peak hour trip total for the
site is 9 trips. The number of trips generated by the site is below the typical threshold
for additional analysis, and can be accommodated by the existing street network.
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According to LDC Table 4.0-1- Street Functional Classification System, the minimum
collector street standards are 11-foot travel lanes, 6-foot on-street bike lanes, 12-foot
planter strips, and 5-foot setback sidewalks located within a 68-foot ROW (34 feet from
centerline on each side). Future NW Ponderosa Avenue improvements are noted in
the Transportation Master on page 10-23 as number 6) under the B priority list. The
improvements described in that paragraph consist of two 12-foot travel lanes, two 6-foot
bike lanes, two 12-foot planting strips and two 5-foot sidewalks. The City typically
requires improvements consistent with the table in the LDC, and 11 feet is consistent
with the existing street section east of the site.

The elimination of the planting strip along the riparian corridor is required per LDC
section 4.0.30.a.2. The elimination of the planting strip between the street and sidewalk
along the rest of the site frontage (lots 1-9) was proposed by staff after it was
determined that the applicant’s proposal would be difficult to construct without
significant retaining walls, up to 10 feet tall, and associated fill within the required
standard ROW. Due to the existing riparian corridor, site topography, proposed
retaining walls, and the applicant’s desire to maintain the proposed number of dwelling
units, City staff agreed that a curbside sidewalk may be appropriate in this case. The
conditions associated with the reduced ROW width and installation of a curbside
sidewalk include:
. The ROW dedication in front of lots 1-9 along NW Ponderosa Avenue
shall provide a total of 23.5 feet of ROW when measured from the existing
centerline (reduced from the standard 34 feet).

. Standard Collector street pavement width of 34 feet which includes two
11-foot travel lanes, and two 6-foot bike lanes.

. Minimum sidewalk width of 5 feet.

. A 1-foot level shoulder shall be provided behind the sidewalk.

. The slope behind the sidewalk shall not exceed 2:1 for a minimum
distance of 9 feet behind the sidewalk.

. All retaining walls located at the toe of the 2:1 slope behind the sidewalk

shall be engineered and not exceed a height of 4 feet.

With the curbside sidewalk, the applicant is showing street trees planted on the slopes
behind the sidewalks on private property along lots 1-9. This swaps the location of the
sidewalk and trees to allow grading behind the sidewalk, minimize the retaining wall
height and keeps the sidewalk at an elevation visible from the street (see Conditions #
11 through 15).

Conclusions on Vehicular Circulation

Given the discussion above, and as conditioned, the anticipated development-related
trips are expected to be accommodated by the proposed and existing street network.

Bicycle Circulation

Bicycle facilities are provided east of the site by the existing bike lanes along NW
Ponderosa Avenue. Along the site frontage NW Ponderosa Avenue lacks shoulders or
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bike lanes and bikes share the road surface with vehicular traffic. Per LDC Section
4.0.40.a, the applicant is proposing NW Ponderosa Avenue improvements. These
improvements should include 6-foot bike lanes along the property frontage (see
Condition # 13)

Pedestrian Circulation

There are no existing sidewalks along the site frontage. Just east of the site, NW
Ponderosa Avenue is an improved street with a 14-foot planting strip and 5-foot setback
sidewalk on the north side and a 6-foot curbside sidewalk on the south side.

On the applicant’s exhibit B (see Attachment K), a 5-foot curbside sidewalk is shown
along the entire property frontage of NW Ponderosa Avenue with a setback sidewalk in
the area of the commercial driveway approach. Since this sidewalk is located adjacent
to a Collector street, it will need to be instalied with the NW Ponderosa Avenue
improvements (see Condition # 14). See discussion under vehicular circulation on the
reduced planter strip and curbside sidewalk.

Conclusions on Bicycle and Pedestrian Circulation

Given the discussion above, and as conditioned, the anticipated development-related
pedestrian and bicycle trips are expected to be accommodated by the proposed and
existing bicycle and pedestrian network.

Transit
The Corvallis Transit System currently does not provide service to this area. The
closest transit facility route is located at the NW Walnut Boulevard and NW Witham Hill

Drive (NW Glenridge Drive) intersection.

No additional improvements to the transit system are required to meet applicable
Comprehensive Plan policies and Land Development Code criteria.

Conclusion on Circulation and Transportation Facilities

Given the preceding discussion and as conditioned above, the requirements of the
Land Development Code will be met.

10. Traffic and off-site parking impacts;

Refer to the discussion above under Transportation Facilities, regarding the project’s
Traffic Impact Analysis, for expected neighborhood-level traffic impacts resulting from
the proposed development. Refer to the Conceptual & Detailed Development Plan

criteria discussion above for related on-site vehicle and bicycle parking requirements.

As proposed, and conditioned, the residential development is not intended to create off-
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site parking impacts, and traffic generated by the development is intended to be served
by the existing capacity on NW Ponderosa Avenue.

11. Utility infrastructure;

The following discussion addresses criteria related to public water, sanitary sewer,
storm drainage, street lights and franchise utilities.

Public Facilities

Applicable Land Development Code Sections:

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:

1. Where a Land Division is proposed, each proposed lot shall have required
public and franchise utility improvements instailed or secured prior to
approval of the Final Plat, in accordance with the provisions of Section
2.4.40.08 of Chapter 2.4 - Subdivisions and Major Replats.

Section 4.0.60 - PUBLIC AND PRIVATE STREET REQUIREMENTS

q- Development shall inciude underground electric services, light standards, wiring
and lamps for streetlights according to the specifications and standards of the City
Engineer. The developer shall be responsible for installation of underground
conduit for street lighting along all public streets improved in conjunction with
such development in accordance with the following:

1. The developer shall coordinate with the City Engineer to determine the
location of future street light poles.

2. The streetlight plan shall be designed to provide illumination meeting
standards set by the City Engineer.

3. The standard stréet light installation is a wood pole.

The developer shall install such facilities and make the necessary arrangements
with the serving electric utility for the City-owned and operated street lighting
system to be served at the lowest applicable rate available to the City. Upon City’s
acceptance of such development improvements, the street lighting system,
exclusive of utility-owned service lines, shall be and become the property of the
City.

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.
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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).

- f Private on-site sanitary sewer and storm drainage facilities may be allowed,
provided all the following conditions exist:

1. Extension of a public facility through the site is not necessary for the future
orderly development of adjacent properties;

2. The development site remains in one ownership and Land Division does
not occur, with the exception of Land Divisions that may occur under the
provisions of Section 4.0.60.d, above; and

3. The facilities are designed and constructed in accordance with the Uniform
Plumbing Code and other applicable codes, and permits are obtained from
the Development Assistance Center prior to commencement of work.

Section 4.0.80 - PUBLIC IMPROVEMENT PROCEDURES

It is in the best interests of the community to ensure that public improvements installed in
conjunction with development are constructed in accordance with all applicable City
policies, standards, procedures, and ordinances. Therefore, before installing public
water, sanitary sewer, storm drainage, streetlights, street, transit, bicycle, or pedestrian
improvements, developers shall contact the City Engineer for information regarding
adopted procedures governing plan submittal, plan review and approval, permit
requirements, inspection and testing requirements, progress of the work, and provision of
easements, dedications, and as-built drawings for installation of public improvements.

Whenever any work is done contrary to the provisions of this Code, the Director may order
the work stopped via a written notice served on the persons performing the work or
otherwise in charge of the work. The work shall stop until the Director authorizes that it
proceed or authorizes corrective action to remedy existing substandard work.

Section 4.0.90 - FRANCHISE UTILITY INSTALLATIONS

These standards are intended to supplement, not replace or supersede, requirements
contained within individual franchise agreements that the City has with providers of
electrical power, telecommunication, cable television, and natural gas services, hereafter
referred to as Franchise Utilities.

a. Where a Land Division is proposed, the developer shall provide Franchise Utilities
to the development site. Each lot in a Subdivision shall have an individual service
available or secured prior to approval of the Final Plat, in accordance with Section
2.4.40 of Chapter 2.4 - Subdivisions and Major Replats.

b. Where necessary and in the judgement of the Director, Franchise Utilities shall be
extended through the site to the edge of adjacent property(ies) to provide for
orderly development of adjacent properties.

Section 4.0.110 - MAIL DELIVERY FACILITIES

d. Installation of mail delivery facilities is the obligation of the developer. These
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facilities shall be installed concurrently with the public improvements. Where
development of a site does not require public improvements, mail dellvery facilities
shall be installed concurrently with private site improvements.

4.0.130 - STORM WATER MANAGEMENT MEASURES

" a. To reduce the risk of causing downstream properties to become flooded and to
help maintain or restore the Properly Functioning Conditions of receiving waters,
new development, expansions to existing development, or redevelopment shall be
required to provide storm water detention and retention in accordance with “b,” of
this Section.

b. When Detention and/or Retention are Required - See also Section 4.2.50.04 of
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting.

1. New development projécts that create impervious surfaces in excess of
25,000 sq. ft. are required to implement storm water detention and/or
retention measures as specified in the Corvallis Design Criteria Manual.
Impervious surfaces include such elements as roads, driveways, parking
lots, walks, patios, and roofs, etc. Detention facilities shall be designed to
maximize storm water infiltration. Detention or retention facilities shall be
located outside the 10-year Floodplain or the riparian easement area,
whichever is greater. The riparian easement area is identified in Section
4.13.70 of Chapter 4.13 - Riparian Corridor and Wetland Provisions, and this
standard shall apply regardiess of whether or not an easement has been
granted.

2. Expansion and Redevelopment -

a) Development projects that create new or redeveloped impervious
area totaling at least 10,000 sq. ft. and resuiting in at least 25,000 sq.
ft. of post-development impervious area are required to implement
storm water detention and/or retention measures for the new and
redeveloped impervious area as specified in the Corvallis Design
Criteria Manual. Redeveloped impervious area consists of roof area
and replaced impervious area, minus any reduction in overall
impervious area, associated with substantial improvement or
replacement of structures.

b) Detention facilities shall be designed to maximize storm water
infiltration. Detention or retention facilities shall be located outside
the 10-year Floodplain or the riparian easement area, whichever is
greater. The riparian easement area is identified in Section 4.13.70
and this standard shall apply regardless of whether or not an
easement has been granted.

c) Pre-developed runoff conditions for redeveloped impervious area
shall assume a runoff pattern based on good condition grass and
the corresponding native hydrologic soil group for the site.
Detention shall not be required beyond the point at which gravity
flow to the existing abutting storm drainage system cannot be
feasibly maintained, as determined during development plan review.

c. Use of water quality features shall be consistent with the Corvallis Design Criteria
Manual. Water quality features within the regulated Riparian Corridor shall be
located outside of the applicable riparian easement area. The riparian easement
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shall be re-vegetated consistent with Sections 4.13.50.d.1 and 4.13.50.d.2 of
Chapter 4.13 - Riparian Corridor and Wetland Provisions.

d. Use of infiltration systems is allowed consistent with the Corvallis Design Criteria
Manual.

Water

The site is located in the third level service area (410'-560"). The Corvallis Water
Distribution System Facility Plan shows extension of a 3 level 16-inch waterline in NW
Ponderosa Avenue which is consistent with the applicant’s plans. The site will be
served by services from this line or services from the separate hydrant lateral on the
east side of the driveway. The location of the meter boxes will be determined with
review of the Public Improvements by Private Contract (PIPC) construction plans for the
site (see Conditions # 12 & 16).

Given the proposed conditions above, no additional improvements to the City water
system are required to meet applicable Comprehensive Plan policies and Land
Development Code criteria.

Sanitary Sewer

The site is located within the Garfield Sanitary Sewer Basin. An existing 8-inch Sewer
is located at the SE corner of the site adjacent to the existing drainage way in the
riparian corridor.

According to the applicant’s plans (see Attachment K), they will be connecting to the
existing sewer and extending it through their site to NW Ponderosa Avenue, then in NW
Ponderosa Avenue to the west edge of the property. The plans show a sewer manhole
in excess of 20 feet deep and another manhole at approximately 19 feet deep. These
extremely deep manholes are required to move the sewer away from the riparian
corridor. A chip path for sewer maintenance and access is provided along the east side
of the property (see Conditions # 12 and 17).

According to LDC section 4.13.50.b.2, the location of utilities within Highly Protected
Riparian Corridors and Riparian-related Areas must be deemed necessary to maintain
a functional system by the City Engineer. To connect to the existing sewer line, which
is necessary, a portion of the sewer line will need to be located within the riparian
corridor. Gravity sewer lines rely on elevation differences to maintain flow. To optimize
the service area without the need for pumps, sewers are located at the lowest
elevations, typically areas where the natural drainage flows. While the applicant’s
proposal is not optimal from an engineering, construction or a maintenance standpoint,
it will limit the impact to the existing trees and riparian corridor.

Given conditions noted above, no additional improvements to the City sewer system are

required to meet applicable Comprehensive Plan policies and Land Development Code
criteria.
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Storm Drainage

The site is located within the Dixon Creek drainage basin. The drainage way located
along the south side of the site flows down to an inlet west of NW Amanda Place. At
this point it flows in a 21-inch pipe down to NW Walnut Boulevard and then into a 24-
inch pipe under Walnut Boulevard to the west branch of Dixon Creek.

According to the Storm Water Master Plan (page 6-12), this inlet west of NW Amanda
Place was upgraded in 1999. Prior to these improvements, there was occasional
localized flooding in the area of the inlet.

The applicant proposes installing public drainage in NW Ponderosa Avenue and private
drainage for the site. Both the piped public and piped private drainage from paved
surfaces are shown entering a control manhole which routes typical flows to the
drainage way through a water quality swale and provides for an overflow directly to the
drainage way for large storm events. Detention for the site is proposed via oversized
piping upstream of the control manhole. The applicant proposes providing disconnected
roof drains and splash block/dispersion pads that will route this drainage overland
through the riparian corridor prior to entering the drainage way (see Condition # 19).

Since this development will be creating more than 5000 ft? of new pollution generating
impervious surface, water quality facilities are required. Water quality facilities shall be
designed in accordance with design standards outlined in Appendix F of the Storm
Water Master Plan, and the most recent version of the King County, Washington,
Surface Water Design Manual. The water quality facilities shall be designed to remove
70 percent of the total suspended solids (TSS) entering the facility during the water
quality design storm, 0.9" 24-hr rainfall event with NRCS Type 1A distribution. The
facility design will need to safely pass a 100 year, 24-hour storm. A public storm-
drainage easement will be required for all public drainage facilities located outside the
ROW (see Condition # 20).

In accordance with the LDC section 4.0.130.b, the requirement for detention is typically
triggered when the proposed impervious area is more than 25,000 ft2. The storm water
detention facilities will be required to be designed consistent with design standards
outlined in Appendix F of the Storm Water Master Plan, and standards outlined in the
King County, Washington, Surface Water Design Manual. Design shall capture storm
water run-off so the run-off rates from the site after development do not exceed the pre-
developed conditions, based on the 2-year, 5-year, and 10-year, 24-hour design
storms. The facility design will need to safely pass a 100 year, 24-hour storm.

Per LDC Section 4.13.70.20.d and Table 4.13-2 the drainage easement required along
the existing drainage way along the south side of the property is 50 feet. The area
‘between 50 and 75 feet is part of the base riparian area, but is not required to have a
drainage easement. Instead of providing an easement for drainage purposes, the
applicant proposes dedicating the area of the drainage way subject to the 50-foot
easement to the City of Corvallis per LDC section 4.13.07.02.c. Additionally the
applicant shows the area between 50 and 75 feet being subject to a City of Corvallis
maintenance easement. The area between 50 and 75 feet does not require a
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maintenance easement for public purposes, except for where the water quality facility is
located. The extent of any public Maintenance and drainage easements in this area
should be limited to the drainage facilities that are located in the area (see Condition #
20).

As conditioned above, no additional improvements to the City’s storm drainage system
are required to meet applicable Comprehensive Plan policies and Land Development
Code criteria.

Street Lights

Per LDC sections 4.0.60.q and 4.0.70.a, the applicant is required to install street lights
with development. There is an existing street light just east of NW Cassia Place. The
applicant shows a new street light adjacent to the proposed driveway. All public street
lighting shall be design to meet City of Corvallis Standard Construction Specifications.
Final design of the street lights will be reviewed with the PIPC construction plans (see
Condition # 12).

Franchise Utilities

According to the application, there is an existing 20-foot easement to CPI adjacent to
the existing ROW. The applicant proposes to grant a 7-foot utility easement adjacent to
the new ROW line. With development of the site, applicable franchise utilities will need
to be installed to serve the site (see Conditions # 23 & 24)

Nexus and Rough Proportionality

Construction of improvements, as cited above, implement legislatively prescribed
standards. Nexus and Rough Proportionality findings may not be required. However,
given the benefits to the site, constructing the prescribed improvements, including, but
not limited to dedication of ROW, sidewalks, water lines, sanitary sewers, and storm
drainage systems, staff find that the requirements have nexus and are roughly
proportional to the benefits received.

Conclusion on Public Facilities and Services

Given the preceding discussion and proposed conditions above, the requirements of
the Land Development Code will be met.

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

The proposal includes pedestrian connections, consistent with the LDC Pedestrian
Oriented Design Standards (PODS). Provision of pedestrian connections supports
walking, a mode of transportation with no impact on air quality.
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Increases in impervious surfaces tend to negatively impact water quality, by reducing
the amount of permeable surface that allows for proper infiltration of stormwater, and
the associated cleansing of water that occurs when it is allowed to percolate into the
soil. However, the City maintains water quality standards in relationship to construction
of parking lots and residential development, and construction permits will be required to
comply with these standards, as noted in the discussion above. The applicant proposes
to adhere to the City’s water quality and Engineering standards, which will minimize the
development’s impacts on water quality.

In considering approval of Land Development Code and City Engineering standards,
the City balances impacts to air and water quality with anticipated and acceptable levels
of urban development. Balancing of conflicting objectives has already occurred through
adoption of the LDC and City Engineering standards, and the proposed Conceptual and
Detailed Development Plan is considered to be in conformance with this review
criterion.

13. Design equal to or in excess of the types of improvements required by
the standards in Chapter 4.10 - Pedestrian Oriented Design
Standards; and

The standards in Chapter 4.10 - Section 4.10.60, Pedestrian Oriented Design
Standards include a variety of site plan and building architectural standards, and are
intended to “Foster human-scale development that emphasizes pedestrian rather than
vehicular features”. Additionally, the RS-6 zone requires compliance with these
standards for new Planned Developments and for all new residential structures.

The applicant has not included building architectural drawings as part of the Conceptual
& Detailed Development Plan request, and instead, is requesting that compliance with
the applicable architectural-related standards in the RS-6 zone and Section 4.10.60 be
determined at time of building permit application. Therefore, the discussion concerning
review criterion 2.5.50.04.a(13) will be limited to the standards that apply to site plan
design and building design elements that have been provided as part of the Conceptual
& Detailed Development Plan. :

Applicable LDC Requirements for Pedestrian Oriented Design

Section 4.10.30 - OPTIONS FOR REVIEW :
Three options are available for review of a development’s compliance with the Pedestrian
Oriented Design Standards. These options include:

a. Clear and Objective Review - Applications shall demonstrate compliance with the
standards in this Chapter. Compliance allows applications to proceed with
ministerial review when they consist of outright permitted uses or when they have
already obtained the necessary discretionary review approvals.

b. Lot Development Option - Adjustments to the standards may be requested
through the Lot Development Option procedures outlined in Chapter 2.12 - Lot
Development Option.

c. Discretionary Reviews Involving Public Hearings - Flexibility beyond the
allowances described in “b,” above may be requested in accordance with the
procedures in Chapter 2.5 - Planned Development.
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Applicable Comprehensive Plan Policies

8.7.5 The City shall continue to encourage healthy lifestyles by supporting a variety
of opportunities for recreational activity and social interaction.

9.2.4 Neighborhoods shall be pedestrian-oriented. Neighborhood development
patterns shall give priority consideration to pedestrian-based uses, scales and
experiences in determining the orientation, layout, and interaction of private and public
areas.

11.2.10 Development proposals shall be reviewed to assure the continuity of sidewalks,
trails, multi-use paths, and pedestrian ways.

11.6.1 The City shall require safe, convenient, and direct pedestrian routes within all
areas of the community.

11.6.6 Safe and convenient pedestrian facilities that minimize travel distance shall be
provided by new development within and between new subdivisions, planned
developments, shopping centers, industrial parks, residential areas, transit stops, and
neighborhood activity centers such as schools, parks, and shopping.

11.6.7 Where minimizing travel distance has the potential for increasing pedestrian
use, direct and dedicated pedestrian paths shall be provided by new development.

11.6.11 The City shall enéourage timely installation of pedestrian facilities to ensure
continuity and reduce hazards to pedestrians throughout the community.

- Page 51 of 395

Except as noted in the discussion on LDC variations under review criterion
2.5.50.04.a(1) above and in Table A, the applicant is not requesting variations to
Pedestrian Oriented Design Standards. Therefore, the applicant is otherwise choosing
the Clear and Objective Review option, noted in LDC Section 4.10.30.a, above.

Dwelling Unit Orientation and Setbacks

Applicable LDC Pedestrian Oriented Design Standards

Section 4.10.60 - STANDARDS FOR ATTACHED SINGLE-FAMILY DWELLINGS
THREE UNITS OR GREATER, TOWNHOME, TRIPLEX,

FOURPLEX, AND APARTMENT RESIDENTIAL BUILDING TYPES

The proposed development includes three groupings of single-family attached
dwellings, with three units in each group. The standards in Section 4.10.60 apply to this
building type.

4.10.60.01 - Building Orientation, Entrances, and Facades Adjacent to
Pedestrian Areas
All building orientations, facades, and entrances shall comply with the following
standards.
a. Orientation of Buildings - All dwellings shall be oriented to existing or
proposed public or private streets, as outlined in this provision and in
Chapter 4.4 - Land Division Standards, with the exception that Accessory
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Dwelling Units constructed in accordance with Chapter 4.9 - Additional
Provisions may be accessed from an alley. Private streets used to meet this
standard must include the elements in Chapter 4.0 - Improvements Required
with Development. See Chapter 4.0 for public and private street standards.
1. Primary building entrances shall face the streets or be directly
accessed by a sidewalk or multi-use path less than 200 ft. long, as
shown in Figure 4.10-13 - Primary Building Entrances Within 200 Ft.
of the Street, below. Primary entrances may provide access to
individual units, clusters of units, courtyard dwellings, or common
lobbies. Entrances shall open directly to the outside and shall not
require passage through a garage or carport to gain access to the
doorway.

The proposed Conceptual & Detailed Development Plan illustrates dwellings, where the
front entrance is oriented toward NW Ponderosa Avenue. The primary building
entrance for each dwelling is served by a 5' sidewalk, which connects to a common 5'
sidewalk leading to the proposed public sidewalk on NW Ponderosa Avenue. All
dwellings have a front door which is 200' or less to the public sidewalk on NW
Ponderosa Avenue, and which is separate from the garage in each unit. The standards
in Section 4.10.60.01.a.1 are satisfied.

2. Open courtyard space may increase up to 50 percent of the building
front beyond the maximum setback, as shown in Figure 4.10-14 -

Open Courtyards, below. Open courtyard space is usable space that
shall include pedestrian amenities such as benches, seating walls, or
Figure 4.10-13 - Primary Building Entrances Within 200 Ft. of the Street

As noted in Table A, and discussed above under review criterion 2.5.40.04.a.1, the
applicant proposes a variation to the maximum front yard setback of 25 feet. All
dwellings are proposed to be located greater than 25 feet from the new NW Ponderosa
Avenue right-of-way line. The open courtyard standard in LDC Section 4.10.60.01.a.2
does not apply.

3. Off-street parking and vehicular circulation shall not be placed

between buildings and the streets to which those buildings are

primarily oriented, except for driveway

parking associated with singlefamily

development. See Figure 4.10-13- Primary
Triplex with Separate Drivaways for Each Dwellirng N Bu"ding Entrances

‘ = | Within 200 Ft. of the Street for compliant

1 ] —7 locations of parking and

; owsling l circulation...

Street

Parkway:

Dwelling Dweliing

As noted in Table A, and discussed

; under the review criterion for

R L variations above, the applicant seeks
to utilize a common driveway to serve
all nine units, and is requesting to vary
the standard in Section
4.10.60.01.a.2, in order to place five
common area parking spaces

Toval

Street

Figure 4.10-15
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between the homes and NW Ponderosa Avenue. Although Section 4.10.60.01.a.2
appears to provide an exemption for “driveway parking associated with single family
development”, the common access driveway and common parking spaces are not
eligible for this same exemption (see Figure 4.10-15). Thus, the applicant has
requested a variation to this standard.

As noted in the variations discussion above, the applicant has submitted supplemental
drawings which illustrate how the site’s topography affects provision of vehicle
driveways and parking areas, which has repercussions on other standards such as
limits to cuts and fills and protection of the Riparian Corridor. The applicant contends
that compensating benefits have been provided for the requested variation to location
of vehicle parking and access, by minimizing the impacts that might occur on the
southern end of the developable portion of the site (nearest the Riparian Corridor), due
to topography and Natural Features constraints. As discussed above, the compensating
benefits justify the variation.

b. Percentage of Frontage - On sites with 100 ft. or more of public or private street
frontage, at least 50 percent of the site frontage width shall be occupied by buildings
placed within the maximum setback established for the zone, except that variations
from this provision shall be allowed as outlined in Section 4.10.60.01.a.2, above.

See Figure 4.10-16 - Portion of Building Required in Setback Area on Sites with At
Least 100 ft. of Frontage. For sites with less than 100 ft. of public or private street
frontage, at least 40 percent of the site frontage width shall be occupied by buildings
placed within the maximum setback established for the zone, except that variations
from this provision shall be allowed as outlined in Section 4.10.60.01.a.2, above.

See Figure 4.10-17 - Portion of Building Required in Setback Area on Sites with

Less Than 100 ft. of Frontage.

As noted above, the applicant is requesting a variation to the maximum front yard
setback of 25 feet.

¢. Windows and Doors - Any facade facing streets, sidewalks, and multi-use
paths shall contain a minimum area of 15 percent windows and/or doors.
This provision includes garage facades. Gabled areas need not be included
in the base wall calculation when determining this minimum 15 percent
requirement.

The applicant has not provided architectural elevations, and is requesting that PODS
related to architecture be evaluated at the time of building permit submittal. Based on
the proposed Conceptual & Detailed Development Plan, there is no indication that the
standards in Section 4.10.60.01.c cannot be satisfied.

d. Grading (Cuts and Fills) - Structures and on-site improvements shall be
designed to fit the natural contours of the site and be consistent with the
Natural Hazards and Natural Resource Provisions of Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 - Natural
Hazard and Hillside Development Provisions, Chapter 4.11 - Minimum
Assured Development Area (MADA), Chapter 4.12 - Significant Vegetation

~ Protection Provisions, and Chapter 4.13 - Riparian Corridor and Wetland
Provisions.
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Refer to the discussion below under Natural Features protections (LDC Section
2.5.40.04.a.14 and 2.5.40.04.b) for a description of the proposed grading, and
relationship to protected Natural Features and slopes. As noted in the application
materials, the proposed homes are designed to contain stepped foundations with
daylight basements, and to fit the natural contours of the site. As noted below, and in
Table A, the applicant is requesting variations to the grading standards in Chapter 4.5.
As proposed, based on compensating benefits, and as conditioned, the standard in
Section 4.10.60.01.d is satisfied.

4.10.60.02 - Parking Location

a. Standards

1. Parking lots shall be placed to the rear of buildings. Ministerial
exceptions to this standard allow parking to the side of a building if
required parking cannot be accommodated to the rear. These
ministerial exceptions may be granted in the following cases:

a) Where lot depth is less than 75 ft.; ’

b) Where parking on the side would preserve Natural Hazards or
Natural Resources that exist to the rear of a site, and that

would be disturbed by the creation of parking to the rear of
structures on a site;

c) Where a common outdoor space at least 200 sq. ft. is
proposed to the rear of a site, and parking in the rear would
prohibit the provision of this common outdoor space area for
residents of a development site; and/or

d) Where parking on the side would solve proximity issues
between dwelling unit entrances and parking spaces. A
proximity issue in this case involves a situation where a parking
lot to the rear is in excess of 100 ft. from the entrances to the
dwelling units being served by the parking lot.

As discussed above, the applicant is requesting a variation to the standards addressing
location of vehicle parking relative to buildings and streets. The applicant proposed two
parking bays containing a total of five vehicle parking spots, which are located between
the dwellings and NW Ponderosa Avenue. Refer to the discussion under criterion
2.5.40.04.a.1 for a conclusion on compensating benefits that have been provided.

Garage Orientation and Design

4.10.60.03 - Ratio of Garage/Carport Facade to Street, Placement, and

Materials

Provisions for the ratio of garage and carport facades to the street, placement, and
materials shall be as outlined in Section 4.10.50.02.

LDC Section 4.10.60.03 requires that garage design and orientation conform to the
same standards for single-family attached units, prescribed under LDC Section
4.10.50.02.

4.10.50.02 - Maximum Widths of Street-facing Garages/Carports, Placement,
and Materials

a. Maximum Widths of Street-facing Garages/Carports
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1. Lots >50 Ft. in Width - For dwellings with front-loaded
garages/carports, the width of the garage wall or carport facing the
street shall be no more than 50 percent of the width of the dwelling’s
street-facing facade. Front-loaded garages/carports are attached
garages/carports with entrances facing the same street as the
dwelling’s entrance. Additionally, the term garage wall pertains to the
whole wall and not just the doors.

2. Lots < 50 Ft. in Width - For dwellings with front-loaded garages, the
area of the garage wall facing the street shall be no more than 50
percent of the area of the dwelling’s street-facing facade. Frontloaded
garages/carports are attached garages/carports with

entrances facing the same street as the dwelling’s entrance. The

area shall be measured in sq. ft. and, with the exception of gabled
areas and second stories, the entire facade of the garage shall be
measured. The interior of the garage determines the width of the
garage facade, not just the garage doors.

3. Exception - Where the street-facing facade of a dwelling is less than
24 ft. wide, the garage wall facing the street may be up to 12 ft. wide
if the garage meets one of the following:

a) Interior Living Area above the Garage - The living area is not

set back more than four ft. from the street-facing garage wall;

or

b) Covered Balcony - A covered balcony above the garage is:

1) At least the same width as the street-facing garage wall;

2) At least six ft. deep; and

3) Accessible from the interior living area of the dwelling

unit.

All proposed lots are less than 50 feet in width, with the exception of Lot 1 (the far
western lot). According to LDC Section 4.10.50.02.a.1, the width of the garage wall for
the unit on Lot 1 shall be no more than 50% of the dwelling’s street facing facade. As
indicated by the drawings, the width of the garage is less than the width of the adjoining
facade of the main part of the home.

For Lots 2 through 9, the determination of compliance with LDC Section 4.10.50.02.a.2
will be made at time of building permit submittal, since architectural elevations and floor
plans are necessary in order to calculate the area of the facade. The standards in
Sections 4.10.50.02.a are considered to be satisfied, as presented in the application
materials.

LDC Section 4.10.50.02 (continued)

b. Garage and Carport Placement - Garages and carports shall be
placed only as indicated in the options below. The applicant shall
indicate the proposed option(s) on plans submitted for building
permits. Additionally, measurements may be taken from the second
floor of homes, provided the second floor spans across the entire
garage/carport.

Garage/Carport Placement Options -

1. Rear Garage Accessed From the Street - Vehicular entrances
are at the rear of a dwelling unit and accessed from the street,
as shown in Figure 4.10-4 - Rear Garage Accessed from the
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Street, below. The garage may be attached to or detached
from the dwelling unit. Where two adjacent dwelling units use
this option, a shared driveway is encouraged.

4.10 - 8 LDC December 31, 2006

2. Front Accessed Garage with Four-ft. Recess - Vehicular
entrances face the street and are recessed at least four ft.
from the front wall of the dwelling as shown in Figure 4.10-5 -
Garage Facing Street and Recessed at Least Four Ft., on the
next page. The recess from the front wall of the dwelling shall
be measured from the front wall of the living space area, not
from the front porch, a bay window, or other projection or
architectural feature.

3. Garage Accessed From an Alley - Vehicular entrances are accessed
from an aliey, as shown in Figure 4.10-6 - Garage with Alley Access.
Garage/carport setbacks from alleys are outlined in Section 4.0.60.j

of Chapter 4.0 - Improvements Required with Development.
Garage/carport entrances may be located parallel to (facing) an alley,
perpendicular to (not facing) an alley, or angled up to 45 degrees to
an alley.

4. Garage Entrance Perpendicular to Street - Vehicular entrances are
perpendicular to the street, as shown in Figure 4.10-7 - Garages
Perpendicular to the Street, below. This option pertains to the
situation where the garage/carport is sideways. The garage wall
facing the street shall provide a minimum area of 15 percent windows
and/or doors.

5. Garage Access Diagonal to the Street - Vehicular entrances are
oriented diagonally to the street, as shown in Figure 4.10-8 - Garage
Access Diagonal to the Street, below. The garage wall facing the
street shall provide a minimum area of 15 percent windows and/or
doors. To determine whether the portion of the garage that faces the
street complies with Section 4.10.50.2.a, the width of the front garage
wall shall be measured as the length of the leg of a right triangle
parallel to the street, where the hypotenuse of the triangle is the front
of the garage.

6. Basement Garage - Vehicular entrances face the street and garages
are located beneath the main floor and front door entrance to the
dwelling unit, provided the garage/carport entrances are flush with or
set behind the front wall of the dwelling unit, as shown in Figure 4.10-
9A - Flush Basement Garage and Figure 4.10-9B - Recessed
Basement Garage, below. This option addresses the basement
garage scenario in hillside areas.

~ 7.Flush Garage with Porch - Vehicular entrances face the street and are

flush with or recessed up to four ft. from the front wall of the dwelling,
and a front porch is provided with a minimum size of six ft. deep by 10
ft. wide (60 sq. ft.). A minimum of 60 percent of the porch shall be
covered to provide weather protection.

8. Flush or Recessed Single Car Garage - Vehicular entrances face the
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street and are flush with or recessed up to four ft. from the front wall
of the dwelling, and the garage/carport is a single-car garage/carport
that is a maximum of 12 ft. wide. These options are shown below in
Figure 4.10-10 - Single Car Garage Access Recessed from Front Wall
of Dwelling and in Figure 4.10-11 - Single Car Garage Flush from
Front Wall of Dwelling.

9. Recessed Garage with Cantilevered Second Story - Vehicular
entrances face the street and are recessed at least two ft. from the
front wall of the dwelling, and the dwelling includes a second floor that
cantilevers over the garage/carport at least two ft. This option is
shown in Figure 4.10-12 - Garage Recessed and Upper Floor
Cantilevers Over It, below. The recess from the front wall of the
dwelling shall be measured from the front wall of the living space

area, not from the front porch, a bay window, or other projection or
architectural feature. Additionally, the second floor that cantilevers
over the garage/carport shall run the full length of the garage/carport.

Based on the proposed Conceptual & Detailed Development Plan, the applicant may be

able to meet one of several options for garage orientation, including Options 2, 7, 8, or
9 under LDC Section 4.10.50.02.b. This standard will be evaluated at time of building
permit for each lot.

c. Garage and Carport Materials - Garages and carports, when provided, shall be
constructed of the same building materials as the dwelling.

The standard in subsection (c) above will be evaluated at time of building permit
submittal. Since the applicant is proposing garages integrated into the dwelling unit
design, it is anticipated that the homebuilder will likely utilize the same materials as the
rest of the structure. The applicant is not proposing to vary this standard.

Additional Pedestrian Site Plan and Architectural Components

LDC Section 4.10.60.04 provides additional architectural and site plan design options,
which are intended to enhance the pedestrian environment. Where applicable to the
submitted drawings, the standards will be evaluated. Where not specifically addressed
in the drawings or narrative, the applicant is requesting to defer review of the standard
until time of building permit submittal.

4.10.60.04 - Menus for Pedestrian Features and Design Variety
a. Pedestrian Features Menu for Triplexes, Fourplexes, and Townhomes -
Each Triplex, Fourplex, or Townhome shall incorporate a minimum of one of
the following three pedestrian features. The applicant shall indicate proposed
options on plans submitted for Building Permits. While not all of the
pedestrian features are required, the inclusion of as many as possible is
strongly encouraged.
1. Elevated Finished Floor - An elevated finished floor a minimum of two
ft. above the grade of the nearest street sidewalk or streetside multiuse
path.
2. Front Porches/Patios - A front porch or front patio for each ground
floor dwelling unit, with a minimum size of six ft. deep by 10 ft. wide
(60 sq. ft.}, and with a minimum of 60 percent of the porch or patio
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covered to provide weather protection.

3. Sidewalk/Walkway to Front Door - A minimum three-ft.-wide walkway
constructed of a permanent hard surface that is not gravel and that is
located directly between the street sidewalk and the front door. This
walkway shall not be part of the driveway area.

The applicant has indicated compliance with Section 4.10.60.04.a by providing a five-
foot wide sidewalk from the front door of each home to the common sidewalk,
consistent with the option under subsection (3) above.

b. Design Variety Menu - Roof forms shall be at least a 4:12 pitch with at least
a six-in. overhang. Mixed use buildings may provide flat roofs with a
decorative cap, such as a parapet or cornice, that is a distinctive element
from the main wall of the building. Additionally, each structure shall
incorporate a minimum of four of the following eight building design features.
The applicant shall indicate proposed options on plans submitted for building
permits. While not all of the design features are required, the inclusion of as
many as possible is strongly encouraged.

1. Trim - A minimum of 2.25-in. trim or recess around windows and
doors that face the street. Aithough not required, wider trim is strongly
encouraged.

2. Building and Roof Articulation - Exterior building elevations that
incorporate design features such as off-sets, balconies, projections,
window reveals, or similar elements to preclude large expanses of
uninterrupted building surfaces. Along the vertical face of a structure,
such features shall be designed to occur on each floor and at a
minimum of every 45 ft. To satisfy this requirement, at least two of the
following three choices shall be incorporated into the development:

a) Off-sets or breaks in roof elevation of three ft. or more in

‘height, cornices two ft. or more in height, or at least two-ft.

eaves;

b) Recesses, such as decks, patios, courtyards, entrances, etc.,

with a minimum depth of two ft. and minimum length of four ft.;

and/or

c) Extensions/projections, such as floor area, porches, bay

windows, decks, entrances, etc., that have a minimum depth

of two ft. and minimum length of four ft.

3. Building Materials - Buildings shall have a minimum of two different
types of building materials on facades facing streets, including but not
limited to stucco and wood, brick and stone, etc. Alternatively, they
shall have a minimum of two different patterns of the same building
material, such as scalloped wood and lap siding, etc. on facades
facing streets. These requirements are exclusive of foundations and
roofs, and pertain only to the walls of a structure.

4. Increased Eaves Width - Eaves with a minimum 18-in. overhang.

5. Increased Windows - A minimum area of 20 percent windows and/or
dwelling doors on facades facing streets, sidewalks, and multi-use
paths. This provision includes garage facades. Gabled areas need

not be included in the base wall calculation when determining this
minimum 20 percent calculation.
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6. Increased Roof Pitch - A minimum 6:12 roof pitch with at least a sixin.
overhang.

7. Architectural Features - At least one architectural feature included on
dwelling facades that face the street. Architectural features are

defined as bay windows, oriels, covered porches greater than 60 sq.

ft. in size, balconies above the first floor, dormers related to living
space, or habitable cupolas. If a dwelling is oriented such that its front
facade, which includes the front door, is oriented to a sidewalk and no
facades of the dwelling face a street, then the architectural feature

may be counted if it is located on the front facade.

8. Architectural Details - Architectural details used consistently on
dwelling facades that face streets. Architectural details are defined as
exposed rafter or beam ends, eave brackets, windows with grids or
true divided lights, or pergolas integrated into building facades. If a
dwelling is oriented such that its front facade, which includes the front
door, is oriented to a sidewalk and no facades of the dwelling face a
street, then the architectural feature may be counted if it is located on
the front facade.

As noted previously, Pedestrian Oriented Design Standards that apply to building
architecture are proposed, by the applicant, to be evaluated at time of building permit
submittal. All standards in Section 4.10.60.04.b are anticipated to be achievable, based
on the information submitted by the applicant.

4.10.60.05 - Service Areas and Roof-Mounted Equipment
a. Service Areas - When provided, service areas such as trash receptacles
shall be located to provide truck access and shall not be placed within any
required setback area. When located outside a setback area, but within five-
10 ft. of a property line, such service areas shall be screened on all sides
with a solid fence or wall at least one ft. higher than the equipment within the
service area and also screened with landscaping in accordance with
landscape screening provisions of Chapter 4.2 - Landscaping, Buffering,
Screening, and Lighting. When located outside a setback area, but greater
than 10 ft. from a property line, such service area shall still be screened, but
may be screened with landscaping only, provided it is in accordance with
landscape screening provisions of Chapter 4.2 - Landscaping, Buffering,
Screening, and Lighting.

Service areas for residential building types other than single-family, duplex,
and triplex units shall be located a minimum of 20 ft. from both on-site and
off-site residential buildings. Transformers shall also be screened with
landscaping. When service areas are provided within alleys, the alleys shall
be constructed in accordance with the provisions in Chapter 4.0 -
Improvements Required with Development.

b. Roof-Mounted Equipment - Roof-mounted equipment, such as heating,
ventilation, air conditioning equipment, etc., shall be screened by providing
screening features at least equal in height to the equipment and constructed
of materials used in the building’s exterior construction. Screening features
include features such as a parapet, wall, or other sight-blocking feature. The
roof-mounted equipment shall be painted to match the roof.
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As noted previously, no common service areas such as trash enclosures are proposed
at this time. Provision of such facilities in the future would be reviewed through the
building permit process, and the standards for screening the facilities would be
evaluated at that time.

4.10.60.06 - Pedestrian Circulation
a. Applicability
These additional pedestrian circulation standards apply to all residential
developments with eight or more units.

b. Standards
1. Continuous Internal Sidewalks - Continuous internal sidewalks shall
be provided throughout the site. Discontinuous internal sidewalks
shall be permitted only where stubbed to a future internal sidewalk on
abutting properties, future phases on the property, or abutting
recreation areas and pedestrian connections.

2. Separation from Buildings - Internal sidewalks shall be separated a
minimum of five ft. from dwellings, measured from the sidewalk edge
closest to any dwelling unit. This standard does not apply to the
following: :

a) Sidewalks along public or private streets used to meet building
orientation standard; or

b) Mixed use buildings and multi-family densities exceeding 30
units per acre.

c. Connectivity - The internal sidewalk system shall connect all abutting streets
to primary building entrances. The internal sidewalk system shall connect all
buildings on the site and shall connect the dwelling units to parking areas,
bicycle parking, storage areas, all recreational facility and common areas,

and abutting public sidewalks and multi-use paths.

The proposed common sidewalk connects the front door of each home to the public
sidewalk on NW Ponderosa Avenue. The standards in subsections (b)(1) & (b)(2), and
(c) above are satisfied.

d. Sidewalk and Multi-use Path Surface Treatment - Public internal
sidewalks shall be concrete and shall be at least five ft. wide. Private internal
sidewalks shall be concrete, or masonry; and shall be at least five ft. wide.

The proposed common sidewalk is five feet in width. This standard is satisfied.

e. Crossings - Where internal sidewalks cross a vehicular circulation area or
parking aisle, they shall be clearly marked with contrasting paving materials.
Additional use of other measures to clearly mark a crossing, such as an
elevation change, speed humps, or striping is encouraged.

The applicant has indicated that this standard will be satisfied. The proposed
Conceptual & Detailed Development Plan illustrates two pedestrian crossings over the
common driveway, which provide access between the homes and NW Ponderosa
Avenue. The detail on Sheet B (see Attachment K) illustrates a raised, architectural
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stamped and colored concrete crossing. The crossings will be constructed at the time
the common driveway is constructed.

f. Safety Adjacent to Vehicular Areas - Where internal sidewalks parallel and
abut a vehicular circulation area, sidewalks shall be raised a minimum of six
in., or shall be separated from the vehicular circulation area by a minimum
six-in. raised curb. In addition to this requirement, a landscaping strip at
least five ft. wide, or wheel stops with landscaping strips at least four ft. wide,
shall be provided to enhance the separation of vehicular from pedestrian
facilities.

As noted under the review criterion in Section 2.5.40.04.a.1, the applicant is requesting
to vary this standard, by not providing a landscape buffer between the common
sidewalk and the common driveway.

g. Lighting - Lighting shall be provided consistent with the lighting provisions
in Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting.

Lighting was discussed previously, under review criterion 2.5.40.04.a.6. As discussed,
the light fixture design and locations will be reviewed at time of construction permit
submittal, and the applicant has not indicated a request to vary from the standards in
Chapter 4.2. This criterion is satisfied.

Conclusion on Pedestrian Oriented Design -

As noted in the above discussion, the proposed Detailed Development Plan, including
building orientation and on-site pedestrian sidewalk connections meet the general intent
of providing on-site pedestrian improvements, and connectivity to and through the site
for pedestrians. Additional architectural-related PODS are to be evaluated at time of
building permit, and the applicant has not proposed any variation to these standards.
The proposal is consistent with the requirements of LDC Section 4.10.60 and the
pedestrian design review criteria for a Major Planned Development Modification, noted
in Section 2.5.40.04.a.13.

14. Preservation and/or protection of Significant Natural Features,
consistent with Chapter 4.2 - Landscaping, Buffering, Screening, and
Lighting, Chapter 4.5 - Natural Hazard and Hillside Development
Provisions, Chapter 4.11 - Minimum Assured Development Area
(MADA), Chapter 4.12 - Significant Vegetation Protection Provisions,
and Chapter 4.13 - Riparian Corridor and Wetland 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.

Mapped Natural Features - Natural Resources

There are mapped Natural Resources on the development site, in the form of a Highly
Protected Riparian Corridor. Per LDC Table 4.13-1, the subject Riparian Corridor is 75
feet in width, as measured from the top-of-bank. No new streets are proposed within
the Riparian Corridor area.
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Applicable LLDC Review Criteria - Chapter 4.13

Table 4.13-1 - Base Riparian Corridor Widths
Easement Widths are different and are addressed in Section 4.13.70

Drainage Basin - as established in the Base Riparian Corridor Width
Natural Features Inventory and shown | -
on the Riparian Corridors and Riparian Corridors may be
Wetlands Map required to

be expanded to address
Riparianrelated

Areas

20 to 160 Acres 75-ft. Riparian Corridor

Section 4.13.50 - USE LIMITATIONS AND EXCEPTIONS WITHIN HIGHLY PROTECTED
RIPARIAN CORRIDORS AND RIPARIAN-RELATED AREAS
Highly Protected Riparian Corridors are those which have been identified as warranting a
high level of protection due to their environmental importance and Natural Resource
quality.Riparian-related Areas are defined as Proximate Wetlands, drainage easements and
drainage dedications under the City’s jurisdiction, and open space tracts that have been
created for Riparian Corridor protection purposes. Additionally, 100-year Floodplain area
serves an important Riparian Function. This area is mapped on the City’s Natural Hazards
Map, and is subject to the protections outlined in Chapter 4.5 - Natural Hazard and Hillside
Development Provisions. In addition to the requirements of the underlying zone, the
following limitations and exceptions shall apply to activities within Highly Protected
Riparian Corridors and Riparian related Areas, as mapped on the City’s Riparian Corridors
and Wetlands Map.
a. Removal of Vegetation - Removal of vegetation from Riparian Corridors and
Riparian-related Areas is prohibited, except for the following purposes:

1. Stream restoration and enhancement programs;

2. Removal of Non-native, Invasive and/or Noxious Vegetation as defined in

Chapter 1.6 - Definitions. If necessary, in conjunction with vegetation removal

non-rip-rap erosion control measures shall be utilized;

3. Substitution of local source native plant species for non-native plants. Such

local source native plant species shall originate from stock collected from wild

plants within 75 miles of planting site;

4. Development of Water-related or Water-dependent Uses as defined in

Chapter 1.6 - Definitions, provided such Uses are designed and constructed

to minimize impact on existing Riparian Vegetation;

5. Removal of emergent in-channel vegetation likely to cause flooding events

that result in structural damage;

6. Perimeter mowing/cutting of vegetation for fire hazard prevention/fuel

reduction, provided such mowing/cutting occurs no more than 20 ft. around

structures;

7. Continuation of agricultural activities occurring on a property prior to

December 31, 2004, such as grazing livestock, growing crops, etc. However,

the use of herbicides or other pesticides, the application of synthetic

fertilizers, and the storage of toxic materials in these areas is subject to

applicable state and federal regulations, as well as the restrictions set forth

in the Corvallis Municipal Code.

8. Maintenance and protection of the function of City utilities and transportation

facilities located within Riparian Corridors and Wetlands;

9. Allowance of activities under an Oregon Department of Fish and Wildlifeapproved

restoration plan for improving Riparian Function. As a component
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of this plan, and as a means of controlling the spread of the weeds
throughout the Watershed, livestock may be permitted in areas with identified
Non=-native, Invasive, and/or Noxious Vegetation; and

10. Removal of Hazardous Trees - Requests for removal of Hazardous Trees,
except in emergency circumstances, shall be reviewed by the City Urban
Forester (or another qualified arborist) and approved, conditionally approved,
or denied by the Community Development Director. Any trees removed shall
be replaced by like native species or alternative approved native species
listed on the City of Corvallis Native Plant List.

The applicant is proposing to fully protect the Riparian Corridor. All development is
concentrated on the northern portion of the site, and a fence is proposed to be
constructed along the 75-ft. Riparian Corridor boundary line. All Significant Vegetation
located within the Riparian Corridor is proposed to be protected per the criteria in
Section 4.12.60.f, maintaining full protection around each subject tree’s Circle of
Protection (see Attachment K).

Applicable LDC Riparian Corridor Provisions (continued - Section 4.13.50)
b. Building, Paving, and Grading Activities - The placement of structures or
impervious surfaces, as well as grading, excavation, and the placement of fill, are
prohibited. Exceptions to the drainageway restrictions may be made for the
purposes identified in items 1-7 of this Section, provided they are designed and
constructed to minimize adverse impacts to Riparian Corridors and Riparian-related
Areas.
1. Replacement or Relocation of Existing Buildings - Replacement or relocation
of existing buildings, either within the building’s original footprint, or with the
same or reduced square footage area elsewhere on the site. A relocation of
an existing building within the same square footage area, but located
elsewhere on the site, is only allowed if the relocation of the building
enhances Riparian, Stormwater, and Floodplain Functions. Under no
circumstances shall a relocated building be located within 15 ft. of Top-ofbank.
The relocation shall be considered to enhance Stormwater, and
Floodplain Function if it furthers any of the following goals without worsening
any other goal:
a) Replaces standard construction with Flow-through Design
construction, if the building is within the 100-year Floodplain;
b) Moves the structure to a higher elevation;
c) Moves the structure further from the Top-of-bank of the adjacent water
body;
d) Reduces the amount of impervious surface area in the Riparian
Corridor; and
e) Does not negatively impact non-noxious Riparian Vegetation. Nonnative,
Invasive, and/or Noxious Vegetation is defined in Chapter 1.6 -
Definitions.

2. The location and construction of streets, utilities, bridges, bicycle, and
pedestrian facilities within Highly Protected Riparian Corridors and Riparianrelated
Areas must be deemed necessary to maintain a functional system by

the City Engineer. This Code, City Transportation and Utility Master Plans,

and other adopted City plans shall guide this determination. The design

standards of Chapter 4.0 - Improvements Required with Development shall

be applied to minimize the impact to the subject area;

3. Redevelopment of utility operations existing as of December 31, 2004, is also
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permitted. Required riparian easement areas shall be re-vegetated
consistent with Section 4.13.50.d.1 and Section 4.13.50.d.2;

4. Development of Water-related and Water-dependent Uses, as defined in
Chapter 1.6 - Definitions, where no other viable locations exist;

5. Erosion control or flood control measures that have been approved by the
Oregon Department of State Lands (DSL), the U.S. Army Corps of

Engineers, or other state or federal regulatory agency with jurisdiction in this
area. Erosion control or flood control measures shall either utilize bioengineering
methods other than rip-rap, or shall utilize rip-rap only to address

an imminent hazard to a structure built prior to December 31, 2004. If

utilized, the rip-rap installation shall be designed by a Professional Engineer
Licensed by the State of Oregon and approved by the Oregon Department

of Fish and Wildlife;

6. Development associated with the Minimum Assured Development Area that
would be allowed in accordance with Chapter 4.11 - Minimum Assured
Development Area (MADA); and

7. Water quality or detention facilities located outside of riparian easement
areas, as determined in Section 4.13.70.

The 75-ft. Riparian Corridor consists of a public and private component. While all 75
feet are required to be protected, only the first 50 feet of the Riparian Corridor are
proposed to be located in a separate, dedicated Tract to the City. LDC Section
4.13.70.02.d and Table 4.13.2 specifies that the 50-ft portion of the 75-ft Riparian
Corridor nearest the top-of-bank, is required to be placed within a separate Tract, and
dedicated to the public. The applicant has the choice of proposing all 75 feet to be
located within the public Tract, or providing the remaining 25 feet on private property, as
long as protections are ensured for the full 75 feet, per LDC Section 4.13.50.

The proposed Conceptual & Detailed Development Plan indicate that no homes or
other structures are proposed within the 75-ft Riparian Corridor. Two utility
improvements are proposed to be located within the 75-ft Riparian Corridor. The first,
an extension of a public sewer line, is proposed to be located within the Riparian
Corridor on Lot 9, and is exempt per LDC Section 4.13.50.b.2.

A private water quality facility is proposed to be located in Tract A, and on Lots 1, 2, and
3. This private water quality facility is permitted within the 25-ft. private portion of the 75-
ft. Riparian Corridor, per LDC Section 4.13.50.b.7. As proposed, the Conceptual &
Detailed Development Plan is consistent with the LDC provisions for Highly Protected
Riparian Corridors.

Mapped Natural Features - Natural Hazards

The site contains mapped Natural Hazards in the form of slopes and Landslide Runout
Hazards, and the site is within the 500-foot buffer area of other mapped Landslide
Hazards, which are located north of NW Ponderosa Avenue.
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Slopes
Mapped slopes on the site range from 10-35% (see Attachment F). The applicant has

submitted a slopes analysis, which further refines the City data (see Attachment K),
indicating slopes in excess of 35% as well. A large percentage of the slopes in excess
of 35% are attributed to the road bank for NW Ponderosa Avenue. Additional slopes in
the 15-25% and 25-35% categories lie in the portion of the site where Lots 4 through 9
are located. A portion of the site containing significant slopes is where fill dirt has been
placed over the past 19 years. City maps are generally consistent with the applicant’s
slope information. The site is heavily constrained

The following LDC Natural Hazard and Hillside Development provisions apply to the
development site :

Applicabie LDC Standards Related to Slopes

4.5.60.06 - Standards for Areas with Slopes Equal to or Greater than 35

Percent - ‘

Generally, development in these areas is strongly discouraged due fo concerns with
safety, ground movement, slope stability, high levels of cut and fill, and hydrological
and erosion impacts. However, very limited development, as described and
regulated in “a,” through “d,” below, may occur in areas with slopes equal to or
greater than 35 percent. These standards are applicable only to the specific
portions of a site which contain the specified slopes, as indicated on a topographic
survey. If an applicant demonstrates, by submittal of the topographic map, that
development on a property can be accommodated without encroachment into the
specified slope areas, then the following standards do not apply.

a. Development Limitations - Streets and utilities may be located on the
specified slope areas only if it can be shown that passage through the
steeply sloped area is the only viable route available to afford access to the
developable portion of a property;

b. Site Assessment and Geotechnical Report Required - Applications for
development on the specified slope areas, including land use applications,
Public Improvements by Private Contract Permits (PIPC), Excavation and
Grading Permits, and Building Permit submittals, shall be accompanied by

a site assessment, geotechnical report, and any other report deemed
necessary by the site assessment report. Reports shall meet the criteria
identified in sections 4.5.60.04 and 4.5.60.05. Development shall conform
with all recommendations and requirements established by these required
reports.

¢. Compliance with Hillside Development Standards - Development shall
comply with the Hillside Development Standards in Section 4.5.80.

d. Tree Cutting Limitations - No tree cutting is allowed on slopes equal to or
greater than 35 percent, with the exception of the following:
1. Removal of a Hazardous Tree - Hazardous Trees are defined in
Chapter 1.6 - Definitions. Hazardous Tree removal requests, except
in emergency circumstances, are required to be reviewed and
approved by the Urban Forester or the Community Development
Director, following receipt of a recommendation from a Certified
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Arborist;

2. Accommodation of development allowed under 4.5.60.06.a above; or
3. Accommodation of a public or private utility for which permits have
been obtained.

4.5.60.07 - Standards for Areas with Slopes Equal to or Greater than 25

Percent, but less than 35 Percent -

Development in these areas should be avoided, if feasible, due to concerns with
safety, ground movement, slope stability, and erosion impacts. However, the
following standards shall apply for development in areas with siopes equal to or
greater than 25 percent, but less than 35 percent. These standards are applicable

only to the specific portions of a site which contain the specified slopes, as indicated

on a topographic survey. If an applicant demonstrates, by submittal of the
topographic map, that development on a property can be accommodated without
encroachment into the specified slope areas, then the following standards do not
apply.
a. Site Assessment and Geotechnical Report Required - Applications for
development on the specified slope areas, including land use applications,
Public improvements by Private Contract Permits (PIPC), Excavation and
Grading Permits, and Building Permit submittals, shall be accompanied by
a site assessment, geotechnical report, and any other report deemed
necessary by the site assessment report. Reports shall meet the criteria
identified in sections 4.5.60.04 and 4.5.60.05. Development shall conform
with all recommendations and requirements established by these required
reports.
b. Compliance with Hillside Development Standards - Development shall
comply with the Hiliside Development Standards in Section 4.5.80.

4.5.60.08 - Standards for Areas with Slopes Equal to or Greater than 15
Percent, but less than 25 Percent -
Development in these areas should be carefully evaluated, due to concerns with
safety, ground movement, slope stability, and erosion impacts. The following
standards shall apply for development in areas with slopes equal to or greater than
15 percent, but less than 25 percent. These standards are applicable only to the
specific portions of a site which contain the specified slopes, as indicated on a
topographic survey. If an applicant demonstrates, by submittal of a topographic
survey, that development on a property can be accommodated without
encroachment into the specified slope areas, then the following standards do not
apply.
a. Site Assessment Required - Applications for development on the specified
slope areas, including land use applications, Public Improvements by Private
Contract Permits (PIPC), Excavation and Grading Permits, and Building
Permit submittals, shall be accompanied with a Site Assessment which
meets the criteria identified in Section 4.5.60.04. If the Site Assessment
identifies the need for a Geotechnical Report, or other reports, those reports
shall be submitted with the application for development and shall be
consistent with the requirements of Section 4.5.60.05. Development shall
conform with all recommendations and requirements established by any and
all required reports.

b. Compliance with Hillside Development Standards - Development shall
comply with the Hillside Development Standards in Section 4.5.80.
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The applicant has provided information which overlays the slope data with the proposed
Conceptual & Detailed Development Plan. Slope data has been provided on a lot-by-lot
basis, as well as for the slopes adjacent to and within the right-of-way for NW
Ponderosa Avenue.

Slopes Related to NW Ponderosa Avenue Improvements Area

LDC Section 4.5.60.06 strongly discourages development in areas of greater than 35%
slope. A large percentage of the site’s 35% or greater slopes is attributed to the existing
and proposed road embankment for NW Ponderosa Avenue. As noted in Section
4.5.60.06.a, “Streets and utilities may be located on the specified slope areas only if it
can be shown that passage through the steeply sloped area is the only viable route
available to afford access to the developable portion of a property”. NW Ponderosa
Avenue is a Collector street designated on the City’'s Comprehensive Plan and
Transportation Master Plan, and the LDC provides exemptions allowing construction of
City facilities identified on adopted plans, where development impacts Natural Features.

The applicant has proposed to access the site near the east end of the property away
from the 35% or greater slopes that lie along the middle of the north property line. The
applicant is proposing to construct fill and a retaining wall near the interface between
the 35% or greater slopes and lesser slopes south of the new right-of-way line. The
applicant is also proposing a variation to road improvements normally required for a
Collector street, as discussed under the review criterion in LDC Section 2.5.40.04.a.1. A
reduction in the horizontal extent of required improvements will reduce the southward
encroachment of road improvements into the Riparian Corridor. All of the slopes greater
than 35% for Lots 1 through 4 are attributed to the NW Ponderosa Avenue
embankment. Lot 5 does not contain slopes in excess of 35%.

Slopes In Area Proposed for Residential Development

In addition to the areas of the site associated with the NW Ponderosa Avenue -
improvements, a large percentage of the site where development is proposed contains
slopes in the 15-25% category. Additional smaller areas in the developed portion of the
site contain slopes in the 25-35% and greater than 35% slope range. Lot 6 contains a
small area (17 sq. ft.) of slope greater than 35%. Lots 7, 8 and 9 also contain slopes in
excess of 35%. Most of these are related to existing fill at the northeast corner of the
site. Lot 7 contains an additional area of slopes greater than 35% near the southwest
corner of where the home on this lot is proposed.

LDC Sections 4.5.60.06, 4.5.60.07 & 4.5.60.08 permit construction in sloped areas, if
the geotechnical study submitted with the application indicates that the intended use
can be developed on the site, while considering the proposed grading in relation to soils
engineering factors, such as slope stability. The applicant has submitted a geotechnical
report (see Attachment N). Conclusions on an assessment of the historical deposition
of soils on the site and slope stability (see Attachment N - Page 7 of 24) indicate that
“conditions do not represent a slope stability hazard.” The geotechnical analysis
continues by stating :

“The proposed development area is underlain by medium stiff to
stiff, colluvium and residual soil followed by shallow bedrock.
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Based on these conditions, we anticipate that the risk of slope
insatiability will be low provided the fill is properly integrated into
the native slope and compacted as recommended in this report.”

It is clear from the geotechnical report, that although slope stability hazards have not
been identified, it will be necessary to proceed very carefully, based on the geotechnical
engineer’s recommendations. A condition of approval has been created which requires
that all development adhere to the geotechnical engineer's recommendations, as
specifically outlined in Attachment N (see Condition # 4).

Based on the provisions in Sections 4.5.60.06, 4.5.60.07, & 4.5.60.08, construction may
proceed, as long as the recommendations from the geotechnical investigation are
adhered to, and as long as the Hillside Development Standards in Section 4.5.80 are
satisfied.

Hillside Development Standards

LDC Section 4.5.80 outlines requirements for grading of development sites where
slopes exceed 10%. As discussed above, a large percentage of the developed portion
of the site contains slopes in excess of 15%.

Applicable LDC Hillside Development Standards
4.5.80.04 - Grading Regulations -
a. Types of Grading - The following regulations address two types of grading,
both of which are defined in Section 4.5.80.03, above:
1. Mass Grading; and
2. Grading on individual Lots.

b. These regulations prescribe grading area limitations based on zoning
and lot size, as set out in Sections 4.5.80.04.¢c.3 and 4.5.80.04.d.2.
1. On development sites where both Mass Grading and Individual Lot
Grading are employed, Mass Grading and Individual Lot Grading must
be contained within the same grading limitation areas. The amount
of gradable area allowed, per lot, is the same under both standards.
This means that when Mass Grading is employed, the area that is
Mass Graded on an individual lot will be the area in which Individual
Lot Grading is allowed, unless the Mass Graded area is less than the
maximum gradable area allowed. In this case, additional area, up to
the maximum allowed, can be graded at the time of individual Lot
“Grading.
2. The remaining provisions of this Section in “¢,” through “e,” below, are
organized as follows:
a) Mass Grading Standards;
b) Individual Lot Grading Standards; and
c¢) Terracing Requirements and Design Standards.
3. Exceptions to these standards for streets may be aliowed through the
Planned Development process of Chapter 2.5 - Planned
Development, or through the Capital Improvements Program process.
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Maximum Allowed Cut & Fill (Mass Grading)
As noted under the review criterion in Section 2.5.40.04.a.1, the applicant is requesting
a variation to the Mass Grading standards in Section 4.5.80.04.c.

Applicable LDC Standards - Section 4.5.80.04.c:
¢. Mass Grading Standards - The following standards shall apply to
development throughout the City of Corvallis:
1. Maximum Aliowed Cut Depth and Fill Height - The following standards
govern the maximum cut depth and fill height:

Site Characteristics Maximum Cut Depth and
Fill Height

No Extenuating Conditions Eight-ft. Standard

One Extenuating Condition 10-ft. Standard only where

allowed to work around
extenuating condition

Two or more Extenuating 12-ft. Standard only where
Conditions allowed to work around
extenuating conditions

2. Extenuating Conditions - Exceptions to the Eight-ft. Standard for Mass
Grading shall be based on the following specific extenuating
conditions:

a) Street/Pedestrian Alignment - Additional Cut/Fill provides for
the alignment of a necessary street or pedestrian connection.
A necessary street or pedestrian connection is one which is
needed to create a Block Perimeter of approximately 1,600 ft.,
or which is identified in an adopted City Master Plan document.
A necessary street connection must comply with the slope
standards in Section 4.0.60.k of Chapter 4.0 - Improvements
Required with Development. Section 4.0.60.k stipulates that
Arterial Streets shall not exceed a six percent grade, Collector
and Neighborhood Collector Streets shall not exceed 10
percent, and Local and Local Connector Streets shall not
exceed 15 percent. The width and overall extent of any street
exceeding the Eight-ft. Standard shall be minimized, where
feasible, to minimize grading impacts.

b) Significant Natural Feature - Additional cut/fill is necessary to
protect a Significant Natural Feature, which is defined as a
feature subject to a Natural Hazards {except slopes) and/or
Natural Resource Overlay on the Comprehensive Plan Map, or
a Significant Tree, as defined in Chapter 1.6 - Definitions. In

4.5 - 35 LDC December 31, 2006; revised June 18, 2007

the case of a preserved tree, a certified arborist must find that
the proposed cutffill exception would preserve the viability of a
Significant Tree that would otherwise have been damaged by
the application of the Cut and Fill Standards.
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c) Detention Facilities - To accommodate stormwater detention
facilities where no other viable location exists on the site.

The applicant has provided a table and exhibit which illustrates the areas of the site
where greater than 8 feet of fill are proposed (see Attachment K - Page 5 of 7), which
totals approximately 1,896 square feet. The applicant proposes fills ranging from 8 feet
to 14 feet in this portion of the site. The total area of fills exceeding 8 feet equates to
approximately 1.7% of the area of the site. The proposed area of fills exceeding 8 feet
occurs north of the proposed homes on Lots 1 through 5, and in the common parking
area at the west end of the driveway. The primary argument posed by the applicant for
the variation request is that by concentrating development on the north portion of the
site, potential impacts to the Riparian Corridor on the south half of the site can be
eliminated. This is particularly critical toward the west end of the developable portion of
the site, where the 75-foot Highly Protected Riparian Corridor boundary comes to within
30 feet of the NW Ponderosa Avenue right-of-way, and ultimately meets up with it.

The applicant’s narrative states the following :

“The Civil Engineer for the project, MSS Engineering, states that
the site cannot be developed without this modification, as existing
fopographic and hydrological conditions...dictate a comprehensive
site grading and drainage plan be implemented.”

In the case of the fills that are greater than 10 feet, and associated with the parking bay
at the west end of the site, the exemption noted in LDC Section 4.5.80.04.c.2.b does
apply, since strict application of the 8-ft. Standard at this location would result in grading
which could potentially impact the Significant Trees which lie on the border of the 75-ft.
Riparian Corridor. However, since only one exemption applies, the proposal cannot
include fills greater than 10 feet. Therefore, the applicant has requested a variation to
the standard. Additional fills greater than 8 feet are necessary on the north sides of Lots
1 through 5, in order to provide feasible vehicular access to the garages, and to comply
with the City’s driveway slope standards. As noted in the review criterion in Section
2.5.40.04.a.1, the applicant has provided compensating benefits through by fully
protecting the riparian corridor, and balancing the objectives of the LDC Natural
Features Protections in Chapters 4.5 and 4.13.

Grading Area Limitations (Mass Grading)

Applicable LDC Section 4.5.80.04.¢.3
3. Grading Area Limitations - The following requirements apply to Mass
Grading in areas with slopes equal to or greater than 10 percent, as
mapped on the Natural Hazards Map:

a) Low and Medium Density Residential Development Zones -
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Ultimate Lot Size of Tentatively
Approved Subdivision/deveiop-
ment within Low and Medium
Density Residential
Development Zones

Mass Grading Regulations

<or = 6,500 sq. ft.

Grading up to 100 percent of the
lot area is allowed. Grading shall
comply with the Eight-ft.
Standard, unless extenuating
conditions are present.

> 6,500 sq. ft., but < 10,000 sq.
ft.

Grading up to 6,500 sq. ft. of each
lot is allowed. Grading shall
comply with the Eight-ft.
Standard, unless extenuating
conditions are present.

> or =10,000 sq. ft.

No Mass Grading is allowed. See
standards for Individual Lot
Grading

e. Terracing Requirements and Design Standards - When a cut or fill, or

combination thereof, exceeds eight ft. and is greater than a 25 percent slope,

terracing shall be provided, as follows:
1. For cutsl/fills between 8-10 ft., at least one terrace shall be provided
between the two- and eight-ft. level, with a shelf no less than six ft.
deep. The slope of the shelf may not exceed 20 percent.
2, For cutsf/fills that are more than 10 ft., risers shall not exceed four ft.
in height and shelves shall be a minimum of six ft. deep. The slope
of the shelf may not exceed 20 percent.
3. Terraces shall be landscaped with a combination of ground cover
plants and shrubs, planted with adequate coverage to stabilize soil in
the terraced areas. Trees shall be required, at a minimum 30 ft. oncenter
spacing, to mitigate trees removed due to grading and to
stabilize soil in the shelf area. Irrigation and maintenance for required
landscaping shall be addressed as stipulated in Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting.
4, Wall materials and landscaping shall be subject to final review and
approval by the City Engineer and Community Development Director.
Acceptable exterior wall materials include quarried stone, brick,
concrete masonry, and similar quality materials. Additional flexibility
shall be allowed for wall materials for retaining walls which are wholly
internal to the development site, provided the materials and design
meet Oregon Structural Specialty Code requirements. Retaining walls
shall comply with all applicable Building Code requirements.
5. Exceptions to the terracing requirement may be allowed by the City
Engineer and Community Development Director if the applicant
demonstrates, with the submittal of a report from a certified arborist,
qualified Stream scientist, or qualified wetlands scientist that potential
impact to an existing Significant Tree or a Significant Natural Feature
in the area of the cut and fill would be significantly reduced by an
exception to the terracing requirement.
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As can be seen in Section 4.5.80.04.c.3, Mass Grading is available to subdivisions,
where the lot area for individual lots does not exceed 6,500 square feet. If lots exceed
this square footage, then the total area of the lot allowed to be graded is controlled.
Only lots 1 and 9 exceed 6,500 square feet. Therefore, Lots 2 through 8 are able to be

- mass graded to the full extent of the lot. The Eight-Ft. Standard applies to each of the
lots. As noted above, the applicant is requesting a variation to the Eight-Ft. Standard on
Lots 1 through 5. Except for the requested variation to the Eight-Ft. Standard, no
variation is requested for the grading area limitations for those lots eligible for the 100%
gradable area.

Lots 1 and 9 are subject to the 6,500 sq. ft. gradable area, and the Eight-Ft. Standard.
The applicant is proposing to comply with the 6,500 sq. ft. limitation on Lot 1. Lot 1 is

6,909 sq. ft. in area, and the southern 25 feet of the lot contains a portion of the Highly
Protected Riparian Corridor (approximately 2,000 sq. ft.), which is off limits to grading.

However, the applicant is requesting a variation to the 6,500 sq. ft. grading limitation on
Lot 9, as noted in the review criterion for LDC Section 2.5.40.04.a.1. Lot 9 is 7,134 sq.
ft. in area. The applicant’s narrative indicates that 100% of this lot is proposed to be
graded. However, that cannot be so, since the applicant is also proposing to protect
both the portion of the lot containing the Highly Protected Riparian Corridor (with the
exception of public sewer line installation) and the Significant Trees proposed to be
preserved at the north end of the lot. It appears that the protected portion of the lot will
limit the amount of grading on Lot 9 to under the maximum allowed area of 6,500 sq. ft.
Based on the discussion above under LDC Section 2.5.40.04.a.1, no variation is
necessary for the gradable area standard.

Wall Terracing Requirements on Lot 1

A small portion of an area on Lot 1 includes slopes in excess of 25 percent and
proposed fill which exceeds 8 feet. Terracing, per LDC Section 4.5.80.04.c.3.e, is
typically required in this situation. However, by limiting the proposed retaining wall to a
single wall without terracing at this location, the applicant has properly balanced all
other standards that apply including protection of the Riparian Corridor, protection of
Significant Trees within the Riparian Corridor, and compliance with maximum driveway
slope (15%) and drainagerequirements per the City’s Off-Street Parking & Access
Standards. The exemption under subsection (5) above applies, and terracing is not
applicable.

Landslide Hazards

The site contains a mapped Landslide Hazard (Landslide Runout), which falls entirely
within the Riparian Corridor. No portion of the proposed developed area of the site falls
within the mapped Landslide Hazard. The entire site is also located inside the 500'
Landslide Hazard buffer area, both due to the on-site Landslide Runout Hazard, and
Moderate Risk Landslide Hazards located approximately 400' to the northeast of the
site, across NW Ponderosa Avenue.

Based on provisions in LDC Section 4.5.70, any development on a site within 500' of a
mapped Landslide Hazard shall adhere to the application and development
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requirements for landslide hazard areas. This LDC Section requires submittal of a site

assessment and geotechnical report, to evaluate the risk of the development causing or |

exacerbating landslides, or being adversely impacted by a local landslide event. If the
geotechnical report demonstrates that the site is suitable for development, based on
expert knowledge and the proposed Development plans, building permits may be
issued per Section 4.5.70.03.b.

The applicant has submitted a geotechnical report (see Attachment N). A December
26, 2007, addendum to the original geotechnical investigation specifically addresses
landslide hazard risk on the development site. The geotechnical engineer concludes
that the “debris flows do not pose a threat to the proposed development.”, and that the
risk of deep-seated landslides “north or south of the subject property that would impact
the proposed development is very low.” Overall, the geotechnical investigation
concluded that “conditions do not represent a slope stability hazard.”

Additionally, consideration of how the proposed development might exacerbate
potential landslides and properties downstream of any debris flow should be included in
the geotechnical investigation, through a detailed set of recommendations for how the
site is excavated and graded, and how structures are built. Attachment N includes such
recommendations, and a condition of approval is proposed which seeks to implement
all recommendations of the geotechnical engineer (see Condition # 4). Based on
information submitted by the project’s geotechnical engineer, the proposed Conceptual
& Detailed Development Plan is consistent with the natural features protection criteria
for mapped Landslide Hazards, as outlined in LDC Section 4.5.70.

Natural Resources and Natural Hazards Variation Criteria

b. Natural Resources and Natural Hazards Factors -

1. Any proposed variation from a standard within Chapter 4.5 - Natural
Hazard and Hillside Development Provisions, Chapter 4.11 - Minimum
Assured Development Area (MADA), Chapter 4.12 - Significant
Vegetation Protection Provisions, or Chapter 4.13 - Riparian Corridor
and Wetland Provisions shall provide protections equal to or better
than the specific standard requested for variation; and

2. Any proposed variation from a standard within Chapter 4.5 - Natural
Hazard and Hillside Development Provisions, Chapter 4.11 - Minimum
Assured Development Area (MADA), Chapter 4.12 - Significant
Vegetation Protection Provisions, or Chapter 4.13 - Riparian Corridor
and Wetland Provisions shall involve an alternative located on the
same development site where the specific standard applies.

As noted under review criterion 2.5.40.04.a.1 above, the applicant is requesting a
variations to the 8-Ft. Standard, on Lots 1 through 5. The applicant is not requesting a
variation to Natural Features Protections for the site’s Highly Protected Riparian
Corridor. As noted in the discussion above under LDC Section 2.5.40.04.a.14, and LDC
Section 2.5.40.04.a.1, the applicant has provided the required compensating benefits to
the requested variation, by providing full protection for the Riparian Corridor.
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Minimum Assured Development Area (MADA)

The site contains both Natural Hazards and Natural Resources. Based on the size of
the site, the RS-6 base zone, the amount of constrained area on the site, and right-of-
way dedications being proposed by the applicant, initial analysis concludes that
Minimum Assured Development Area may apply to the site. This was discussed with
the applicant, but the applicant decided not to pursue the additional development area
that may be obtainable.

Development encroachments permissible under MADA provisions would allow
incursions into the 75-ft. Riparian Corridor, per LDC Section 4.11.50.04. LDC Section
4.11.50.03 would also permit variations allowed outright, by allowing the development
site to utilize “Building Types and development standards of the next most intensive
residential zone”, in order to minimize development encroachments into Natural
Resource and Natural Hazard areas. In this case, the next most intensive zone is RS-9,
and the Building Types and development standards of highest intensity match those of
the RS-6 district, so there is nothing to be gained by utilizing the provisions of LDC
Section 4.11.50.03.

In any case, the applicant is not proposing to utilize the MADA provisions.

Conclusion on Natural Features

As discussed above, the site contains both Natural Resources (Highly Protected
Riparian Corridor) and Natural Hazards (slopes, Landslide Runout). The proposed
Conceptual & Detailed Development Plan illustrates that the Riparian Corridor will be
fully protected, except where specific exemptions are permitted for public facilities and
private stormwater facilities, per LDC Section 4.13.50.b.

The geotechnical investigation, submitted by the applicant, indicates that the
development should neither be adversely impacted by the local mapped Landslide
Runout Hazards, nor exacerbate any potential Landslide Hazard downslope, based on
recommendations for construction.

Based on existing topography, the Hillside Development Provisions in Chapter 4.5 apply
to a majority of the development site, but not the entire site. The portion of the site
where slopes are in the greater than 10% slope categories is also the portion of the site
located outside of the Highly Protected Riparian Corridor and what is considered the
developable portion of the site. There is a portion of the site where the 8-ft. cut/fill
standard will be exceeded, and the applicant has presented compensating benefits,
which attempt to balance all of the protections intended by the LDC Natural Features
protections in Chapter 4.5 and 4.13. The compatibility criteria in LDC Section
2.5.40.04.a.14 and Section 2.5.40.04.b are satisfied.
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D. CONCLUSION AND RECOMMENDATION - MAJOR PLANNED
DEVELOPMENT MODIFICATION

Staff find that the requested Conceptual & Detailed Development Plan Modification is
supported by the compatibility review criteria of LDC Section 2.5.40.04, and except
where specific variations have been requested, the proposal is consistent will all
applicable LDC standards.

Staff find that in balancing all of the Natural Features protections that apply to the
subject property, the requested variations to LDC standards for Hillside Development,
Building Setbacks, Public Street standards, Pedestrian Landscaping Improvements,
and Lot Coverage are supported by the associated compensating benefits and
proposed conditions of approval. Staff find that the requested variation to the square
footage allocation for residential district sign standards is not supported by the
application materials, but the proposed sign location variation is supported by the
applicable criteria under LDC Section 4.7.90.09. The applicant has submitted an
arborist report which indicates that encroachments into specific Circles of Protection will
not adversely impact the long-term health and stamina of the affected trees. is
supported by findings made concerning the condition of the soils on the development
site.

Based on this analysis, staff recommend Approval of the Conceptual & Detailed
Development Plan request, as outlined in Part |11 of this staff report, with the exception
of the proposed variation to sign square footage allocation.
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PART I

TENTATIVE SUBDIVISION PLAT

A. BACKGROUND

The applicant is proposing to divide the existing 2.55 acre parent parcel into nine lots
and provide additional land dedications for NW Ponderosa Avenue right-of-way and a
drainageway / riparian corridor tract (see Attachment K - page 12 of 17). The subject
parcel is illustrated on Benton County Assessor's Map # 11-5-21 CB, Tax Lot 500.

A Subdivision, as defined in Chapter 1.6 of the LDC, is a division of land that creates
four or more lots within a calendar year when such lots exist as a unit of land under a
single ownership at the beginning of such year. The review criteria used to approve a
Tentative Subdivision plat are noted below.

B. REVIEW CRITERIA FOR A TENTATIVE SUBDIVISION PLAT

Section 2.4.30.04.b provides review criteria for Residential Tentative Subdivision Plat
applications.

Applicable LDC Review Criteria : LDC Section 2.4.30.04.b :

2.4.30.04 - Review Criteria
b. Residential Subdivisions - Requests for the approval of a Residential
Tentative Subdivision Plat shall be reviewed to ensure consistency with the
clear and objective approval standards contained in the following: the City’s
development standards outlined in the applicable underlying Zoning
Designation standards in Article lll of this Code; the development standards
in Article IV of this Code; the standards of all acknowledged City Facility
Master Plans; the adopted City Design Criteria Manual; the adopted Oregon
Structural Specialty Code; the adopted International Fire Code; the adopted
City Standard Construction Specifications; the adopted City Erosion
Prevention and Sediment Control Ordinance; and the adopted City Off-street
Parking Standards. Additionally, the following criteria shall be met for
Residential Subdivisions and the application shall demonstrate adherence to
them:

1. Consistency with the applicable development standards, including the

applicable Pedestrian Oriented Design Standards;

2. Preservation and/or protection of Significant Natural Features,

consistent with Chapter 4.2 - Landscaping, Buffering, Screening, and

Lighting, Chapter 4.5 - Natural Hazard and Hillside Development

Provisions, Chapter 4.11 - Minimum Assured Development Area
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(MADA), Chapter 4.12 - Significant Vegetation Protection Provisions,
and Chapter 4.13 - Riparian Corridor and Wetland 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;

3. Land uses shall be those that are outright permitted by the existing
underlying zoning designation.

4. Excavation and grading shall not change hydrology in terms of water
quantity and quality that supports existing Locally Significant Wetlands
and/or Riparian Corridors that are subject to Chapter 4.13 - Riparian
Corridor and Wetland Provisions.

A Residential Subdivision that conforms to these criteria is considered to
meet all of the compatibility standards in this Section and shall be approved.
A Residential Subdivision that involves Uses subject to Plan Compatibility or
Conditional Development review, or that involves a Zone Change, shall meet
the applicable compatibility criteria for those Plan Compatibility, Conditional
Development, and Zone Change applications.

RS-6 District Development Standards

The relationship between the proposed Tentative Subdivision Plat and the
Development standards outlined in the applicable underlying Zoning Designation (RS-6)
are discussed in Part | of this staff report. As discussed in Part |, the proposal is
consistent with the density provisions of the RS-6 district and the Comprehensive Plan
designation of Residential - Low Density.

The lot areas table illustrated on Sheet D (see Attachment K - page 12 of 17)
indicates the RS-6 minimum lot area standard of 2,500 square feet is satisfied, per LDC
Section 3.3.30.c.2. The smallest proposed lot is 2,833 square feet in area.

The minimum lot width of 25 feet is satisfied, as illustrated on Sheet D. Since the
proposed lot widths and lot areas are in some cases, just over the minimums required
by the RS-6 district, both the lot area and lot width will need to be re-verified through the
final plat review process (see Condition # 33).

As prescribed by the review criteria in Section 2.4.30.04.b.3, the proposed development
is consistent with the land uses (family - 3 unit attached) that are permitted outright in
the RS-6 district.

A more detailed discussion on the proposed Tentative Plat’s relationship to the criteria
for protection of Significant Natural Features, including a discussion of the effects of
excavation and grading on the hydrology of the abutting Riparian Corridor, is provided

in Part | of this staff report. No new streets are proposed with this development. Part | of
this staff report contains a discussion about the relationship of the building footprints to
the site’s topography. It has been found that the structures, in their proposed locations,
are designed such that the structures fit the topography of the site, by utilizing stepped
foundations and complying with the LDC 8-Ft. standard, except where specific
variations are requested under the review criteria of LDC Section 2.5.40.04.a.1 (see
Table A in Part | of this staff report).
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As discussed in Part |, the proposed development is consistent with LDC provisions for
protection of the mapped Significant Natural Features, and the Tentative Subdivision
Plat is consistent with the review criteria of Section 2.4.40.04.b(2) and (4).

LDC Article IV Development Standards

Part | of this staff report includes an in-depth discussion of the project’s relationship to
Natural Features protections identified in Chapter 4.5 and 4.13. Part | also contains a
discussion concerning the Pedestrian Oriented Design Standards and the proposed
Conceptual & Detailed Development Plan’s conformance to those standards. Except
where specific variations have been requested, as proposed and conditioned, the
Tentative Plat is consistent with the LDC review criteria in Section 2.4.30.04.b.(1), (2),
and (4). As discussed above under the RS-6 standards, the land uses proposed are
consistent with the RS-6 zone.

The Purposes of a Tentative Subdivision Plat are noted in LDC Section 2.4.

Applicable LDC Section 2.4.20 : Purposes of Tentative Subdivision Plat

Section 2.4.20 - PURPOSES

Land Division review procedures are established in this Chapter for the following
purposes:

a. Ensure that building sites are of sufficient size and appropriate design for their
intended uses and that lots to be created are within density ranges permitted by the
Comprehensive Plan;

b. Minimize negative effects of development upon the natural environment and
incorporate natural features into the proposed development where possible;

c¢. Ensure economical, safe, and efficient routes for pedestrians, bicycles, and motor
vehicles;

d. Create residential living environments that foster a sense of neighborhood identity
and that are protected from the adverse effects of heavy traffic and more intensive
land uses; and

e. Promote energy efficiency.

Purposes in Section 2.4.20 (b),(c),(d),& (e) are discussed in relationship to the general
review criteria of Section 2.4.30.04(b), where applicable.

Applicable LDC Land Division criteria, identified in Chapter 4.4, are as follows :

Applicable LDC Section 4.4.20 : Land Division Standards

Section 4.4.20 - GENERAL PROVISIONS

4.4.20.01 - Applicability

All Land Divisions shall be in compliance with the requirements of the applicable
zone and this Chapter, as well as with all other applicable provisions of this Code.
Modifications to these requirements may be made through the procedures in
Chapter 2.5 - Planned Development.

4.4.20.02 - Blocks
a. General - Length, width, and shape of blocks shall be based on the provision
of adequate lot size, street width, and circulation; and on the limitations of
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topography.

b. Size - Blocks shall be sized in accordance with the Block Perimeter
provisions within Section 4.0.60.n of Chapter 4.0 - Improvements Required
with Development.

LDC Block Perimeter standards identified in Section 4.0.60 (n) are not to be applied to
this development site, due to protection requirements for the Highly Protected Riparian
Corridor. No new public streets are proposing within the site. The property has frontage
on NW Ponderosa Avenue, and is subject to the improvement requirements for a
Collector Street, as discussed in Part | of this staff report.

As discussed in Part I, the review criteria for a Conceptual and Detailed Development
Plan are considered to be satisfied. Therefore, the proposed Tentative Subdivision plat
is consistent with the standards for block size and layout, per LDC Section 4.4.20.02.

4.4.20.03 - Lot Requirements

a. Size and Shape - Lot size, width, shape, and orientation shall be appropriate
for the location of the Subdivision and for the Use Type contempiated. No

lot shall be dimensioned to contain part of an existing or proposed street. All
lots shall be buildable, and depth shall generally not exceed 2.5 times the
average width. Lot sizes shall not be less than required by this Code for the
applicable zone. Depth and width of properties reserved or laid out for
commercial and industrial purposes shall be adequate to provide for off-street
parking and service facilities required by the type of use proposed,

unless off-site parking is approved per Chapter 4.1 - Parking, Loading, and
Access Requirements.

As discussed above, the proposed Tentative Subdivision plat proposes lot sizes and
dimensions which are consistent with the RS-6 zone. Therefore the criterion in LDC
Section 4.4.20.03 is considered to be satisfied. While some of the proposed lots have a
depth that is greater than 2.5 times the average width, this is not a requirement of the
LDC, but only a recommendation based on the “generally” language. No variation is
required for the lot width-to-depth ratio.

b. Access - Each lot shall abut a street other than an alley for a distance of at
least 25 ft. unless:
1. The lot is created through a Land Partition or Minor Replat, in which
case Section 4.4.30.01, below, shall apply; and/or
2. The lot meets the exemption in “a,” or “b,” below:
a) Residential lots involving Single-family Detached; Single-family
Attached, two units; or Duplex dwellings, provided:
1) Front doors are less than 100 ft. from a street and are
accessed by a sidewalk or multi-use path; and
2) Vehicular access is provided via an alley.
b} Commercial, Industrial, and Residential lots other than those
described in “a,” above, provided:
1) Front doors are less than 200 ft. from a street and are
accessed by a sidewalk or multi-use path; and
2) Vehicular access is provided via an alley.
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Each of the nine proposed lots has a frontage on NW Ponderosa Avenue of at least 25
feet. Therefore, the criterion in Section 4.4.20.03 (b) is satisfied.

Due to the vehicular access restrictions on NW Ponderosa Avenue, and the proposed
common driveway, all lots are intended to be served by a reciprocal parking and access
easement, in order to obtain full legal access from the driveway entrance on NW
Ponderosa Avenue. With submittal of the final plat, a private reciprocal parking and
access easement shall be dedicated to ensure that vehicle access is maintained within
and between all lots that share driveways (see Condition # 30).

c. Through Lots - Through Lots shall be avoided except where essential to
overcome specific disadvantages of topography and orientation. A planting
screen easement at least 20 ft. wide shall be required between Through Lots
and adjacent streets, in accordance with Chapter 4.2 - Landscaping,
Buffering, Screening, and Lighting. No vehicular rights of access shall be
permitted across this planting screen easement. All Through Lots with
frontage on parallel or approximately parallel streets shall provide the
required front yard on each street, except as specified in Chapter 4.2 -
L.andscaping, Buffering, Screening, and Lighting.

No Through Lots are proposed. This standard is satisfied.

d. Lot Side Lines - Side lines of lots, as much as practicable, shall be at right
angles to the street the lots face.

Based on the orientation of the homes, portions of the lot lines run at an angle other
than 90 degrees to NW Ponderosa Avenue. Once north of the common driveway, the
lot lines bend and intersect NW Ponderosa Avenue right-of-way at 90 degrees. The
proposal is in general conformance to this standard.

e. Lot Grading - Lot grading shall conform to Chapter 4.12 - Significant
Vegetation Protection Provisions; and the City's excavation and fill
provisions.

See Part | of this staff report for a discussion about the proposed Grading Plan. As
proposed and conditioned, the Tentative Plat is consistent with this criterion.

f. Building Lines - Building setback lines may be established in a final plat or
included in covenants recorded as a part of a final plat.

g. Large Lots - In dividing land into large lots that have potential for future
_further Subdivision, a conversion plan shall be required. The conversion pian

shall show street extensions, utility extensions, and lot patterns to indicate

how the property may be developed to Comprehensive Plan densities and

to demonstrate that the proposal will not inhibit development of adjacent

lands.

The applicant is not proposing to establish building setback lines on the final plat
(typically, State and Benton County rules regarding final plats discourage against this
practice). However, approval of a Conceptual and Detailed Development Plan
formalizes approval of the site plan, and building setbacks will be required to be
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consistent with these plans. The Planned Development Overlay and associated
Conceptual & Detailed Development Plan establishes the approved development
pattern for the subject site. There is no logical reason for the property owner to further
divide the subject nine lots. However, if the development plans change for the site, the
Planned Development Overlay would require approval of a new Conceptual and
Detailed Development Plan. This criterion is satisfied.

h. Minimum Assured Development Area - For property with Natural
Resources or Natural Hazards subject to Chapter 4.5 - Natural Hazard and
Hillside Development Provisions, Chapter 4.12 - Significant Vegetation
Protection Provisions, or Chapter 4.13 - Riparian Corridor and Wetland
Provisions, lots created through a Subdivision, Partition, or Lot Line
Adjustment process shall be consistent with the provisions of Chapter 4.11 -
Minimum Assured Development Area (MADA) are met.

As discussed in Part | of this staff report, Minimum Assured Development Area does
not apply to the subject site. The proposed Tentative Plat is consistent with the
Purposes in LDC Section 2.4.20 (b), and 4.4.20.03 (h).

The proposed Tentative Subdivision Plat is not directly affected by criteria in the
adopted Oregon Structural Specialty Code; the adopted International Fire Code; the
adopted City Standard Construction Specifications; the adopted City Erosion Prevention
and Sediment Control Ordinance; and the adopted City Off-street Parking Standards.
However, the adopted Codes and Standards do apply, in many cases, to the proposed
Detailed Development Plan, and are discussed in further detail in Part | of this staff
report, where applicable.

Solar Access

Applicable LDC Section 4.6.20
Section 4.6.20 - EXEMPTIONS
Residential buildings constructed or lots developed in locations noted below are exempt
from the requirements of this Chapter:
a. On north-facing slopes of 10 percent or more;
b. On portions of sites where Solar Access, as defined in Chapter 1.6 - Definitions, is
unavailable due to shading from Natural Resources or Natural Hazards subject to
the provisions of Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting,
Chapter 4.5 - Natural Hazard and Hillside Development Provisions, Chapter 4.12 -
Significant Vegetation Protection Provisions, and Chapter 4.13 - Riparian Corridor
and Wetland Provisions.
c. On sites where density is concentrated because density is being transferred from
an area on the same development site that is simultaneously being rezoned fo
Conservation - Open Space; or
d. On sites which contain Natural Resources or Natural Hazards subject to the
provisions of Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter
4.5 - Natural Hazard and Hillside Development Provisions, Chapter 4.12 - Significant
Vegetation Protection Provisions, and Chapter 4.13 - Riparian Corridor and Wetland
Provisions and where:
1. The developed portion of the site will exceed minimum required density by
at least 50 percent for properties designated as Extra-low, Low, or Medium
Density Residential; and
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2. The developed portion of the site will exceed minimum required density by
by at least 25 percent for properties designated as Medium-high or High
Density Residential.

A 75-ft. Highly Protected Riparian Corridor with associated Significant Vegetation is
located along the entire southern boundary of the subject site. The Significant
Vegetation within the Riparian Corridor is required to be protected, and the proposal is
consistent with this standard. The Significant Vegetation will provide shading on the
proposed dwellings in a way that the exemption in LDC Section 4.6.20.b applies to the
development site. Additionally, the developed portion of the site is proposed to exceed
the minimum required density of five dwelling units by more than 50 percent. Therefore,
the exemption under LDC Section 4.6.20.d.1 also applies. The proposed Tentative Plat
is consistent with the Solar Access provisions of LDC Chapter 4.6.

Conclusion on Tentative Plat Review Criteria and Land Division Standards

The compatibility criteria above have been previously discussed in Part | of this staff
report. As noted in that discussion, the proposed Conceptual and Detailed
Development Plan, and related Tentative Subdivision Plat are consistent with the
applicable compatibility review criteria.

The development plans have been reviewed by the City’'s Fire Department for
compliance with the adopted Fire Code. Fire Department staff are satisfied with the
proposed development, as illustrated in Attachments K & L, and as conditioned. As
noted in the discussion above, the proposed Tentative Subdivision plat complies with
the criteria in Section 2.4.30.04.

C. ADDITIONAL DISCUSSION - FIRE PROTECTION REQUIREMENTS

Emergency Access and Fire Protection for Dwellings

There are discrepancies between the applicant’s narrative (refer to Page 41 of the
narrative) and Corvallis Fire Code, in relationship to the fire protection requirements for
the development. Contrary to language in the narrative which suggests that the Fire
Code requires that the nine dwellings be served by a fire sprinkler system, the
developer does have options for required fire protection of the dwellings. However, the
narrative also indicates that the developer intends to provide fire sprinklers for each
dwelling (refer to Page 52 of the narrative).

The common driveway serving the Deer Run Park subdivision does not clearly meet
City standards adopted in accordance with the applicable Fire Code and State building
code requirements, in part, because it is not clear how final grading, site retaining walls,
final height of each building, and constructed limits of the driveway will effect
emergency access to the rear (south side) of the dwellings. The required width of the
common driveway varies, according to the constructed height of each dwelling.

The first option is for the developer to demonstrate prior to submittal of the final plat and
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site construction drawings, that the common driveway can be constructed both
consistent with the proposal and according to applicable Fire Code and State building
code requirements, and that pedestrian access for the Fire Department in between the
dwellings and to the rear of the dwellings meets the requirements of the Fire
Department, based on the height of the buildings.

If it is found that the common driveway and development as a whole cannot provide the
access required by the Fire Code, the second option is for the developer to provide a
fire sprinkler system per NFPA Standard 13D in each of the dwellings / structures
constructed on lots (as the developer has indicated they will do). If the developer
chooses this option, a deed restriction listing the fire sprinkler requirement shall be
recorded for each lot in the subdivision to alert future property owners of the fire
protection requirements, and to indicate that the developer was unable to develop the
site and common driveway in a way that complies with Corvallis Fire Code (see
Condition # 29).

Protected Riparian Corridor and Fire Protection

Applicable Corvallis Municipal Code and City Fire Code Section 7.08.130:

1) OFC Section 304.1.2 as adopted by this Chapter is amended to add
Section 304.1.2.1 as follows:
“304.1.2.1 Combustible vegetation on city parcels. The person owning,
possessing, or having the care or custody of any lot or parcel of land shall
cut, as close to the ground as is reasonably practical, and shall remove or
destroy all brush, grass, weeds, thistles, vines, and other vegetation
growing at a height of 10” or more between the months of June 1 and
September 30 of each year, or when determined by the fire chief to be a fire
hazard. When the fire chief determines that total removal of growth is
impractical due to size or environmental factors, approved fuel breaks shall
be established. Minimum width of a fuel break adjacent to public
sidewalks, streets, bikeways, and trails shall be 10 feet. Minimum width of
fuel breaks along property lines and around combustible structures shall
be 25 feet, uniess determined to be impractical by the fire chief.

“EXCEPTION: Vegetation along drainage ways, in wildland and wild flower
areas under public ownership, and on private lands designated as
"protected” under federal or state legislation, can exceed the 10" limitation
so long as it is not determined to be a fire hazard by the fire chief.

“Parcels in the urban wildland interface areas shall also be subject to OFC
Section 304.1.2.”

(Ord. 2004-23 §1 and §2, 11/01/2004; 98-40 & 41, Repealed & Replaced,
11/02/1998)

LDC Section 4.13.50.a.6 provides an exemption for removal of vegetation within
Protected Riparian Corridors, in order to maintain a defensible space between dwellings
and any potential wildfires that might occur within the Riparian Corridor. This is known
as a “Fire Fuel Brake Safety Area” (refer to LDC Chapter 1.6). The Fire Fuel Brake
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Safety Area would allow certain encroachments into the Riparian Corridor for homes
abutting the Riparian Corridor, in order to maintain a defensible space between the
dwellings and any vegetation.

D. Conservation Easement for 25' of Highly Protected Riparian Corridor
(defined in Chapter 1.6)

As required per LDC Section 4.13.50, a Riparian Corridor of 75-feet in width exists on
the subject property. The applicant proposes to dedicate to the public, a 50-foot section
of the 75-foot width as Protected Riparian Corridor. The remaining 25-feet of the
Riparian Corridor will continue to have the protections noted in LDC Section 4.13.50. As
proposed by the applicant, and with submittal of the final plat, the applicant shall ensure
that these protections are implemented, by recording a 25-foot deep Riparian Corridor
Maintenance Easement on the southern end of each of the nine lots. Dedication of this
easement is necessary to ensure that all owners, current and future, are informed of the
LDC Riparian Corridor protections. The easement is a private easement and should not
be dedicated to the City of Corvallis (see Condition # 21).

E. Dedication of 50' Drainageway and Protected Riparian Corridor Tract to
Public

As required per LDC Section 4.13.50, a Riparian Corridor of 75-feet in width exists on
the subject property. The applicant proposes to dedicate to the public, a 50-foot section
of the 75-foot width as Protected Riparian Corridor. With submittal of the final plat, the
applicant shall dedicate to the public, Tract A, as presented in the Conceptual &
Detailed Development Plan (see Condition # 20).

F. CONCLUSION ON CONSISTENCY WITH TENTATIVE SUBDIVISION PLAT
REVIEW CRITERIA

The proposed Tentative Subdivision plat request involves creation of nine residential
subdivision lots. The proposed lots comply with the applicable LDC standards of the
RS-6 zone, and the land division standards noted in Chapter 4.4 of the LDC.

The Tentative Subdivision Plat request complies with all applicable criteria in Section
2.4.30.04 (b).
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PART Il

CONCLUSION AND RECOMMENDATIONS

Based on the criteria, findings, and conclusions discussed in Parts | and 1l above, staff
recommend that the Planning Commission Approve the request as described in
Attachments K & L, and as conditioned in this staff report. The proposed Conceptual
and Detailed Development Plan includes a nine-lot residential subdivision, containing
common driveway, pedestrian, and landscape improvements, and attached single-
family homes. The request also includes proposed variations to specific LDC

requirements, as described in Attachments K & L. The proposed Tentative Plat includes

nine lots for residential development, dedication of public right-of-way for NW
Ponderosa Avenue, dedication of Tract A as a Riparian Corridor and Drainageway
Easement Tract, and additional easement dedications throughout the subdivision.

RECOMMENDED MOTION FOR APPROVAL OF A
MAJOR PLANNED DEVELOPMENT MODIFICATION (PLD08-00013)

Motion: I move to approve the proposed Conceptual and Detailed
Development Plan for Deer Run Park subdivision. My motion is
based upon the staff recommendation to the Planning Commission.

RECOMMENDED MOTION FOR APPROVAL OF A
TENTATIVE SUBDIVISION PLAT (SUB08-00007)

Motion: | move to approve the proposed nine-lot tentative Subdivision plat,
as described in Attachments K & L. My motion is based upon the
staff recommendation to the Planning Commission.
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CONDITIONS OF APPROVAL

for PLD08-00013 / SUB08-00007 (Deer Run Park Subdivision)

Page #

Condition
#

Condition Language

All

1

Consistency with Plans — Development shall comply with the
narrative and plans identified in Attachments K & L of this Staff
Report, except as modified by the conditions below, or unless a
requested modification otherwise meets the criteria for a Minor
Modification and/or a Subdivision Modification, as applicable.
Such changes may be processed in accordance with Chapters
2.4 & 2.5 of the Land Development Code.

All

Adherence to Land Development Code standards - Where
variations are not explicitly authorized by approval of this
Detailed Development Plan, all development on the Deer Run
Park subdivision site shall comply with applicable Land
Development Code standards. Compliance shall be
demonstrated at time of submittal for PIPC, Excavation and
Grading, site development, and building permits.

All

Permissible Construction Period - Reconstruction of public
improvements along the development's NW Ponderosa Avenue
frontage shall not occur during periods of sustained
precipitation. All construction associated with the reconstruction
of the Ponderosa Avenue road base, public sidewalk, and slope
south of the sidewalk shall occur between May 15 and October
15 in the year that construction commences. If the situation
arises where construction must occur after October 15, the
developer shall coordinate with the City and Benton County to
ensure that acceptable wet-weather construction measures are
in place prior to sustained precipitation.

68, 73

Additional Geotechnical Requirements - Based on the
project’s geotechnical recommendations for removal of existing
uncontrolled fill (see Attachment N), steeply-sloped topography,
and the extent of earthwork associated with the Deer Run Park
subdivision, the applicant shall adhere to the recommendations
in the Geotechnical Investigation, prepared by Foundation
Engineering, Inc., and dated June 21, 2007 (with follow-up
Memorandum of December 26, 2007). The developer shall
retain the services of a geotechnical engineer through all phases
of construction, including grading and associated erosion
control. Additionally, the applicant shall adhere to the )
requirements of LDC Sections 4.5.70.03 & 4.5.70.04 for building

permit submittals.
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21

5

Limitations on Number of Bedrooms - The number of
bedrooms in each of the nine dwellings is limited, in order to
control the vehicle parking demands for the development site,
and to ensure a certain amount of “overflow parking” is provided
for guests of the residents. A mix of four (4) two bedroom units,
and five (5) three bedroom units is approved as part of this
Conceptual & Detailed Development Plan. Construction of each
dwelling, and the permissible number of bedrooms in each
dwelling is to be on a first-come, first-serve basis. Any future
modification to an individual dwelling that involves a change in
the number of bedrooms shall adhere to the bedroom count
limitation for the entire development site.

23

Common Area Improvements - Timing of Installation The
common driveway, retaining walls, bike shelter, and all common
area landscaping / irrigation located west, north, and east of the
common driveway shall be installed prior to issuance of final
certificates of occupancy for the first home.

All

Deed Restrictions - With submittal of the final plat, the
developer shall include deed restriction documents, for staff
review and approval. The deed restriction documents shall be
recorded concurrently with the final plat, and a note shall be
placed on the final plat indicating the existence of, and Benton
County Records Number for, the deed restrictions. The deeds
restrictions for each lot are as follows :

Riparian Corridor Protections -

Natural Resource Preservation Tract A is dedicated to the City
of Corvallis. In addition to this area, the Highly Protected
Riparian Corridor extends for twenty-five feet beyond the
northerly boundary of Tract A. This forms the southerly twenty-
five feet of each lot in the subdivision. Activities in the entire
seventy-five foot wide Highly Protected Riparian Corridor are
limited as noted in the Corvallis Land Development Code.

Bedroom Count Limitations -

The Deer Run Park subdivision is limited to a mix of four(4) two
bedroom dwellings, and five (5) three bedroom dwellings.
Construction of each dwelling, and the permissible number of
bedrooms in each dwelling is to be on a first-come, first-serve
basis. Any future modification to an individual dwelling that
involves a change in the number of bedrooms shall adhere to

the bedroom count limitation for the entire development site.
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22

8

Bicycle Parking Required - Bicycle parking shall be provided
within each unit and in the covered bicycle parking area, as
noted in the application narrative and drawings. The common
covered bicycle parking area shall be dimensioned to comply
with LDC Section 4.1.70 and the City’s standard bicycle rack
detail # 503. Additionally, two bicycle parking spaces shall be
provided inside each unit and shall comply with the dimensional
standards in LDC Section 4.1.70.b.

All

Maximum Allowed Heights of Proposed Retaining Walls and
Cuts / Fills - Except as recommended by the project’s
Geotechnical Engineer, to provide a suitable foundation for
building pads and retaining walls, all cuts and fills shall be limited
in height as noted on Attachment K (applicant’s “Attachment C-
1"), and shall be measured from existing contours to the finish
grade. ‘

23

10

Heat Pumps and Other Mechanical Equipment - Any
proposed mechanical equipment shall comply with the
provisions of LDC Section 3.3.30.k. No variations to this
standard are granted by approval of this Conceptual & Detailed
Development Plan.

41, 42

11

ROW Dedication/Easements - All proposed public and private
easements and ROW dedications shall be shown on the final
plat. Easements for water, sewer, and storm drainage shall be
provided for facilities located outside the ROW. An
environmental assessment for all land to be dedicated to the
public must be completed in accordance with LDC Section

4.0.100.g.
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49

12

considered final engineered public improvement plans. Prior to

Public Improvements - Any plans for public improvements
referenced within the application or this staff report shall not be

issuance of any structural or site utility construction permits, the
applicant shall obtain approval of, and permits for, engineered
plans for public improvements by private contract (PIPC) from
the City’s Engineering Division. The applicant shall submit
necessary engineered plans and studies for public utility and
transportation systems to ensure that adequate street, water,
sewer, storm drainage and street lighting improvements are
provided. Street signs and curb markings will be reviewed and
approved with the PIPC plans. Final utility alignments that
maximize separation from adjacent utilities and street trees shall
be engineered with the plans for public improvements in
accordance with all applicable LDC criteria and City, DEQ and
Oregon Health Division requirements for utility separations
Public improvement plan submittals will be reviewed and
approved by the City Engineer under the procedures outlined in
Land Development Code Section 4.0.80.

43

13

Northwest Ponderosa Avenue Improvements and ROW -
With the final plat, a ROW dedication shall be granted which
provides 23.5 feet of ROW from the existing centerline along the
frontage of lots 1-9. All other areas shall provide a ROW
dedication of 34 feet from centerline. Improvements to NW
Ponderosa Avenue shall consist of two 11-foot travel lanes, two
6-foot bike lanes, curb and gutter on both sides, a 5-foot
curbside sidewalk and a 1-foot flat area behind the sidewalk on
the south side. Improvements shall be installed or secured per
LDC section 4.0.20 prior to approval of the final plat.

43

14

Sidewalk Installation Timing - Per LDC section 4.0.30.a.3,
installation of public sidewalks within the ROW along NW
Ponderosa Avenue shall be completed with the public street
improvements.
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42

15

Grading, Retaining Walls, and Fence Adjacent to NW
Ponderosa Avenue - To accommodate the site plan, minimize
slope, and reduce the ROW along NW Ponderosa Avenue, the
slopes for a minimum distance of 9 feet south of the new ROW
line shall be limited to a maximum of 2:1 , and transition to
existing grade or terminate in an engineered retaining wall at the
toe of the slope. Retaining walls adjacent to this slope shall not
exceed 4 feet in height (from top of wall elevation at finished
grade to bottom of wall elevation at finished grade). Where
there are slopes in excess of 4:1 adjacent to the sidewalk, a 3-
foot tall private fence shall be installed at the ROW line to
provide pedestrian separation. The fence shall not be located
within the vision clearance areas.

47

16

16-inch Water Line in NW Ponderosa Aveune - Per LDC
section 4.0.20, prior to approval of the final plat, the applicant
shall install a 16-inch waterline from the current location in NW
Ponderosa Avenue (near the northeast corner of the property)
along the entire length of the property’s frontage on NW
Ponderosa Avenue.

47

17

8-inch Sewer Line - Per LDC section 4.0.20, prior to approval
of the final plat, the applicant shall install an 8-inch sewer line
from the current location at the SE corner of the property to a
manhole in NW Ponderosa Avenue at the west end of the
property. All weather maintenance access shall be provided for
facilities located outside the public ROW.

All

18

Water Quality Facility Design - As part of the PIPC plans the
developer shall provide engineered calculations for storm water
quality facilities demonstrating compliance with design criteria
outlined in the LDC, Appendix F of the Storm Water Master
Plan, and design criteria outlined in the King County
Washington, Surface Water Design Manual. Infiltration facilities
are a recommended means of meeting water quality
requirements where soil and slope conditions (not more than
10%) permit the use of infiltration facilities and where the
facilities will not have an adverse impact on the subject site or
adjacent or downhill properties. The water quality facilities shall
be designed to remove 70 percent of the total suspended solids
(TSS) entering the facility during the water quality design storm, -
0.9" 24-hr rainfall event with NRCS Type 1A distribution. The
facility shall be designed to allow a 100-year storm event to pass
through or a separate bypass provided.
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48

19

Stormwater Detention - Concurrent with development,
stormwater detention shall be implemented. The storm water
detention facilities shall be designed consistent with design
criteria outlined in Appendix F of the Storm Water Master Plan,
and design criteria outlined in the King County, Washington,
Surface Water Design Manual, and shall be designed to capture
and release run-off so the run-off rates from the site after
development do not exceed the pre-developed conditions, based
on the 2-year, 5-year, and 10-year, 24-hour design storms. The
facility shall be designed to allow a 100-year storm event to pass
through. Installation of the public storm drainage system will be
subject to the PIPC plans permitting process.

48,49,84

20

Drainage Way Easement and Easement for water quality
facility -

Tract A shall be dedicated as shown on Attachment K for
drainage way and riparian corridor purposes, per LDC section
4.13.70.02, and illustrated on the final plat. A public storm
drainage easement for maintenance and access shall be
provided in the 50 -75 foot riparian area to the extent of the
public water quality facility located on Lots 1,2, and 3. The City
shall not be responsible for maintenance outside any public
drainage or water quality facility in the 50-75 foot riparian
corridor.

31, 84

21

Riparian Corridor Easement on Individual Lots - As
required per LDC Section 4.13.50, a Riparian Corridor of 75-feet
in width exists on the subject property. The applicant proposes
to dedicate to the public, a 50-foot section of the 75-foot width
as Protected Riparian Corridor. The remaining 25-feet of the
Riparian Corridor will continue to have the protections noted in
LDC Section 4.13.50. With submittal of the final plat, the
applicant shall ensure that these protections are implemented,
by recording a 25-foot deep Riparian Corridor Maintenance
Easement, as proposed by the applicant, on the southern end of
each of the nine lots. Dedication of this easement is necessary
to ensure that all owners, current and future, are informed of the
LDC Riparian Corridor protections. The easement shall be
private and not dedicated to the City of Corvallis.

All

22

Private Storm Drainage - Installation of the private storm
drainage system will be subject to permitting through the City’s
Development Services Division. Provisions meeting LDC
section 4.0.70.f.2 shall be established prior to permitting these
improvements.
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49

23

Franchise Utility Easements - On the final plat, a minimum 7-
foot utility easement shall be granted behind and adjacent to the
ROW for franchise utility purposes.

49

24

Franchise Utilities - Prior to issuance of public improvement
permits, the applicant shall submit, as part of the public
improvement plan set, an overall site utility plan that shows
existing and proposed franchise utility locations, including vaults,
poles and pedestals. The proposed franchise utilities shall
conform to requirements outlined in the LDC section 4.0.100,
including provision of appropriate utility easements. The
applicant shall provide confirmation the franchise utilities have
reviewed these plans prior to review by the City.

31, 33, 35

25 -a

Landscaping Construction and Maintenance — The following

landscaping provisions shall apply to overall development of the
site:

Landscape Construction Documents— Concurrent with site

improvements (excavation, grading, utilities, and PIPC plans, as
applicable), the applicant shall submit for review and approval by
the Development Services Division, landscape construction
documents for this site, 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. Plantings shall be provided as
shown on Attachment K, except as modified by the additional
conditions below. Where a particular plant or irrigation standard
is not specifically mentioned below, the plans shall comply with
LDC Section 4.2. All trees shall have at least a 1.5-inch trunk
caliper size, as measured six inches above the finished grade, at
the time of installation. Street tree plantings shall match planting
standards adopted by the Urban Forester.

Deer Run Park Subdivision (PLD08-00013 / SUB08-00007) Page 92 of 97

- Page 92 of 395

CITY COUNCIL STAFF REPORT - DEER RUN PARK SUBDIVISION
EXHIBIT Il



Page #

Condition
#

Condition Language

31, 33, 35

25-b

Significant Tree Preservation Plan and Requirements - All
significant vegetation located completely within the 75-foot
Riparian Corridor and along the Riparian Corridor boundary
where the trees’ trunks are completely within the 75-foot
Riparian Corridor, but where roots and branches overhang the
boundary shall be preserved according to the standards in LDC
Section 4.2.20.c, with the exception that excavation and grading
necessary for the construction of public utilities and the private
stormwater facility located in Tract A, Lot 1, Lot 2, and Lot 3 are
permitted to occur within the specific tree Circles of Protection
identified in Attachment K and L. Additionally, the five trees
identified for protection, and located in the northeast corner of
the site, shall be preserved according to the standards in LDC
Section 4.2.20.c, except as expressly discussed in Attachment K
and L.

With submittal of excavation and grading permits, the applicant
shall provide a tree preservation plan which clearly shows the
limits of excavation and grading, required tree protection
fencing, and the areas of the site where encroachments into the
Circles of Protection have been specifically authorized per
Attachment K and L.

Excavation and grading activities shall not be authorized in
areas adjacent to required tree protection, until the Development
Services Division has approved the tree preservation plan and
inspected the required tree protection fencing.

All development activity occurring within the Circles of Protection
shall be monitored by the project’s arborist, and performed
according to the arborist’s report included in Attachment L
(Applicant’s “Attachment E”). All recommendations presented in
the arborist’s report shall be adhered to and monitored by
Development Services Division staff throughout the construction
process.

31, 33, 35

25-c¢

Additional Plantings Required - In addition to the plantings
illustrated on Attachment K, additional medium-canopy trees
shall be provided at 30’ on-center spacing along NW Ponderosa
Avenue, a minimum of 10" to the south of the new public
sidewalk , per LDC Section 4.2.30.a, within Tract A. Large-
canopy trees are not required at this location due to the
presence of overhead power lines. Additionally, the applicant
shall provide additional parking area buffering shrubs and
ground cover, between the east parking area and the east
property line in order to comply with Chapter 4.2 parking area

buffering requirements.
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31, 33, 35

25-d

Inspections and Three Year Maintenance Guarantee - All
landscaping and irrigation for the required street trees and
common landscaping areas north, east and west of the common
driveway shall be installed, inspected, and approved by the
Development Services Division, prior to or concurrent with final
inspections for site construction permits. All landscaping,
including required pedestrian walkway trees as illustrated on
Attachment K, shall be installed, inspected, and approved by the
Development Services Division prior to issuance of final
certificate of occupancy permits for each home.

Prior to final acceptance of the installation of required
landscaping for the required street trees and common
landscaping areas north, east, and west of the common
driveway, the applicant shall provide a three year maintenance
bond or other financial assurance to the Development Services
Division for review and approval. This financial assurance is to
cover the required three year landscape maintenance period
which begins at the time the landscape installation is approved
by the City. This includes achieving the minimum 90 percent
coverage specified by Code. '

Private landscaping and pedestrian walkway trees located south
of the common driveway are not subject to the three-year
maintenance bond requirements, but individual property owners
shall maintain this required landscaping in accordance with LDC
Section 4.2.20.b.

Exceptions to the plantings shown on Attachment K may be
administratively approved by the Development Services Division
where, due to plant availability or performance issues, minor
changes are warranted. Plant substitutions shall meet the LDC
performance criteria and maintain at least the minimum plant
density and plant size as specified in this Condition and on
Attachment K.

31, 33,35

25-e

Three-Year Maintenance Guarantee Release - The developer
and/or Homeowner’s Association shall provide a report to the
Development Services Division just prior to the end of the three
year maintenance period for each individual 3-Year Maintenance
Bond initiated by this Detailed Development Plan, 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 shail
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.
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All

26

Fire Department Water Service - Water distribution and
hydrants shall be in-service prior to combustible construction
above the level of the foundation.

27

27

Signs — The Deer Run Park subdivision may have one
monument sign, to be located as shown on Attachment K. The
design of the sign shall be conceptually similar to that shown in
Attachment L (Applicant’s Attachment “H”), and shall otherwise
comply with the residential district sign standards noted in LDC
Section 4.7.90.01.

32

28

Vision Clearance - Prior to issuance of construction permits,
the applicant will need to verify with the City’s Development
Services Division, that all vision clearance standards, as
adopted by the City Engineer, are maintained at the driveway
intersection with NW Ponderosa Avenue.

83

29

Emergency Access / Fire Protection Options -

Option # 1: The developer shall demonstrate prior to submittal
of the final plat and site construction drawings, that the common
driveway can be constructed both consistent with the proposal
and according to applicable Fire Code and State building code
requirements, and that pedestrian access for the Fire
Department in between the dwellings and to the rear of the
dwellings meets the requirements of the Fire Department, based
on the height of the buildings.

Option # 2: The developer shall provide a fire sprinkler system
per NFPA Standard 13D in each of the dwellings / structures
constructed on lots (as the developer has indicated they will do).
If the developer chooses this option, a deed restriction listing the
fire sprinkler requirement shall be recorded for each lot in the
subdivision to alert future property owners of the fire protection
requirements, and to indicate that the developer was unable to
develop the site and common driveway in a way that complies
with Corvallis Fire Code. A draft version of the deed restriction
shall be submitted to the City for review and approval, prior to
recording concurrent with the final plat.

80

30

Common Area Easements - With submittal of the final plat, a
private reciprocal access, parking, landscaping, and utility
easement(s) shall be dedicated to ensure that vehicle access is
maintained within and between all lots that share the common
driveway and parking areas, that an easement has been
provided for all required private utilities where private utilities are
located on lots which they do not serve, and that all common
area landscaping is maintained and accessible to residents of
the development.
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Part li 31 Final Plat Submittal Required - Except as supplemented by
these conditions of approval, a Final Plat shall be submitted as
outlined in LDC Section 2.4.40, to formalize City approval of the
Tentative Subdivision Plat. The submittal shall be made to the
Planning Division for review and final approval.

Part 1l 32 Electronic Version of Final Plat - Provide an electronic version
(.dwg or .dxf file format) of the final plat, including all required
revisions, at the time that the final version is routed through the
City for signatures. The electronic file shall be referenced to the
North American Datum 1927 (NAD 27 - Oregon North), and
contain a minimum of two local (Corvallis and/or Benton County)
control points.

Part Il 33 Confirm Minimum Lot Width, Area, and Frontage - With
submittal of the final plat, the applicant shall provide verification
that all lots comply with minimum lot width, minimum lot area,
and frontage standards of the RS-6 district and Chapter 4.4 of
the LDC. Lot frontage and lot width shall be verified by providing
dimensions on the final plat drawing at the appropriate locations
for each lot.

All 34 Required Fences - Fences shall be provided as shown on the
proposed Conceptual & Detailed Development Plan (Attachment
K), and as described in the Narrative (Attachment L).

Development Related Concerns:

A. Excavation and Grading Plans - Prior to issuance of any construction permits, the
applicant shall submit an excavation and grading plan, including erosion control
methods, to the City’s Development Services Department for review and approval.

B. Mailbox Locations - Mailbox locations shall be coordinated between the developer and
the Post Office as part of the public improvements construction process.

C. Private Lights - The private lights shall not be located over City utilities. A separation of
10 feet shall be provided.

D. Other Permits - Prior to issuance of any construction permits, the applicant shall obtain
a National Pollutant Discharge Elimination System (NPDES) permit if construction
activity will disturb, through clearing, grading, and/or excavation, one acre of the site.
Additionally, any permits required by other agencies such as the Division of State Lands;
Army Corps of Engineers; Railroads; County; or Oregon Department of Transportation,
shall be approved and submitted to the City prior to issuance of any City permits.

E. Zone of Benefit Applications (ZOB) - The applicant may apply for a cost recovery for
improvements that benefit other property owners adjacent to the improvements as
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outlined in Chapter 2.16 of the Corvallis Municipal Code. The applicant must submit a
written request within one year from the acceptance of the public improvements.

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.

Streetscape Plan - As part of the public improvement plans, the applicant shall include a
“streetscape” plan that incorporates the following features: composite utility plan; street
lights; proposed driveway locations; vision clearance triangles for each intersection;
street striping and signing (in conformance with the MUTCD); and proposed street tree
locations.

County Permits - Currently NW Ponderosa Avenue is under County Jurisdiction.
Construction plans for NW Ponderosa Avenue will be subject to County Review and
permitting.

Vision Clearance - The City’s Off-Street Parking and Access Standards require that
driveway accesses to arterial or collector streets have a vision clearance triangle of 25
feet maintained between an elevation of 2 feet and 8 feet above the driveways.
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Natural Hazards Map - Landslide Hazards
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APPLICABLE REVIEW CRITERIA FOR :
DEER RUN PARK SUBDIVISION
(cases PLD08-00013 / SUB08-00007)

COMPREHENSIVE PLAN POLICIES

1.2.9

2.2.7

3.21

3.2.2

3.2.3

3.24

3.27

The applicable criteria in all land use decisions shall be derived from the
Comprehensive Plan and other regulatory tools that implement the Plan.

The City shall encourage dialogue between developers and citizens in the review
of developments, and promote discussions to resolve development issues.

The desired land use pattern within the Corvallis Urban Growth Boundary will
emphasize:

A. Preservation of significant open space and natural features;

B. Efficient use of land; ’

C. Efficient use of energy and other resources;

D. Compact urban form;

E. Efficient provision of transportation and other public services; and

F. Neighborhoods with a mix of uses, diversity of housing types, pedestrian scale,
a defined center, and shared public areas.

Within a land use district, primary uses and accessory uses permitted outright
shall be considered compatible with each other when conforming to all standards
of the district.

The City shall address compatibility conflicts through design and other transitional
elements, as well as landscaping, building separation, and buffering.

In the case of compatibility conflicts, requirements will be imposed on both sides
of a given property line, in the following manner:

A. “Where both Iots are undeveloped, each will be required to provide
transitional elements when it develops.
B. The development in the more intensive development district shall provide

the bulk of the transitional elements but shall not be required to provide the
full amount unless the property in the less intensive district is already
developed.

All Comprehensive Plan Amendments, Zone Changes, Conditional Developments,

Subdivisions and Major Replats, Pianned Developments, Refinement Plans, and
Annexations other than Health Hazard Annexations, shall be reviewed to assure
compatibility with less intensive uses and potential uses on surrounding lands. Impacts of
the following factors shall be considered:

A. Basic site design (i.e., the organization of uses on a site and its relatlonshlp to
neighboring propertles),

B. Visual elements (i.e., scale, structural design and form, materials, etc.);

C. Noise attenuation;

D. Odors and emissions;

E. Lighting;

F. Signage;

G. Landscaping for buffering and screening;
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4.6.2

4.6.7

4.71

4.7.3

4.9.1

4127

4.12.8

4.12.9

H. Transportation facilities; and
I. Traffic and off-site parking impacts.

Development on hillsides shall not endanger life and property nor land and aquatic
resources determined to be environmentally significant.

In areas where development is permitted, standards in the Land Development
Code for hillside areas will achieve the following:

A. Plan development to fit the topography, soil, geology, and hydrology of hillsides
and to ensure hillside stability both during and after deveiopment.

City Council Approved Corvallis Comprehensive Plan December 21, 1998 Article 4
Amended 04/18/02 , 11/28/02, 4/07/05 & 34 12/31/06

B. Preserve the most visually significant slopes and ridgelines in their natural state
by utilizing techniques such as cluster development and reduced densities.

C. Preserve significant natural features such as tree groves, woodlands, the tree-
meadow interface, and specimen trees.

D. Align the built surface infrastructure, such as roads and waterways, with the
natural contours of terrain and minimize cutting and filling in developments.

- E. Minimize soil disturbances and the removal of native vegetation and avoid these

activities during winter months unless impacts can be mitigated.

F. Design developments and utilize construction techniques that minimize erosion
and surface water runoff.

G. Demonstrate a concern for the view of the hills as well as the view from the hilis.
H. Provide landscaping that enhances the identified open space resources.

1. Design developments that consider landscaping management that will minimize
the threat of fire on improved property spreading to wildiand habitat.

Developments shall not be planned or located in known areas of natural hazards
without appropriate safeguards.

Prior to development, the City of Corvallis may require site-specific soil surveys
and geologic studies where potential hazards are identified based upon available
geologic and soils evidence. When natural hazards are identified, the City shall
require that special design considerations and construction measures be taken to
offset the soil and geologic constraints present in order to protect life and
property, and to protect environmentally hazardous areas.

Significant watercourses, lakes, and wetlands shall be preserved, or have their
losses mitigated, in order to: maintain clean water, support natural vegetation,
protect the aquatic habitat, retain existing significant public vistas, and provide
wildlife habitat and recreation sites. Site-specific buffering and setback
requirements may be required, as necessary, to achieve protection.

The City shall consider the amount of impervious surface when evaluating
detention requirements and develop a policy to encourage groundwater recharge
opportunities. (QN- 4)

The City shall promote the protection of key areas of exchange between ground
and surface waters, such as springs, unconstrained reaches of streams and
drainages upstream. (QL-12)

The City shall encourage practices that enhance groundwater recharge to maintain
or increase stream flow during dry periods. (QN-10)

4.12.10 The City shall encourage parking lots to be constructed of stable pervious

surfaces that do not degrade groundwater quality. (QN-18)

CORVALLIS 541.766.6908
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5.2.4

5.3.1

7.2.2

7.2.6

7.3
7.3.7
7.5.1
7.5.5

7.5.9

9.24

9.2.5

The City shall take appropriate actions to beautify and improve the community
by: developing gateway locations and deveiopment standards that include
building orientation to the street for most uses; appropriate site and building
design standards; extensive landscaping and street trees to provide a boulevard
effect; frequent access points for bicycles and pedestrians; and possible
mitigation of the negative effects of overhead utility lines.

To increase the aesthetic qualities of the community and enjoy the engineering
and ecological benefits of trees, the City shall require developers to plant
appropriate numbers and varieties of trees with all new development. Such
standards shall be maintained in the Land Development Code.

The City shall continue to advocate responsible environmental behavior from its
citizens and neighbors. ‘

The City will encourage new development to be sensitive to the environment by
having the development avoid significant negative impacts on:

A. Air and water quality;

B. Noise or light pollution; and

C. The hazards related to some types of waste materials.

All development within the Corvallis Urban Growth Boundary shall comply with
applicable State and Federal air .quality standards.

The City of Corvallis shall actively promote the use of modes of transportation that
minimize impacts on air quality.

All development within the Corvallis Urban Growth Boundary shall comply with
applicable State and Federal water quality standards.

The City shall attempt to limit unnecessary increases in the percentage of
Corvallis' impervious surfaces.

Along with the NPDES requirements, the City shall (QL-8):

A. Require an erosion control plan for all construction activity that can potentially
cause erosion. '

B. Provide erosion control guidance to the development community in the form of
an erosion control handbook.

C. Require sediment removal (to the maximum extent practicable) from
construction sites runoff prior to discharge to stormwater systems or streams.

D. Enforce erosion control measures through an active enforcement program with
fines for violations, and by educating the public and the building inspectors on the
importance of erosion control.

E. Develop community specific standards that limit sediment discharge into
receiving water bodies.

Neighborhoods shall be pedestrian-oriented. Neighborhood development patterns
shall give priority consideration to pedestrian-based uses, scales and experiences
in determining the orientation, layout, and interaction of private and public areas.

Development shall reflect neighborhood characteristics appropriate to the site and
area. New and existing residential, commercial, and employment areas may not
have all of these neighborhood characteristics, but these characteristics shall be

SEEARGING COMMUEITY LVASILITY Planning@ci.corvaliis.or.us
T G Nolg)
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used to plan the development, redevelopment, or infill that may occur in these
areas. These neighborhood characteristics are as follows:

A. Comprehensive neighborhoods have a neighborhood center to provide
services within walking distance of homes. Locations of comprehensive
neighborhood centers are determined by proximity to major streets, transit
corridors, and higher density housing. Comprehensive neighborhoods use
topography, open space, or major streets to form their edges.

B. Comprehensive neighborhoods support effective transit and neighborhood
services and have a wide range of densities. Higher densities generally are
located close to the focus of essential services and transit.

C. Comprehensive neighborhoods have a variety of types and sizes of public
parks and open spaces to give structure and form to the neighborhood and
compensate for smaller lot sizes and increased densities.

D. Neighborhood development provides for compatible building transitions in

terms of scale, mass, and orientation.

Neighborhoods have a mix of densities, lot sizes, and housing types.

Neighborhoods have an interconnecting street network with small blocks

to help disperse traffic and provide convenient and direct routes for

pedestrians and cyclists. In neighborhoods where full street connections
cannot be made, access and connectivity are provided with pedestrian and
bicycle ways. These pedestrian and bicycle ways have the same
considerations as public streets, including building orientation, security-
enhancing design, enclosure, and street trees.

G. Neighborhoods have a layout that makes it easy for people to understand
where they are and how to get to where they want to go. Public, civic, and
cultural buildings are prominently sited. The street pattern is roughly
rectilinear. The use and enhancement of views and natural features
reinforces the neighborhood connection to the immediate and larger
landscape.

H. Neighborhoods have buildings (residential, commercial, and institutional)
that are close to the street, with their main entrances oriented to the public
areas.

L ‘Neighborhoods have public areas that are designed to encourage the
attention and presence of people at all hours of the day and night. Security
is enhanced with a mix of uses and building openings and windows that
overiook public areas.

J. Neighborhoods have automobile parking and storage that does not
adversely affect the pedestrian environment. Domestic garages are behind
houses or otherwise minimized (e.g., by setting them back from the front
facade of the residential structure.) Parking lots and structures are located
at the rear or side of buildings. On-street parking may be an appropriate
location for a portion of commercial, institutional, and domestic capacity.
Curb cuts for driveways are limited, and alleys are encouraged.

mm

K. Neighborhoods incorporate a narrow street standard for internal streets
which slows and diffuses traffic.

L. Neighborhood building and street proportions relate to one anotherin a
way that provides a sense of enclosure.

M. Neighborhoods have street trees in planting strips in the public right-of-
way.

10.2.9 All developments shall comply with adopted utility and facility master plans and
the Capital Improvement Plan.
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10.2.11 Developers shall be required to participate financially in providing the facilities to

serve their projects as a condition of approval.

10.2.12 Developers will be responsible for the construction of all facilities internal to and

10.3.5

10.3.6

11.2.1

11.2.3

11.2.4

11.2.5

fronting their properties and for needed extensions of facilities to and through
their site.

The City shall increase its efforts to improve the drainage system through
stormwater master plan efforts, the Capital improvement Program, and the
development process, consistent with EPA and DEQ directives.

(Additional findings and policies related to water quality, sewage disposal, and
solid waste management are located in Sections 7.5 and 7.6.)

The City shalil take steps to minimize the effects of development on downstream
drainage systems through the use of appropriate strategies as identified in the
Stormwater Master Plan.

The transportation system shall be planned and developed in a manner which
contributes to community livability, recognizes and respects the characteristics of
natural features, and minimizes the negative effects on abutting land uses.

The City shall develop and promote alternative systems of transportation which
will safely, economically, and conveniently serve the needs of the residents.

Special consideration in the design of the transportation system shall be given to
the needs of those people who have limited choice in obtaining private
transportation.

The transportation system shall give special consideration to providing energy
efficient transportation alternatives.

11.2.10 Development proposals shall be reviewed to assure the continuity of sidewalks,

11.3.2

11.3.4

11.3.6

11.3.9

trails, multi-use paths, and pedestrian ways.

Circumferential routing of major streets with controlled access and adequate
setbacks shall be developed to facilitate the movement of through traffic.

The City shall maintain the carrying capacity and viability of major arterials and
other major streets by developing, adopting, and implementing access control
standards that restrict or reduce curb cuts and other direct access points, require
adequate rights-of-way, setback lines, and road improvements as part of the
development process.

Adequate street widths and routes shall be provided for emergency and service
vehicles while maintaining accessibility to abutting properties.

Adequate capacity should be provided and maintained on arterial and collector
streets to accommodate intersection level-of-service (LOS) standards and to avoid
traffic diversion to local streets. The level-of-service standards shall be: LOS “D”
or better during morning and evening peak hours of operation for all streets
intersecting with arterial or collector streets, and LOS “C” for all other times of
day. Where level-of-service standards are not being met, the City shall develop a
plan for meeting the LOS standards that evaluates transportation demand
management and system management opportunities for delaying or reducing the

l l IS 541.766.6908
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need for street widening. The plan should attempt to avoid the degradation of
travel modes other than the single-occupant vehicle.

11.3.10 In addition to level-of-service and capacity demands, factors such as livability,
sustainability, and accessibility shall be considered in managing the City’s
transportation system.

11.3.11 Private driveway access shall be limited on all existing and future arterial streets to
reduce interference, improve safety, and preserve traffic capacity. New residential
driveways shall not directly access arterial streets where alternate access can be
developed. At the time of development or redevelopment, opportunities o restrict
or combine access points along arterials should be pursued.

11.4.3 All traffic generators shall provide adequate parking.

11.4.5 The City shall continue to promote the use of other modes of transportation as an
alternative to the automobile, especially in areas where there is a shortage of
parking facilities.

11.5.12 Safe and convenient bicycle facilities that minimize travel distance shall be
provided within and between new subdivisions, planned developments, shopping
centers, industrial parks, residential areas, transit stops, and neighborhood
activity centers such as schools, parks, and shopping.

11.6.1 The City shall require safe, convenient, and direct pedestrian roufes within all
areas of the community.

11.6.4 New development and redevelopment projects shall encourage pedestrian access
by providing convenient, useful, and direct pedestrian facilities.

11.6.6 Safe and convenient pedestrian facilities that minimize travel distance shall be
provided by new development within and between new subdivisions, planned
developments, shopping centers, industrial parks, residential areas, transit stops,
and neighborhood activity centers such as schools, parks, and shopping.

11.6.7 Where minimizing travel distance has the potential for increasing pedestrian use,
direct and dedicated pedestrian paths shall be provided by new development.

11.6.11 The City shall encourage timely installation of pedestrian facilities to ensure
continuity and reduce hazards to pedestrians throughout the community.

11.7.7 The City should seek appropriate opportunities for increasing residential density
and providing industrial and commercial development along existing and
proposed transit routes.

12.2.3 The City shall require all future subdivisions, planned developments, and other
major developments, plus commercial and industrial development, be designed to
reduce demands for artificial heating, cooling, and lighting by considering
topography, microclimates, vegetation, and site and structure orientation which
maximizes southern exposure. The City shall develop incentive programs for those
developments that demonstrate sound energy conservation design and/or
construction, such as density incentives or similar programs.

Corvallis Planning Division DEER RUN PARK SUBDIVISION
501 SW Madison Ave
Corvaliis, OR 97333
PLD08-00013 / SUB08-00007

I \
CORVALLIS

ERHANCHEG COMMURITY LIVASILITY Planning@ci.corvalliis.or.us

541.766.6908

ATTACHMENT H - Page 6 of 59

CITY COUNCIL STAFF REPORT - DEER RUN PARK SUBDIVISION

EXHIBIT 1lIl - Page 110 of 395



12.2.5 The City shall encourage land use patterns and development that promote
clustering and multiple stories, take advantage of energy efficient designs, and
have ready access to transit and other energy efficient modes of transportation. A
location where this is desirable is in the Central City.

12.2.6 The City shall actively promote the use of energy efficient modes of transportation.

LAND DEVELOPMENT CODE SECTIONS

Subdivision Standards (Chapter 2.4)
Section 2.4.20 - PURPOSES
Land Division review procedures are established in this Chapter for the following
purposes:
a. Ensure that building sites are of sufficient size and appropriate design for their
intended uses and that iots to be created are within density ranges permitted by
the Comprehensive Plan;
b. Minimize negative effects of development upon the natural environment and
incorporate natural features into the proposed development where possible;
¢. Ensure economical, safe, and efficient routes for pedestrians, bicycles, and
motor vehicles;
d. Create residential living environments that foster a sense of neighborhood
identity and that are protected from the adverse effects of heavy traffic and more
intensive land uses; and
e. Promote energy efficiency.

2.4.30.04 - Review Criteria
b. Residential Subdivisions - Requests for the approval of a Residential
Tentative Subdivision Plat shall be reviewed to ensure consistency with the
clear and objective approval standards contained in the following: the City’s
development standards outlined in the applicabie underlying Zoning
Designation standards in Article lll of this Code; the development standards
in Article IV of this Code; the standards of all acknowledged City Facility
Master Plans; the adopted City Design Criteria Manual; the adopted Oregon
Structural Specialty Code; the adopted International Fire Code; the adopted
City Standard Construction Specifications; the adopted City Erosion
Prevention and Sediment Control Ordinance; and the adopted City Off-street
Parking Standards. Additionally, the following criteria shall be met for
Residential Subdivisions and the application shall demonstrate adherence to
them:
1. Consistency with the applicable development standards, including the
applicable Pedestrian Oriented Design Standards;
2. Preservation and/or protection of Significant Natural Features,
corisistent with Chapter 4.2 - L.andscaping, Buffering, Screening, and
Lighting, Chapter 4.5 - Natural Hazard and Hiliside Development
Provisions, Chapter 4.11 - Minimum Assured Development Area
(MADA), Chapter 4.12 - Significant Vegetation Protection Provisions,
and Chapter 4.13 - Riparian Corridor and Wetland Provisions. Streets
shall also be designed along contours, and structures shall be
designed to fit the topography of the snte to ensure compliance with
these Code standards;

Corvallis Pianning Division
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3. Land uses shall be those that are outright permitted by the existing
underlying zoning designation.

4, Excavation and grading shall not change hydrology in terms of water
guantity and quality that supports existing Locally Significant Wetlands
and/or Riparian Corridors that are subject to Chapter 4.13 - Riparian
Corridor and Wetland Provisions.

A Residential Subdivision that conforms to these criteria is considered to
meet all of the compatibility standards in this Section and shall be approved.
A Residential Subdivision that involves Uses subject to Plan Compatibility or
Conditional Development review, or that involves a Zone Change, shall meet
the applicable compatibility criteria for those Plan Compatibility, Conditional
Development, and Zone Change applications.

Planned Development (Chapter 2.5)

Section 2.5.10 - BACKGROUND

It is the intent of this Chapter to establish procedures that permit flexibility in the land
development process, allow for better preservation of Significant Natural Features, and
allow for innovation in site planning and architectural design.

The Planned Development process is established to allow the review and approval of
Conceptual and Detailed Development Plans, to provide the mechanism for achieving
greater flexibility and improved design in cases where the scope of proposed
modifications to pre-stated standards exceeds that permitted through a Lot Development
Option. A Lot Development Option allows minor modifications to required specification
standards on an individual lot of record. The procedures for a Lot Development Option are
identified in Chapter 2.12 - Lot Deveiopment Option.

a. The Procedures of this Chapter are Applicable When -
1. A property owner requests a Conceptual and/or Detailed Development
Plan concurrent with a specific project review; or
2. A Nonresidential or Residential Planned Development Overlay,
established in accordance with the provisions of Chapter 3.32 -
Nonresidential PD (Planned Development) Overlay or Chapter 3.33 -
Residential PD (Planned Development) Overlay, respectively, exists on the
site and is shown on the City’s Official Zoning Map.

Depending on the level of detail provided in a Planned Development
application, a Planned Development project proposal is called a
Conceptual Development Plan or a Detailed Development Plan. A
Conceptual Development Plan provides general concepts for development
on a site. A Detailed Development Plan provides the specifics for
development on a site and is required following or simultaneously with
approval of a Conceptual Development Plan. When a Detailed Development
Plan is processed simultaneously with a Conceptuai Development Plan, it
is called a Conceptual and Detailed Development Plan. Upon Planning

. Commission approval of a Detailed Development Plan or a Conceptual and
Detailed Development Plan, Building Permits are issued consistent with
that Plan.

b. Restrictions on Variations -
1. Development Standards - :
a) The Conceptual and Detailed Development Plan process permits
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501 SW Madison Ave
Corvallis, OR 97333

K

{l PLD08-00013 / SUB08-00007
CORVALLIS 541.766.6908

EGHANCING COMIBUITY LIVASILITY. Planning@ci.corvaliis.or.us

ATTACHMENT H - Page 8 of 59

CITY COUNCIL STAFF REPORT - DEER RUN PARK SUBDIVISION

EXHIBIT 1lIl - Page 112 of 395



modifications to the site development standards of the underlying
zone; and
b) Approval of a Detailed Development Plan for a residentially
designated site must provide a clear and objective set of standards,
through the approved plan and related Conditions of Approval, for
development {o follow.

2. Uses -
a) The Conceptual and Detailed Development Plan process does not
permit an expansion of Uses beyond those specified by the
underlying zone;
b) In cases where a property’s underlying zoning designation was
changed prior to December 31, 2006, and a valid (still active) Planned
Development existed and was approved before December 31, 2006,
the Conceptual and Detailed Development Plan process may be used
to allow the Uses permitted by the new underlying zone; and
‘c) The Conceptual and Detailed Development Plan process may aiso
be used to modify the Use size limitations contained in Chapter 3.19 -
Mixed Use Community Shopping (MUCS) Zone.

c. On Residentially Designated Properties - Upon approval of a Conceptual
Development Plan on residentially designated land, a Residential Planned
Development Overlay is placed on the site and shown on the Official Zoning Map
for as long as the property owner desires to keep the Conceptual Development
Plan active, up to the expiration period defined in Section 2.5.40.09. Upon approval
of a Detailed Development Plan on residentially designated land, a Residential
Planned Development Overlay is placed on the site and shown on the Official
Zoning Map for as long as the Detailed Development Plan remains active, as
defined in Section 2.5.50.09.c. in cases where an approved Conceptual and/or
Detailed Development Plan is no longer active, the associated Residential Planned
Development Overlay is automatically removed from the Official Zoning Map.

e. Applying a Nonresidential or Residential Planned Development Overlay
Without a Conceptual or Detailed Development Plan -

Without approval of a Conceptual and/or Detailed Development Plan, a
Nonresidential or Residential Planned Development Overlay can only be applied
through the use of Chapter 3.32 - Nonresidential PD {(Planned Development)
Overlay and Chapter 3.33 - Residential PD (Planned Development) Overlay,
respectively.

Section 2.5.20 - PURPOSES ‘
Planned Development review procedures are established in this Chapter for the following
purposes:
a. Promote flexibility in design and permit diversification in location of structures;
b. Promote efficient use of land and energy, and facilitate a more economical
arrangement of buildings, circulation systems, land uses, and utilities;
c. Preserve, to the greatest extent possible, existing Significant Natural Features
and landscape features and amenities, and use such features in a harmonious
fashion;
d. Provide for more usable and suitably located pedestrian and/or recreational
facilities and other public and/or common facilities than would otherwise be
provided under conventional land development procedures;
e. Combine and coordinate architectural styles, building forms, and building
relationships within the Planned Development;
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f. Provide the applicant with reasonable assurance of ultimate approval before
expenditure of complete design monies, while providing the City with assurances
that the project will retain the character envisioned at the time of approval;

g. Provide greater compatibility with surrounding land uses than would otherwise
be provided under conventional land development procedures; and

h. Provide benefits within the development site that compensate for the variations
from development standards such that the intent of the development standards is
still met.

2.5.40.04 - Review Criteria

Requests for the approval of a Conceptual Development Plan shall be reviewed to
ensure consistency with the purposes of this Chapter, policies and density
requirements of the Comprehensive Plan, and any other applicable policies and
standards adopted by the City Council. The application shall demonstrate
compatibility in the areas in “a,” below, as applicable, and shall meet the Natural
Resource and Natural Hazard criteria in “b,” below:

a. Compatibility Factors -

1. Compensating benefits for the variations being requested;

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

. Visual elements (scale, structural design and form, materials, etc.);
. Noise attenuation;

. Odors and emissions;

. Lighting;

. Signage; :

. Landscaping for buffering and screening;

. Transportation facilities;

10. Traffic and off-site parking impacts;

11. Utility infrastructure;

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

13. Design equal to or in excess of the types of improvements required by
the standards in Chapter 4.10 - Pedestrian Oriented Design
Standards’; and

14. Preservation and/or protection of Significant Natural Features,
consistent with Chapter 4.2 - Landscaping, Buffering, Screening, and
Lighting, Chapter 4.5 - Natural Hazard and Hillside Development
Provisions, Chapter 4.11 - Minimum Assured Development Area
(MADA), Chapter 4.12 - Significant Vegetation Protection Provisions,
and Chapter 4.13 - Riparian Corridor and Wetland 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.

WOoO~NOOLG AW

b. Natural Resources and Natural Hazards Factors -

1. Any proposed variation from a standard within Chapter 4.5 - Natural
Hazard and Hillside Development Provisions, Chapter 4.11 - Minimum
Assured Development Area (MADA), Chapter 4.12 - Significant
Vegetation Protection Provisions, or Chapter 4.13 - Riparian Corridor
and Wetland Provisions shall provide protections equal to or better
than the specific standard requested for variation; and
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2. Any proposed variation from a standard within Chapter 4.5 - Natural
Hazard and Hillside Development Provisions, Chapter 4.11 - Minimum
Assured Development Area (MADA}, Chapter 4.12 - Significant
Vegetation Protection Provisions, or Chapter 4.13 - Riparian Corridor
and Wetland Provisions shall involve an alternative located on the
same development site where the specific standard applies.

Section 2.5.50 - DETAILED DEVELOPMENT PLAN REVIEW PROCEDURES

2.5.50.04 - Review Criteria for Determining Compliance with Conceptual Development Plan
Request for approval of a Detailed Development Plan shall be reviewed {o
determine whether it is in compliance with the Conceptual Development Plan. The
Detailed Development Plan shall be deemed to be in conformance with the
Conceptual Development Plan and may be approved provided it is consistent with
the review criteria in Section 2.5.40.04 above, provides a clear and objective set of-
development standards for residential Detailed Development Plans (considering the
Detailed Development Plan proposal, required adherence to this Code, and
Conditions of Approval), and does not involve any of the factors that constitute a
major change in the Planned Development. See Section 2.5.60.02 - Thresholds

that Separate a Minor Planned Development Modification from a Major Planned
Development Modification.

RS-6 Standards (Chapter 3.3)

Section 3.3.10 - PURPOSE

This is the primary zone that implements the Low Density Residential Comprehensive Plan
designation, which allows from two to six dwelling units per acre. The RS-6 Zone is
intended to accommodate a broad range of lot sizes and varied Housing Types within the
established density range. This variety is consistent with Comprehensive Plan policies
that support comprehensive neighborhoods and affordable housing.

The RS-6 Zone also permits smaller lots than generally allowed in the RS-3.5 and RS-5
zones, and encourages greater efficiencies in the provision of streets, utilities, and usable
Green Area.

The RS-6 Zone shall be applied to all lands zoned RS-6 as of the adoption of this Code,
as well as all future Low Density Residential lands. Additionally, the RS-6 Zone applies to
single-family residential areas that are unplatted, greater than one acre in size, and that
were zoned RS-5 at the time of adoption of this Code.

Section 3.3.20 - PERMITTED USES

3.3.20.01 - Ministerial Development
a. Primary Uses Permitted Outright

1. Residential Use Types -
a) Family

2. Residential Building Types -
d) Attached - Townhouse, three to five units
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Section 3.3.30 - RS-6 DEVELOPMENT STANDARDS

Standard

a. Minimum Density

2 units per acre for existing platted lots as
of December 31, 2006; however, all new
Residential Subdivisions and Planned
Developments in this zone shall achieve a
minimum density of 4 dwelling units per
acre. '

b. Maximum Density

6 units per acre

¢. Minimum Lot Area

Developments greater than 5 acres in size
in this zone shall provide a minimum of 10
percent of the residential lots within the
range of 2,500 - 3,500 sq. ft. Remaining lots
within the development shall achieve the
minimum lot sizes

listed below:
1. Single Detached 3,500 sq. ft.
2. Single Attached 2,500 sq. ft.
3. Duplex 5,000 sq. ft.
4. Triplex 7,500 sq. ft.
5. Fourplex 10,000 sq. ft.
d. Minimum Lot Width
1. Single Detached with alley access | 40 ft.
to garage
2. Single Detached with street 50 ft.
access to garage
3. Single Attached 25 ft.
4. Duplex : 50 ft.
5. Triplex 75 ft.
6. Fourplex 100 ft.
e. Setbacks 10 ft. minimum; 25 ft. maximum
1. Front yard Also, unenclosed porches may encroach
2. Rear yard into
3. Side yard front yards, provided that a minimum front

a) Single Detached

b) Single Attached and Zero Lot
Line Detached

¢) Duplex, Triplex and Fourplex
4. Corner lot

See also “k,” and “I,” below.

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 the

dwelling.

5 ft. minimum each side yard

0 ft. one side; 8 ft. minimum on opposite
side1

10 ft. minimum each side

Also, interior attached townhouses exempt
from

interior side yard setbacks.

10 ft. minimum on side abutting the street.
Vision
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clearance areas in accordance with Section

4.1.40.c of Chapter 4.1 - Parking, L.oading,
and
Access Requirements.

f. Minimum Garage/Carport Setbacks
1. Garage/carport entrance parallei to
street

2. Garage/carport entrance
sideways/perpendicular to street

See also “k,” and “l,” below.

19 ft.

10 ft.

Setbacks from alieys in accordance with
Section

4.0.60.j of Chapter 4.0 - Improvements
Required

with Development.

Garages/carports are also subject to the
provisions in Chapter 4.10 - Pedestrian
Oriented

Design Standards.

Standard

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

60 percent of lot area maximum; interior
attached
townhouses exempt from this provision

j. Off-street Parking

See Chapter 4.1 - Parking, Loading, and
Access
Requirements

k. Outdoor Components Associated with
Heat

Pumps and Similar Equipment for
Residential

Structures

Shall not be placed within any required
setback

area.

When located outside a setback area, but
within '

five to 10 ft. of a property line, such
equipment

shall be screened on all sides with a solid
fence

or wall at least one ft. higher than the
equipment.

When located outside a setback area, but
greater

than 10 ft. from a property line, such
equipment

requires no screening.

m. Minimum Assured Development Area
(MADA)

See Chapter 4.11 - Minimum Assured
Development Area (MADA).

n. Natural Hazards and Hillsides

See Chapter 4.5 - Natural Hazard and
Hillside
Development Provisions.
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o. Significant Vegetation See Chapter 4.2 - Landscaping, Buffering,
Screening, and Lighting and Chapter 4.12 -
Significant Vegetation Protection

Provisions.
Standard .
p. Riparian Corridors & Locally Protected See Chapter 4.13 - Riparian Corridor and
Wetlands Wetland Provisions.
q. Landscaping See Section 3.3.40, below, and Chapter 4.2 -
Landscaping, Buffering, Screening, and
Lighting.

t. Required Green Area and Private Outdoor | See Section 3.3.40, below.
Space

Section 3.3.40 - GREEN AREA REQUIREMENTS

a. A minimum of 40 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, as defined in Chapter
1.6 - Definitions. 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 and shall primarily consist of ground cover, ferns,
trees, shrubs, or other living plants with sufficient irrigation to properly
maintain all vegetation. Drought-tolerant 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.

c. Within the required Green Area for single-family dwellings (attached and
detached) and duplexes, a Private Outdoor Space equal to at least 10
percent of the total lot area per dwelling unit shall be designed to be
viewable and accessed by the interior space via doors and windows. Within
the required Green Area for multi-dwellings, a Private Outdoor Space equal
to at least 48 sq. ft. per dwelling unit shall be designed to be viewable and
accessed by the interior space via doors and windows. These Private
Outdoor Space requirements may be met by providing private side
or rear yard areas, patios, and/or balconies for dwelling units.
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Section 3.3.60 - 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-6 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 3.3.70 - VARIATIONS ,

Except as limited by provisions within the chapters listed in Section 3.3.30 “m” through
“q”, variations from development and design standards, such as the standards in this
Chapter and in other chapters of this Code addressing parking, landscaping, public
improvements, and Pedestrian Oriented Design Standards, may be allowed through the
processes outlined in Chapter 2.5 - Planned Development and Chapter 2.12 - Lot
Development Option.

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 instalied

concurrently with development, as follows:
1. Where a Land Division is proposed, each proposed lot shall have required
public and franchise utility improvements installed or secured prior to
approval of the Final Plat, in accordance with the provisions of Section
2.4.40.08 of Chapter 2.4 - Subdivisions and Major Replats.

b. Where specific approval for a phasing plan has been granted for a Planned
Development and/or Subdivision, improvements shall be phased in accordance with
that plan.

Section 4.0.30 - PEDESTRIAN REQUIREMENTS

a. Sidewalks shall be required along both sides of all streets, as follows:
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.
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3. Sidewalk Installation Timing - The timing of the installation of sidewalks shalil
be as follows:

a) Sidewalks and planted areas along Arterial, Collector, and

Neighborhood Collector Streets shall be installed with street

improvements.

b. Safe and Convenient Pedestrian Facilities - Safe and convenient pedestrian
facilities that minimize travel distance fo 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.

3. Internal pedestrian circulation shall be encouraged in new developments by
clustering buildings, constructing convenient pedestrian ways, and/or
constructing skywalks where appropriate. Pedestrian walkways shall be
provided in accordance with the following standards:

a) To maximize direct pedestrian travel, the on-site pedestrian circulation
system shall connect the sidewalk on each abutting street to the main
entrance of the primary structure on the site.

b) Walkways shall be provided to connect the on-site pedestrian
circulation system with existing or planned pedestrian facilities that
abut the site but are not adjacent to the streets abutting the site.
When sidewalks or multi-use paths are provided, such as occurs
through Cul-de-sacs or to provide pedestrian connections through
areas where vehicles cannot travel, these facilities shall be bordered
on both sides by a minimum of five ft. of landscaping. Additionally,
solid fencing shall be limited to a maximum height of four ft. along
these areas to increase visibility and public safety. Portions of fences
above four ft. in height are allowed, provided they are designed and
constructed of materials that are open a minimum of 50 percent.

¢) Walkways shall be as direct as possible and avoid unnecessary
meandering.

d) Walkway/driveway crossings shall be minimized, and internal parking
lot circulation design shall maintain ease of access for pedestrians
from abutting streets, pedestrian facilities, and transit stops.

e) With the exception of walkway/driveway crossings, walkways shall be
separated from vehicle parking or maneuvering areas by grade,
different paving material, or landscaping. They shall be constructed

in accordance with the sidewalk standards adopted by the City
Engineer. This provision does not require a separated walkway

system to collect drivers and passengers from cars that have parked
on-site unless an unusual parking lot hazard exists.
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c. Where a development site is traversed by or adjacent to a future trail linkage
identified within either the Corvallis Transportation Plan or the Trails Master Plan,
improvement of the frail linkage shall occur concurrently with development.
Dedication of the trail to the City shall be provided in accordance with Section
4.0.100.d.

d. To provide for orderly development of an effective pedestrian network, pedestrian
facilities installed concurrently with development of a site shall be extended through
the site to the edge of adjacent property(ies).

e. To ensure improved access between a development site and an existing developed
facility such as a commercial center, school, park, or trail system, the Planning
Commission or Director may require off-site pedestrian facility improvements
concurrently with development.

Section 4.0.40 - BICYCLE REQUIREMENTS
a. On-street Bike Lanes - On-street bike lanes shall be required on all Arterial,
Collector, and Neighborhood Collector Streets and constructed at the time of street
improvements.

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.

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 resuits with an overall site development proposal.

2. If the traffic evaluation identifies Level of Service (LOS) conditions less than
the minimum standard established in the Corvallis Transportation Plan,
improvements and funding strategies mitigating the probiem shall be
considered concurrently with a development proposal.

b. Location of new Arterial, Collector, and Neighborhood Collector Streets shall
conform to the Corvallis Transportation Plan.

c¢. Although through-traffic movement on new Local Connector and Local Streets
usually is discouraged, this may not be practical for particular neighborhoods. Local
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Connector or Local Street designations shall be applied in newly developing areas
based on review of a street network plan and, in some cases, a traffic study
provided with the development application. The decision regarding which of these
designations will be applied is based on a number of factors, including density of
development, anticipated traffic volumes, and the potential for through traffic.
Street network plans must provide for connectivity within the transportation system
to the extent that, generally, both Local Connector and Local Streets will be created
within a development. ldentified traffic calming techniques, such as bulbed
intersections, etc., can reduce traffic speeds and, where included, are to be
constructed at the time of development. To further address traffic speeds and
volumes on Local Connector and Local Streets, the following street designs, along
with other designs intended to reduce traffic speeds and volumes, shall be
considered:

1. Straight segments of Local Connector and Local Streets should be less than

.25 mile in length, and include design features such as curves and T

intersections.

2. Cul-de-sacs shouid not exceed 600 ft. nor serve more than 18 dwelling units.

3. Street designs that include traffic calming, where appropriate, are

encouraged.

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.

2. Half-width street improvements, as opposed to full-width improvements, are
generally not acceptable. However, these may be approved by the Planning
Commission or Director where essential to the reasonable development of

the property. Approval for half-width street improvements may be allowed
when other standards required for street improvements are met and when

the Planning Commission or the Director finds that it will be possible to obtain
the dedication and/or improvement of the remainder of the street when
property on the other side of the half-width street is developed.

3. To ensure improved access to a development site consistent with policies on
orderly urbanization and extension of public facilities, the Planning
Commission or Director may require off-site street improvements

concurrently with development.

f. To provide for orderly development of adjacent properties, public streets and
private streets that meet all the criteria in “d”, above, shall be installed
concurrently with development of a site and shall be extended through the
site to the edge of the adjacent property(ies) in accordance with the following:
1. Temporary dead-ends created by this requirement may be installed without
turn-arounds, subject to the approval of the Fire Marshal.

2. Drainage facilities shall be provided to properly manage storm water run-off
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from temporary dead-ends.

Parking (Chapter 4.1)

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
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.

c. New Structures - When a structure is constructed, on-site vehicle and bicycle
parking and loading spaces shall be provided in accordance with Section 4.1.30
below.

i. Availability of Parking Spaces - Required vehicle and bicycle parking spaces shall
be unobstructed, and available for parking of vehicles and bicycles of residents,
customers, patrons, and employees only. Required spaces shall not be used for
storage of vehicles or materials, or for parking of vehicles or bicycles used in
conducting the business or conducting the Use, and shall not be used for sale,
repair, or servicing of any vehicle or bicycle.

j. Location of Required Parking -

1. Vehicles

a) Vehicle parking shall be located consistent with Chapter 4.10 -
Pedestrian Oriented Design Standards, such that it does not separate
buildings from streets except for driveway parking associated with
single-family development. An exception may also be granted for up
to two parking spaces per dwelling unit for Duplexes and Triplexes,
provided that these spaces are within driveway areas designed to
serve individual units in the Duplexes and Triplexes, consistent with
Figure 4.10-15 - Driveway Exception for Duplexes and Triplexes.
Parking to the side of buildings is allowed in limited situations, as
outlined in Chapter 4.10 - Pedestrian Oriented Design Standards.

b) Vehicle parking required for Residential Uses in accordance with RS-
1, R8-3.5, RS8-5, RS-6, RS-9, RS-9U, RS-12, and RS-12U Zone
provisions shall be provided on the development site of the primary
structure. Except where permitted by sections 4.1.30.g.4 and
4.1.50.02 below, required parking for ali other Use Types in other

- zones, as well as Residential Uses developed in accordance with
RS-20 and MUR provisions, shall be provided on the same site as the
Use or upon abutting property. Street right-of-way shall be excepted
when determining contiguity, except on Arterial, Collector, and
Neighborhood Collector Streets, where a controlled intersection is not
within 100 ft. of the subject property.

2. Bicycles - Bicycle parking required for all Use Types in aill zones shall be
provided on the development site in accordance with Section 4.1.70, below.

m. Fractions - When the calculated sum of the required vehicle and/or bicycle parking
" spaces includes a fraction equal to or greater than one half of a space (0.5 or more),
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a full space shall be required. If the fraction is less than 0.5, an additional space
shall not be required.

o. Maximum Parking

Allowed - No site shail be permitted to provide more than 30 percent in excess of the
minimum off-street vehicle parking required by Section 4.1.30, below, except as provided
in “p,” below, and in Section 4.1.30.9.3.b.

s. Compliance with Landscaping, Natural Hazards, Minimum Assured
Development Area (MADA), and Natural Resources Provisions - Landscaping,
Natural Hazards, Minimum Assured Development Area (MADA}, and Natural
Resources shall be addressed in accordance with Chapter 4.2 - Landscaping,
Buffering, Screening, and Lighting, Chapter 4.5 - Natural Hazard and Hillside
Development Provisions, Chapter 4.11 - Minimum Assured Development Area
(MADA), Chapter 4.12 - Significant Vegetation Protection Provisions, and Chapter
4.13 - Riparian Corridor and Wetland Provisions.

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.
a. Residential Uses Per Building Type -
2. Duplex, Attached, and Multi-dwelling -
a) Vehicles -
1) Studio or Efficiency Unit - One space per unit.
2) One-bedroom Unit - One space per unit.
3) Two-bedroom Unit - 1.5 spaces per unit.
4) Three-bedroom Unit - 2.5 spaces per unit.
b) Bicycles - :
1) Studio or Efficiency Unit - One space per unit.
2) One-bedroom Unit - One space per unit.
3) Two-bedroom Unit - 1.5 spaces per unit.
4) Three-bedroom Unit - Two spaces per unit.

The required bicycle parking may be iocated within a structure, in accordance
with the provisions of Section 4.1.70. ‘

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. A permit
from the Development Services Division shall be required to construct parking, loading,
and access facilities, except for Singie Detached, Duplex, Single Attached, and Attached
Building Types; and Manufactured Dwellings.
a. Access to Arterial, Collector, and Neighborhood Collector Streets
1. Off-street facilities shall be designed and constructed with turnaround
areas to prevent back-up movement onto Arterial Streets.
2. Location and design of all accesses to and/or from Arterial, Collector,
and Neighborhood Collector Streets, as designated in the Corvallis
Transportation Plan, are subject to review and approval by the City
Engineer. Accesses shall be located a minimum of 150 ft. from any other
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access or street intersection. Exceptions to this requirements may be
granted by the City Engineer. Evaluations of exceptions shall consider the
posted speed for the street on which access is proposed, constraints due
to lot patterns, and effects on the safety and capacity of the adjacent public
street, bicycle, and pedestrian facilities.

3. When developed property will be expanded or altered in a manner that
significantly affects on-site parking or circulation, both existing and
proposed accesses shall be reviewed under the standards in “2," above. As
a part of an expansion or alteration approval, the City may require
reiocation and/or reconstruction of existing accesses not meeting those
standards.

b. Access to Unimproved Streets
1. Development may occur without access to a street built to City
standards when that development constitutes infill on an existing
substandard public street. A condition of development shall be to prepay
the City for future street improvements according to current policies and
procedures. This shall be required with approval of any of the following
applications:

a) Land Divisions;

b) Conditional Developments;

c) Building Permits for new nonresidential construction or structural
additions to nonresidential structures, except Accessory Development;
and/or

d) Building Permits for new residential units.

2. The City Engineer may allow the developer to sign an irrevocable petition

for public street improvements in lieu of prepayment if it is determined

that:
a) Existing development along a particular street corridor is so
extensive that the ability to fund a future street improvement project
through the collection of additional prepayment fees is limited; or
b) Future improvement scenarios are uncertain to the extent that an
estimate for street improvements cannot be generated with any
degree of confidence.

¢. Vision Clearance -
1. Except within the Central Business (CB) Zone, Vision Clearance Areas
shall be provided at the intersections of all streets and at the intersections
of driveways and alleys with streets to promote pedestrian, bicycle, and
vehicular safety. The extent of Vision Clearance Areas shall be determined
from standards adopted by the City Engineer that consider functional
classification of the streets involved, type of traffic control present at the
intersection, and designated speed for the streets.

2. Traffic control devices, street lights, and utility installations approved by
the City Engineer are permitted within Vision Clearance Areas.

d. Backing or Maneuvering of Vehicles - For developments requiring four or more
parking spaces, vehicular backing or maneuvering movements shall not occur

across public sidewalks or within any public street other than an alley, except as
approved by the City Engineer. An exception to this provision may be granted for
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up to two parking spaces per dwelling unit for Duplexes and Triplexes, for a total
of six spaces, provided that these spaces are within driveway areas designed to
serve individual units within the Duplexes and Triplexes, as shown in Figure 4.10-
15 - Driveway Exception for Duplexes and Triplexes. Evaluations of other requests
for exceptions shall consider constraints due to lot patterns and effects on the
safety and capacity of the adjacent public street and on bicycle and pedestrian
facilities. See also Section 4.10.60.01 a.3 and Section 4.10.60.02,

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, Natural Resource Protection, 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.

f. Lighting - Lighting shall be consistent with thé provisions outlined in
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting.

g. Setbacks - Where vehicles will be backing out from a driveway to the public
right-of-way, all off-street parking shall have a minimum 19 ft. setback from the
sidewalk or future sidewalk to a garage or carport. Where no sidewalk location has
been established, a 19-ft. setback from the right-of-way edge to the parking
structure shall be used. Nothing in this Section shall imply or permit a lesser
setback than that required by any other section of this Code.

h. Sidewalks - Sidewalks shall be required in accordance with the provisions of
Section 4.0.40 of Chapter 4.0 - Improvements Required with Development.

i. Driveways - :
1. Driveways shall be surfaced as required by standards established by the
City Engineer. No point along the driveway length shall traverse a slope in
excess of 15 percent. The location and design of the driveway within the lot
frontage shall provide for unobstructed sight per the Vision Clearance
requirements in Section 4.1.40.c. Requests for exceptions to these

requirements will be evaluated by the City Engineer, who will consider the

physical limitations of the lot and the safety impacts to vehlcular, bicycle,
and pedestrian traffic.

2. Single-family (Attached or Detached) and Duplex development shall be
limited to a maximum 20 ft.-wide curb cut. An'exception to this provision
may be granted in situations where steep terrain in excess of a 15 percent
grade prevents compliance. Additional exceptions to this requirement may
be obtained through the procedures outlined in Chapter 2.12 - Lot
Development Option and Chapter 2.5 - Planned Development.

Section 4.1.70 - STANDARDS FOR BICYCLE ACCESS AND PARKING

All bicycle parking facilities required in conjunction with development shall conform to the
standards in this Section. Bicycle parking shall be located on-site with safe, convenient
access to the public right-of-way, and shall conform to the Bicycle Rack Specifications
adopted by the City Engineer, as amended from time to time.

a. Location
1. Safe, convenient pedestrian access shall connect the bicycle parking
area to the main entrance of the site’s Primary Use.
2. If the bicycle parking area is located within the vehicle parking area, the
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bicycle facilities shall be separated from vehicular maneuvering areas via
curbing or other barriers to prevent damage to parked bicycles.

3. Curb cuts shall be installed to provide safe, convenient access to bicycle
parking areas. «

4. Where bicycle parking facilities are not directly visible and apparent from
the public right-of-way, entry and directional signs shall be used to direct
bicyclists to the facility.

5. Bicycle parking facilities shall be placed in a location convenient to the
main entrance of the site's Primary Use.

6. For security and convenience, bicycle parking facilities shall be located
in areas visible to the adjacent sidewalks and/or vehicle parking areas
within the site.

b. Dimensions
1. Bicycle parking spaces shall each be a minimum of six ft. by two ft.
2. Overhead clearance in covered areas shall be at least seven ft.
3. A minimum five ft.-wide aisle shall be provided beside or between each
row
of bicycle parking.

¢. Enclosures and Racks
1. Bicycle parking facilities shall include lockable enclosures (lockers) in
which the bicycle is stored, or stationary objects (racks) to which bicycles
may be locked.
2. Lockers and racks shall be securely anchored to the pavement or a
structure.
3. Bicycle racks and covered bicycle parking shall be designed consistent
with the standards of the City Engineer.

d. Covering
1. At minimum, 50 percent of the required bicycle parking shall be covered
uniess the facility is in a public park or the Central Business (CB) Zone.
2. If vehicle parking is covered, a proportionate amount of bicycle parking
shall also be covered. However, the minimum amount specified in “1,”
above shall be provided.
3. Covering for bicycle parking facilities shall be permanent and shall
provide protection from precipitation.
4. Covering may be provided by an independent outdoor structure, a
parking garage, a wide roof overhang, or a wide awning. Bicycle parking
facilities may also be located within buildings, provided the other
requirements of this Section are met.

e. Lighting

1. For security and convenience, lighting shall be provided in bicycle
parking areas such that the facilities are thoroughly iliuminated and visible
from adjacent sidewalks and/or vehicle parking areas during all hours of
use. Lighting shall be consistent with Chapter 4.2 - Landscaping, Buffering,
Screening, and Lighting.
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Landscaping (Chapter 4.2)

Section 4.2.20 - GENERAL PROVISIONS
a. Required Landscaping -

1. Landscaping and Irrigation Plans - Where a landscape plan is
required by this Code, by a particular proposal, and/or by
Conditions of Approval, detailed planting plans, irrigation plans and
other related plans shall be submitted for review and approval with
Building Permit applications and/or prior to the recordation of a
Final Plat, as applicable. Building Permits, including Foundation
Permits, shall not be issued until the Director has determined that
the plans comply with the purposes clause and specific standards
in this Chapter, any specific proposal(s), and/or Conditions of
Approval that apply to the particular project. On a case by case
basis, and where no Significant Natural Features would be
impacted, the Director may grant an exception and allow the
issuance of permits. Required landscaping shall be reviewed and
approved by the Director, and in no case shall landscaping be less
than that required by this Chapter. Landscaping shall conSIst of
ground cover, shrubbery, and trees.

2. Installation - All required landscaping and related improvements,
such as irrigation, etc., shall be completed prior to the issuance of a
Certificate of Occupancy. Additionally, all required landscaping and
related improvements within the public right-of-way, and/or
required by Conditions of Approval in conjunction with recording of
the Final Plat, shall be completed or financially guaranteed prior to
the recording of a Final Plat. If an applicant chooses to financially
secure landscaping and related improvements in order to record

a Final Plat, such financial security shall be consistent with the
provisions of this Code, shall be reviewed and approved by the
Director, and shall be for an amount at least equivalent to 120
percent of the cost of the installation of the landscaping and related
improvements.

3. Coverage within Three Years - All required landscaping shall
provide a minimum 90 percent ground coverage within three years.
A financial guarantee shall be provided for new residential
development, with the exception of areas within single-family or
Duplex lots. A financial guarantee shall also be provided for new
nonresidential development, and nonresidential redevelopment that
involves a 3,000 sq. ft. or 20 percent expansion, whichever is less,
except that 20 percent expansions less than 500 sq. ft. are exempt.
The financial guarantee shall cover maintenance for a three-year
period from the date that the landscaping was installed by the
applicant and accepted by the City. This guarantee shall be
established prior to the issuance of a Final Certificate of Occupancy
and prior to recording of a Final Plat. Additionally, this guarantee
shall be consistent with the provisions of this Code, shall be
reviewed and approved by the Director, andshall be for an amount
that is at least equivalent to 50 percent of the cost of installation of
required landscaping and related improvements, plus 20 percent of
the 50 percent figure.
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To release this guarantee at the end of the three-year period, the
developer shall provide a report to the Director. This 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.

b. Appropriate care and maintenance of landscaping on-site and
landscaping in the adjacent right-of-way is the right and responsibility of
the property owner, unless City ordinances specify otherwise for general
public and safety reasons. A City-permit is required to plant, remove, or
prune any trees in a public right-of-way. Pruning shall be in accordance
with the American National Standards Institute (ANSI) A300 standards for
Tree Care Operations. Landscaping, buffering, and screening required by
this Code shall be maintained. If street trees or other plant materials do not
survive or are removed, materials shall be replaced in kind.

c. Protection of Shrub, Ground Cover and Tree Specimens in Inventoried
Areas of the Adopted Natural Features Inventory Map dated December 20,
2004 -
1. For shrub, groundcover, and tree specimens within the areas
inventoried as part of the Natural Features Inventory, preservation
requirements shall be in accordance with the provisions of Chapter
4.5 - Natural Hazard and Hillside Development Provisions, Chapter
4.11 - Minimum Assured Development Area (MADA), Chapter 4.12 -
Significant Vegetation Protection Provisions, and Chapter 4.13 -
Riparian Corridor and Wetland Provisions. See Adopted
Natural Features Inventory Map dated December 20, 2004, for
information regarding areas inventoried as part of the Natural
Features Inventory.

2. Plants to be preserved and methods of protection shall be
indicated on the detailed planting plan submitted for approval.
Existing trees and shrubs shall be considered preserved if the
standards in Section 4.12.60.f are met.

d. Protection of Significant Tree and Significant Shrub Specimens Qutside

of Inventoried Areas of the Adopted Natural Features Inventory Map dated

December 20, 2004 -
1. Significant Tree and Significant Shrub specimens outside of the
areas inventoried as part of the Natural Features inventory should
be preserved to the greatest extent practicable and integrated into
the design of a development. See Adopted Natural Features
inventory Map dated December 20, 2004, for information regarding
areas inventoried as part of the Natural Features Inventory. See also
the definitions for Significant Shrub and Significant Tree in Chapter
1.6 - Definitions.

2. Preservation -

a) Significant Trees and Significant Shrubs to be preserved and
methods of protection shall be indicated on the detailed planting
plan submitted for approval. Existing Significant Trees and
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Significant Shrubs shall be considered preserved if the standards in
Section 4.12.60.f are met.

b) Where the preservation of Significant Trees or Significant Shrubs
is required by this Code, by a particular proposal, and/or by
Conditions of Approval, no development permits shall be issued
until a preservation plan has been reviewed and approved by the
Director. The preservation plan shall be developed by a certified
arborist and shall comply with the purposes clause and specific
standards in this Chapter and any proposal(s) and/or Conditions of
Approval that apply to the particular project. Additionally,
Significant Trees and Significant Shrubs to be saved and methods
of protection shall be indicated on the preservation plan submitted
for approval. Methods of preservation shall be consistent with
Section 4.12.60.1.

e. Planters and boundary areas used for required plantings shall have a
minimum diameter of five ft., or 2.5 ft. radius, inside dimensions. Where the
curb or the edge of these areas is used as a tire stop for parking, the
planter or boundary plantings shall be a minimum width of 7.5 ft.

f. Irrigation Systems - With the exception of individual lots for single-family
and Duplex development, irrigation systems shall be required, provided,
and maintained for all required landscape areas in all zones, unless waived
by the Director. These irrigation systems are for the purpose of ensuring
survival of plant materials in required landscape areas. The Director may
waive the requirement for irrigation systems in areas containing
established trees and shrubs that are more than five years old, and are
retained as significant vegetation in common, open space tracts

and areas. Irrigation systems needed to establish trees and shrubs in
Natural Resource and Natural Hazard areas are required. Where required, a
detailed irrigation system plan shall be submitted with Building Permit
applications. The plan shall indicate source of water, pipe location and
size, and specifications of backflow device. The irrigation system shall
utilize 100 percent sprinkier head-to-head coverage or sufficient coverage
to ensure 90 percent coverage of plant materials in three years.

g. In no case shall shrubs, conifer trees, or other screening be permitted

within Vision Clearance Areas of street, alley, or driveway intersections, or

where the City Engineer otherwise deems such plantings would endanger
- pedestrians and vehicles.

Section 4.2.30 - REQUIRED TREE PLANTINGS AND MAINTENANCE

a. Tree Plantings -
Tree plantings in accordance with this Section are required for all landscape areas,
including but not limited to parking lots for four or more cars, public street
frontages, private streets, multi-use paths, sidewalks that are not iocated along
streets, alleys, and along private drives more than 150 ft. long.

1. Street Trees -

a) Along streets, trees shall be planted in designated landscape parkway

areas or within areas specified in a City-adopted street tree plan.

Where there is no designated landscape parkway area, street trees

shall be planted in yard areas adjacent to the street, except as

allowed elsewhere by “d,” below;
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b} Along all streets with planting strips in excess of six ft. wide and where
power lines are located underground, a minimum of 80 percent of the
street trees shall be large canopy trees;

c) Planting strips on Local Connector and Local Streets shall be planted
with medium canopy trees; and

d) If planting strips are not provided on Arterial, Collector, and
Neighborhood Coliector Streets, an equivalent number of the required
large and required medium canopy trees shall be provided in other
locations within common open space tracts on the site, or within the
front yard setback areas of the parcels and lots adjacent to the street.
Such plantings in-lieu-of street trees shall be in addition to the
mitigation trees required in Section 4.12.60;

3. Along sidewalks and multi-use paths not located along streets, a
minimum five ft.-wide landscaping buffer is required on either side of the
facility. Examples of sidewalks and multi-use paths not located along
streets include pedestrian and bicycle connections between Cul-de-sacs or
between residential areas and neighborhood centers, etc. Within these
buffers, trees shall be planted at least every 30 ft., or as determined by the
type of tree used. See Table 4.2-1 - Street Trees and Table 4.2-2 - Parking
Lot Trees;

4. Conditions of Approval for individual development projects may require
additional tree plantings to mitigate removal of other trees, or as part of
landscape buffering or screening efforts;

5. The distance between required trees shall be determined by the type of
tree used. See Table 4.2-1 - Street Trees and Table 4.2-2 - Parking Lot
Trees; and

6. Trees in parking areas shall be dispersed throughout the lot to provide a
canopy for shade and visual relief.

Table 4.2-1 - Street Trees

Medium-canopy trees: Maximum
trees that normally reach 30- 30 ft. on-
50 ft. in height within 30 years center
spacing
Large-canopy trees: -
trees that normally reach 30- Maximum °
50 ft. in height within 30 years, 50 ft. on-
but exceed 50 ft. in height at center
maturity ‘ spacing

b. Areas Where Trees May Not be Planted -
1. Trees may not be planted within five ft. of permanent hard surface paving
or walkways, unless special planting techniques and specifications are
used and particular species of trees are planted, as outlined in Section
4.2.40.c or approved by the Director. These limitations apply most
frequently in areas such as landscape parkways, pedestrian walkways, and
plaza areas, where there may be tree grates.
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2. Unless approved otherwise by the City Engineer, trees may not be
planted:
a) Within 10 ft. of fire hydrants and utility poles;
b) Within 20 ft. of street light standards;
¢) Within five ft. from an existing curb face, except where required
for street trees;
d) Within 10 ft. of a public sanitary sewer, storm drainage, or water
line;
or
¢) Where the Director determines the trees may be a hazard to the
public interest or general welfare.

c. Tree Maintenance Near Sidewalks and Paved Surfaces - Trees shall be pruned
to provide a minimum clearance of eight ft. above sidewalks and 12 ft. above street
and roadway surfaces; and shall be pruned in accordance with the American
National Standards Institute (ANSI) A300 standards for Tree Care Operations.

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 iandscaping 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 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.
Decorative walls and fences may be used in conjunction with plantings, but may
not be used alone to comply with buffering requirements.

c. Connecting walkways through parking lots shall have one or more canopy
shade tree per 40 linear ft. Driveways to or through parking lots shall have one or
more canopy shade tree per 40 linear ft. on each side. These trees shall be planted
in landscape areas within five ft. of the walkways and driveways, respectively.

Land Division Standards (Chapter 4.4)
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Section 4.4.20 - GENERAL PROVISIONS
4.4.20.01 - Applicability
All Land Divisions shall be in compliance with the requirements of the applicable
zone and this Chapter, as well as with all other applicable provisions of this Code.
Modifications to these requirements may be made through the procedures in
Chapter 2.5 - Planned Development.

4.4.20.02 - Blocks

a. General - Length, width, and shape of bilocks shall be based on the provision
of adequate lot size, street width, and circulation; and on the limitations of
topography.

b. Size - Blocks shall be sized in accordance with the Block Perimeter
provisions within Section 4.0.60.n of Chapter 4.0 - Improvements Required
with Development.

4.4.20.03 - Lot Requirements ,

a. Size and Shape - Lot size, width, shape, and orientation shall be appropriate
for the location of the Subdivision and for the Use Type contemplated. No

lot shall be dimensioned to contain part of an existing or proposed street. All
lots shall be buildable, and depth shall generally not exceed 2.5 times the
average width. Lot sizes shall not be less than required by this Code for the
applicable zone. Depth and width of properties reserved or laid out for
commercial and industrial purposes shall be adequate to provide for off-street
parking and service facilities required by the type of use proposed,

unless off-site parking is approved per Chapter 4.1 - Parking, Loading, and
Access Requirements.

b. Access - Each lot shall abut a street other than an alley for a distance of at
least 25 ft. unless:

¢. Through Lots - Through Lots shall be avoided except where essential to
overcome specific disadvantages of topography and orientation. A planting
screen easement at least 20 ft. wide shall be required between Through Lots
and adjacent streets, in accordance with Chapter 4.2 - Landscaping,
Buffering, Screening, and Lighting. No vehicular rights of access shall be
permitted across this planting screen easement. All Through Lots with
frontage on parallel or approximately parallel streets shall provide the
required front yard on each street, except as specified in Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting.

d. Lot Side Lines - Side lines of lots, as much as practicable, shall be at right
angles to the street the lots face.

e. Lot Grading - Lot grading shall conform to Chapter 4.12 - Significant
Vegetation Protection Provisions; and the City's excavation and fill
provisions.

f. Building Lines - Building setback lines may be established in a final plat or
included in covenants recorded as a part of a final plat.

g. Large Lots - In dividing land into large lots that have potential for future
further Subdivision, a conversion plan shall be required. The conversion plan
shall show street extensions, utility extensions, and iot patterns to indicate
how the property may be developed to Comprehensive Plan densities and
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to demonstrate that the proposal will not inhibit development of adjacent
lands.

h. Minimum Assured Development Area - For property with Natural
Resources or Natural Hazards subject to Chapter 4.5 - Natural Hazard and
Hillside Development Provisions, Chapter 4.12 - Significant Vegetation
Protection Pr